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SECTION I – INTRODUCTION 
 
On February 1995, the City Council of Springfield, Illinois (the “City”) adopted a Tax Increment Re-
development Plan for an area known as the Far East Redevelopment Project Area (“Original RPA”) . 
The Original RPA contains approximately 300 acres and is bounded on the north by Cook Street, 
Shackelford Drive on the east, 14th Street on the west, and Grand Avenue on the south. The primary 
focus of the Tax Increment Financing (“TIF”) Redevelopment Plan was to enhance public infrastruc-
ture to enable economic development and improve the housing stock in the area. The boundary was 
amended in 2012 to exclude properties outside the Springfield corporate limits. A map of the 
amended boundary (the “2012 Amended RPA”) is shown in the Appendix as Attachment 1. 
 
On March 5, 2019, the City Council passed Ordinance No. 2019-110 authorizing an agreement with 
PGAV Planners LLC to perform a feasibility study to amend the boundaries of the 2012 Amended 
RPA. Furthermore, on May 21, 2019, the City Council passed Resolution No. 020-19 indicating their 
intent to designate a portion of the City as a tax increment financing redevelopment area by amend-
ing the boundaries of the 2012 Amended RPA. On August 19, 2019, the City held a Public Meeting to 
encourage public participation in the 2019 Amendment planning process. Members of the public gave 
feedback regarding the project boundary, implementation policies, and budget of the 2019 Amend-
ment. The feedback that was relevant to the contents of the plan were considered and incorporated 
into this document. 
 
Exhibit A.1 and A.2, on the following pages, delineate the boundaries of the area being added to the 
Far East Tax Increment Financing Redevelopment Project Area (the “2019 Amendment”). Exhibit B.1 

and B.2, on the following pages, delineate the boundary of the Far East TIF Redevelopment Project 
Area, after the 2019 Amendment is approved by the City Council. 
 
The 2019 Amendment contains 743 parcels of which 299 (40%) are vacant lots. Based on City records 
and a review of historic aerial photography, 67 vacant lots resulted from condemnations of derelict 
and dilapidated units. While most of the 2019 Amendment contains single-family residences, there 
is a collection of commercial buildings generally located in the vicinity of the South Grand/North 11th 
Street corner. The area also contains various religious, nonprofit, and historic establishments, and a 
large park system along Martin Luther King Jr. Drive. The 2019 Amendment is adjacent to the east-
ern edge of the City’s downtown area and connects to the Central Area TIF. The 2019 Amendment 
also connects to the SHA (Madison Park Place) TIF to the North. 
 
The 2019 Amendment contains approximately 219 acres, including street, sidewalk, alley, and rail-
road rights-of-way (137 acres net of rights-of-way). Much of the built environment in the 2019 
Amendment, including improvements in public rights-of-way, suffers from advanced age, physical 
deterioration, and obsolescence. 
 
The City may consider the use of tax increment financing, as well as other economic development 
resources as available, to facilitate private investment within the 2019 Amendment.  While rehabili-
tation and/or redevelopment of commercial and light industrial uses within the 2019 Amendment 
will be among the objectives of the 2019 Amendment to the Far East Tax Increment Financing Rede-
velopment Plan (the “Plan”), the principal objective will be to replicate the successful housing devel-
opment programs that have resulted in new home construction such as the SHA (Madison Park Place) 
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and Nehemiah Homes projects. It is the intent of the City to induce private investment that will pro-
vide new, affordable and market-rate homes and renovate obsolete and aging commercial and light 
industrial buildings to enhance the neighborhood.    
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Exhibit A.1 – 2019 Amendment to the Far East TIF Redevelopment Project Area (Aerial) 
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Exhibit A.2 – 2019 Amendment to the Far East TIF Redevelopment Project Area (Parcels)  
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Exhibit B.1 – Far East TIF Redevelopment Project Area (Aerial) 
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Exhibit B.2 – Far East TIF Redevelopment Project Area (Parcels) 
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The TIF Act sets forth the requirements and procedures for establishing a Redevelopment Project 
Area and a Redevelopment Plan. The following sections of this report present the findings of eligibil-
ity and the Redevelopment Plan and Project for the 2019 Amendment, as well as other findings, evi-
dence, and documentation required by the TIF Act. It should be noted that no redevelopment project 
has been identified for any properties within the 2019 Amendment as of this writing and it is not the 
City’s intent to acquire properties in furtherance of any redevelopment project.  However, it should 
be noted that the City will continue to acquire properties that represent serious health and safety 
concerns through its code enforcement program. 
 
The Springfield-Sangamon County Regional Planning Commission created a Comprehensive Plan 
(2017-2037) (the “Comprehensive Plan”) for the City and it was adopted by the City Council on Jan-
uary 16, 2018. The Comprehensive Plan serves as a guide for land use and development in the City. 
Most properties contained in the 2019 Addition fall in Sector 7, City Center Area. Much of the area is 
referred to as the Neighborhood of Hope and it contains a significant number of vacant parcels that  
may be redeveloped with uses consistent with the rest of the area. The Comprehensive Plan recom-
mends the City focus on fostering affordable, lower-density housing, and low-intensity neighborhood 
commercial infill development. 
 
The vision of the Comprehensive Plan is as follows: 
 

“An attractive, connected and growing city, that maintains and builds upon its unique and 
special past, while providing a proud new legacy for current and future residents.” 

 
The Comprehensive Plan also calls for the City to develop in a way that is appealing to both current 
and new residents. Furthermore, development should add to residents’ pride of place and demon-
strate each neighborhood’s unique and exceptional qualities. The Plan follows the spirit of the Com-
prehensive Plan. The Plan focuses on the eligibility factors that allow the 2019 Amendment to qualify 
under the TIF Act, an amended project budget, and strategies to help implement the plan. Exhibit C – 

Existing General Land Use, on the following pages, displays the existing land use of properties in the 
2019 Amendment. Exhibit D – Existing Zoning, on the following pages, displays the existing zoning 
classifications that regulate land use in the 2019 Amendment. These two maps are included to pro-
vide context regarding the current and future use of property within the 2019 Amendment. 
 
As part of the Plan, the City certifies that not more than 10 occupied residential units will be displaced 
as a result of redevelopment projects that may be approved by this Plan. In the event that a redevel-
opment project should be proposed that will result in more than 10 occupied housing units being 
displaced either as a result of the project or which will exceed the cumulative total since the adoption 
of the Plan, a Housing Impact Study will be conducted and this Plan will be amended in accord with 
the requirements of the TIF Act. This certification does not apply to properties that the City may 
acquire and demolish that have been condemned for occupancy and are not associated with any ap-
proved redevelopment project. This may or may not involve occupied units. 
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Exhibit C – Existing Land Use 
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Exhibit D – Existing Zoning 
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SECTION II – STATUTORY BASIS FOR TAX INCREMENT FINANCING AND 
SUMMARY OF FINDINGS 

 

A. Introduction 

The TIF Act defines the term Redevelopment Project to be any public and/or private development 
project in furtherance of the objectives of a Redevelopment Plan. The term Redevelopment Project 
Area means an 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 conditions that cause the 
area to be classified as an industrial park conservation area, a blighted area, a conservation area, or a 
combination of both blighted areas and conservation areas. Redevelopment Plan refers to the pro-
gram created by the municipality for the payment of redevelopment project costs to reduce or elimi-
nate those conditions, the existence of which qualified the Redevelopment Project Area, and thereby 
enhancing the tax bases of the taxing districts which overlap with Redevelopment Project Area. 
 
The concept behind the TIF Act is straightforward and allows a municipality to carry out redevelop-
ment activities on a local basis. Redevelopment that occurs in a designated Redevelopment Project 
Area will likely result in an increase in the equalized assessed valuation (EAV) of the property and 
generate increased real property tax revenues. This increase, or "increment," can be used to finance 
redevelopment project costs such as land acquisition, site clearance, building rehabilitation, interest 
subsidy, construction of public infrastructure, and other redevelopment project costs as permitted by 
the TIF Act. 
 
The Illinois General Assembly made various findings in adopting the TIF Act; among them were: 
 

1. That there exists in many municipalities within the State blighted, conservation, and indus-
trial park conservation areas; and 

2. That the eradication of blighted areas and the treatment and improvement of conservation 
areas by redevelopment projects are essential to the public interest and welfare. 

 
These findings were made on the premise that the presence of blight, or conditions that lead to blight, 
is detrimental to the safety, health, welfare and morals of the public. 
 
