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Summary
Staff has been approached by a local developer with interest in acquiring and redeveloping
certain properties located east of River Street and north of East Wilson Street. As proposed, the
project includes creating a public-private partnership, both financially and with respect to land
use and building allocation. In order to make the project economics viable for the developer, the
City must offer financial assistance through Tax Increment Financing (TIF).
The subject real estate is wholly located within the existing boundaries of either TIF 1 or TIF 3
(the project area is split between the two different districts). Theoretically then, under current
conditions, the City and developer could consider entering into the proposed partnership via a
TIF Redevelopment Agreement. However, in order for the anticipated TIF tax increment to fully
support estimated TIF-funded costs necessary to make the project economics work for the
developer, the City will need to extract the subject real estate from the existing TIF 1 and TIF 3
Districts and place it wholly within an altogether new TIF District, as designated at a future date,
and thereby reset the 23-year TIF term during which TIF increment can be realized and
dedicated to provide financial support of the proposed redevelopment project.
As is the case when considering the designation of any TIF Redevelopment Project Area and
District, the City is required to determine whether or not the area in question is eligible for
designation as a TIF district per Illinois statutes. In accordance with the paradigm set forth in
state statute, the city’s economic development consultant and city staff have completed such an
eligibility study and a report of same is attached hereto. A summary of the findings follows:
These findings indicate that the area in question (“Project Area”) qualifies as a
“Conservation Area” TIF according to the criteria established by state statute, based on the
predominance and extent of parcels and/or buildings exhibiting the following
characteristics:
Age of Buildings;
Deterioration of Buildings, Structures and Properties;
Presence of Structures Below Minimum Code Standards;
Excessive Vacancies;
Deleterious Land Use or Layout;
Lack of Community Planning; and
Decline in Equalized Assessed Property Valuation.
The report, “Washington-Wilson District Tax Increment Financing Eligibility Findings” is
provided for COW Council consideration in determining the appropriateness of further
pursuing the Washington-Wilson District TIF District designation.

Alternatives
The COW may consider the material set forth in the instant report and recommend that the City
Council pursue the following alternative courses of action:
1. Take the report under advisement but pursue no further action at this time.
2. Undertake the next step required for pursuing TIF district designation, specifically,
developing a draft Washington-Wilson District Tax Increment Financing District
Redevelopment Project and Plan, in accordance with Illinois State Statute.
Note that according to state statute, a Housing Impact Study must be completed in conjunction
with the eligibility study concerning a proposed new TIF district:
i. If there are 75 or more inhabited housing units within the proposed TIF district
boundaries. As there are fewer than 75 inhabited housing units within the
proposed TIF district, this standard does not apply.
ii. If the “redevelopment plan would result in displacement of residents from 10 or
more inhabited residential units…” As there are NO inhabited residential units
located within the proposed new TIF district, this standard also does not apply.
Budget Impact
There is no additional budget impact in considering and accepting the findings of the subject
report. Further, the City’s economic development consultant is confident that, with the
assistance of city staff and the city attorney, and in recognition that the redevelopment plan
presently before the City includes all but one parcel located within the proposed redevelopment
project area, the aforementioned Redevelopment Project and Plan document and all required
components in considering any future actual TIF District designation (e.g., public notice
requirements, public hearing, convening the Joint Review Board) can be completed “in-house”,
in full compliance with applicable state statute and without additional budget impact.
Staffing Impact
It is anticipated that there is sufficient staff resources presently available to meet service
demands necessary in further pursuit of the West Town TIF initiative.
Timeline for actions
If Alternative 1 is chosen, there is no timeline. If instead Alternative 2 is selected, staff would
anticipate having a consideration for TIF designation before the COW in 4-6 months.
Staff recommendation
Staff recommends the COW take the attached Eligibility Report and Findings under
consideration and recommend to the City Council its acceptance, and formally notifying all
affected taxing bodies of same.
Attachment
Washington-Wilson Tax Increment Financing Eligibility Findings
CC:

Mayor Schielke
Department Heads

WASHINGTON-WILSON DISTRICT
TAX INCREMENT FINANCING
ELIGIBILITY FINDINGS
City of Batavia, Illinois
June, 2016
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Section I.
INTRODUCTION
A. The City of Batavia’s Comprehensive Plan. Pursuant to Illinois State Statutes (65 ILCS 5/11-12-6 and
12-7), an officially adopted comprehensive plan (including its amendments and maps) serves a community
and its constituents as the principal advisory document in making land use, development and
redevelopment decisions. The City of Batavia’s Comprehensive Plan establishes goals and objectives that
are consistent with this charge, including those that encourage the conservation and/or enhancement of the
taxable value of its residential, commercial and industrial land and buildings.
