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I.   AMENDMENT TO REDEVELOPMENT PLAN AND PROJECT 
 
This report entitled Downtown Square Amended Redevelopment Plan and Project, Washington 
Illinois, September 2009 (the “Amended Plan”) is an amendment to the Tax Increment 
Redevelopment Plan, Downtown Square, Washington, Illinois, October 1986 (the “Original 
Plan”). This Amended Plan has been prepared under the Tax Increment Allocation 
Redevelopment Act (65 ILCS 5/11-74.4-1 et seq., as supplemented and amended) (the “Act”).  
This Amended Plan results from the extension of the Downtown Square TIF District plan from 
2009 to 2021 by PA 96-0213 effective August 10, 2009. 
 
This Amended Plan modifies portions of the Original Plan.  However, unless otherwise noted it 
leaves the Original Plan intact. The Original Plan refers to conditions at the time the Original 
Plan was prepared. This amendment is being prepared due to changes in the Act or the Original 
Plan or a need to update the Original Plan because of the time extension and other related 
changes.     
 
The following changes are made in the Amended Plan as related to the Downtown Square 
Redevelopment Project Area (the “Redevelopment Project Area”). 

1.    Section IV. Redevelopment Program in the Original Plan is amended as follows: 
A.  Section IV.A. is enhanced by adding a section entitled Amended Goals and 

Objectives 1986-2021 as IV.A.3. 
B.  Section IV.D. Predominant Land Use Projected is modified by the reference to 

the current land use map.  This Land Use Map is Exhibit 2A and is made part 
of this report by reference hereto. 

C. Section IV.E. Estimated Project Costs is replaced by the addition of             
Redevelopment Project Costs 1986-2021.  (Also Exhibit 4A). 

D.  Section IV.H. Anticipated Assessed Valuation is replaced by the Increment 
Projection found in Table 1. 

E.   Section IV.I. is added and entitled Program Activities 1986-2009. 
  
2.    Section V. Implementation Strategy in the Original Plan is amended as follows: 
 

A.  Section V.A. Project Costs is replaced by Section IV.E as Redevelopment 
Project Costs 1986-2021. 

B.   Section V.B. is renamed as Estimated Redevelopment Valuation 1986-2009. 
Section IV.I. reflects additional valuation and activities in the time prior to 2009 
and additional valuation and activities for the period 2009-2021. 

C.  Section V.D. is amended to replace the effective years of the TIF from 23 to 35 
with the ability to collect the 35th year increment in the 36th year. 

 
3.   Section VI. is renamed Section IX. Provisions for Amending the Tax Increment Plan 

in the Amended Plan. 
 
4.    Section VI. Redevelopment Policies is added to the Original Plan. 
5.    Section VII.  Redevelopment Program Certifications is added to the Original Plan. 



 

City of Washington, Illinois                                                                                                                        Page  2 
 Downtown Square TIF District 
Amended Redevelopment Plan and Project 

6.   Section VIII.  Findings is added to the Original Plan. 
 

 
In addition, the following Exhibits are added and made part of the Amended Plan by reference 
hereto: 
 

Exhibit IA:  Project Activities 1986-2021 

 Exhibit 2A:  General Land Use is replaced by the current Land Use Map 

Exhibit 3A: Description of Public Improvements 1986-2021 is added to reflect possible 
public improvements in the extension period and additional project that may 
have occurred in the original period from 1986-2009.  

Exhibit 4A adds Redevelopment Project Costs 2009-2021 

 
In all other cases, the Original Plan remains in place.  This includes Section II. Redevelopment 
Project Area Description, Section III. Existing Conditions in the Redevelopment Project Area, 
and the Legal Description. 
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1.A.   SECTION IV.A.3.  AMENDED GOALS AND OBJECTIVES 1986-2021 

1. Redevelopment Plan Goals 

Listed below are the general goals of this Amended Plan.  These goals provide the overall 
framework for guiding decisions during the continued implementation of this Amended Plan. 
 

a. An improved quality of life in the Redevelopment Project Area and the City. 

b. An environment within the Redevelopment Project Area that will contribute 
more positively to the health, safety and general welfare of the City and preserve 
or enhance the value of properties in and adjacent to Redevelopment Project 
Area. 

c. An increased sales tax base for the City and an increased property tax base for 
other local governments having jurisdiction overlapping the Redevelopment 
Project Area. 

d. A strengthened economy of the City and the larger community. 

e. An improved physical condition of the Redevelopment Project Area and the City.

  f. Arrest the spread of blighting factors and to preserve and enhance the value of 
prop properties adjacent to the redevelopment area as well as the value of 
existing and proposed development within the Redevelopment Project Area. 

2.   Redevelopment Plan Objectives 

Listed below are objectives being added as an amendment of the Original Plan, which guide 
planning decisions to achieve the goals and objectives contained in this Amended Plan. 
 

a. Reduce or eliminate those conditions that are leading to blight and qualify the 
Redevelopment Project Area as a “conservation area.”  These conditions were 
described in the Original Plan. 

b. Encourage a high-quality appearance of buildings, rights-of-way, and open 
spaces and encourage high standards of design. 

c Strengthen the economic well-being of the Redevelopment Project Area and 
the City by increasing business activity, tax base, and job opportunities. 

d. Assemble land into parcels of sufficient shape and size for disposition and 
redevelopment in accordance with this Amended Plan and contemporary 
development needs and standards. 

e Stimulate private investment in appropriate new construction and 
redevelopment. 

f. Provide needed public improvements or facilities in proper relationship to the 
projected demand for such facilities and in accordance with present-day design 
standards for such facilities.  Facilities will address the problems cited in the 
III.  Existing Conditions in the Redevelopment Project Area of the Original 
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Plan, provide utilities, and create rights-of-way and access to the sites. 
g. Provide needed incentives to encourage a broad range of improvements. 
h. Improve the visual attractiveness of the City through landscaping and 

coordination of design in the Redevelopment Project Area. 
i.. Increase residential, commercial, institutional and industrial development and 

redevelopment. 
j. Increase job opportunities. 

 

1.B.   SECTION IV.D.  LAND USE 

Current Land Use is illustrated in Exhibit 2A.  The Redevelopment Projects within the 
Redevelopment Project Area undertaken under this Amended Plan will conform to this land use.  

1.C.  SECTION IV.E.   REDEVELOPMENT PROJECT COSTS 1986-2021 

Section IV.E. Redevelopment Project Costs 1986-2021 replaces Section IV.E. of the Original 
Plan, Estimated Project Costs. 
 
Redevelopment Project Costs are defined within the Act and all costs to be paid or reimbursed in 
the Redevelopment Project Area will conform to this definition. 

Estimated Redevelopment Project Costs 

A wide range of redevelopment activities and improvements will be required to implement the 
Redevelopment Plan.  The activities and improvements and their estimated costs (2009 dollars) 
are summarized below.  To the extent that obligations are issued to pay for such Redevelopment 
Project Costs prior to, and in anticipation of, the adoption of TIF and designation of the 
Redevelopment Project Area, the City may directly pay or be reimbursed from Incremental 
Property Taxes for such Redevelopment Project Costs to their fullest extent.  These costs are 
subject to prevailing market conditions and are in addition to total Redevelopment Project Costs.  
 
Total Redevelopment Project Costs, described in this Redevelopment Plan, are intended to 
provide an upper estimate of expenditures and does not commit the City to undertake any 
particular Redevelopment Project Costs. 
 