To ensure that the exercise of these powers is proper and in the public interest, the TIF Act specifies 
certain requirements that must be met before a municipality can proceed with implementing a Rede-
velopment Plan. One of these requirements is that the municipality must demonstrate that a Rede-
velopment Project Area qualifies under the provisions of the TIF Act. 
 

B. Summary of Findings  

 

The following findings and evidentiary documentation are made with respect to the 2019 Amend-
ment: 
 

1. The 2019 Amendment meets the statutory requirements as a combination blighted and con-
servation areas.  Furthermore, the factors necessary to make these findings exist to a mean-
ingful extent and are distributed throughout the Area. 

2. The 2019 Amendment exceeds the statutory minimum size of 1-1/2 acres. 



2019 Amendment to the Far East TIF  Springfield, Illinois 
October 2019 

15 

3. The 2019 Amendment contains contiguous parcels of real property. 

4. If this Plan is adopted and implemented by the City, it is reasonable to say that all properties 
included in the 2019 Amendment would benefit substantially from being included in the 
Plan. 

5. The 2019 Amendment, as a whole, has not been subject to growth and development through 
investment by private enterprise and would not reasonably be anticipated to occur without 
public assistance. 
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SECTION III – BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS 
 
A. Statutory Qualifications 

This section documents the statutory requirements for eligibility and how the subject area meets the 
eligibility criteria. A Redevelopment Project Area, according to the TIF Act, is that area designated by 
a municipality in which the finding is made that there exist conditions that cause the area to be clas-
sified as a blighted area, conservation area, or combination thereof, or an industrial park conservation 
area. The TIF Act defines the factors that must be present for an area to qualify as a Redevelopment 
Project Area. The statutory definitions of the qualifying factors relating to blighted and conservation 
areas are as follows: 
 

B. Eligibility of a Blighted Area 

The TIF Act states that a “…“blighted area” means any improved or vacant area within the boundaries 
of a redevelopment project area located within the territorial limits of the municipality where:”  
 

1. “If improved, industrial, commercial, and residential buildings or improvements are detri-
mental to the public safety, health, or welfare because of a combination of five (5) or more of 
the following factors, each of which is (i) present, with that presence documented to a mean-
ingful extent, so that a municipality may reasonably find that the factor is clearly present 
within the intent of the Act, and (ii) reasonably distributed throughout the improved part of 
the Redevelopment Project Area:” 

a. “Dilapidation.  An advanced state of disrepair or neglect of necessary repairs to the 
primary structural components of buildings, or improvements in such a combination 
that a documented building condition analysis determines that major repair is re-
quired or the defects are so serious and so extensive that the buildings must be re-
moved.” 

b. “Obsolescence.  The condition or process of falling into disuse.  Structures have be-
come ill-suited for the original use. 

c. “Deterioration.  With respect to buildings, defects including, but not limited to, major 
defects in the secondary building components such as doors, windows, porches, gut-
ters, and downspouts, and fascia.  With respect to surface improvements, that the 
condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking, and sur-
face storage areas evidence deterioration, including, but not limited to, surface crack-
ing, crumbling, potholes, depressions, loose paving material, and weeds protruding 
through paved surfaces.” 

d. “Presence of structures below minimum code standards.  All structures that do not 
meet the standards of zoning, subdivision, building, fire, and other governmental 
codes applicable to property, but not including housing and property maintenance 
codes.” 

e. “Illegal use of individual structures.  The use of structures in violation of applicable 
federal, State, or local laws, exclusive of those applicable to the presence of structure s 
below minimum code standards.” 



2019 Amendment to the Far East TIF  Springfield, Illinois 
October 2019 

17 

f. “Excessive vacancies.  The presence of buildings that are unoccupied or under-utilized 
and that represent an adverse influence on the area because of the frequency, extent, 
or duration of the vacancies.” 

g. “Lack of ventilation, light, or sanitary facilities.  The absence of adequate ventilation 
for light or air circulation in spaces or rooms without windows, or that require the 
removal of dust, odor, gas, smoke, or other noxious airborne materials.  Inadequate 
natural light and ventilation means the absence of skylights or windows for interior 
spaces or rooms and improper window sizes and amounts by room area to window 
area ratios.  Inadequate sanitary facilities refers to the absence or inadequacy of gar-
bage storage and enclosure, bathroom facilities, hot water and kitchens, and struc-
tural inadequacies preventing ingress and egress to and from all rooms and units 
within a building.” 

h. “Inadequate utilities.  Underground and overhead utilities such as storm sewers and 
storm drainage, sanitary sewers, water lines, and gas, telephone, and electrical ser-
vices that are shown to be inadequate.  Inadequate utilities are those that are: (i) of 
insufficient capacity to serve the uses in the redevelopment project area, (ii) deterio-
rated, antiquated, obsolete, or in disrepair, or (iii) lacking within the redevelopment 
project area.” 

i. “Excessive land coverage and overcrowding of structures and community facilities.   
The over-intensive use of property and the crowding of buildings and accessory facil-
ities onto a site.  Examples of problem conditions warranting the designation of an 
area as one exhibiting excessive land coverage are: (i) the presence of buildings either 
improperly situated on parcels or located on parcels of inadequate size and shape in 
relation to present-day standards of development for health and safety, and (ii) the 
presence of multiple buildings on a single parcel.  For there to be a finding of ex cessive 
land coverage, these parcels must exhibit one or more of the following conditions:  
insufficient provision for light and air within or around buildings, increased threat of 
spread of fire due to the close proximity of buildings, lack of adequate or proper ac-
cess to a public right-of-way, lack of reasonably required off-street parking, or inade-
quate provision for loading and service.” 

j. “Deleterious land use or layout.  The existence of incompatible land-use relationships, 
buildings occupied by inappropriate mixed-uses, or uses considered to be noxious, 
offensive, or unsuitable for the surrounding area.” 

k. “Environmental clean-up.  The proposed redevelopment project area has incurred Il-
linois Environmental Protection Agency or United States Environmental Protection 
Agency remediation costs for, or a study conducted by an independent consultant 
recognized as having expertise in environmental remediation has determined a need 
for, the clean-up of hazardous waste, hazardous substances, or underground storage 
tanks required by State or federal law, provided that the remediation costs constitute 
a material impediment to the development or redevelopment of the redevelopment 
project area.” 

l. “Lack of community planning.  The proposed redevelopment project area was devel-
oped prior to or without the benefit or guidance of a community plan.  This means 
that the development occurred prior to the adoption by the municipality of a com-
prehensive or other community plan, or that the plan was not followed at the time of 
the area’s development.  This factor must be documented by evidence of adverse or 
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incompatible land-use relationships, inadequate street layout, improper subdivision, 
parcels of inadequate shape and size to meet contemporary development standards, 
or other evidence demonstrating an absence of effective community planning.” 

m. “The total equalized assessed value of the proposed redevelopment project area has 
declined for three (3) of the last five (5) calendar years prior to the year in which the 
redevelopment project area is designated, or is increasing at an annual rate that is 
less than the balance of the municipality for three (3) of the last five (5) calendar 
years for which information is available, or is increasing at an annual rate that is less 
than the Consumer Price Index for All Urban Consumers published by the United 
States Department of Labor or successor agency for three (3) of the last five (5) cal-
endar years prior to the year in which the redevelopment project area is designated.”  

2. “If vacant, the sound growth of the Redevelopment Project Area is impaired by a combination 
of two (2) or more of the following factors, each of which is (i) present, with that presence 
documented, to a meaningful extent, so that a municipality may reasonably find that the fac-
tor is clearly present within the intent of the Act and (ii) reasonably distributed throughout 
the vacant part of the redevelopment project area to which it pertains:” 

a. “Obsolete platting of vacant land that results in parcels of limited or narrow size, or 
configurations of parcels of irregular size or shape that would be difficult to develop 
on a planned basis and in a manner compatible with contemporary standards and 
requirements, or platting that failed to create rights-of-ways for streets or alleys, or 
that created inadequate right-of-way widths for streets, alleys, or other public rights-
of-way or that omitted easements for public utilities.” 

b. “Diversity of ownership of parcels of vacant land sufficient in number to retard or 
impede the ability to assemble the land for development.” 

c. “Tax and special assessment delinquencies exist or the property has been the subject 
of tax sales under the Property Tax Code within the last five (5) years.” 

d. “Deterioration of structures or site improvements in neighboring areas adjacent to 
the vacant land.” 

e. “The area has incurred Illinois Environmental Protection Agency or United States En-
vironmental Protection Agency remediation costs for, or a study conducted by an in-
dependent consultant recognized as having expertise in environmental remediation 
has determined a need for, the clean-up of hazardous waste, hazardous substances, 
or underground storage tanks required by State or federal law, provided that the re-
mediation costs constitute a material impediment to the development or redevelop-
ment of the Redevelopment Project Area.” 

f. “The total equalized assessed value of the proposed Redevelopment Project Area has 
declined for three (3) of the last five (5) calendar years prior to the year in which the 
Redevelopment Project Area is designated, or is increasing at an annual rate that is 
less than the balance of the municipality for three (3) of the last five (5) calendar 
years for which information is available, or is increasing at an annual rate that is less 
than the Consumer Price Index for All Urban Consumers published by the United 
States Department of Labor or successor agency for three (3) of the last five (5) cal-
endar years prior to the year in which the Redevelopment Project Area is designated.”  