It is commonly held that a city’s plan is to be used as the principal guide when determining whether or not
a proposed land use or development is appropriate for a given location. If the plan tends to support the
proposal, the city should be amenable to allowing it. However, a city plan is not only a critical tool used in
reacting to a given proposal but should also serve as a basis for the City to be proactive in establishing and
implementing land use and development policies and programs.
In 2007, the City of Batavia adopted a wholesale update to its Comprehensive Plan. This plan has been
regularly updated since that date, including the latest update in 2014. These officially adopted updates
rightly portray the City’s proactive position in keeping contemporary its policies affecting land use,
property development and, specifically with respect to the underlying purpose of this study, the
redevelopment of existing areas within the City of Batavia.
The City’s Comprehensive Plan sets forth eleven specific “issues” related to land use for the City. Three of
these eleven issues are particularly pertinent when considering the applicability of Tax Increment Financing
as a tool to stimulate positive change in an existing, developed area like the area subject to this instant
report. These three issues are as follows:
“Transitioning from an environment of new growth to one of redevelopment (e.g., “emphasiz[ing]
redevelopment of existing properties and infill development)”;
“The continued redevelopment of the downtown as a mixed-use area, with added residential, retail,
entertainment and office uses a priority”; and
“Maintaining a balance of land uses and housing types to serve all portions of community (e.g.,
[addressing the] shortage of higher density residential uses…and downtown living opportunities)”.
Further, the following statements are included as specific “Goals and Policies” set forth in the
aforementioned Comprehensive Plan and serve to reflect the community’s intent and policies to address the
eleven identified issues:
“Maintain Batavia as an attractive place to live, work, shop and play, with a balance of land use”;
“Plan land uses to achieve an efficient provision of public facilities and services (e.g., Focus higher
density and intensity development in and adjacent to the downtown, Avoid underdevelopment of
property with ample utility capacity, especially in the downtown)”;
“Maintain a diversity of housing types, prices and styles for all segments of the community (e.g.,
Provide a mixture of housing types and densities on large scale mixed use redevelopment parcels)”;
“Coordinate land use and transportation planning (e.g., Locate higher density residential uses
convenient to transit corridors and employment centers)”;
“Continue to make the downtown and Fox River the focal point of the community (e.g., Focus the
most intense development in the downtown, Use redevelopment Tools, including tax increment
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most intense development in the downtown, Use redevelopment Tools, including tax increment
financing, to encourage and shape downtown development, Require development projects to take
advantage of the views and access to the Fox River)”; and
“Maintain sufficient retail and employment areas to ensure the fiscal economic vitality of the City”.
In February 2014, the City passed an amendment to its 2007 City’s Comprehensive Plan, including new
sections (“Elements”) entitled, “Economic Development and Redevelopment”, “Housing, Neighborhood
Conservation and Historic Preservation”, and “Urban Design”.
The 2014 amendment makes clear that successful economic development and redevelopment is predicated
upon, and will result in the further improvement of high quality land development and utility infrastructure
that serve to both accommodate the needs of existing business enterprises, as well as make Batavia an
attractive place for new private investment. With respect to the area subject to this TIF Eligibility Study,
the Comprehensive Plan’s 2014 Economic Development and Redevelopment element draws particular
attention to the City’s downtown (its “heart and soul”) [where] “cultural/social interaction as well as
economic activity is concentrated”, noting that the downtown’s existing building stock “is in some cases ill
suited for contemporary downtown uses”. This portrayal begs the question as to which buildings are so illsuited and what can be done to address this issue.
Furthering the discussion on economic development and redevelopment, the aforementioned 2014
amendment to the City’s Plan sets forth a number of specific goals, including:
“Increase employment and housing opportunities;
“Form effective partnerships with the private sector to stimulate redevelopment”;
“Ensure that redevelopment strengthens downtown Batavia as the center of the community”; and
“Increase customer and visitor activity”.
Concerning housing, the 2014 Plan amendment cites the need for greater housing diversity across Batavia,
specifically citing “higher density housing in conjunction with mixed-use developments”. Aging building
stock, underperforming property maintenance and ill-suited parcel size as it relates to efficient land use are
also cited in the amendment as areas of concern. Finally, as to the character of the city’s built environment,
the amendment states that “[r]edevelopment of the downtown is one of the City’s highest priorities”,
specifically emphasizing that such redevelopment must be “economically viable” and characterized by
reintroducing “streetwalls” and “taller buildings” located in the City’s downtown.