While all of the costs in the budget are eligible Redevelopment Project Costs under the Act and 
this Redevelopment Plan, inclusion herein, does not commit the City to finance all these costs 
with TIF funds.   
 
(See notes below budget for additional information regarding Redevelopment Project Costs.)   
 

(1) Costs of studies, surveys, development of plans and specifications, 
implementation and administration (annual administrative costs shall 

$2,000,000
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not include general overhead or administrative costs of the 
municipality that would still have been incurred by the municipality 
if the municipality had not designated a Redevelopment Project Area 
or approved a Redevelopment Plan) of the Amended Plan including, 
but not limited to, staff and professional service costs for 
architectural, engineering, legal, financial, planning or other 
services.. . . . . . . . . . . . . . . . . . . . ………………… . . . . . . . . . . . .  . .  

(2) Costs of marketing sites within the Redevelopment Project Area to 
prospective businesses, developers, and investors . . . . . . . . . . . . . . . .  $500,000

(3) Property assembly costs, including, but not limited to, acquisition of 
land and other property, real or personal, or rights or interests herein, 
demolition of buildings, site preparation, site improvements that 
serve as an engineered barrier addressing ground level or below 
ground environmental contamination, including, but not limited to, 
parking lots and other concrete or asphalt barriers, and the clearing 
and grading of land. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  $3,000,000

(4) 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 
pursuant to the implementation of the 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 investments  

 

 

 

$10,000,000

(5) Costs of the construction of public works or improvements. . . . .  $10,000,000

(6) Costs of job training and retraining projects, including the cost of 
"welfare to work" programs implemented by businesses located 
within the Redevelopment Project Area . . . . . . . . . . . . . . . . . . . . . . . .      $200,000

(7) Financing costs, including, but not limited to, all necessary and 
incidental expenses related to the issuance of obligations and which 
may include payment of interest on any obligations including interest 
accruing during the estimated period of construction of the 
Redevelopment Project for which such obligations are issued and for 
not exceeding 36 months thereafter and including reasonable reserves 
related thereto. . . . . . . . . . . . . .  

 

 

 

$10,000,000

(8) To the extent the City, by written agreement, accepts and approves 
the same, all or a portion of a taxing district's capital costs resulting 
from the Redevelopment Project necessarily incurred or to be 
incurred within a taxing district in furtherance of the objectives of the 
Amended Plan and Project (impacts such as those on the City may be 
addressed through these funds). . . . . . . . . . . . . . . . . . . . . . . . .  

 

 

 

$10,000,000

(9) Relocation costs to the extent that a municipality determines that 
relocation costs shall be paid or is required to make payment of 
relocation costs by federal or State law or in order to satisfy 

 

 



 

City of Washington, Illinois                                                                                                                        Page  6 
 Downtown Square TIF District 
Amended Redevelopment Plan and Project 

subparagraph (7) of subsection (n) of Section 11-74.4-3 of the 
Act…………………………………………………………………….. 

 

$1,000,000 

(10) Payment in lieu of taxes. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .   $1,000,000

(11) Costs of job training, retraining, advanced vocational education or 
career  education, including but not limited to courses in 
occupational, semi-technical or technical fields leading directly to 
employment, incurred by one or more taxing districts, provided that 
such costs (i) are related to the establishment and maintenance of 
additional job training, advanced vocational education or career 
education programs for persons employed or to be employed by 
employers located in a Redevelopment Project Area; and (ii) when 
incurred by a taxing district or taxing districts other than the 
municipality, are set forth in a written agreement by or among the 
municipality and the taxing district or taxing districts, which 
agreement describes the program 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 type of positions 
available or to be available, itemized costs of the program and 
sources of funds to pay for the same, and the term 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 Community College Act and by school districts of costs 
pursuant to Sections 10-22.20a and 10-23.3a of the School Code. . . .  

 

 

 

 

 

 

 

 

 

 

 

 

$500,000

(12) Interest cost incurred by a redeveloper related to the construction, 
renovation or rehabilitation of a redevelopment project. . . . . . . . .  . . .  $10,000,000

(13) 50% of the cost of construction of new housing units to occupied by 
low income and very low income households as defined in Section 3 
of the Illinois Affordable Housing Act in lieu of (12) . . . . . .. . . . . . . . .  

 
$10,000,000

(14) Contributions to and from contiguous TIF’s. . . . . . . . . . . . . . . . . . . . . .  $3,000,000

(15) Contributions to Schools as required by the Act for an increased 
student population as a result of TIF Projects. . . . . . . . . . . . . . . . . . . . .  $2,000,000

(16) Contributions to Libraries as required by the Act for an increase in 
patrons as the result of TIF Projects . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

 

$1,000,000

 

The City may directly pay Redevelopment Project Costs or reimburse developers who incur 
Redevelopment Project Costs authorized by a redevelopment agreement.  
 
The City reserves the right to utilize revenues received under the Tax Increment Allocation 
Redevelopment Act for eligible costs from one Redevelopment Project Area in another 
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Redevelopment Project Area that is either contiguous to, or is separated only by a public right-
of-way from, the Redevelopment Project Area from which the revenues are received. 
 
It is anticipated that the City may choose to stage City expenditures for Redevelopment Project 
Costs on a reasonable and proportional basis to coincide with Redevelopment Project expenditures 
by private developers and the receipt of revenues from the Redevelopment Projects. 

 
Notes regarding Redevelopment Project Costs: 

1) All costs shown are in 2009 dollars. 
2) Private redevelopment costs and investment are in addition to the above.  
3) To the extent permitted by law, the City reserves the right to adjust and transfer budgeted 

amounts within the Total Redevelopment Project Budget among eligible Redevelopment 
Project Costs.  

4) Certain infrastructure work in connection with and appurtenant to the Redevelopment Project 
Area can be undertaken under the Act. 

5) Total budgeted costs exclude any additional financing costs, including interest expense, 
capitalized interest, and any and all closing costs associated with any obligations issued. 

6) Inflationary costs may be realized according to the Act. 
 

1.D.   SECTION IV.H.   ANTICIPATED ASSESSED VALUATION 

Anticipated Assessed Valuation is replaced by the Increment Projection found in Table 1. 

1.E.   SECTION IV.I.    PROGRAM ACTIVITIES 2009-2021 

There have been many successful stories that have come as a result of the TIF under the Original 
Plan.  Approximately 15 private redevelopment projects have utilized the available incentives 
within the Square TIF over the past decade; a few of which have restored the buildings to their 
original 19th century appearance.  Additionally, the City has enhanced the appearance of the TIF 
by improving the northeast Square parking lot and purchased decorative street lights, benches, 
planters, trash receptacles, and banners. 
 
During the TIF Extension, the City, among other possible activities, will continue to offer an 
incentive to the business owners to undertake substantial building improvement projects.  It is 
vital that the business owners have the ability to remain viable in the face of increased 
competition from newer outlying businesses.  Furthermore, the City would like to increase the 
parking supply within the TIF and to upgrade the city infrastructure.  Additional phases of a 
streetscape project would also be undertaken.  The City adopted a historic preservation ordinance 
over a year ago. Some or all of the buildings within the Square as a historic district will be a 
priority. 
 