3. “If vacant, the sound growth of the redevelopment project area is impaired by one of the 
following factors that: (i) is present, with that presence documented, to a meaningful extent 
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so that a municipality may reasonably find that the factor is clearly present within the intent  
of the Act; and, (ii) is reasonably distributed throughout the vacant part of the redevelopment 
project area to which it pertains:  

a. The area consists of one or more unused quarries, mines, or strip mine ponds. 

b. The area consists of unused rail yards, rail tracks, or railroad rights‑of‑way. 

c. The area, prior to its designation, is subject to  

i. chronic flooding that adversely impacts on real property in the area as certi-
fied by a registered professional engineer or appropriate regulatory agency; 
or  

ii. surface water that discharges from all or a part of the area and contributes to 
flooding within the same watershed, but only if the redevelopment project 
provides for facilities or improvements to contribute to the alleviation of all 
or part of the flooding.  

d. The area consists of an unused or illegal disposal site containing earth, stone, building 
debris, or similar materials that were removed from construction, demolition, exca-
vation, or dredge sites. 

e. Prior to November 1, 1999, the area is not less than 50 nor more than 100 acres and 
75% of which is vacant (notwithstanding that the area has been used for commercial 
agricultural purposes within 5 years prior to the designation of the redevelopment 
project area), and the area meets at least one of the factors itemized in paragraph (1) 
of this subsection, the area has been designated as a town or village center by ordi-
nance or comprehensive plan adopted prior to January 1, 1982, and the area has not 
been developed for that designated purpose. 

f. The area qualified as a blighted improved area immediately prior to becoming vacant, 
unless there has been substantial private investment in the immediately surrounding 
area. 

C. Eligibility of a Conservation Area 

The TIF Act further states that a “… “conservation area” means any improved area within the bound-
aries of a redevelopment project area located within the 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 13 factors applicable to the improved 
area as listed above, the area is detrimental to the public safety, health, morals or welfare, and such 
an area may become a blighted area.” 
 

D. Investigation and Analysis of Blighting Factors 

In determining whether or not the 2019 Amendment meets the eligibility requirements of the TIF 
Act, research and field surveys were conducted by way of: 
 

• Contacts with City of Springfield officials who are knowledgeable of Area conditions and his-
tory. 

• On-site field examination of conditions within the Area by experienced staff of PGAV Plan-
ners LLC (“PGAV”) in conjunction with a City Office of Planning and Economic Development 
staff member. 
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• Use of definitions contained in the TIF Act. 

• Adherence to basic findings of need as established by the Illinois General Assembly in estab-
lishing tax increment financing, which became effective January 10, 1977. 

• Examination of Sangamon County real property tax assessment records. 
 
To ensure that the exercise of these powers is proper and in the public interest, the TIF Act specifies 
certain requirements that must be met before a municipality can proceed with implementing a rede-
velopment project.  One of these is that the municipality must demonstrate that the area qualifies.  
An analysis of the physical conditions and presence of blighting factors relating to the 2019 Amend-
ment was commissioned by the City.  The result and documentation of this effort are summarized 
below. 
 

E. Analysis of Conditions in the Area 

PGAV staff accompanied by a member of the City planning staff conducted a parcel by parcel survey 
to document existing conditions in the Area from December 4 through 8, 2017. City and PGAV staff 
members conducted an additional field review of properties in the area on April 11 and 12, 2018. On 
May 29, 2019, City and PGAV staff performed a field review in the area to confirm the presence of 
qualifying factors and changes in building vacancy. Land use, property conditions, and other relevant 
data cited in this document reflect any differences that were discovered as a result of the additional 
field reviews performed in the area. 
 
This field work was supplemented with discussions with City staff and analysis of property assess-
ment data from Sangamon County. Table 1 – Summary of Blighting and Conservation Area Factors 

for Improved Land, on the following page, provides a quantitative breakdown of the various factors 
for improved properties within the Area. Photographic evidence of the conditions associated with 
many properties the 2019 Amendment can be found in the Appendix in Attachment 2. 
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Table 1 – Summary of Blighting and Conservation Area Factors for Improved Land 

 
 
Exhibit E.1 and E.2, on the following pages, provide a graphic depiction of the distribution of blighting 
and conservation area factors that were determined to exist within the 2019 Amendment. As previ-
ously mentioned, qualification requirements vary between improved parcels and vacant land. Exhibit 
E.1 presents the distribution of qualifying factors for improved parcels and Exhibit E.2 provides a 
more detailed look at the sub-par growth in EAV as a qualifying factor. 
 

F. Factors Relating to the Improved Properties within the Area 

Summary of Findings on Deterioration:  Deteriorating site improvement and building conditions 
were recorded on 319 of the 444 (72%) improved parcels within the 2019 Amendment. The field 
survey of building conditions in the 2019 Amendment found structures with major defects in the 
secondary structural components, including windows, doors, gutters, downspouts, masonry, other 
fascia materials, interior finishes, interior walls and ceilings, etc. 
 

Summary of Findings on Age of Structures: Age is a prerequisite factor in determining if all or a por-
tion of a redevelopment project area qualifies as a "conservation area." As is clearly set forth in the 
TIF Act, 50% or more of the structures in the redevelopment project area must have an age of 35 
years or greater in order to meet this criteria. The 2019 Amendment contains a total of 537 buildings 
of which approximately 338 (63%) were determined to be 35 years old or older. 
  

Total %

No. of improved parcels 444 60%

Total parcels 743 98%

No. of buildings 537

No. of buildings 35 years or older 338 63%

No. of improved parcels with deteriorated buildings or site improvements 319 72%

No. of dilapidated buildings

No. of obsolete buildings

No. of structures below minimum code

No. of buildings lacking ventilation, light or sanitation facilities

No. of building with illegal uses

No. of parcels with vacant buildings (whole or partial) 
2 82 18%

No. of parcels with excessive land coverage or overcrowding of structures

Inadequate utilities (by Sub-Area)

Deleterious land use or layout (by sub-Area)

Lack of community planning

Improved parcels that are Taxable 386 87%

Declining or sub-par EAV growth (3 out of 5 years) (taxable parcels only)

nd 
1

IMPROVED LAND FACTORS:

1 
Not determined

2 
The TIF Act calls for factors to be present to a "meaningful extent" and "reasonably distributed." See findings related 

to Excessive Vacancies for more details regarding this factor.

nd 
1

nd 
1

nd 
1

nd 
1

nd 
1

nd 
1

nd 
1

nd 
1

Yes
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Exhibit E.1 – Distribution of Qualifying Factors (Improved Land) 
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Exhibit E.2 – Distribution of Qualifying Factors (Change in EAV) 
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Summary of Findings Regarding Excessive Vacancies: 82 of the 444 (18%) improved parcels contain 
structures that are fully or partially vacant. Building vacancy was determined by partnering with City 
staff to determine which water accounts were “finalled” or experiencing “marginal usage.” If an ac-
count status matched either of these descriptions and matched a property within the 2019 Amend-
ment, PGAV determined the property to be fully or partially vacant. The number vacant structures 
does not constitute a majority, but the proportion of vacant to occupied structures is alarming. The 
prevalence of vacant structures is symptomatic of a lack of demand in commercial and residential 
property in the 2019 Amendment.  
 