In all the above-cited cases, the 2014 amendment supports the redevelopment of existing land development
areas where deemed appropriate and necessary. By stressing the importance of economically viable, higher
density, mixed-use redevelopment in the City’s downtown business district and private investment through
public-private partnerships in the development of this land use form, the amendment provides sufficient
rationale for City decision-makers to consider the need and merits of establishing and, ultimately
employing tax increment financing as a tool to foster the implementation of each of the aforesaid goals.
B. Property Conditions Inconsistent with the City’s Comprehensive Plan. As previously stated, the
City encourages the conservation and/or enhancement of the taxable value of its residential, commercial
and industrial land and buildings. However, because of certain, identifiable conditions, there are locations
where one cannot reasonably expect policy statements and land use decisions alone to result in the
implementation of such established goals and objectives. It is at this point when it may be determined that,
but for the City taking direct measures to encourage redevelopment efforts in these locations, including
providing financial assistance, sufficient private economic development activity will not occur.
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It will be shown through this report that the aforementioned conditions are present today within the subject
area (“Washington-Wilson District”, as further described below) and that these conditions inhibit private
investment, weaken the City’s tax base, affect the safety of community residents, and hinder the City’s
ability to promote a cohesive development of compatible land uses. However, through the use of tax
increment financing, the City may provide financial incentives and construct certain public improvements
to ameliorate these investment-inhibiting conditions.
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Section II.
TAX INCREMENT FINANCING
A. The Act. The Tax Increment Allocation Redevelopment Act (65 ILCS 5/11 - 74.4 - 1, et seq.) (the “
Act” ) stipulates specific procedures which must be adhered to in designating a Redevelopment Project
Area. By definition, a Redevelopment Project Area is:
“ ..an area designated by the municipality, which is not less in the aggregate than 1 ½ acres and in
respect to which the municipality has made a finding that there exist conditions which cause the
area to be classified as an industrial park conservation area, or a blighted area or a conservation
area, or a combination of both blighted areas and conservation areas (Section 11-74.4-3).”
Section 11-74.4-3 defines a conservation area as:
“ ...any improved area within the boundaries 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 following
factors is detrimental to the public safety, health, morals or welfare and such an area may become a
blighted area...”
The factors named by the statute with regard to conservation areas are as follows: dilapidation,
obsolescence, deterioration, presence of structures below minimum code standards, illegal use of individual
structures, excessive vacancies, lack of ventilation, light, or sanitary facilities, inadequate utilities,
excessive land coverage and overcrowding of structures and community facilities, deleterious land use or
layout, lack of community planning, environmental clean-up, and decline of equalized assessed value (“
EAV” ).
B. Summary Determination of Eligibility. The determination of eligibility of the Washington-Wilson
District TIF Redevelopment Project Area is based on data gathered through field observation by CC Aiston
Consulting, Ltd, and City Community Development and Public Works Staff and through document and
archival research. This information was then compared against the eligibility criteria set forth in the Act.
According to the Act, in order to be designated as a “conservation area”, at least 50% of the structures
must be 35 years or more in age, and a combination of at least three of the other blighting factors identified
in the Act must be present to a meaningful extent and reasonably distributed throughout the Project Area.
As will be presented below, the Project Area is eligible for designation as a conservation area. This is
based on the predominance and extent of parcels exhibiting the following characteristics: age, deterioration,
presence of structures below minimum code standards, excessive vacancies, lack of community planning
and decline in equalized assessed value. Each of these factors contributes significantly towards the decline
of the Project Area.
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Section III.
DESCRIPTION OF THE PROJECT AREA
A.
Location and History. The Project Area, alternatively called hereafter, “Washington-Wilson
District”, is an area of approximately 210,000 square feet (4.8 acres) and is generally located between River
Street and North Washington Avenue, and between State and East Wilson Streets, although there is a single
parcel within the subject Project Area that is located along the south side of East Wilson Street, specifically
at the southeast corner of E. Wilson and South Washington Ave. A aerial photographic map of the
Washington-Wilson District area is found at Figure 1.
Historically, the bulk of the Project Area is located north of East Wilson Street and was first surveyed,
legally established as part of Block 7 in the first platting of land east of the Fox River and made part of
Town of Batavia in July, 1845. The sole land parcel located south of East Wilson Street was created as part
of the March, 1844 platting of Block 1 of Wilson’s Addition to the Town of Batavia.