The Original Plan is being amended by the addition of the following program activities.  The 
City may use any program element authorized by the Act including, but not limited to, those in 
the following listing.  The City proposes to achieve the redevelopment goals and objectives of 
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this Amended Plan for the Redevelopment Project Area through public financing techniques 
including, but not limited to, tax increment financing and by utilizing such financing techniques 
to undertake some or all of the following activities and improvements: 
 

1. Analysis, Administration, Studies, Surveys, Legal, etc.  

The City may undertake or engage professional Consultants, engineers, 
architects, attorneys, etc. to conduct various analyses, studies, surveys, 
administration or legal services to establish, implement and manage the 
Amended Plan. 
2. Property Assembly 

The City, or an agent for the City, may acquire and assemble land for the 
purpose of development.  Vacant, underutilized or misused property may be 
acquired by purchase, exchange, up to 100% write down, or long-term lease 
by private developers or the City for the purpose of new development. 
3. Land Preparation 

The City may assist in the preparation of land to include demolition, 
environmental remediation and flood mitigation.  
4. Relocation 

The City may assist in relocation efforts. 
5. Rehabilitation and Lease Hold Improvements 

The City may assist in rehabilitation, remodel, repair, and lease hold 
improvements. 
6. Land Acquisition 

The City may purchase or write down the purchase of land. 
7. Development Agreements 

The City may enter into development and redevelopment agreements with 
private or public entities for the furtherance of this Amended Plan.  Such 
agreements may be for the assemblage of land, construction of improvements 
or facilities, improvement of access, the provision of services or any other 
lawful purpose.  Agreements may contain terms and provisions that are more 
specific than the controls that are summarized in this Amended Plan. 
8. Provision of Public Works or Improvements 

The City may provide public works and improvements that are necessary to 
service the Redevelopment Project Area in accordance with the Amended 
Plan.  Public works and improvements may include, but are not limited to, the 
following: 
 a) Streets, Sidewalks, Lighting, Utilities and Parking 

 Public infrastructure improvements may be necessary to adequately 
serve the Redevelopment Project Area and potential new development. 
Improved access will be necessary to develop portions of the 
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Redevelopment Project Area.  Certain infrastructure improvements, in 
connection with and adjacent to the Redevelopment Project Area, may 
be necessary to advance the goals and objectives of this Amended Plan.  
It is expected that streets, sidewalks, utilities, parking and a bike trail 
will be part of any redevelopment activity. 

 b) Landscaping 

 Landscape/buffer improvements, street lighting and general 
beautification improvements may be provided. 

 c) Stormwater Management 

 Facilities may be needed to be created to eliminate or reduce stormwater 
runoff.  

 d) Sewage Treatment 

 Facilities may be needed to collect and treat sewage.  
 e) Water System 

 An adequate water supply may be provided. 
 f) Telecommunications and Electronic Systems 

 System or system improvements to provide necessary 
telecommunications and electronic services within the community. 

9. Coordinate Design within the Redevelopment Project Area 

Where possible, design elements should be planned in such a way as to make 
the Redevelopment Project Area aesthetically pleasing. Consistent and 
coordinated design patterns should be promoted. 
10. Job Training 

Improve job skills of those working in the Redevelopment Project Area. 
11. Interest Subsidy 

Funds may be provided to reimburse redevelopers for a portion of interest 
costs related to the construction of qualifying redevelopment facilities and 
improvements. 
12. Eminent Domain 

Should it be necessary, the City may use the power of eminent domain, as 
authorized by the Act, to obtain land necessary to achieve the objectives of the 
Amended Plan. 
13. Assist in financing Redevelopment Project Area Contiguous TIFs 

Funds derived from either this Redevelopment Project Area or others that 
might be contiguous are eligible to be used for the support of the other 
redevelopment programs under this Amended Plan. 
14. Payment to Schools 

Payments will be made according to the Act to the school districts for each 
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student added to the school district as the result of TIF projects after the date 
of this amendment 
15. Payment to Libraries 

Payments will be made according to the Act to the library district for each 
patron added to the library district as the result of TIF projects after the date of 
this amendment. 
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2.   SECTION V.  IMPLEMENTATION STRATEGY 

The Original Plan is amended as follows: 

2.A.   SECTION V.A.  PROJECT COSTS 

Section IV.E. Redevelopment Project Costs 1986-2021 found in 1.C. of this Amended Plan is 
repeated, replacing Section IV.E. of the Original Plan, Estimated Project Costs. 
 
Redevelopment Project Costs are defined within the Act and all costs to be paid or reimbursed in 
the Redevelopment Project Area will conform to this definition. 

Estimated Redevelopment Project Costs 

A wide range of redevelopment activities and improvements will be required to implement the 
Amended Plan.  The activities and improvements and their estimated costs (2009 dollars) are 
summarized below.  To the extent that obligations are issued to pay for such Redevelopment 
Project Costs prior to, and in anticipation of, the adoption of TIF and designation of the 
Redevelopment Project Area, the City may directly pay or be reimbursed from Incremental 
Property Taxes for such Redevelopment Project Costs to their fullest extent.  These costs are 
subject to prevailing market conditions and are in addition to total Redevelopment Project Costs.  
 
Total Redevelopment Project Costs, described in this Amended Plan, are intended to provide an 
upper estimate of expenditures and does not commit the City to undertake any particular 
Redevelopment Project Costs. 
 
While all of the costs in the budget are eligible Redevelopment Project Costs under the Act and 
this Amended Plan, inclusion herein, does not commit the City to finance all these costs with TIF 
funds.   
 
(See notes below budget for additional information regarding Redevelopment Project Costs.)   
 

(1) Costs of studies, surveys, development of plans and 
specifications, implementation and administration (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 municipality had not 
designated a Redevelopment Project Area or approved a 
Redevelopment Plan) of the Amended Plan including, but not 
limited to, staff and professional service costs for architectural, 
engineering, legal, financial, planning or other services.. . . . . . . . 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  $2,000,000

(2) Costs of marketing sites within the Redevelopment Project Area 
to prospective businesses, developers, and investors . . . . . . . . . . . $500,000
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(3) Property assembly costs, including, but not limited to, acquisition 
of land and other property, real or personal, or rights or interests 
herein, demolition of buildings, site preparation, site 
improvements that serve as an engineered barrier addressing 
ground level or below ground environmental contamination, 
including, but not limited to, parking lots and other concrete or 
asphalt barriers, and the clearing and grading of land. . . . . . . . . .  $3,000,000

(4) 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 pursuant to the implementation of the 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 investments . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

 

 

 

$10,000,000

(5) Costs of the construction of public works or improvements. . . . .  $10,000,000

(6) Costs of job training and retraining projects, including the cost of 
"welfare to work" programs implemented by businesses located 
within the Redevelopment Project Area . . . . . . . . . . . . . . . . . . . .       $200,000

(7) Financing costs, including, but not limited to, all necessary and 
incidental expenses related to the issuance of obligations and 
which may include payment of interest on any obligations 
including interest accruing during the estimated period of 
construction of the Redevelopment Project for which such 
obligations are issued and for not exceeding 36 months thereafter 
and including reasonable reserves related thereto. . . . . . . . . . . . . .  

 

 

 

$10,000,000

(8) To the extent the City, by written agreement, accepts and 
approves the same, all or a portion of a taxing district's capital 
costs resulting from the Redevelopment Project necessarily 
incurred or to be incurred within a taxing district in furtherance 
of the objectives of the Amended Plan and Project (impacts such 
as those on the City may be addressed through these funds). 

