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Introduction

The Village ofDowns is tocat€d in cenfial Illinois approximately 10 miles southeast ofBloomington-

Normal with direct transportation acc€ss to Irt€Nate 74 andU . S. Route 150. The Village of Downs

has attracted only limited development despite its proximity to major transportation facilities.

According to prop€rty recordq ttrc m4iority ofthis development in the community occurred between

1870 and 1910. In the past ten to fifteen years, the Village has seen compar*ively little

commercial/industrial or residential growth in sprte of its favorable location. This situation is

especially troubling in light of the fact that Downs' existing interstate development is aging with

limitd proqpect for improvonen! and commerciaUirdustrial development along U.S. 150 is similarly

affected.

While transportstion ffiastructure is commonly recognized as one of the most important factors in

stimulating economic grolvttr, the Village of Downs has received virtually no new economic

development resulting fiom its favorable location. This is of particular concern in light of planned

regional improvements to the Towanda-Barnes Road, U.S. 150 and its location and access to major

developments within Mclean County. The Village is convinced that a reason for this lack of

dwelopment specifically relating to the U.S. Is0/Towanda-Barnes intersection can be attributed to

several key factors. Those are:

Obsolete platting of vacant land - subdividing of this area has resulted in three
distinct parcels, the largest of which does not have public access onto U.S. 150,

Towanda-Barnes Road, or any public roadway. Both of the two larger parcels are

impacted by the subdivision of the third parcel for a cellular tower and associated

stnrcfires and an ac@sn easenrerrwhichby location drastically limits the development
potential or land use for the remaining trro. (See appendices A and B)
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Diversity of owncrship - alt three parcels are currently under separate ownership,
limiting the ability to address problems associated with obsolete platting.

Flooding on ell or part of such vecent lend - periodic flooding and drainage
problems exist on all three parcels.

Thc existencc of deterioreted structures or site improvements in neighboring
rrelr adjacent to the intersection - neighboring properties include
d*cior*ing/abandoned structures, reduced or non-existence maintenance, outdoor
storage of used/abandoned vehicles, tires, miscellaneous urban/rural detritus and
apparent multiple and non-compatible land-uses on a single property.

In an effort to address these problems, the Village of Downs proposes to create a Tor Increment

Finance Authority (TIF) district. The district would include the approximately 150 acres on the

southwest @rner of the U.S. ls0/Towanda-Barnes intersection. (See Appendix A) The Village's

overall goal for this project is to promote high-quality, mixed-use development surrounding the

intersection and to provide aesthetiq accesq public infirastnrctre and other improvements to the area

and the community that can: (l) erfiance the image of Downs and Mclean County, (2) provide

additional employment opportunities within the regiorq (3) augment the Village's existing

commerciaUindusffiaVresidential properties, and (a) promote and expand the real property tor base.

Tar fncrement Finencing Redevelopment

Tu< Increment Financing is a method of funding public investments in an area slated for

(re)development, by capturing for a time, all or a portion ofthe increased to< revenue that results

when public (rQdevelopment efforts stimulate private investment. After a blighted and/or

conservation area is designated as a Redevelopment Project Area and Tor Increment Financing is

adopted all taxingjuridictioru corrtinue to receive the property tan revenue that they received prior

to the redevelopment effort. New properly tan revenues generated by increased development are

2.
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referred to as tax incremerf revenues. These new tax revenues are utilized to fund the public

redevelopment effort within the TIF distria. As soon as the redevelopment project costs are paid,

or adequate provisions for such payments are made, the surplus ta:r increment revenues are

distributed to the various taring jurisdictions. All toring bodies are, therefore, the beneficiaries of

the redevelopment.

Qualifying Conditions Erisfiag in the Redevelopment Area

The legislative body of a municipality is authorized under the Tm Increment Allocation

Redevelopnent Act (65IICS 5/11-74.4) to create a Tor Inqernent Finance district, and to utilize the

powers and authority granted in the act to increase dwelopmen! address the obstacles to full

dwelopment or to eliminde those items causing blight or generally known to cause blight. (65 ILCS

5/ll-74.+2 (q b, c)). In orderto utilize TIF, a municipality must first establish the eligibility of the

proposed TIF district.

