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I. TIF Overview
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TIF Overview
·Tax Increment Allocation RedevelopmentAct όά¢LCέύ

wasadoptedby the IllinoisGeneralAssemblyin 1977.

·TIFisaάŦƛƴŀƴŎƛƴƎǘƻƻƭέfor municipalitiesto:
·Assist with restoring and revitalizing economically

depressed areas or areas that lack adequate
infrastructure to be economicallyviable or are a public
healthdetriment to the community.

·Stimulate private and public improvements and
investment in declining or problematic areas of the
community.

·Dedicate a funding source to finance redevelopment
programsandprojects. 65 ILCS5/11-74.4-1 et seq.

4#417989v1



TIF Overview
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Specific

TIF

Objectives,

Strategies 

Measures

General Economic 

Development Goals

Comprehensive 

Land Use Goals

What is Tax Increment Financing 
(TIF)
ÅTIF is a technique which 

utilizes future tax revenues to 
stimulate new private 
investment in redevelopment 
areas
ÅNot a tax
ÅRedistribution of tax revenues 

to be used in the TIF District
ÅTool to leverage public 

investment
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TIF OVERVIEW 
·/ƛǘȅ κ ±ƛƭƭŀƎŜ aŀƴŀƎŜǊ ά¢LC /ƘŜŎƪƭƛǎǘέ ŘŜǇŜƴŘǎ ƻƴ 

whether your community:
·Already has a TIF District 

·Wants to establish a TIF District 

·Has an expiring TIF District

·Wants to extend the term of an existing TIF District

·Where your community stands on the TIF District lifecycle 
will drive decision-makingon TIF financing, economic 
development projects and incentives and other TIF Plan 
goals and objectives 
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Question ςTIF District Formation Considerations

·What is our first step in forming a TIF District?

·Who are the key players?
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Answer ςTIF District Formation Considerations
·First, Get Yƴƻǿ ¸ƻǳǊ ά¢LCέ !ŘǾƛǎƻǊȅ ¢ŜŀƳ

·City Council / Village Board

·Treasurer / Finance Director

·TIF Consultant (helps with TIF eligibility study, TIF Plan and TIF Budget)

·TIF Counsel (helps with formation, maintenance and close out of TIF 
District)

·Bond Counsel (if TIF bonds are going to be issued) 

·City / Village Auditor (prepares annual TIF audit report)

· Land Planner / Community Development Director

·Municipal Engineer
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Answer - TIF District Formation Considerations 

bŜȄǘΣ DŜǘ ǘƻ ƪƴƻǿ ȅƻǳǊά ¢LCέ LƴǘŜǊŜǎǘŜŘ tŀǊǘƛŜǎ ŀƴŘ 
Stakeholders

·Taxing Districts (e.g., schools, park district, library district)

·Local businesses

·Adjacent cities / villages for potential collaboration on joint 
TIF-funded projects

·Potential and actual TIF Objectors
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Answer ςTIF District Formation Considerations
·Using key members of your ά¢LCέ !ŘǾƛǎƻǊȅ Team (TIF 

consultant and TIF Attorney):

·Review TIF District formation process with the City Council / 
Village Board

·Identify Boundaries of Potential TIF District(s)

·Engage TIF consultant to prepare a TIF Eligibility Study

·Confirm whether the Potential TIF District(sύ ŀǊŜ ά¢LC 9ƭƛƎƛōƭŜέ 
(more specifics on TIF District formation in later slides)
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Question ςTIF District Basics 

·How does a TIF District work?
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Answer ςTIF District Basics  
· A άǘŀȄƛƴŎǊŜƳŜƴǘέis the difference

between the amount of property tax
revenue generated before TIF District
designation and the amount of
property tax revenue generated after
TIFDistrictdesignation.

· Establishmentof a TIFDistrict doesnot
reduceproperty tax revenuesavailable
to the overlappingtaxingbodies.

· Property taxes collected on properties
within the TIFDistrict at the time of its
designationcontinue to be distributed
to the school districts, county,
communitycollegeand all other taxing
districts in the same manner as if the
TIFDistrictdid not exist.

· Only property taxes generatedby the
incremental increase in the value of
those properties after that time are
availablefor usefor TIFpurposes.
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Tax Increment Example:
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Answer ςTIF District Basics 
·Themaximum life of a TIFDistrict

is 23 years. A TIF District can be
extendedfor another 12years, but
an extensionrequiresan act of the
StateLegislature.

·Whenthe TIFDistrict endsandthe
ƳǳƴƛŎƛǇŀƭƛǘȅΩǎobligationsregarding
both public and private
redevelopmentprojectswithin the
TIF redevelopment area are fully
repaid, property tax revenuesare
again shared by all the taxing
bodies.

·All taxing bodies then share the
expanded tax base which is the
growth whichwould not havebeen
possiblewithout the utilization of
TIFfinancing.
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Answer ςTIF District Basics 
ά¢LC5ƛǎǘǊƛŎǘέ= Allocationof Property TaxRevenueGeneratedFrom
PropertiesWithin the TIFDistrict Intoά¢ǿƻ.ǳŎƪŜǘǎέ

One Bucket for Base RevenuesςFor All 
Local Governments / Taxing Districts

One Bucket for Incremental Revenuesς
For Redevelopment within the TIF 
District



Question ςTIF District Formation Process

·What steps or actions need to be taken?