 

 

 

$10,000,000

(9) Relocation costs to the extent that a municipality determines that 
relocation costs shall be paid or is required to make payment of 
relocation costs by federal or State law or in order to satisfy 
subparagraph (7) of subsection (n) of Section 11-74.4-3 of the 
Act. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  $1,000,000

(10) Payment in lieu of taxes. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .     $1,000,000

(11) Costs of job training, retraining, advanced vocational education 
or career  education, including but not limited to courses in 
occupational, semi-technical or technical fields leading directly 
to employment, incurred by one or more taxing districts, 
provided that such costs (i) are related to the establishment and 
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maintenance of additional job training, advanced vocational 
education or career education programs for persons employed or 
to be employed by employers located in a Redevelopment Project 
Area; and (ii) when incurred by a taxing district or taxing 
districts other than the municipality, are set forth in a written 
agreement by or among the municipality and the taxing district or 
taxing districts, which agreement describes the program 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 type of positions available or to 
be available, itemized costs of the program and sources of funds 
to pay for the same, and the term 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 Community College Act and by school districts of costs 
pursuant to Sections 10-22.20a and 10-23.3a of the School Code. 

 

 

 

 

 

 

 

 

 

 

 $500,000

(12) Interest cost incurred by a redeveloper related to the construction, 
renovation or rehabilitation of a redevelopment project. . . . . . . . .  $10,000,000

(13)  50% of the cost of construction of new housing units to occupied 
by low income and very low income households as defined in 
Section 3 of the Illinois Affordable Housing Act in lieu of (12). .   $10,000,000

(14) Contributions to and from contiguous TIF’s. . . . . . . . . . . . . . . . . .  $3,000,000

(15) Contributions to Schools as required by the Act for an increased 
student population as a result of TIF Projects. . . . . . . . . . . . . . . . .  $2,000,000

(16) Contributions to Libraries as required by the Act for an increase in 
patrons as the result of TIF Projects. . . . . . . . . . . . . . . . . . . . . . . . .  $1,000,000

 
The City may directly pay Redevelopment Project Costs or reimburse developers who incur 
Redevelopment Project Costs authorized by a redevelopment agreement.  
 
The City reserves the right to utilize revenues received under the Tax Increment Allocation 
Redevelopment Act for eligible costs from one Redevelopment Project Area in another 
Redevelopment Project Area that is either contiguous to, or is separated only by a public right-
of-way from, the Redevelopment Project Area from which the revenues are received. 
 
It is anticipated that the City may choose to stage City expenditures for Redevelopment Project 
Costs on a reasonable and proportional basis to coincide with Redevelopment Project expenditures 
by private developers and the receipt of revenues from the Redevelopment Projects. 
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Notes regarding Redevelopment Project Costs: 
1) All costs shown are in 2009 dollars. 
2) Private redevelopment costs and investment are in addition to the above.  
3) To the extent permitted by law, the City reserves the right to adjust and transfer budgeted 

amounts within the Total Redevelopment Project Budget among eligible Redevelopment 
Project Costs.  

4) Certain infrastructure work in connection with and appurtenant to the Redevelopment Project 
Area can be undertaken under the Act. 

5) Total budgeted costs exclude any additional financing costs, including interest expense, 
capitalized interest, and any and all closing costs associated with any obligations issued. 

6) Inflationary costs may be realized according to the Act. 

2.B.   SECTION V.B.   ESTIMATED REDEVELOPMENT VALUATION 1986-2021 

Section V.B. Redevelopment Valuation is renamed as Section V.B. Estimated Redevelopment 
Valuation 1986-2021.   

Section IV.I.  Program Activities 2009-2021 contained in this Amended Plan reflects additional 
valuation and activities to the Original Plan for the Period 1986-2021.  This estimated total is 
$2,483,740.  

2.C.   SECTION V.D.  COMPLETION OF CONSERVATION – REDEVELOPMENT PROJECT 
AND RETIREMENT OF OBLIGATIONS TO FINANCE PROJECT COSTS 

The estimated date for the completion of the Amended Plan is not later than 35 years from the 
date of adoption of the Amended Plan by the City.  Any obligations incurred to finance the 
Conservation Redevelopment Project costs are to be retired no later than 20 years after the date 
of such issuance and prior to the expiration of the Amended Plan. 
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3.  SECTION IX.  PROVISIONS FOR AMENDING THE TAX INCREMENT PLAN  
Section VI. of the Original Plan is renamed Section IX. Provisions for Amending the Tax 
Increment Plan in the Amended Plan.    

This Amended Plan may be amended pursuant to the Act. 
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4.  SECTION VI.  REDEVELOPMENT POLICIES  

Section VI.  Redevelopment Policies is added to the Original Plan as follows: 
 
The City of Washington proposes to undertake this Amended Plan and the related 
Redevelopment Project, which consists of planned economic development and redevelopment 
activities, sound fiscal policies, marketable land uses, and other private and public activities. 
Appropriate policies have been developed as required, assuring the completion of this Amended 
Plan and the activities specified.  These policies are found on the City of Washington web site 
www.washington-illinois.org. The City reserves the right to alter these policies within the Act 
and this Amended Plan.  
 
The City may employ the use of financial incentives for private investment within the 
Redevelopment Project Area. This includes tax increment financing, which constitutes one of the 
key financial components for enabling the redevelopment of the Redevelopment Project Area.  
This portion of the community, the City as a whole, and all other local taxing bodies, will benefit 
from the implementation of this Amended Plan. 
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5.  SECTION VII.  REDEVELOPMENT PROGRAM CERTIFICATIONS   

Redevelopment Certifications are added to the Original Plan as follows: 
 
This section reviews the Amended Plan and provides appropriate responses to certifications 
required in the Act. 
 
“Each Redevelopment Plan shall set forth in writing the program to be undertaken to accomplish 
the objectives and shall include but not be limited to:…” 
 

A. An itemized list of estimated Redevelopment Project Costs. 

See Exhibit 4A. Redevelopment Project Costs. 

B. Evidence indicating that the Redevelopment Project Area on the whole 
has not been subject to growth and development through investment by 
private enterprise. 

Despite the fact that there have been Redevelopment Projects in the Redevelopment 
Project Area, there is evidence that the Redevelopment Project Area on the whole 
has not been subject to growth through investment by private enterprise.  This 
evidence is that the Equalized Assessed Valuation continues to grow at a rate less 
than that of the City as a whole.  In addition, it is necessary to provide for gap 
financing as the projects in the Redevelopment Project Area continue to be more 
expensive than those in the outlying areas of the City. Unlike the Downtown 
Square Area, the following projects are examples of development of the periphery 
of the City without the need for TIF incentives: Menards and Walmart. 

C. An assessment of any financial impact of the Redevelopment Project 
Area on or any increased demand for services from any taxing district 
affected by the plan and any program to address such financial impact 
or increased demand. 

It is anticipated that Redevelopment Projects implemented, as part of the Amended 
Plan and Project, will not cause only minor increased demand for services or capital 
improvements by any other taxing districts.  The base taxes established in 1986 will 
continue to go to the taxing district.  Taxing districts could benefit from 
distributions of excess tax increment. 

The following is an assessment of the impact on each individual District:    
 
Tazewell County 

There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact. 

Washington Mass Transit District  
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There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact.  Funds are available for capital needs 
should any impact be determined. 

Washington Township  

There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact. 

Washington Permanent Road 

There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact. 

Washington Road and Bridge  

There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact. 

City of Washington 

There is expected to be minimal impact and minimal expected increase in demand 
for services or negative financial impact.  Funds are available for capital needs 
should any impact be determined. 