The abovecited legislation spells out specific criteria for formulating the eligrbility of a proposed TIF

distict. Of partiarlar intereg to the Vllage ofDowns' proposed district are the following definitions

from the legislation:

"Blighted ffea" me@rs wty imprwed or vacutt area vithin the boundories of a

redevelopment project mea locatedwithin the tenitorial limits of the municipality

where, if improved, industrial, commercial and residential buildings or

improvvments, becanx of a combination of 5 or more of the follottingfactors: age;

dilapidation; obsolescence; deterioration; illegal use of individual strtrctures;

presence of stractwes belant minimum cde stmdqds; excessive vacstcies;

ovvrcrowdingof snrcnres std communityfacilities; inadeEnte atilities; excessive
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Iutdcovvrage; deleteriouslsrdus or laryut: deprecidionof physicalmaintenance;

lack of community ploming, is detrimental to the public sfety, lualth, morals or

welfue, or if vacott, the sound grantth of the tmW districts is impoired by, (I) a

conbfudion of 2 or more of tlefoilov,ingfactors: obsolete platting of vacot land;

diversity of annership of vch lmd; tu md special assessment delinquencies on

nch lotd; tlding on all or ryt of uch vacqfi lotd; deterioraion of structures or

site improvemenE inwighboring oeas adjacent to the vacot lot4 or (2) the sea

ilnmediately priq to beconing vacstt ryalified as a blighted improvvd wea, or (3)

the uea consists of an wuxd Wery or umtsed Etwrieq or (4) the tea consists of

umtsed railyuds, roil tracks or roilroadrights-of-way, or (5) the qea, Ttrior to its

desigtation, is vbject to chronicfloding. . .' (65 ILCS 5/II-74.4-3 (a)

In order to establish a TIF district the study area must qualify as a blighted area or a conservation

area. The proposedareawithintheboundariesoutlinedinthefollowingmapclearlymeetthecriteria

legislated bythe State of Illinois. The intent of the legislation is to allow the municipality to create

a disrid that is related in its need for special attentiorL and within the language of the legislatioq to

provide Sddance on the types of conditions that the State feels justifies the use of TIF.

The area within the study boundaries meets qualifications of the Tax Increment Allocation

Redevelopment Act as a'tslighted area." It is important to note that the terms "blighted" is utilized

in the act under their planning definitioq as set down by the United States Department ofHousing

and UrbanDevelopmen! and Title I of the Federal code and further defined by the above-cited Act.

The definition of blight varies from its more common everyday use in that it does not require what

would normally be ctraracterized as "slum" conditions, but is meant to indicate an area that is lacking

in some basic infrastructure, common urban layout, and planning.
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The following discussion provides a description of the study area and of the factors found within the

study area that qualify it as a blighted area. In additiorU because the Village of Downs is a small

urd the study area is an even smaller subsection of this community, discussion has been

limit€d to the necessary details to qualify the area. Great effort has been taken to remain general

anough as to not identify individual property owners.

Other factors which contribute to the qualification of this area include, but are not limited to,

obsolete platting diversity of ownership, flooding on all or part of the property and deteriorated

structures and site improvements in neiglrboring areas. Depreciation of maintenance of sites

surrounding the proposed redevelopment area is also a concern.

In additioq a lack of public sanitary facilitieq public water supply or adequate utilities exists in the

study area and contributes to the problems in the area. Furthermore, the Village of Downs lacks

public wastewater utilities. The intent of the Redevelopment Plan is for infrastrucu.re (and other)

improvements made by the TIF district to be designed in such a fashion that they can be expanded

at a later time to serve and alleviate similar public health safety and welfare problems in the area.

This philosophy allows the Village to provide a "framertrorlC' for addressing similar problems in

surrounding propertieg while keeping the TIF dis;fid as small and compact as possible, and allowing

the otherta:ring jurisdictions to participate in improved economic conditions during the life-span of

the proposed TIF district.

TIF Boundaries

It is clear that the study area meets the definition for being eligible to utilize TIF. Indeed many of the

areas srrounding the proposed TIF would also qualify under this or other criteria. While it would

be possible for the Vrllage to qualify a significant area surrounding the U.S. ls0ffowanda-Barnes
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Road intersectioq the Vllage ofDowns has decided to create as compact a district as possible. The

rationale b€hindthis approach is to minimize the TIF to only those projects and areas most likely to

yield rapid benefit as a result of the redevelopmen! and to allow the various taxing jurisdictions to

more immediatdybenefit from development occuning outside of the TIF district, but still caused by

the TIF projects. In this manner, the Village feels that both it and the County as a whole will reap

the greatest refirns from this project.

The Redevelopment Project Area is defined by the map set forth in Appendix A.

Evidence of Current Non-development

Bas€d on field $rveys and review of County property ass€ssment records, development within the

RedevelopmantProject Area has been non-existent in the last l0 years, except for the cellular tower

and associated stnrstures, which have significantly reduced the development potential of the

remaining parcels. Without the Village's utilization of TIF for this Redevelopment Area, any

development in this area would be non-existent due to poor platting, lack of access, lack of

infasnrcture, lack of public utilities and zurrounding and neighboring blighting influences. This lack

of development is due to the effect of the above-noted blighting factors.