·What criteria do you need to meet in 
order to establish a TIF District? 
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Answer ςTIF District Formation Process
·First step: Eligibility Study

·Additional steps for a TIF District ǘƘŀǘ ǿƛƭƭ ƘŀǾŜ ŀ άƘƻǳǎƛƴƎ 
ƛƳǇŀŎǘΦέ

·Housing impact: reasonably be expected to result in 
displacement of residents from 10 or more inhabited 
residential units or contain 75 or more residential units.
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Answer ςTIF District Formation Process
·{ǘŜǇǎ ǘƻ ŜǎǘŀōƭƛǎƘ ŀ ¢LC 5ƛǎǘǊƛŎǘ όŀǎǎǳƳƛƴƎ ŀ άƘƻǳǎƛƴƎ ƛƳǇŀŎǘέύΥ

·Eligibility study

·Interested parties registry 

·Public meeting (after notice)

·Mail eligibility report to all affected taxing districts

·Mail notice of the public hearing and JRB meeting

·JRB meeting (issuance of recommendation)

·Public hearing by the corporate authorities (after notice; publish 
notice twice)

·Ordinances

·If JRB recommends against adopting the TIF plan, the corporate 
authorities can only approve a TIF District with a 3/5 vote.
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Answer ςTIF District Formation Process
Areas that can be designated as TIF Districts
· 65 ILCS 5/11-74.4-3  - criteria listed
· Blighted Areas 

·±ŀŎŀƴǘ ƻǊ ƛƳǇǊƻǾŜŘ ƭŀƴŘΤ ǊŜƭƛŀƴŎŜ ƻƴ άǾƛǎǳŀƭέ ōƭƛƎƘǘ ŎƻƴŘƛǘƛƻƴǎ ŀƴŘ 
public safety/health/welfare criteria and stagnate or declining EAV

· Conservation Areas 
·ƳƻǊŜ άǎǳōƧŜŎǘƛǾŜέ ŘŜǘŜǊƳƛƴŀǘƛƻƴ ōŀǎŜŘ ƻƴ ƳŜƴǳ ƻŦ ŎǊƛǘŜǊƛŀ 

· Industrial Park Conservation Areas
·±ŜǊȅ ǎǇŜŎƛŦƛŎΣ ƭƛƳƛǘŜŘ ŎǊƛǘŜǊƛŀ όŜΦƎΦΣ άƭŀōƻǊ ǎǳǊǇƭǳǎέ ƳǳƴƛŎƛǇŀƭƛǘȅΣ 

industrial zoned land, vacant land suitable for industrial park, etc.)   

· Intermodal Transportation Facilities
· Very specific, limited criteria (e.g., 150+ acre site, Class 1 Railroad 

ROW, etc.)

·¦ƴƛǾŜǊǎŀƭ ƪŜȅ ŎǊƛǘŜǊƛŀΥ ά.ǳǘ ŦƻǊέ ŘŜǎƛƎƴŀǘƛƻƴ of the area as a TIF 
District, i.e., development of the area will not occur absent TIF funding 
or incentives
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Answer ςTIF District Formation Process
· ά/ƻƴǎŜǊǾŀǘƛƻƴ !ǊŜŀέ ¢LC 5ƛǎǘǊƛŎǘǎ ŀǊŜ ǇƻǎǎƛōƭŜ ƛƴ Ƴŀƴȅ ŘŜǾŜƭƻǇŜŘ 

communities  
· Conservation Area TIF District Criteria 

· άΦΦan area designated by the municipality, which is not less in the aggregate than 1 1/2 acres 
and in respect to which the municipality has made a finding that there exist conditionswhich 
cause the area to be classified as an industrial park conservation area, or a blighted area or a 
conservation areaΣ ƻǊ ŀ ŎƻƳōƛƴŀǘƛƻƴ ƻŦ ōƻǘƘ ōƭƛƎƘǘŜŘ ŀǊŜŀǎ ŀƴŘ ŎƻƴǎŜǊǾŀǘƛƻƴ ŀǊŜŀǎέ όср L[/{ 
5/11-74.4-3(p)).

· Section 5/11-74.4-оόŀύ ŘŜŦƛƴŜǎ ŀ άŎƻƴǎŜǊǾŀǘƛƻƴ ŀǊŜŀέ ŀǎΥ
· άΦΦΦŀƴȅ ƛƳǇǊƻǾŜŘ ŀǊŜŀ ǿƛǘƘƛƴ ǘƘŜ ōƻǳƴŘŀǊƛŜǎ ƻŦ ŀ ǊŜŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻƧŜŎǘ ŀǊŜŀ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ǘƘŜ 

territorial limits of the municipality in which 50% or more of the structures in the area have an 
age of 35 years or more. Such an area is not yet a blighted area, but because of a combination 
of 3 or more of the following factors: dilapidation; obsolescence; deterioration; presence of 
structures below minimum code standards; illegal use of individual structures; excessive 
vacancies; lack of ventilation, light, or sanitary facilities; inadequate utilities; excessive land 
coverage and overcrowding of structures and community facilities; deleterious land use or 
layout; lack of community planning; environmental remediation costs impede development; 
decline or minimal marginal increase in equalized assessed valuation; is detrimental to the 
public safety, health, morals, or welfare and such an area may become a blighted areaΦέ
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Answer ςTIF District Formation Process
·9ȄŀƳǇƭŜǎ ƻŦ ά/ƻƴǎŜǊǾŀǘƛƻƴ !ǊŜŀέ ¢LC District Criteria

· Functional obsolescence and Economic obsolescence (age of structures)
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Answer ςTIF District Formation Process
Deterioration Below Minimum Code Standards
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