Community College District #514 

There is expected to be minimal impact and minimal expected increase in demand 
for services.  Funds are also available for job training. 

Washington High School District #308 

Residential development is not expected to be a major component of the 
Redevelopment Project Area.  If additional students enter the system from activities 
undertaken in the Redevelopment Project Area and if the Act allows, funds are 
available in project costs for reimbursement according to the Act.  In addition, 
funds are available for capital projects resulting from activities in the 
Redevelopment Project Area and for job training.  Further agreement has been 
reached with the School District related to the TIF.  

Washington Grade School District #52 

Residential development is not expected to be a major component of the 
Redevelopment Project Area.  If additional students enter the system from activities 
undertaken in the Redevelopment Project Area and if the Act allows, funds are 
available in project costs for reimbursement according to the Act.  In addition, 
funds are available for capital projects resulting from activities in the 
Redevelopment Project Area.  Further agreement has been reached with the School 
District related to the TIF. 

Washington Park District  
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Residential development is not expected to be a major component to the 
Redevelopment Project Area.  There is expected to be minimal impact and minimal 
expected increase in demand for services. Most of this impact will be mitigated by 
fees charged by the Park District.  In addition, funds are available for capital needs 
should any impact be determined. 

Washington Library 

Residential development is not expected to be a major component of the 
Redevelopment Project Area.  If additional patrons enter the system from activities 
undertaken in the Redevelopment Project Area and if the Act allows, funds are 
available in project costs for reimbursement according to the Act.  In addition, 
funds are available for capital projects resulting from activities in the 
Redevelopment Project Area. 

D. The sources of funds to pay costs. 

The Incremental Property Taxes are expected to be a principal source of funds to 
pay Redevelopment Project Costs and secure municipal general and revenue 
obligations issued for that purpose.  Funds may also be derived from Incremental 
Property Taxes from contiguous Redevelopment Project Areas.  The City of 
Washington may pledge as payment additional revenues including revenues from 
the Redevelopment Project, municipal property taxes or other revenue sources, 
bonds backed by the general obligation of the municipality.  In addition, the City 
may utilize State and federal grants.  Finally, the City may permit the utilization of 
guarantees, deposits and other forms of security made available by private sector 
developers. 

E. The nature and term of obligations to be issued. 

The City may issue obligations secured by or payable from Incremental Property 
Taxes pursuant to the Act.  To enhance the security of such municipal obligations, 
the City may pledge its full faith and credit through the issuance of general 
obligation bonds.  Additionally, the City may provide other legally permissible 
credit enhancements to any obligations issued pursuant to the Act.  All obligations 
issued by the City pursuant to this Amended Plan and the Act shall be retired 
within twenty years of issuance and no less than (35) years from the adoption of 
the initial ordinances approving the Redevelopment Project Area and Amended 
Plan, with the City reserving the right to have obligations maturing in the 35th year 
and to apply Incremental Property Taxes received in such 36th year to retire 
obligations or pay Redevelopment Project Costs pursuant to the Act. 
 
In addition to paying Redevelopment Project Costs, Incremental Property Taxes 
may be used for the scheduled retirement of obligations, mandatory or optional 
redemptions, establishment of debt service reserves and bond sinking funds, and 
any other lawful purpose. To the extent that Incremental Property Taxes are not 
needed for these purposes, any excess Incremental Property Taxes may then 
become available for distribution annually to taxing districts within the 
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Redevelopment Project Area in the manner provided by the Act. 

The scheduled final maturity date of any financial obligation may not exceed 20-years 
from the date of issuance.  One or more series of obligations may be issued to implement 
the Amended Plan for the Redevelopment Project Area.  Subsequent obligations, if any, 
may be issued as junior lien obligations or as parity obligations. 

F. The most recent equalized assessed valuation of the Redevelopment 
Project Area. 

The current EAV of the Redevelopment Project Area is $2,890,820. 

G. An estimate as to the equalized assessed valuation after redevelopment 
and the general land uses to apply in the Redevelopment Project Area. 

See Table 1 for the estimated EAV after development that is made part of this 
document by reference hereto. 

 
General land uses within the Redevelopment Project Area are shown in Exhibit 2A. 

H. A commitment to fair employment practices and an affirmative action 
plan. 

The City is committed to and will affirmatively implement the assurance of equal 
opportunity in all personnel and employment actions with respect to this Amended 
Plan.  This includes, but is not limited to: hiring, training, transfer, promotion, 
discipline, fringe benefits, salary, employment working conditions, termination, 
etc. without regard to race, color, religion, gender, sexual orientation, age, 
handicapped status, national origin, creed, or ancestry. 

 
In order to implement this principle for this Amended Plan, the City shall require 
and promote equal employment practices and affirmative action on the part of itself 
and its contractors and vendors.  In particular, parties engaged by the City shall be 
required to agree to the principles set forth in this section. 

I. If it concerns an industrial park conservation Redevelopment Project 
Area, the plan shall also include a general description of any proposed 
developer, user and tenant of any property, a description of the type, 
structure and general character of the facilities to be developed, a 
description of the type, class and number of employees to be employed 
in the operation of the facilities to be developed. 

This Amended Plan does not concern an Industrial Park Conservation 
Redevelopment Project Area.   

J. If property is to be annexed to the municipality, the plan shall include 
the terms of the annexation agreement. 
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Property within the Redevelopment Project Area is annexed. 

K. If this Redevelopment Plan results in the displacement of residents from 
10 or more occupied residential units, or the Redevelopment Project 
Area contains 75 or more occupied residential units, a housing impact 
study shall be prepared. 

This Amended Plan will not result in the displacement of residents from 10 or 
more inhabited residential units.  There are less than 75 occupied residential units 
in the Redevelopment Project Area.   
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6. SECTION VIII.  FINDINGS 

Findings are added to the Original Plan as follows: 
 
The City of Washington makes the following findings as described in the Act: 
 

1. According to the Act, the municipality must find that the 
Redevelopment Project Area on the whole has not been subject to 
growth and development through investment by private enterprise and 
would not reasonably be anticipated to be developed without the 
adoption of the Redevelopment Plan. 

Re/development needs to continue in the Redevelopment Project Area.  As 
described in Section III. Existing Conditions in the Redevelopment Project Area in 
the Original Plan, the Redevelopment Project Area as a whole is adversely 
impacted by the presence of Conservation factors and these factors are reasonably 
distributed throughout the Redevelopment Project Area. There continues to be a 
lack of growth and development through investment by private enterprise without 
the use of TIF. 
 
The Redevelopment Project Area exhibits the same Conservation factors as in 
Section III of the Original Plan as follows: deterioration, dilapidation, 
obsolescence, abandonment, excessive vacancies, excessive land coverage, 
depreciated physical maintenance, lack of community planning, and deleterious 
layout or land use. 

 
The Redevelopment Project Area is at a competitive disadvantage due to the low 
cost of land on the periphery. A financial gap exists in the pro forma analysis of 
projects creating extra-ordinary expenses for private investment.   
 
Based on these factors, the City of Washington finds that the Redevelopment 
Project Area has not been adequately subject to growth and development through 
private enterprise and would not be reasonably anticipated to be further 
redeveloped without the adoption of the Amended Plan.  The amount of private 
investment and redevelopment has eliminated blighting influences that currently 
exist. The Redevelopment Project Area is not reasonably expected to be developed 
without the efforts and leadership of the City, including the adoption of this 
Amended Plan and the application of Incremental Property Taxes to the 
Redevelopment Project Area under the Act and this Amended Plan.  