Some developers have expressed an interest in the project area "if and only if' a TIF district is

created. Based onthis history and with consideration ofthe lack ofpublic utilities in the project are4

planning, access and land use considerations previously noted, the Village of Downs finds that

without the adoption of the Redevelopment Plarl and the completion of the projects included hereirt

investment by private enterprise could not reasonably be anticipated.
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Redevelopment Proj ects

The Redwelopment fuea is proposed to be developed as a mixed-used, planned development. (See

Concept Plan in Appendix C) The intent of this development is not to adversely impact other

surrounding land uses in the Village and County, but to compliment therq improve the overall

economy ofthe area, ard provide the potential to address significant public healttU safety and welfare

iss.res associated with ilris Redevelopment Area and the surrounding community. To accomplish this

goa[ the Village proposes to make roadway access improvements in this af,eq as well as extend all

public utilities and address the overall aesthetics.

Estimated Redevelopment Project Costs

The estimated costs for the above-noted improvements as well as the anticipated sources of the funds

are detailed in Table 1. The estimates are meant to include the sum-total of all reasonable or

necessary costs incurred or estimated to be incurred, and any such oosts incidental to

redevelopment of this area.

A list of redevelopment activities for which public costs may be incurred, Fay include the

following:

Making and entering into all contracts necessary or incidental to the

implementation and furtherance of the redevelopment plan and project;

Acquiring by purchase, donation, lease or eminent domain; owning, conveying,

leasing, mortgaging or disposing of land and other property, real or personal' or

1

2
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3

rights or interests therein, and granting or acquiring licenses, easements and

options with respect thereto, all in the manner and at such price the municipality

deterrnines is rcaso'nably necessary to achieve the objectives of the redevelopment

plan and project. No conveyance, lease, mortgage, diqposition of land or other

property, or agreement relating to the development of the property shall be made

except upon the adoption of an ordinance by the corporate authorities of the

municipality. Furthermore, no conveyance, lease, or other disposition of land or

agreement relating to the development of the property shall be made without

making public disclosure of the terms of the disposition and all bids and proposals

made in rcsponse to tlte municipality's request. The procedures for obtaining such

bids and proposals shall provide reasonable opportunity for any person to submit

alternative prorposals or bids;

Clearing any area by demolition or removal of any existing buildings and

structures;

4. Renovating, rehabilitating or constructing any structure or building;

Installing, rcpairing, constructing, reconstnrcting, or relocating streets, utilities and

site improvements essential to the preparation of the redevelopment area in

accordance with a redevelopment plan;

Fixing, charging and collecting fees, rents and charges for the use of any building

or property owned or leased by it or any other part thereof or facility therein;

Accepting grants, guamnt€es and donations of property, labor or other things of

value from a public or private source;

5
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8. Acquiring and constnrcting public facilities;

9. Incurring project redevelopment costs; and

10. Exercising any and all other powqs necessary to effectuate the purposes of the Tax

Increment Allocation Redevelopment Act.

The Village of Downs' Redevelopment Project costs will include the sum-total of all rearcnable

and necessary costs incurred, or estimated to be incurred, and any such costs incidenAl to the

Redevelopment Plan. The estimated costs for the Redevelopment Plan are $17,450,000 (not

including any interest on bond obligations).

TABLE I
VILLAGE OF DOWNS

TIFFT]NDING/PROJECTS

TIFPROJECTS

Water System Improvements

Wastermter System Imprwements

Sit€ Grading and Storm Water Improvements

Entrance/Access and Roaduay Improvements

Bonding/FinancingAdministrative Costs

Loan Interest Subsidies

Pnblic Service Costs

Prorperty Acquisition

s4,0(x),000

$4,ooo,(no

$3,500,000

$3,250,(no

s550,000

s750,000

$550,000

$850,000

s17y'5o,mo

Nl7,L25,On
s17,12ll'097

Totd TIF Projects

REVENT]E SOURCES

kojectd TIF Rgvenues (23 Years)

Total TIF Rerources
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Revenues

The Village of Downs proposes to pay for the projects in the Redevelopment Plan through a

combination of tax increment revenues, IEPA Rwolving Iran Funds, and DCCA grants to be

received from the developments within the dishict. It is felt that by ut'rlizing this approach, the

Redevelopment Plan can be completed in a manner that maximizes the overall benefig of the

prograrn for all taxing jurisdictions while not placing an excessive burden on the Village of

Downs' residents.

Issuance of Obligations

The Village of Downs may issue obligations or otherwise borrow funds, repayment of which will

be secured by the tax increment revenues. Any such obligations shall be retired not more than

twenty-thrce (23) years from the adoption of the ordinance approving the Redevelopment Project

Area. Revenues shall be used for the scheduled and/or early retirement of obligations, and for

reserves, sinking funds and redevelopment project costs, and to the extent not used for such

pu4)oses, rnay be declared surplus and shall ttren become available for distribution annually to the

taxing districts in the Redevelopment Area in the manner provided by the Act.

