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About the Will County CED

About the Will County Center for Economic Development
The CED is a private non-profit 501(c)(6) development
corporation formed in 1981
Funding for the CED comes from private and public Investors
committed to the CED’s Missions and Principles
Our services are available for free to all private and public entities
committed to creating a robust economic future for Will County

CED Mission
The mission of the Will County Center for Economic
Development is to:
• Improve the quality of life for all residents in Will County, by
• Recruiting new companies offering high-quality jobs and a
solid tax base, while
• Assisting startups and existing businesses to retain and add
jobs.

CED Guiding Principles
The CED operates on the following principles:

• Defense of the Will County and Illinois Economies
• Competitiveness of Will County Businesses

• Diversification of the Economic Base
• Inclusive Economic Development
• Infrastructure Modernization
• Workforce Attraction & Development

CED Services to Businesses
Real Estate Information - Site searches and analysis
Economic Data & Research - Customized analysis and research

Business Incentives - Project and program eligibility and analysis
Government Access and Guidance - Contacts and coordination with
federal, state, and local officials for entitlement and permitting
Lobbying/Advocacy – Defense and support of the Will County economy

Tax Increment Finance
TIF

What is TIF
TIF - Tax Increment Financing
TIF is a tool municipalities can
use to generate money for
economic development in a
specific geographic area and
allows targeted investments to
spur development.
TIFs allow for reinvestment of
all new property tax dollars
generated from the area for a
23-year period.

The life of a TIF
• The maximum life of a TIF District is 23
years. A TIF District can be extended for
another 12 years, but an extension
requires an act of the State Legislature.

• When the TIF District ends, property tax
revenues are again shared by all the taxing
bodies.
• All taxing bodies then share the expanded
tax base which is the growth which would
not have been possible without the
utilization of TIF financing.

How a TIF Works

How a TIF Works

What kind of projects are in TIFs
Projects in TIF districts typically include:
• Redevelopment of substandard, obsolete, or vacant buildings
• Financing public infrastructure improvements, including streets, sewer, water, in
declining areas
• Cleaning up polluted areas
• Improving the viability of downtown business districts; rehabilitating historic
properties
• Providing infrastructure needed to develop a site for new industrial or
commercial use

TIF-Eligible Areas
Blighted Areas
•

Vacant or improved land; reliance on “visual” blight conditions and public safety, health, welfare criteria and
stagnate or declining EAV

Conservation Areas
• At least 50% of the structures in the improved area must be 35 years old and three of the 14 factors for
designation of a blighted area and another factor entitled “excessive vacancies” must be present.

Industrial Park Conservation Areas
• Must be in municipality or nearby and annexed, must be zoned industrial already, must be suitable to industrial

Universal key criteria
• “But for” designation of the area as a TIF district, development of the area will not occur

Qualifying for a TIF
Improved property (land that is not vacant) must contain at least 5 of 14 factors that
make it detrimental to the public safety, health or welfare of the community.
•
•
•
•
•
•

Dilapidation;
Obsolescence;
Deterioration;
Illegal use of individual structures;
Structures below minimum code standards;
Excessive land coverage and overcrowding of
structures and community facilities;

•
•
•
•
•
•
•

Lack of ventilation, light or sanitary facilities;
Inadequate utilities;
Excessive land coverage;
Deleterious land use or layout;
Environmental clean-up;
Declining equalized assessed value; and
Lack of community planning.

Qualifying for a TIF
Vacant land must have at least 2 of the following 6 factors that impair sound growth of
the area, using comparable standards of evidence as for improved areas:

•
•
•
•
•
•

Obsolete platting
Diversity of ownership
Tax and special assessment delinquencies
Deterioration of structures or site improvements in areas adjacent to vacant land
Environmental issues
Lack of growth in EAV

Establishing a TIF
•

Generally, community will pass an ordinance or resolution calling for a feasibility study

•

Must create an “interested parties registry” which allows these parties to be notices and information under the
TIF act

•

Municipality must create a TIF Redevelopment Plan

•

• Demonstrates why the area needs to be redeveloped and plan to do so
• Establishes a proposed budget
• Plan must be available for review and inspection at least 45 days prior to public hearing
Mail eligibility report to all affected taxing districts

•

Send notification of public hearing and Joint Review Board meeting

•

Joint Review board meeting (issuance of recommendation)
•

JRB is made up of other local taxing bodies and must review plan

•

Public hearing by the municipality

•

Adopt ordinance between 14 and 90 days after public hearing

Spending TIF money
Public Project Review Considerations
The review considerations for supporting a public project, such as a park, streetscape or other public capital project,
are relatively simple.
1. Are there sufficient TIF funds available or projected to be available to pay for the project?
2. Does the proposed project support the goals and objective of the TIF plan?

Private Project Review Considerations
TIF funds in support of private development generally call for greater scrutiny. These deals with developers are
generally completed via redevelopment agreements. Recommended considerations include:
• Project feasibility

• Gap analysis – does the project require TIF funding?

• Public benefit

• TIF revenue projections

• Eligible/Extraordinary Costs (includes TIF budget
review)

• Project risk (can TIF funds be recaptured if project
does not go through?)