 
In the absence of City-sponsored redevelopment initiatives, blighting conditions 
are expected to continue.  Erosion or lack of appreciation of the assessed valuation 
of property in and near of the Redevelopment Project Area could lead to a 
reduction of real estate tax revenue to all taxing districts. 

2. According to the Act, the municipality must find that the 
Redevelopment Plan and Project conform to the comprehensive plan 
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for the development of the municipality as a whole. 

This Redevelopment Project Area Plan and Project conforms to the comprehensive 
plan for the development of the municipality as a whole.  The following Goals and 
Objectives in the Comprehensive Plan entitled City of Washington Comprehensive 
Plan, April 2001 mirror the goals and objectives in this Amended Plan: 

Goal:  A Clean Attractive City 

Objective:  Preserve and rehabilitate buildings of local historic merit and pursue 
historic districts. 

Goal:  Improve the Physical Environment and Livability of the City of Washington 

Objective:  Focus development in areas where infrastructure exists, and discourage 
large lot and other development not served by city water, sewer and other 
infrastructure 

Goal:  A stable Economic Base of Business and Industries 

Objective:  Enhance the economic vitality and diversify the tax base of the City 
through commercial and light industrial development 

Objective:  Promote and enhance the unique character of Washington Square. 

3. According to the Act, the Redevelopment Plan must establish the 
estimated dates of completion of the redevelopment project and 
retirement of obligation issues to finance the Redevelopment Project 
Costs.  The Act sets the maximum date at not more than 23 years with 
the right to receive the 23rd year of the Incremental Property Tax the 24th 
year.  The Illinois General Assembly amended the date to the 35th year 
with the right to receive the 35th year of the Incremental Property Taxes 
in the 36th year.  

The Redevelopment Project is to be completed in 2021 on or before the 35th 
anniversary date of the adoption of the ordinance adopting this Amended Plan and 
Redevelopment Project.  The City reserves the right under this Amended Plan to 
receive the 35th year of Incremental Property Taxes by December 31 of the 36th 
year, December 31, 2022.  

4. According to the Act, the municipality must find, in the case of an 
Industrial Park Conservation Redevelopment Project Area, that the 
municipality is a labor surplus municipality and that the implementation 
of the Redevelopment Plan will reduce unemployment, create new jobs 
and by the provision of new facilities, enhance the tax base of the 
taxing districts that extend into the Redevelopment Project Area. 

The Redevelopment Project Area is not an Industrial Park Conservation 
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Redevelopment Project Area.   

5. According to the Act, the municipality must find that the 
Redevelopment Project Area would not reasonably be developed 
without the use of incremental tax revenue. 

Based on the historical lack of private investment without financial assistance from 
the City and the documented problems in the Redevelopment Project Area, the City 
of Washington finds that the Redevelopment Project Area would not reasonably be 
redeveloped without the use of incremental tax revenue.   
 
This is also noted previously in this section under Redevelopment Program 
Certification B.  

6. According to the Act, the municipality must certify that such 
incremental revenues will be exclusively utilized for the development of 
the Redevelopment Project Area. 

The City of Washington certifies that incremental revenues will be exclusively utilized for 
the development of the Redevelopment Project Area or in a contiguous Redevelopment 
Project Area as allowed by the Act.  Incremental Property Taxes will be used according to 
the budget and estimated Redevelopment Project Area set forth in this Amended Plan for 
the development of the Redevelopment Project Area. 
 

7. According to the Act, the municipality must determine the need for a 
housing impact study, based on 10 or more occupied residential units 
to be displaced, and certify if the above criteria are not met. 

The City of Washington hereby certifies that this Amended Plan will not result in 
displacement of residents from 10 or more occupied residential units.   

8. According to the Act the municipality must determine the number of 
residences and certify that the area contains 75 or fewer occupied 
residential units. 

The City of Washington hereby certifies that there are less than 75 occupied 
residential units in the Redevelopment Project Area.   

9. According to the Act, the municipality must incorporate the housing 
impact study if required. 

Based on the fact that there are less than 75 occupied residential units within the 
Redevelopment Project Area and there will be less than ten housing displacements, 
no impact study is required. 
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10. When a relocation plan is required, and the residents are low and very 
low-income households, then the plan must adopt an assistance plan 
that is not less than the Federal Uniform Relocation Assistance and 
Real Property Acquisition Policies Act of 1970 and the regulations 
under the Act. 

As certified above in 7 and 8, the Amended Plan does not require a housing impact 
study and, therefore no relocation plan is required.  As no Relocation Plan is 
required, no assistance plan is required. 

11. According to the Act, the municipality must indicate the effort to be 
made for relocation to occur near the Redevelopment Project Area. 

As certified, the Amended Plan does not require a housing impact study and, 
therefore, requires no relocation plan.  If the Amended Plan is further amended so 
that a housing impact study and Relocation Plan are required, efforts will be made 
by the City to relocate residents near the Redevelopment Project Area. 

12. According to the Act, the municipality must indicate how a change in 
the number of units to be affected in a plan causes the housing 
provisions to be triggered. 

As certified, the Amended Plan does not require a housing impact study. 

13. According to the Act, the Redevelopment Project Area includes only 
those contiguous parcels of real property and improvements that will 
be substantially benefited by the proposed redevelopment project 
improvements.  

The map of the Redevelopment Project Area is Exhibit No. V in the Original Plan 
and is made part of this document by reference hereto.  It illustrates that all parcels 
in the Redevelopment Project Area are contiguous. 
 
The Redevelopment Project Area was found to qualify as a conservation area and 
area a blighted area according to the Act.  The Redevelopment Project Area 
Program Activities (Section I.E. the Amended Plan) are specifically geared to 
remediation.  Therefore, the area will substantially benefit from the proposed 
Redevelopment Project improvements. 

 
The Redevelopment Project Area will substantially benefit from the improved 
infrastructure investment found in Exhibit 3A.  
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14. According to the Act, no Redevelopment Plan may be approved or 
amended that includes the development of vacant land (i) with a golf 
course and related clubhouse and other facilities or (ii) designated by 
federal, State, county or municipal government as public land for 
“outdoor recreational activities” or for nature preserves and used for 
that purpose within five years prior to the adoption of the 
Redevelopment Plan.  For the purpose of this subsection, “recreational 
activities” is limited to camping and hunting. 

The Amended Plan does not include the development of vacant land (i) with a golf 
course or (ii) designated as public land for “outdoor recreational activities” or for 
nature preserves used for those purposes within five years prior to the adoption of 
the Amended Plan. 

15. According to the Act, no cost shall be a redevelopment project cost in a 
Redevelopment Project Area if used to demolish, remove, or 
substantially modify a historic resource, unless no prudent and feasible 
alternative exists.  “Historic resource” means (i) a place or structure 
that is included or eligible for inclusion on the National Register of 
Historic Places or (ii) a contributing structure in a district on the 
National Register of Historic Places.  This item 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. 

