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TIF 4 (“West Town”) 
Tax Increment Financing District

Designated: January, 2016

Size:  26 Acres/86 Parcels

Objectives:

1. Eliminate Blighted Conditions and Convert Land Use 
(Amortize Misc. Industrial Uses)

2. Low to Medium Density Residential (3.5 – 8 Du/AC)

3. Establish Neighborhood Commercial Mixed Uses

Redevelopment Build-Out:  15+/- Years (Est.)

Change in Dist. EAV: Increase from $3.6M to $26M (Est.)

Increase in Property Taxes over TIF Term:  $27.7M (Est.)



CONCEPTUAL LAND
USE PLAN

REDEVELOPMENT PLAN
PHASING CONCEPT



Proposed
TIF 5



Possible Components of
Proposed TIF 5

• Public Parking

• Street-Level Commercial Space

• Above Street-Level Multi-Family Residential 

Downtown, Studio, One and Two Bedroom units

Assume Very Low Student Occupancy

(Single, Young Couples, Empty Nester, etc.)



IL State Statute Requires City to
Contemplate a 40% “Set Aside” for 

Batavia School District 101 

1. Multiply No. of New Students residing in District 
(Must be in TIF-assisted housing, and enrolled in District Schools) * (A),

2. By the Per Capita Tuition Cost* (B),
3. Subtracting any increase in general state aid** (C),
4. Establishing amount of TIF increment to be reimbursed to the District (D)

(Shall not exceed 40% of Total Increment).

*Per School Code Sect. 10-20.12 a, School Code
** Per School Code Sect. 19-8.05

So that
(A x (B – C)) = D (Not to exceed 40% of total TIF Increment) 



Why is City Seeking
40% Set Aside Waiver

A. The TIF Subsidy:  Can be “Upfront” or “Pay As You Go”

B. Upfront Program will require City to Sell Bonds

C. If 40% Set Aside is not Waived, City can only use 60% of 
anticipated total increment as the maximum available 
TIF funds to service its debt

D. In this case, City’s maximum borrowing authority (max. 
available to service debt) will not generate the necessary 
funds to reimburse Developer “upfront” the amount 
necessary for project to create required Return on 
Investment and project will not go forward 



City Proposal: 
School District Waives “Set Aside” and

City Eliminates 40% Maximum TIF 
Reimbursement

1. Multiply No. of New Students residing in District 
(Must reside in TIF-assisted housing & enrolled in District Schools) (A),

2. By the Per Capita Tuition Cost (B),
3. Subtracting total general state aid/average daily attendance (C), 
4.    Establishing amount of TIF increment to be reimbursed to the District (D).  

(Shall not exceed 40% of Total Increment)

So that

(A x (B – C)) = D

Proposed Application of Set Aside Legislation
To Be Applied to both TIF 4 and TIF 5



City’s Proposal will result in:

A. Maximizing City bonding authority 
in support of the project; and 

B. Making the School District whole 
with respect to its cost to educate any 
new students residing in TIF-Assisted 
Housing within TIF Districts 4 and 5



113 E. Wilson (TIF 1)
Base EAV = $0.00*

2015 EAV = $43,850

New EAV to District =
$43,850

* This had been a tax-
exempt parcel when TIF 

1 was created

Effect of Creating TIF 5 
on EAV for District 

Tax Purposes



121 E. Wilson (TIF 3)
Base EAV = $28,718
2015 EAV = $27,820

New EAV to District =
$0.00

Effect of Creating TIF 5 
on EAV for District 

Tax Purposes



206 E. Wilson (TIF 3)
Base EAV = $154,060
2015 EAV = $274,433

New EAV to District =
$120,373

Effect of Creating TIF 5 
on EAV for District 

Tax Purposes



QUESTIONS