Spending TIF money
The eligible uses for TIF funds:
•Administration of a TIF redevelopment project •Relocation costs
•Property assembly/acquisition costs

•Financing costs, including interest assistance

•Rehabilitation or renovation of existing public •Studies, surveys and plans
or private buildings
•Marketing sites within the TIF
•Cost of construction of public works or
•Professional services (e.g. architectural,
improvements (streets, sidewalks, utilities)
engineering, legal and financial planning)
•Job training costs for businesses or the taxing
districts in the TIF area

•Demolition and site preparation

Bonded vs. pay as you go TIFs
Funding options for TIF Districts to support economic incentives or projects:

Pay-As-You-Go TIF District
• Increment generated over time pays for TIF projects and incentives
• Requires new increment! Only spending dollars from new projects
Bonded TIF District
• Bonds are issued so cash is immediately available to pay for TIF-eligible
redevelopment project costs
• Over time, tax incremental revenue pays back the debt service

TIF benefits to a community
•
•
•
•
•
•
•
•
•
•
•

No tax increases attributed directly to development of infrastructure
Improvements to blighted areas of the community
Increased property values
Private investment and development
New and retained jobs
Stronger, broader tax base
Stronger economic base
Locally controlled development
Incremental revenue is reinvested in the TIF district
Stimulates investment outside TIF district boundaries
Flexibility to negotiate IGAs that direct TIF increments to other taxing bodies

TIF in Will County
In the 2020 tax year, Will County was
home to 43 TIFs spread throughout the
County
The total new increment in Will County
TIFs is $446.8 million – nearly $1.5 billion
in new property value!

Property Tax Abatement

What is a Property Tax Abatement
• Property tax abatements are a forgoing of a portion of the property taxes on a given
property or development
• Generally, the property taxes are abated in the interest of encouraging a new building or
development that will increase the value of a property

• In Will County this is used less often than you might think – a handful in the past five years

How does abatement work?
35 ILCS 200/18-165:
• Any taxing district, upon a majority vote of its governing authority, may, after the
determination of the assessed valuation of its property, order the clerk of that county to abate
any portion of its taxes on the following types of property:
Industrial and Commercial Property
• The abatement shall not exceed a period of 10 years and the aggregate amount of abated
taxes for all taxing districts combined shall not exceed $4,000,000
• Each taxing body maintains autonomy over their tax bill, but the aggregate of all taxing bodies
for a single project may not exceed the $4 million threshold
• In Will County, we have traditionally done 3, 4, or 5 year abatements pending project scoring

How does abatement scoring work?
Will County also has code governing abatements, which provides guidance for evaluation of
potential abatements. These criteria include:
• New investment
• Job creation/retention
• Total payroll
• Benefits
• New property tax generated
• Machinery and equipment investment
• Average salaries
• Competitive landscape (competing sites, target industries, corporate HQ)
• Minority employment and contracting support
• Labor/apprenticeship utilization

What is the application process?
• Company completes application and submits the application to the CED
• CED evaluates/scores application based on County criteria
• If the project passes the minimum scoring threshold, the project is taken to
potential participating taxing bodies
• This scoring is advisory only – each project must be evaluated and voted on
by the respective participating taxing bodies
• If there is support at the taxing body level, the request will be taken to the
respective boards for a vote
• If board approve

Example – A New Headquarters for Quad Plus
In 2019, Quad Plus, a multi-national industrial systems integrator with offices in 6 US locations
along with UK, Turkey, and India, was seeking a new headquarters facility.
Quad Plus reached out to CED as part of their process, and were considering a site in New Lenox
along with their location in Houston as potential locations for a new building.

They applied for the property tax abatement program in June 2019. By November, they had
completed approvals and agreements from Will County, Village of New Lenox, Lincoln Way High
School, and New Lenox District 122.

What gets abated?
We generally pursue abatements from the municipality, County, and school districts. In the case
of Quad Plus: Taxing Body
Tax Rate
Share of Bill
Comm College Dist 525
Lincoln Way High School Dist 210
New Lenox Comm Park Dist
New Lenox Fire Dist
New Lenox Pub Library
New Lenox Twp Road Funds
New Lenox Twp Town Funds
New Lenox School District 122
Vil New Lenox Rd & Br
Village of New Lenox
Will County
Will County Bldg Comm
Will County Forest Preserve

Total Abated Portion

0.2924
2.1292
0.2391
0.5771
0.2239
0.1045
0.0878
4.0701
0.0863
0.3263
0.5927
0.0000
0.1504

3.3%
24.4%
2.7%
6.6%
2.6%
1.2%
1.0%
46.6%
1.0%
3.7%
6.8%
0.0%
1.7%

8.8798

81.5%

What gets abated?

Tax Bill:

$20,000 – No build
$66,000 – Abatement
$100,000 – Post abatement

Outcome - A New Headquarters for Quad Plus
This new development was made possible by the property tax abatement program, and
• Retained 80 existing jobs in Will County

• Added another 50 jobs with an average salary of $94,000 per year
• New $9 million, 52,500 sf building in New Lenox with office and workshop components
• $900,000 in new EAV, which will lead to an additional $80,000 per year in property taxes

Thank You!
For more information, contact:
Doug.Pryor@willcountyced.com
815-774-6065