This plan hereby certifies that Redevelopment Project Costs relating to the 
demolition, removal, or substantial modification of historic resources, if present, 
will be utilized in conformance with the Act. 
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EXHIBIT 1A 
 

CITY OF WASHINGTON  
 DOWNTOWN SQUARE TIF DISTRICT  

AMENDED PLAN AND PROJECT 
 

PROJECT ACTIVITIES 1986-2021 

Redevelopment Program 

The City may use any program element authorized by the Act including, but not limited to, those 
in the following listing.  The City proposes to achieve the redevelopment goals and objectives of 
this Amended Plan for the Redevelopment Project Area through public financing techniques 
including, but not limited to, tax increment financing and by utilizing such financing techniques 
to undertake some or all of the following activities and improvements: 
 

1. Analysis, Administration, Studies, Surveys, Legal, etc.  

The City may undertake or engage professional Consultants, engineers, architects, 
attorneys, etc. to conduct various analyses, studies, surveys, administration or legal 
services to establish, implement and manage the Amended Plan. 
2. Property Assembly 

The City, or an agent for the City, may acquire and assemble land for the purpose of 
development.  Vacant, underutilized or misused property may be acquired by 
purchase, exchange, up to 100% write down, or long-term lease by private developers 
or the City for the purpose of new development. 
3. Land Preparation 

The City may assist in the preparation of land to include demolition, environmental 
remediation and flood mitigation.  
4. Relocation 

The City may assist in relocation efforts. 
5. Rehabilitation and Lease Hold Improvements 

The City may assist in rehabilitation, remodel, repair, and lease hold improvements. 
6. Land Acquisition 

The City may purchase or write down the purchase of land. 
7. Development Agreements 

The City may enter into development and redevelopment agreements with private or 
public entities for the furtherance of this Amended Plan.  Such agreements may be for 
the assemblage of land, construction of improvements or facilities, improvement of 
access, the provision of services or any other lawful purpose.  Agreements may 
contain terms and provisions that are more specific than the controls that are 
summarized in this Amended Plan. 
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8. Provision of Public Works or Improvements 

The City may provide public works and improvements that are necessary to service 
the Redevelopment Project Area in accordance with the Amended Plan.  Public works 
and improvements may include, but are not limited to, the following: 
 a) Streets, Sidewalks, Lighting, Utilities and Parking 

 Public infrastructure improvements may be necessary to adequately serve the 
Redevelopment Project Area and potential new development. Improved access 
will be necessary to develop portions of the Redevelopment Project Area.  
Certain infrastructure improvements, in connection with and adjacent to the 
Redevelopment Project Area, may be necessary to advance the goals and 
objectives of this Amended Plan.  It is expected that streets, sidewalks, utilities, 
parking and a bike trail will be part of any redevelopment activity. 

 b) Landscaping 

 Landscape/buffer improvements, street lighting and general beautification 
improvements may be provided. 

 c) Stormwater Management 

 Facilities may be needed to be created to eliminate or reduce stormwater runoff.  
 d) Sewage Treatment 

 Facilities may be needed to collect and treat sewage.  
 e) Water System 

 An adequate water supply may be provided. 
 f) Telecommunications and Electronic Systems 

 System or system improvements to provide necessary telecommunications and 
electronic services within the community. 

9. Coordinate Design within the Redevelopment Project Area 

Where possible, design elements should be planned in such a way as to make the 
Redevelopment Project Area aesthetically pleasing. Consistent and coordinated 
design patterns should be promoted. 
10. Job Training 

Improve job skills of those working in the Redevelopment Project Area. 
11. Interest Subsidy 

Funds may be provided to reimburse redevelopers for a portion of interest costs 
related to the construction of qualifying redevelopment facilities and improvements. 
12. Eminent Domain 

Should it be necessary, the City may use the power of eminent domain, as authorized 
by the Act, to obtain land necessary to achieve the objectives of the Amended Plan. 
13. Assist in financing Redevelopment Project Area Contiguous TIFs 
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Funds derived from either this Redevelopment Project Area or others that might be 
contiguous are eligible to be used for the support of the other redevelopment 
programs under this Amended Plan. 
14. Payment to Schools 

Payments will be made according to the Act to the school districts for each student 
added to the school district as the result of TIF projects after the date of this 
amendment 
15. Payment to Libraries 

Payments will be made according to the Act to the library district for each patron 
added to the library district as the result of TIF projects after the date of this 
amendment. 
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EXHIBIT 2A 

CITY OF WASHINGTON  
 DOWNTOWN SQUARE TIF DISTRICT  

AMENDED PLAN AND PROJECT 
 

LAND USE MAP 
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EXHIBIT 3A 

CITY OF WASHINGTON  
 DOWNTOWN SQUARE TIF DISTRICT  

AMENDED PLAN AND PROJECT 
 

PUBLIC WORKS IMPROVEMENTS 1986-2021 
  

1. Provision of Public Works or Improvements 

The City may provide public works and improvements that are necessary to service 
the Redevelopment Project Area in accordance with the Amended Plan.  Creation 
of rights-of -way may be necessary.   Public works and improvements may include, 
but are not limited to, the following: 

 a) Streets, Sidewalks, Utilities, ROW, and Parking 

 Public infrastructure improvements may be necessary to adequately serve the 
Redevelopment Project Area and potential new development. Improved 
access will be necessary to develop portions of the Redevelopment Project 
Area.   

 b) Landscaping 

 Landscape/buffer improvements, street lighting, identification markers and 
general beautification improvements may be provided. 

 c) Stormwater Management 

 Facilities will need to be created to eliminate or reduce stormwater runoff.  
 d) Sewage Treatment 

 Facilities will be needed to collect and treat sewage.  
 e) Water System 

 An adequate water supply must be provided. 
 f) Telecommunications and Electronic Systems 

 System or system improvements to provide necessary telecommunications 
and electronic services within the community. 
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EXHIBIT 4A 

CITY OF WASHINGTON  
 DOWNTOWN SQUARE TIF DISTRICT  

AMENDED PLAN AND PROJECT 
 

ESTIMATED REDEVELOPMENT PROJECT COSTS 1986-2021 

REDEVELOPMENT PROJECT COSTS 

Redevelopment Project Costs are defined within the Act and all costs to be paid or reimbursed in 
the Redevelopment Project Area will conform to this definition. 
 
Estimated Redevelopment Project Costs 
 
A wide range of redevelopment activities and improvements will be required to implement the 
Amended Plan.  The activities and improvements and their estimated costs (2009 dollars) are 
summarized below.  To the extent that obligations are issued to pay for such Redevelopment 
Project Costs prior to, and in anticipation of, the adoption of Redevelopment Project Area, the 
City shall be reimbursed from Incremental Property Taxes for such Redevelopment Project 
Costs.  Redevelopment Project Costs, described in this Amended Plan, are intended to provide an 
upper estimate of expenditures.  
 
These costs are subject to prevailing market conditions and are in addition to total 
Redevelopment Project Costs.  While all of the costs in the budget are eligible Redevelopment 
Project Costs under the Act and this Amended Plan, inclusion herein, does not commit the City 
to finance all these costs with TIF funds.   
 