In addition to the likelihood that the tax base will decline as a result of the vacancies, the empty 
structures present an image of economic distress that may hinder future investments. According to 
data from the US Census Bureau and ESRI, the percentage of vacant housing units in the area is ap-
proximately 24.2%, compared to 10.8% in the rest of the City. The same sources predict that the 
vacancy problem will persist over the next five years, with one in four homes vacant by 2024. It should 
also be noted that the vacancy rate would likely be higher if the City and neighborhood organizations 
did not pursue the demolition of condemned and dilapidated homes. 
 

Summary of Declining or Sub-par EAV Growth: This factor is applicable to vacant areas, as well as 
improved areas. Table 2, Comparison of EAV Growth Rates (2013-2018), below, shows the trend in 
EAV for property in the 2019 Amendment. 
 

Table 2 – Comparison of EAV Growth Rates (2013-2018) 

 
 
As Table 2 shows, total equalized assessed valuation (EAV) for the Area has declined for 3 out of the 
last 5 years; has not kept pace with the balance of the City for 3 out of the last 5 years; and has not 
kept pace with the Consumer Price Index (CPI) for 3 of the last 5 calendar years. Another detail to 
note about the 2019 Amendment is that many of the vacant parcels were occupied by market-rate, 
taxable homes before being transferred to public or nonprofit ownership. In many cases, the taxable 
structures were demolished. The loss of tax revenue due to demolitions and transfer of ownership is 
not documented in Table 2, but it is reasonable to assume that it has negatively impacted the tax base 
in the 2019 Amendment. 
 

Assessment Year
Project Area

EAV

Balance

of City 
2

Area Growth

Rate Less Than

Balance of City?

Consumer 

Price Index 

(CPI) 
3

Area Growth Rate 

Less Than CPI?

2013 $7,730,370 2,262,691,376$ 232.957

2014 $6,844,111 2,264,929,524$ 236.736

Annual Percent Change -11.5% 0.1% YES 1.6% YES

2015 $6,932,614 2,294,097,737$ 237.017

Annual Percent Change 1.3% 1.3% NO 0.1% NO

2016 $6,855,478 2,334,631,224$ 240.007

Annual Percent Change -1.1% 1.8% YES 1.3% YES

2017 $6,791,739 2,405,069,067$ 245.120

Annual Percent Change -0.9% 3.0% YES 2.1% YES

2018 $7,004,650 2,445,960,871$ 251.107

Annual Percent Change 3.1% 1.7% NO 2.4% NO

1 
Source:  Sangamon County Assessor data.

2
 Total City EAV less EAV of the Project Area.

3 
Source:  U.S. Bureau of Labor Statistics.
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G. Factors Relating to Vacant Properties within the Area 

Table 3 – Summary of Blighting and Conservation Area Factors for Vacant Land , on the following 
page, provides a quantitative breakdown of the various factors for vacant properties within the 2019 
Amendment. Exhibit E.3 – Distribution of Qualifying Factors (Vacant Land), on the following page, 
provides a graphic depiction of the distribution of blighting and conservation area factors that were 
determined to exist within the 2019 Amendment 
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Exhibit E.3 – Distribution of Qualifying Factors (Vacant Land) 
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Table 3 – Summary of Blighting and Conservation Area Factors for Vacant Land 

 
 

Summary of Deterioration of Structures or Site Improvements in Neighboring Areas: Of the 299 
vacant properties, 244 parcels (82%) are located adjacent to properties with deteriorating structures 
or site improvements. 
 
Summary of Declining or Sub-par EAV Growth: (See Summary of Declining or Sub-par EAV Growth 
in the improved land section) 
 
Summary of Blighted Before Vacant: Google Earth photography from 1993 shows that virtually all of 
the lots that are vacant today were occupied with a housing unit or other building type. The City of 
Springfield has been demolishing buildings in the 2019 Amendment that were derelict for many 
years. Even as recently as 2005, the number of lots occupied with buildings was significantly higher 
than it is today. City records show that approximately 67 blighted structures were removed, repre-
senting 22% of all vacant parcels in the 2019 Amendment. A side-by-side comparison of aerial pho-
tographs, one from 2005 and one from 2014, is located in the Appendix as Attachment 4. 
 

H. Other Contributing Factors 

Prevalence of Crime: Physical conditions that allow an area to be considered a blighted or conserva-
tion area as defined in the TIF Act are often accompanied by other social indicators that relate to 
crime. Public safety records demonstrate a key indicator in the form of the pervasive crime occurring 
within the 2019 Amendment. Based on data supplied by the Springfield Police Department for 2017, 
the crime rate in the 2019 Amendment was approximately three times that of the rest of the City. 
Although crime as a factor is not defined in the TIF Act, improving safety within the 2019 Amend-
ment is one objective of the Plan. 
 
This study finds that the 2019 Amendment contains conditions that qualifies the entire area as a 
“conservation area” and a portion of it as a “blighted area” applicable to both improved and vacant 
properties, as these terms are defined in the TIF Act, and that these parcels will likely continue to 

No. of vacant parcels 299

Total parcels 743

Obsolete platting

Diversity of ownership

Tax delinquencies

Deterioration of struct. or site oimprovements in neighboring areas 244 82%

Environmental clean-up

Vacant Parcels that are Taxable 195 65%

Declining or sub-par EAV growth (3 out of 5 years) (taxable parcels only)

Unused Quarry, Mines, Rail, etc.

Blighted Before Vacant 67 22%

Chronic Flooding

Unused or Illegal Disposal Site

nd 
1

nd 
1

nd 
1

VACANT LAND FACTORS (1 or More):

1 
Not determined

nd 
1

nd 
1

VACANT LAND FACTORS (2 or More):

nd 
1

nd 
1

Yes
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exhibit blighted conditions or such conditions may lead to further blight without a program of inter-
vention to induce private and public investment. 
 
The qualifying conditions that exist are detrimental to the 2019 Amendment as a whole, and the long-
term interests of the taxing districts. The various projects contemplated in this tax increment pro-
gram will serve to reduce or eliminate these deficiencies and ultimately lead to a stronger tax base for 
all overlapping taxing districts. 
 
Therefore, it is concluded that public intervention is necessary because of the conditions documented 
herein and the lack of private investment in the 2019 Amendment. The City Council should review 
the analysis contained in this report and, if satisfied with the findings contained herein, proceed with 
the adoption of these findings in conjunction with the adoption of the Plan. 
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SECTION IV – REDEVELOPMENT PLAN 
 

A. Introduction 

This section presents the Redevelopment Plan and Project for the 2019 Amendment. Pursuant to the 
Tax Increment Allocation Redevelopment Act, when the finding is made that an area qualifies as a 
conservation, blighted, combination of conservation and blighted areas, or industrial park conserva-
tion area, a Redevelopment Plan must be prepared.  A Redevelopment Plan is defined in the TIF Act 
as "the comprehensive program of the municipality for development or redevelopment intended by 
the payment of redevelopment project costs to reduce or eliminate those conditions the existence of 
which qualified the Redevelopment Project Area as a ‘blighted area’ or ‘conservation area’ or combi-
nation thereof or ‘industrial park conservation area’, and thereby to enhance the tax bases of the 
taxing districts which extend into the Redevelopment Project Area". 
 

B. General Land Uses to Apply 

The proposed general land uses to apply to the 2019 Amendment are depicted in Exhibits F.1 and F.2. 
The land uses shown on the maps correspond with the Comprehensive Plan. The land use categories 
included, taken directly from the Comprehensive Plan, are defined as follows: 
 
Lower Density Residential: single-family and two-family dwellings 
Higher Density Residential: apartment complexes and mobile home parks 
Commercial: includes highway and neighborhood-level commercial businesses, but not trucking, 
shipping, warehousing, or outside storage facilities 
Office/Service: businesses that provide direct assistance and services to consumers such as real es-
tate, attorneys, accountants, banks, medical, beauty parlors, small repair shops, and insurance 
Industrial/Utility: heavy and light manufacturing and warehouse uses 
Community Facilities: uses that may support community needs such as churches, community centers, 
schools, fire stations, libraries, and police stations 
Parks and Recreation: parks, golf courses, public outdoor athletic facilities, and other spaces the pub-
lic can use to congregate 
Policy Contingent: includes undeveloped land where the use may be determined at a later date based 
on its suitability for the proposed use 
 

C. Objectives 

Some of the objectives of the Plan are based on goals and strategies taken from the Comprehensive 
Plan and the Neighborhood of Hope Master Plan. Other objectives were formulated pursuant to the 
spirit of the TIF Act and priorities of the City. The full list of objectives is as follows: 
 

1. Encourage and assist private investment in new and existing housing options. It is important 
that new housing development include both affordable and market-rate options. 