Currrnt Equalized Assessed Yaluation of Property within the TIF District

The latest equalized assessed valuation of real property in the Redevelopment Project Area for

199E is $120,000.
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TABLE 2

ESTIMATE OF TAX INCREMEIYT REVENT]ES

VILLAGE OF DOWNS TIF DISTRICT #2

(1) (2) (3) (4) (5) (6)

gqrlslircd New Csptured TIF

Yeer Vdue Development Infl*ion Total Increment Revenuos

1 $120,000 s7,85o,ooo $2,496 fl,n2,m $7,952,4m s580,925

2 t7,n2,4o0 f 159,448 s8,131,848 $8,011,M8 $591,803

3 38,131,848 1L62,637 $8,294,485 s8,174,485 $603,817

4 $8,294,485 $155,89O s8,460,375 $8,34O,375 $516,9t0

5 0E,469,ttt $169,207 $E,629,5E2 $t,509,582 $62E,569

6 $8,629,582 $t72,592 $8,8O2,174 $8,682,174 wt,3L7
7 s8,8O2,174 $176,043 $8,978,217 $8,858,217 fi54,32t
8 t8,978,2L7 $179,564 t9,157,782 99,037,782 s667,585

9 89,157,782 $183,156 $9,220,937$9,34o,937 $681,114

10 $9,3,10,937 $loo,ooo 0186,819 19,6n,756 $9,507,756 $792,300

11 $9,6n,756 $192,555 $9,82O,311 $9,700,311 97L6,523

t2 $9,920,311 s100,000 $tee,4g5 $10,116,717 |9,996,717 $738,418

13 $10,116,717 t2O2,334 s10,319,052 $10,199,052 t753,X3

14 $10,319,052 s206,381 s10,55,433 $10,4O5,433 0768,@8

15 $10,525,433 $100,000 $210,509 $10,835,941 $10,715,941 d79t,5U

16 $10,835,941 $807,552t216,719 s11,052,660 $10,932,660

l7 $11,052,660 $221,053 tll,n3,713 $11,153,713 $823,880

1t tll,n3,713 $11,499,188 011,379,188 $840,535f225,{t4
19 $11,499,188 $lo0,ooo 9229,984 $11,E29,171 $11,709,171 $854,910

$EE2,38:i20 $11,829,171 s236,5E3 $12,065,755 $11,945,755

2l $12,065,755 $241,315 $12,3W,070 $12,1E7,070 $900,210

22 $12,307,070 tr2,533,2r1 $y8,778$1oo,ooo g246.,t4t $12,653,211

23 1L2,653,21L $253,064 lla,w,n6 1t2,786,276 $gm,nl
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TOTAL iL7,125,@7

{€ompiled by Homer L. Chestein & Associstes, LLP, Jrme 1999.

(1) E$ulizod Vshre of the totsl district.

(a) Figur€ r€pr€s€nts the nrmof colums 1-3.

(2) Equrlizod Valuo of new c@snrction or reirovetion of struchrr€s.

Infletion frptor of 2 perc€ot ryplied to tho Equalized Valus for respective years.

Figur€ repr€smts the difrereoce belrpeen column 4 velues and originel Bese Equalized Value of $120,000.

Totel rev€nuss generrted from caphrrod ins:rement totsl tax rete of 7.3866.

Homq L Chrctain & Associates, LLP - 12



Tax Increment Finance Distict Developmenl and Finance Plan
Dottns,IIEnois

Anticipated Equalized Assessed Yaluation

It is estimated that all projects in the Redevelopment Area will be completed and assessed within

23 years. At that time the estimated future equalized assessed valuation of real property within

the Redevelopment Project Area strould exceed $12,900,000

Termination of the Redevelopment Plrn

The expected dat€ for completion of the Redevelopment Plan is December 3I, 2V20, and is

expected to be completed s(x)ner, de,pending on commencement of redevelopment and the

incremental tax yield. (See Table 2) Pursuant to the Act, this Redevelopment Plan may be

terrninated at any time by the Village, provided that no contractual obligations of the Village are

impaired by such termination. This Plan, in and of itself, does not constitute any conEactual

obligation to anyone to issue municipal obligations.

Commitnent to Fair Employment Practices and Affimative Action

The Village of Downs is committed to and will employ its Fair Employment and Affirmative

Action policies to dl issues, actions and contracts related to this Plan.

Amendment of the Plan

The Redevdopment Plan and projects may be amended pursuant to ttle provisions of the Act, as

amended.
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APPEI\DIX A
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APPENDX B
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APPENDIX C
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