(1) Costs of studies, surveys, development of plans and 
specifications, implementation and administration (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 municipality had not 
designated a Redevelopment Project Area or approved a 
Amended Plan) of the Amended Plan including, but not limited 
to, staff and professional service costs for architectural, 
engineering, legal, financial, planning or other services.. . . . . . . . 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  $2,000,000

(2) Costs of marketing sites within the Redevelopment Project Area 
to prospective businesses, developers, and investors . . . . . . . . . . . $500,000

(3) Property assembly costs, including, but not limited to, acquisition 
of land and other property, real or personal, or rights or interests 
herein, demolition of buildings, site preparation, site 
improvements that serve as an engineered barrier addressing 
ground level or below ground environmental contamination, 
including, but not limited to, parking lots and other concrete or 
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asphalt barriers, and the clearing and grading of land. . . . . . . . . .  $3,000,000

(4) 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 pursuant to the implementation of the 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 investments . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

 

 

 

$10,000,000

(5) Costs of the construction of public works or improvements. . . . .  $10,000,000

(6) Costs of job training and retraining projects, including the cost of 
"welfare to work" programs implemented by businesses located 
within the Redevelopment Project Area . . . . . . . . . . . . . . . . . . . .       $200,000

(7) Financing costs, including, but not limited to, all necessary and 
incidental expenses related to the issuance of obligations and 
which may include payment of interest on any obligations 
including interest accruing during the estimated period of 
construction of the Redevelopment Project for which such 
obligations are issued and for not exceeding 36 months thereafter 
and including reasonable reserves related thereto. . . . . . . . . . . . . .  

 

 

 

$10,000,000

(8) To the extent the City, by written agreement, accepts and 
approves the same, all or a portion of a taxing district's capital 
costs resulting from the Redevelopment Project necessarily 
incurred or to be incurred within a taxing district in furtherance 
of the objectives of the Amended Plan and Project (impacts such 
as those on the City may be addressed through these funds). 

 

 

 

$10,000,000

(9) Relocation costs to the extent that a municipality determines that 
relocation costs shall be paid or is required to make payment of 
relocation costs by federal or State law or in order to satisfy 
subparagraph (7) of subsection (n) of Section 11-74.4-3 of the 
Act. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  $1,000,000

(10) Payment in lieu of taxes. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .     $1,000,000

(11) Costs of job training, retraining, advanced vocational education 
or career  education, including but not limited to courses in 
occupational, semi-technical or technical fields leading directly 
to employment, incurred by one or more taxing districts, 
provided that such costs (i) are related to the establishment and 
maintenance of additional job training, advanced vocational 
education or career education programs for persons employed or 
to be employed by employers located in a Redevelopment Project 
Area; and (ii) when incurred by a taxing district or taxing 
districts other than the municipality, are set forth in a written 
agreement by or among the municipality and the taxing district or 
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taxing districts, which agreement describes the program 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 type of positions available or to 
be available, itemized costs of the program and sources of funds 
to pay for the same, and the term 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 Community College Act and by school districts of costs 
pursuant to Sections 10-22.20a and 10-23.3a of the School Code. 

 

 

 

 

 

 

      $500,000

(12) Interest cost incurred by a redeveloper related to the construction, 
renovation or rehabilitation of a redevelopment project. . . . . . . . .  $10,000,000

(13)  50% of the cost of construction of new housing units to occupied 
by low income and very low income households as defined in 
Section 3 of the Illinois Affordable Housing Act in lieu of (12). .   $10,000,000

(14) Contributions to and from contiguous TIF’s. . . . . . . . . . . . . . . . . .  $3,000,000

(15) Contributions to Schools as required by the Act for an increased 
student population as a result of TIF Projects. . . . . . . . . . . . . . . . .  $2,000,000

(16) Contributions to Libraries as required by the Act for an increase in 
patrons as the result of TIF Projects. . . . . . . . . . . . . . . . . . . . . . . . .  $1,000,000

 
 
The City may directly pay Redevelopment Project Costs or reimburse developers who incur 
Redevelopment Project Costs authorized by a redevelopment agreement.  
 
The City reserves the right to utilize revenues received under the Tax Increment Allocation 
Redevelopment Act for eligible costs from one Redevelopment Project Area in another 
Redevelopment Project Area that is either contiguous to, or is separated only by a public right-
of-way from, the Redevelopment Project Area from which the revenues are received.  A 
contiguous TIF may utilize costs in any of the above budgeted items.  
 
It is anticipated that the City will carefully stage City expenditures for Redevelopment Project 
Costs on a reasonable and proportional basis to coincide with Redevelopment Project 
expenditures by private developers and the receipt of revenues from the Redevelopment Projects. 

 
Notes regarding Redevelopment Project Costs: 

1) All costs shown are in 2009 dollars. 
2) Private redevelopment costs and investment are in addition to the above.  
3) To the extent permitted by law, the City reserves the right to adjust and transfer budgeted 

amounts within the Total Redevelopment Project Budget among eligible Redevelopment 
Project Costs.  

4) Certain infrastructure work in connection with and appurtenant to the Redevelopment Project 
Area can be undertaken under the Act. 
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5) Total budgeted costs exclude any additional financing costs, including interest expense, 
capitalized interest, and any and all closing costs associated with any obligations issued. 

6) Inflationary costs may be realized according to the Act. 
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TABLE 1 

 
CITY OF WASHINGTON  

 DOWNTOWN SQUARE TIF DISTRICT  
AMENDED PLAN AND PROJECT 

 
INCREMENT PROJECTION FOR EXTENDED TIF 

 

 

     Base Value 1,560,685$        Inflation Factor 2.00%

Valuation Revenue Inflation Value Valuation Tax Tax
Year Year Increment Added Increment Rate Increment

1 2009 2010 0 651,122 6.728 43,809
2 2010 2011 44,236 50,000 745,358 6.728 50,149
3 2011 2012 46,121 50,000 841,479 6.728 56,616
4 2012 2013 48,043 50,000 939,522 6.728 63,213
5 2013 2014 50,004 50,000 1,039,526 6.728 69,941
6 2014 2015 52,004 50,000 1,141,531 6.728 76,804
7 2015 2016 54,044 50,000 1,245,575 6.728 83,805
8 2016 2017 56,125 50,000 1,351,700 6.728 90,945
9 2017 2018 58,248 50,000 1,459,948 6.728 98,228

10 2018 2019 60,413 50,000 1,570,361 6.728 105,657
11 2019 2020 62,621 50,000 1,682,981 6.728 113,234
12 2020 2021 64,873 50,000 1,797,855 6.728 120,963
13 2021 2022 67,171 50,000 1,915,026 6.728 128,846

Totals 600,000 1,102,209

Present Value 7.00% 653,462$                   

City of Washington 
 Downtown Square Redevelopment Project Area

 
The above table is included to meet requirements of the Act.   However, this table can be applied 
to an actual project.  In that case the new EAV created by the project would appear in the Value 
Added column.  This is the new EAV as the result of redevelopment.  Here, for purposes of the 
report, a $50,000 annual increase in new EAV is used based upon review of the revenues over 
the life of the TIF.  This increase in EAV may be more or less than actually occurs.  The base 
line value is based upon the base line EAV at the time of the adoption of the TIF.  A 2% inflation 
rate is assumed for conservative purposes.  If a project were to be analyzed, an average of the last 
five years would be used.  The original Valuation Increment is the balance in your TIF account 
per the latest Annual Report. The tax rate is the latest tax rate. These are then applied in the 
model.  This table tells you that if all of the above occurred, you would generate $1,102,209 in 
new tax increment. When the community contemplates an actual project, a model with actual 
data can be developed.  
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 II.    ORIGINAL PLAN AND PROJECT 
 

The following pages contain the Original Plan and Project for the City of Washington, Illinois, 
Downtown Square TIF District.  This document was prepared jointly by the City of Washington 
and PGAV Urban Consulting in October 1986.   The original document was scanned and 
inserted, so as to keep the integrity of the document and findings. 
 






































































