2. Encourage and assist private investment in new and existing commercial buildings to provide 
employment opportunities in the 2019 Amendment and the surrounding neighborhoods. 

3. Provide for safe and efficient traffic circulation within the 2019 Amendment. 

4. Upgrade aging and deficient infrastructure and public facilities, including parks and green 
space. 
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5. Reduce or eliminate those conditions that qualify the 2019 Amendment as eligible for tax 
increment financing by carrying out the Plan. 

6. Enhance the real estate tax base for the City and all overlapping taxing districts through the 
implementation and completion of the activities identified herein. 

7. Complete all public and private actions required in this Plan in an expeditious manner. 

 

D. Program Policies to Accomplish Objectives 

The City determined that it is appropriate to provide limited financial incentives for private invest-
ment within the 2019 Amendment. It was determined, through redevelopment strategies previously 
utilized by the City, that tax increment financing constitutes a key component of leveraging private 
investment. The City will incorporate appropriate provisions in any redevelopment agreement be-
tween the City and private investors to assure that redevelopment projects achieve the objectives 
stated herein and accomplish the various redevelopment projects described below. 
 

E. Redevelopment Projects 

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public and 
private activities will need to be undertaken, including a combination of private developments and 
public investment in infrastructure improvements. Improvements and activities necessary to imple-
ment the Plan may include the following: 
 

F. Private Redevelopment Activities: 

a. Building repairs, renovation and retrofitting existing buildings.  Housing rehabilitation for exist-
ing single-family and multi-family units, particularly for low and moderate income individu-
als. Improvements to existing contributing historic buildings is encouraged, including im-
provements to contributing historic buildings, if such improvements can be accomplished in 
a way that are physically and economically viable; 

b. Demolition of existing buildings. Demolition of existing buildings, particularly obsolete build-
ings, is anticipated to advance private mixed-use redevelopment projects; 

c. Construction of private buildings.   Construction of new buildings is anticipated as part of pri-
vate redevelopment projects; and 

d. Interest costs incurred by a redeveloper related to the construction, renovation or rehabilitation 
of a redevelopment project with priority given to such costs associated with the development 
of affordable housing units provided that such payments in any one year may not exceed 30% 
of the annual interest costs incurred by the redeveloper with regard to the redevelopment 
project during that year and subject to the applicable provisions of the TIF Act. 

 

G. Public Redevelopment Activities: 

Public improvements and support activities will be used to induce and complement private invest-
ment in the 2019 Amendment.  These may include, but are not limited to, the following activities: 
 

a. Land assembly and site preparation.  In order to facilitate redevelopment, it may be necessary 
for TIF to help finance land acquisition or to assist in site preparation, including building 
demolition, environmental remediation, and other steps to prepare sites for development; 
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b. Public works improvements:  Improvements to streets and sidewalks, upsizing of water mains 
and replacement of old fire hydrants, repair and lining of sewers, installation of streetscape 
amenities such as landscaping, way finding signage, and other public space and park enhance-
ments; 

c. Marketing of properties and promoting development opportunities . The City will help to promote 
the opportunities available for investment in the 2019 Amendment; and 

d. Other programs of financial assistance as may be provided by the City.  The TIF Act defines eligible 
redevelopment project costs that are summarized in Section J, on the following pages.  The 
City’s involvement with redevelopment activities may include all those authorized by the TIF 
Act, as needed. 

 

H. Land Assembly, Displacement Certificate, and Relocation Assistance: 

To achieve the objectives of the Plan, land assembly by the City and eventual conveyance to private 
entities may be necessary to attract private development interest. Therefore, property located within 
the 2019 Amendment may be acquired by the City or private parties, as necessary, to implement a 
specific public or private redevelopment project. 
 

It should be noted that no redevelopment project has been identified for any properties within the 
2019 Amendment as of the completion of this document. However, the City will continue to acquire 
properties that represent serious health and safety concerns through its code enforcement program. 
 

For the purposes of this Plan, it is assumed and certified by the City that not more than 10 residential 
units will be displaced as a result of redevelopment projects that may be approved by this Plan. In the 
event that a redevelopment project should be proposed that will result in more than 10 units being 
displaced either as a result of the project or which will exceed the cumulative total since the adoption 
of this Plan, a Housing Impact Study will be conducted and this Plan will be amended in accord with 
the requirements of the TIF Act. This certification does not apply to properties that the City may 
acquire and demolish that have been condemned for occupancy and are not associated with any ap-
proved redevelopment project. This may or may not involve occupied units. 
 
In the event that households of low-income or very low-income persons inhabit any residential hous-
ing units where relocation of the occupants is required, relocation assistance will be provided to such 
persons. Affordable housing and relocation assistance shall not be less than that which would be pro-
vided under the Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 
1970 and the regulations under that Act, including the eligibility criteria. Affordable housing may be 
either in existing or newly constructed buildings. For purposes of this requirement in the Act, “low-
income households”, “very low-income households” and “affordable housing” have the meanings set 
forth in the Illinois Affordable Housing Act. 
 

I. Estimated Redevelopment Project Costs 

The estimated costs associated with the eligible redevelopment activities are presented in Table 4 – 

Estimated Redevelopment Project Costs. 
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Table 4 – Estimated Redevelopment Project Costs 

 
 
This estimate includes reasonable or necessary costs incurred, or estimated to be incurred, in the 
implementation of this Plan.  These estimated costs are subject to refinement as specific plans and 
designs are finalized and experience is gained in implementing this Redevelopment Plan and do not 
include public financing costs or interest payments that may be incurred in conjunction with redevel-
opment projects. 
 

In addition to the proposed TIF funding, the City may seek the assistance of various State of Illinois 
Departments (i.e. Transportation, Commerce and Economic Opportunity, etc.), or appropriate agen-
cies of the Federal Government to assist in funding site preparation, infrastructure, or other required 
projects or improvements.  To the extent additional funds can be secured from the State of Illinois, 
or any Federal program or other public or private sources, the City may use such funding sources in 
furtherance of the Redevelopment Plan and Project. 
 

J. Description of Redevelopment Project Costs 

Costs that may be incurred by the City in implementing the Plan may include project costs and ex-
penses as itemized in Table 4, subject to the definition of “redevelopment project costs” as contained 
in the TIF Act, and any other costs that are eligible under said definition.  Itemized, below, is the 
statutory listing of “redevelopment project costs” currently permitted by the TIF Act. Please, note 
that some of the following narrative has been paraphrased (see full definitions in the TIF Act). 
 

Original RPA Amended RPA Total Amended

Description Estimated Cost Estimated Cost Estimated Cost

A. Public Works or Improvements $6,037,000 $313,000 $6,350,000

B. Property Assembly $0 $2,423,000 $2,423,000

C. Building Rehabilitation $0 $6,350,000 $6,350,000

D. Taxing District Capital Costs $0 $121,000 $121,000

E. Job Training $0 $485,000 $485,000

F. School District Increased Costs $0 $485,000 $485,000

G. Interest Costs Incurred by Developers $0 $1,575,000 $1,575,000

Interest Subsidies, marketing, and financial assistance activities

H. Planning, Legal and Professional Services $0 $242,000 $242,000

I. General Administration $0 $121,000 $121,000

J. Financing Costs See Note 3 See Note 3 See Note 3

Total Estimated Costs $6,037,000 $12,115,000 $18,152,000

Notes:

2. Adjustments may be made among line items w ithin the budget to reflect program implementation experience.

3.  Municipal f inancing costs such as interest expense, capitalized interest and cost of issuance of obligations are not quantif ied herein.  These 

costs are subject to prevailing market conditions and w ill be considered part of the total redevelopment project cost if  and w hen such financing 

4. Private redevelopment costs and investment are in addition to the above.

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for inflation from the date of the Plan 

adoption, per subsection 11-74.4.5 (c) of the Act.

(Improvement of streets, curb and gutters, utilities and other 

public improvements)

(Acquisition of land, building demolition and site preparation)

(Pursuant to paragraph (7.5) of subsection (q) of Section 11-74.4-

3 of the TIF Act)

1. All costs show n are in 2019 dollars.
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1. Costs of studies, surveys, development of plans and specifications, wetland mitigation plans, 
implementation and administration of the Plan, including but not limited to staff and pro-
fessional service costs for architectural, engineering, legal, environmental, financial, planning 
or other services, subject to certain limitations: 

a. There are limitations on contracts for certain professional services with respect to term, 
services, etc. 

b. Annual administrative costs shall not include general overhead or administrative costs of 
the municipality that would still have been incurred by the municipality if the municipal-
ity had not designated a Redevelopment Project Area or approved a Redevelopment Plan.  

c. Marketing costs are allowable if related to marketing sites within the Redevelopment 
Project Area to prospective businesses, developers and investors. 

2. Property assembly costs, including but not limited to acquisition of land and other property, 
real or personal or interest therein, demolition of buildings, site preparation, site improve-
ments that serve as an engineered barrier addressing ground level or below ground level en-
vironmental contamination, including but not limited to parking lots and other concrete or 
asphalt barriers, and the clearing and grading of land. 

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private 
buildings, fixtures and leasehold improvements; and the cost of replacing an existing public 
building if, pursuant to the implementation of a redevelopment project, the existing public 
building is to be demolished to use the site for private investment or devoted to a different 
use requiring private investment; including any direct or indirect costs relating to Green 
Globes or LEED certified construction elements or construction elements with an equivalent 
certification. 

4. Costs of the construction of public works or improvements, including any direct or indirect 
costs relating to Green Globes or LEED certified construction elements or construction ele-
ments with an equivalent certification, except that on and after November 1, 1999, redevel-
opment project costs shall not include the cost of constructing a new municipal public build-
ing principally used to provide offices, storage space, or conference facilities or vehicle stor-
age, maintenance, or repair for administrative, public safety, or public works personnel and 
that is not intended to replace an existing public building as provided under paragraph (3) of 
subsection (q) of Section 11‑74.4‑3 of the TIF Act unless either:  

a. the construction of the new municipal building implements a redevelopment project that 
was included in a Redevelopment Plan that was adopted by the municipality prior to No-
vember 1, 1999; or 

b. the municipality makes a reasonable determination in the Redevelopment Plan, sup-
ported by information that provides the basis for that determination, that the new mu-
nicipal building is required to meet an increase in the need for public safety purposes 
anticipated to result from the implementation of the Redevelopment Plan. 

5. Cost of job training and retraining projects, including the cost of “welfare to work” programs 
implemented by businesses located within the Redevelopment Project Area. 

6. Financing costs, including but not limited to, all necessary and incidental expenses related to 
the issuance of obligations (see definition of “obligations” in the TIF Act), and which may 
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include payment of interest on any obligations issued thereunder including interest accruing 
during the estimated period of construction of any redevelopment project for which such ob-
ligations are issued and for not exceeding thirty-six (36) months thereafter, and including 
reasonable reserves related thereto. 

7. To the extent the municipality by written agreement accepts and approves the same, all or a 
portion of a taxing district's capital costs resulting from the redevelopment project neces-
sarily incurred or to be incurred within a taxing district in furtherance of the objectives of the 
Redevelopment Plan and project. 

For Redevelopment Project Areas designated (or Redevelopment Project Areas amended to 
add or increase the number of tax -increment-financing assisted housing units), an elemen-
tary, secondary, or unit school district’s increased costs attributable to assisted housing units 
located within the Redevelopment Project Area for which the developer or redeveloper re-
ceives financial assistance through and agreement with the municipality or because the mu-
nicipality incurs the cost of necessary infrastructure improvement projects within the bound-
aries of the assisted housing sites necessary for the completion of that housing as authorized 
by the Act, shall be paid by the municipality from the Special Tax Allocation Fund under cer-
tain conditions.  For specific conditions and formulae used to determine payments due to a 
school district, see Subsection 11-74.4-3 (q) (7.5) of the Act. 

8. Relocation costs to the extent that a municipality determines that relocation costs shall be 
paid or it is required to make payment of relocation costs by Federal or State law or in order 
to satisfy Subsection 11-74.4-3 (n) (7) of the TIF Act (re: federal Uniform Relocation Assis-
tance and Real Property Acquisition Policies Act requirements). 

9. Payments in lieu of taxes (not common; see definition in TIF Act). 

10. Costs of job training, retraining, advanced vocational education or career education, includ-
ing but not limited to courses in occupational, semi-technical or technical fields leading di-
rectly to employment, incurred by one or more taxing districts, provided that such costs: 

a. are related to the establishment and maintenance of additional job training, ad-
vanced vocational education or career education or career education programs for 
persons employed or to be employed by employers located in a Redevelopment Pro-
ject Area; and  

b. when incurred by a taxing district(s) other than the municipality, are set forth in a 
written agreement between the municipality and the taxing district or taxing dis-
tricts, which agreement describes the programs to be undertaken, including but not 
limited to the number of employees to be trained, a description of the training and 
services to be provided, the number and types of positions available or to be available, 
itemized costs of the program and sources of funds to pay for the same, and the terms 
of the agreement.  Such costs include, specifically, the payment by community college 
districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Com-
munity College Act, and by school districts of costs pursuant to Sections 10-22.20a 
and 10-23.3a of the School Code. 

11. Interest costs incurred by a redeveloper related to the construction, renovation or rehabilita-
tion of a redevelopment project provided that: 

a. such costs are to be paid directly from the special tax allocation fund established pursuant 
to this TIF Act; 
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b. such payments in any one year may not exceed 30% of the annual interest costs incurred 
by the redeveloper with regard to the redevelopment project during that year; 

c. if there are not sufficient funds available in the special tax allocation fund to make the 
payment pursuant to this paragraph, then the amounts so due shall accrue and be payable 
when sufficient funds are available in the special tax allocation fund; 

d. the total of such interest payments paid pursuant to the TIF Act may not exceed 30% of 
the total (i) cost paid or incurred by the redeveloper for the redevelopment project, plus 
(ii) redevelopment project costs, excluding any property assembly costs and any reloca-
tion costs incurred by a municipality pursuant to the TIF Act. 

12. Unless explicitly stated in the TIF Act, the cost of construction of new privately owned build-
ings shall not be an eligible redevelopment project cost. 

13. None of the redevelopment project costs enumerated above shall be eligible redevelopment 
project costs if those costs would provide direct financial support to a retail entity initiating 
operations in the Redevelopment Project Area, while terminating operations at another Illi-
nois location within 10 miles of the Redevelopment Project Area but outside the boundaries 
of the Redevelopment Project Area municipality.  For purposes of this paragraph, termination 
means closing of a retail operation that is directly related to the opening of the same opera-
tion or like retail entity owned or operated by more than 50% of the original ownership in a 
Redevelopment Project Area; but it does not mean closing an operation for reasons beyond 
the control of the retail entity, as documented by the retail entity, subject to a reasonable 
finding by the municipality that the current location contained inadequate space, had become 
economically obsolete, or was no longer a viable location for the retailer or serviceman. 

14. No cost shall be a redevelopment project cost in a redevelopment project area if used to de-
molish, remove, or substantially modify a historic resource, after August 26, 2008 (the effec-
tive date of Public Act 95-934), unless no prudent and feasible alternative exists. "Historic 
resource" for the purpose of this item (14) means  

a. place or structure that is included or eligible for inclusion on the National Register of 
Historic Places or  

b. contributing structure in a district on the National Register of Historic Places. 

c. This item (14) does not apply to a place or structure for which demolition, removal, 
or modification is subject to review by the preservation agency of a Certified Local 
Government designated as such by the National Park Service of the United States 
Department of the Interior. 
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SECTION V - OTHER FINDINGS AND REQUIREMENTS 
 

A. Conformance with Comprehensive Plan 

Development projects proposed to be undertaken in implementing this Redevelopment Plan conform 
to the City’s Comprehensive Plan (Springfield Comprehensive Plan 2017-2037).  The Plan and the Land 
Use Plan discussions and Land Use Plan maps generally do not envision major land use changes, but 
recommend a focus on residential in-fill development (lower density with some medium density res-
idential) focusing on the portions of the 2019 Amendment that have become vacant due to demoli-
tion of deteriorated structures (the Area covers parts of Sectors 7 and 12 in the City identified in the 
Comprehensive Plan). Exhibit F.1 and F.2, on the following pages, designate the entire 2019 Amend-
ment in various land use categories that mirror the land use recommendations and discussion in the 
City’s Comprehensive Plan.  In addition, this TIF Plan is consistent with several of the stated objec-
tives of the Comprehensive Plan. 
 

B. Area, on the Whole, Not Subject to Growth and Development 

The lack of area-wide investment in growth and development is indicative, in part, by the fact that 
the tax base of the 2019 Amendment has fallen since 2013 by approximately $563,177 or a decline 
of 7.9% (See Table 5 - EAV Trends (2013-2018)). 
 

Table 5 – EAV Trends (2013-2018) 

 
 

C. Would Not be Developed “But For” Tax Increment Financing 

The City has found that the Area would not reasonably be developed without the use of tax increment 
revenues. The City further commits that such incremental revenues will be utilized for the develop-
ment and revitalization of the 2019 Amendment as provided in the TIF Act. Underscoring the eco-
nomic need for municipal financial assistance in the form of tax increment financing is the certainty 
that there will not be commitments for private development and revitalization without the City’s 
commitment to provide such municipal financial assistance. Even with public financial assistance, 
redevelopment projects will be a challenge. Furthermore, the eligibility factors documented in this 
Plan contribute to the “but for” argument. These conditions discourage private investment and will 
likely worsen as buildings continue to age further and building vacancies remain. 
 

D. Assessment of Financial Impact 

The City finds that the Plan and Redevelopment Projects proposed by this Plan will not place signifi-
cant additional demands on facilities or services for any local taxing body.  Currently, police and fire 
services and facilities appear to be adequate for the foreseeable future.  In addition, the City and Joint 
Review Board will monitor the progress of the TIF program and its future impacts on all local  taxing  

EAV

2013

EAV

2018 Change Percent

Annual

Percent

Rate

Redevelopment Project Area 7,730,370$       7,004,650$       (725,720)$          -9.4% -2.0%

Balance of City 2,262,691,376$ 2,445,960,871$ 183,269,495$     8.1% 1.6%

CPI
1 

232.957 251.107 18.2 7.8% 1.5%

1
Consumer Price Index for All Urban Consumers. Source:  U.S. Bureau of Labor Statistics
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Exhibit F.1 – General Land Use Plan for Vacant Property 
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Exhibit F.2 – General Land Use Plan for 2019 Amendment 

  



2019 Amendment to the Far East TIF  Springfield, Illinois 
October 2019 

44 

districts.  In the event significant adverse impacts are identified that increase demands for facilities 
or services in the future, the City will consider utilizing tax increment proceeds or other appropriate 
actions, to the extent possible, to assist in addressing the needs. 
 

E. Estimated Date for Completion of the Redevelopment Project 

The estimated date for completion of the Redevelopment Project or retirement of obligations issued 
shall not be later than December 31st of the year in which the payment to the City Treasurer, as pro-
vided in subsection (b) of Section 11-74.4-8 of the TIF Act, is to be made with respect to ad valorem 
taxes levied in the 35th calendar year after the year in which the ordinance approving the Area is 
adopted. 
 

F. Most Recent Equalized Assessed Valuation 

The most recent total EAV for the Area has been determined by the City to be $7,004,650, based on 
Sangamon County’s 2018 tax year (payable 2019) property assessment data. After adoption of the 
TIF Plan, establishing the boundaries of the Redevelopment Project Area and adopting tax increment 
financing for said Area by the City Council, the City will make a request to the County Clerk of San-
gamon County to certify the base EAV for each parcel of real estate located within the Area. Attach-

ment 3, in the Appendix, provides a map and corresponding list of parcel numbers, owner infor-
mation, and most recent equalized assessed valuation for each parcel. 
 

G. Redevelopment Valuation 

Contingent on the adoption of this Plan and commitment by the City to the redevelopment program 
described herein, the City anticipates that the private redevelopment investment in the Area will in-
crease the EAV of the Area by $2 to $3 million (2019 dollars) upon completion of the redevelopment 
projects. 
 

H. Source of Funds 

The primary source of funds to pay for redevelopment project costs associated with implementing 
this Plan shall be funds collected pursuant to tax increment financing to be adopted by the City.  Un-
der such financing, tax increment revenue resulting from an increase in the EAV of property in the 
Area shall be allocated to a special fund each year (the "Special Tax Allocation Fund").  The assets of 
the Special Tax Allocation Fund shall be used to pay redevelopment project costs and retire any obli-
gations incurred to finance redevelopment project costs. 
 
In order to expedite implementation of this Redevelopment Plan and construction of the public im-
provements, the City, pursuant to the authority granted to it under the TIF Act, may issue bonds or 
other obligations to pay for the eligible redevelopment project costs.  These obligations may be se-
cured by future revenues to be collected and allocated to the Special Tax Allocation Fund. 
 
If available, revenues from other economic development funding sources, public or private, may be 
utilized.  These may include State and Federal programs, local retail sales tax, applicable revenues 
from any adjoining tax increment financing areas, and land disposition proceeds from the sale of land 
in the Area, as well as other revenues.  The final decision concerning redistribution of yearly tax in-
crement revenues may be made as part of a bond ordinance.  
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I. Nature and Term of Obligations 

Without excluding other methods of City or private financing, the principal source of funding will be 
those deposits made into the Special Tax Allocation Fund of monies received from the taxes on the 
increased EAV (above the initial EAV) of real property in the Far East TIF area.  These monies may be 
used to reimburse private or public entities for the redevelopment project costs incurred or to amor-
tize obligations issued pursuant to the TIF Act for a term not to exceed 20 years bearing an annual 
interest rate as permitted by law.  Revenues received in excess of 100% of funds necessary for the 
payment of principal and interest on the bonds and not needed for any other redevelopment project 
costs or early bond retirements shall be declared as surplus and become available for distribution to 
the taxing districts to the extent that this distribution of surplus does not impair the financial viabil-
ity of the any projects.  One or more bond issues may be sold at any time in order to implement this 
Redevelopment Plan. 
 

J. Fair Employment Practices and Affirmative Action 

The City will insure that all private and public redevelopment activities are constructed in accordance 
with fair employment practices and affirmative action by any and all recipients of TIF assistance. 
 

K. Reviewing and Amending the TIF Plan 

This Redevelopment Plan may be amended in accordance with the provisions of the TIF Act.  Also, 
the City shall adhere to all reporting requirements and other statutory provisions.



 

 

 
 
 
 
 
 

APPENDIX 
  



 

 

ATTACHMENT 1 – 2012 AMENDED FAR EAST TIF RPA BOUNDARY 

 



 

 

ATTACHMENT 2 – PHOTOGRAPHIC EVIDENCE 
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PGAV staff accompanied by a member of the City planning staff conducted a parcel by parcel survey to 

document existing conditions in the Area from December 4 through 8, 2017. City and PGAV staff 

members conducted an additional field review of properties in the area on April 11 and 12, 2018. On 

May 29, 2019, City and PGAV staff performed a field review in the area to confirm the presence of 

qualifying factors and changes in building vacancy. Land use, property conditions, and other relevant 

data cited in this document reflect any differences that were discovered as a result of the additional field 

reviews performed in the area. The following images are indicative of property conditions throughout 

the 2019 Amendment. 

 
Deterioration (Structures) 

The following pages contain pictures of structures exhibiting deterioration. 

 

   
Boarded up windows at 1411 E Jefferson St  

Deteriorated roof materials at 1411 E Jefferson 

St 

 

  
Broken windows at 1800 E Adams St Deteriorated roof materials at 1618 E Adams St 
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Deterioration (Structures) Cont’d 

  
Deteriorated fascia and roof material at 1332 E    

Adams St 

Deteriorated bricks in need of tuckpointing at  

1304 E Monroe St 

 

  
Deteriorated patio at 1201 E Jackson St  Broken and boarded up windows at 1225 E Edwards St 
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Deterioration (Structures) Cont’d 

 

  
Broken and boarded up windows at 1220 E  

Jackson St 

Deteriorated siding and patio wall at 1131 E 

Cook St 

 

  
Deteriorated roof material at 729 S 14th St 

       Deteriorated door at 700 S 12th St 

 

  
Deteriorated roof material at 1217 Cass St 

Deteriorated siding, roof material, and door at 

801 S 14th St 
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Deteriorated and missing siding at 1216 E   Deteriorated roof material at 1201 E Pine St 

Stuart St 

 

  
Deteriorated and boarded up windows at 1104  

S Grand Ave 

Deteriorated and missing siding at 1218 S 11th 

St 
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Deterioration (Site Improvements) 

The following pages contain pictures of site improvements exhibiting deterioration. 

 

  
Deteriorated driveway at 1317 E Monroe St Deteriorated driveway and sidewalk at 1310 E 

Adams St 

 

  
Deteriorated driveway at 1317 E Monroe St Deteriorated and collapsed fence at 1303 E 

Edwards St 
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Deterioration (Site Improvements) Cont’d 

 

  
Deteriorated driveway and sidewalk at 1204 E  Collapsed fence at 1212 E Stuart St 

Edwards St 

 

  
Deteriorated driveway behind 1113 S Grand Ave Deteriorated driveway at 1404 S Loveland Ave 
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ATTACHMENT 4 – HISTORIC AERIAL IMAGE COMPARISON (2005 and 2014) 
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Attachment 5 – Legal Description 
 

PROPOSED EXPANSION TO FAR EAST TIF DISTRICT 
LEGAL DESCRIPTION 

 
Part of Sections 27, 34, 35, and 36 in Township 16 North, Range 5 West of the Third Principal 
Meridian and part of Section 3 in Township 15 North, Range 5 West of the Third Principal 

Meridian, all in Sangamon County, Illinois, described as follows: 
 
Beginning at the intersection of the South line of Adams Street and the East line of Eleventh 
Street; thence North along the East line of Eleventh Street to the North line of Washington 
Street; thence East along the North line of Washington Street to West line of Fourteenth Street; 
thence North along the West line of Fourteenth Street to the South line of Jefferson Street; 
thence West along the South line of Jefferson Street to the West line of Thirteenth Street; 
thence North along the West line of Thirteenth Street extended to the southerly line of Twelfth 
Street; thence easterly along the southerly line of Twelfth Street to the East line of vacated 
Fourteenth Street; thence North along East line of vacated Fourteenth Street extended to the 
North line of Springfield Housing Authority Plat No. 1, also being the South line of the SHA TIF 
District; thence easterly along the South line of the SHA TIF District to the West line of Fifteenth 

Street extended; thence South along the West line of Fifteenth Street extended to South Line of 
Clear Lake Avenue to the East line of Fifteenth Street; thence South along the East line of 
Fifteenth Street to the South line of Jefferson Street; thence West along the South line of 
Jefferson Street to the East line of Lot 13 of Cottage Garden Addition; thence South along the 
East line of Lots 13, 11 and 9 of Cottage Garden Addition to the Southeast corner of said Lot 9; 
thence East along an extension of the South line of Lot 10 of Cottage Garden Addition to East 
line of Fifteenth Street; thence South along the East line of Fifteenth Street to the North line of 
the alley in Block 1 of Lewis and Adams’ Addition; thence East along the North line of said alley 
to the Southwest corner of Lot 5 in said Block 1; thence South along the West line of Lot 12 in 
said Block to the Southwest corner of said Lot 12; thence East along the North line of Adams 
Street to the Southeast corner of Lot 12 in Block 2 of Lewis and Adams’ Addition; thence North 
along the East line of said Lot 12 to the Northeast corner of said Lot 12; thence West along the 

North line of Lots 12, 11, 10 and 9 in said Block 2 to the West line of Sixteenth Street; thence 
North along the West line of Sixteenth Street to the South line of Washington Street; thence 
East along the South line of Washington Street to the West line of Martin Luther King Jr. Drive; 
thence southerly along the West line of Martin Luther King Jr. Drive to the North line of Adams 
Street; thence East along the North line of Adams Street to the East line of McCreery Avenue; 
thence South along the East line of McCreery Avenue to the South line of Capital Avenue; 
thence West along the South line of Capital Avenue to the to the East line of Martin Luther King 
Jr. Drive; thence South along the East line of Martin Luther King Jr. Drive to the South  line of 
the alley in Block 19 of Mather and Wells’ Addition; thence West along the South line of the alley 
in Block 18 of Mather and Wells’ Addition to the Northwest corner of Lot 11 in said Block 18; 
thence North along west line of Lot 6 in said Block 18 to the South line of Capital Avenue; 
thence West along the South line of Capital Avenue to the Northwest corner of Lot 7 in said 

Block 18; thence North along the West line of Lot 10 in Block 2 of L.B. Adams Addition to the 
South line of the alley in said Block 2; thence West along South line of the alley in said Block 2 
to the West line of said Block 2; thence North along the West line of said Block 2 to the South 
line of the alley in Block 1 of L.B. Adams Addition; thence West along an extension of said alley 
to the West line of Fifteenth Street; thence North along the West line of Fifteenth Street to the 
South line of Adams Street; thence West along the South line of Adams Street to the East line 
of Fourteenth Street; thence South along the East line of Fourteenth Street to the South line of 
Capital Avenue; thence West along the South line of Capital Avenue to the East line of 



Thirteenth Street; thence South along the East line of Thirteenth Street to the North line of 
Edwards Street; thence East along the North line of Edwards Street to the West line of 
Fourteenth Street; thence South along the West line of Fourteenth Street to the South line of 
Cook Street; thence East along the South line of Cook Street to the northeasterly line of former 
Singer Avenue; thence southeasterly along the northeasterly line of former Singer Avenue to the 
West line of Eastdale Avenue; thence South along the West line of Eastdale Avenue to the 
southwesterly line of former Singer Avenue; thence southeasterly along the southwesterly line 

of Singer Avenue to the West line of Schackleford Drive; thence South along the West line of 
Schackleford Drive to the North line of South Grand Avenue; thence West along the North line 
of South Grand Avenue to the West line of South Grand Pointe 2nd Addition; thence North along 
the West line of South Grand Pointe 2nd Addition to the Northwest corner of Lot 31 of South 
Grand Pointe 2nd Addition; thence West along an extension of the North line of said Lot 31 to the 
West line of the former Illinois Terminal Railroad; thence southerly along the West line of the 
former Illinois Terminal Railroad to the southwesterly line of Old Rochester Road; thence 
northwesterly along the southwesterly line of Old Rochester Road to West line of the Southeast 
Quarter of Southeast Quarter of said Section 35; thence South along said West line to the 
Southwesterly line of former Baltimore and Ohio Railroad; thence southeasterly along the 
Southwesterly line of former Baltimore and Ohio Railroad to the East line of Taylor Avenue; 
thence continuing southeasterly along the Southwesterly line of former Baltimore and Ohio 

Railroad 195.32 feet to a line 168.80 feet east of the East line of Pierik’s East Side Addition; 
thence South along said line parallel to the East line of Pierik’s East Side Addition to the North 
Line of South Grand Avenue; thence West along the North Line of South Grand Avenue to the 
East line of Taylor Avenue; thence North along the East line of Taylor Avenue to the North Line 
of South Grand Avenue; thence West along the North Line of South Grand Avenue to the West 
line of Pope Avenue; thence South along West line of Pope Avenue to the centerline of South 
Grand Avenue; thence West along the centerline of South Grand Avenue to the East line of 
Wheeler Avenue; thence North along the East line of Wheeler Avenue to the North Line of 
South Grand Avenue; thence West along the North Line of South Grand Avenue to the East line 
of Fourteenth Street; thence South along the East line of Fourteenth Street to the South line of 
Pine Street; thence West along the South line of Pine Street to the East line of the Norfolk 
Southern Railroad; thence North along the East line of the Norfolk Southern Railroad to the 

centerline of South Grand Avenue; thence East along the East line of the Norfolk Southern 
Railroad to the North line of South Grand Avenue; thence East along the North line of South 
Grand Avenue to the West line of Barrett’s Addition; thence North along the West line of 
Barrett’s Addition to the North Line of Outlot 11; thence East along the North Line of Outlot 11 to 
a line 100.00 feet east of the West line of Barrett’s Addition; thence North parallel to the West 
line of Barrett’s Addition to the South line of Outlot 7 in Barrett’s Addition; thence East along the 
South line of Outlot 7 in Barrett’s Addition to the East line of said Outlot 7; thence North to the 
South line of Outlot 2; thence West along the South line of Outlot 2 to a point 120.00 feet East of 
the West line of Barrett’s Addition; thence North parallel to the West line of Barrett’s Addition to 
the South line of Kansas Street; thence West along the South line of Kansas Street to the West 
line of Barrett Street; thence North along the West line of Barrett Street to the North line of Cook 
Street; thence East along the North line of Cook Street to the West line of Eleventh Street; 

thence North along the West line of Eleventh Street to the North line of Capital Avenue; thence 
East along the North line of Capital Avenue to the West line of Twelfth Street; thence North 
along the West line of Twelfth Street to the North line of Monroe Street; thence East along the 
North line of Monroe Street to the West line of Thirteenth Street; thence North along the West 
line of Thirteenth Street to the South line of Adams Street; thence West along the South line of 
Adams Street to the point of beginning, containing 650.231 acres, more or less. 