In relying on John Gustafson’s Historic Batavia (Robinson and Schielke, 1998) and Sanborn Fire Insurance
maps, we find that the commercial and industrial land use east of the Fox River in Batavia was first
developed circa 1840, facilitated by the new Fox River bridge at Wilson Street (a dirt roadway named after
Judge Isaac Wilson, reportedly the first person using the name “Batavia” rather than “Head of Big
Woods”). The Challenge Mill Company was established along the East bank of the Fox River in 1867, just
north and east of the Project Area and by 1870, commercial buildings were appearing within two blocks
east of the River along both the south and north sides of Wilson Street. According to early Sanborn
mapping (1885 – 1928), a number of individual residences had been established within the Project Area,
though mostly fronting South Street (renamed State Street, circa 1910) and Washington Avenue. However,
the majority of the buildings were non-residential, fronting either East Wilson Street or River Street.
Sanborn maps dated from 1885 through 1928 depict retail (agricultural implements, twine, furniture,
clothing and dry goods, boots and shoes, groceries, meats, bicycles and cigars) service (cobbler, tailor,
blacksmith, furniture and upholstery repair, restaurant and banquet, as well as a number of saloons) and
light assembly/sales (millinery, gloves) buildings. The cornerstone of the First Baptist Church, located at
the Northwest corner of E. Wilson Street and N. Washington Avenue was laid in 1888. The First Baptist
Church sold this property to the City of Batavia in 2006, ultimately relocating to a property west of the city
limits, establishing the Faith Baptist Church. Although the former church building is still standing, it has
fallen into disrepair and, in recent years, has been used primarily for storage purposes.
Finally, Sanborn Insurance maps show evidence that sometime between 1907 and 1916, an area of
approximately 3000 square feet located in the northeast corner of the Project Area was being used as a
“junk yard”. The company’s 1928 map shows no evidence of this junk yard use still ongoing but instead
represents mostly individual dwellings and their accessory storage buildings located generally northerly
half of the Block 7. This map also shows two houses located within the Project Area and south of midblock, Block 7, one such home located immediately north of the church building that is known to have
served as the church’s parsonage.
B. Existing Land Use. With respect to the Project Area itself, today one finds at least a version of the
aforementioned former First Baptist Church building still standing at the northwest corner of North
Washington Avenue and East Wilson Street. This vast, essentially vacant building is owned by the City of
Batavia and, in part, is currently serving storage needs for certain local, not-for-profit organizations.
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The existing commercial buildings at 121 and 113 E. Wilson Street were constructed prior to 1916 and
1928, respectively. 121 E. Wilson St. is shown on the 1916 Sanborn Insurance Map as being a “boots and
shoes” store. For the past eighty-plus years, however, this building has been occupied by an insurance
office. 113 E. Wilson is represented on the company’s 1928 map as simply a “store”. Going back nearly
twenty years from the date of this study, this building has been occupied by a local dental practice.
There are three other existing principal structures found within the project area. Two of these structures are
habitable buildings and have East Wilson Street addresses (111 and 206 E. Wilson Street). The third
principal structure is a two-tiered, public parking deck, located at the Southeast corner of North River Street
and State Street and is addressed 20 North River Street.
The building at 111 E. Wilson, located on a flag lot some 120 feet off the street, is a single-story, cinder
block building of approximately 2500 square feet. It was built in 1958, originally occupied by a pattern
maker shop and was last home to a Service Master business. The City of Batavia purchased the property in
2013 and, to this date, it has been either vacant or used to store vehicles and equipment. The building at
206 E. Wilson Street (circa 1940) is a former automobile fuel and service station. As of the date of this
report, the building has been vacant for more than four months and, besides the building itself, all that
remains on the property presently are an overhead fuel pump canopy and a pylon sign. The canopy and
sign are technically noncompliant accessory structures according to City code.
The last yet-mentioned principal structure currently located within the project area is the aforementioned
two-tiered, public parking deck. The City owns and maintains this property, having built the parking deck
in 1993. The City also owns and maintains two surface parking lots within the Project Area having, in the
aggregate, surface area of approximately 44,000 square feet.
All told, the Project Area comprises approximately 4.8 acres of contiguous land, containing 9 individual
land parcels and the public rights-of-way within State, North River, and East Wilson Streets and North and
South Washington Avenues. For the purposes of this study, when the term “parcel” is used, we refer to an
individual tract of land with its own separate “Parcel Identification Number” (or PIN), as ascribed by the
Kane County Supervisor of Assessments. A parcel may or may not be identical to an individual private
property, under a single ownership entity. Often two or more contiguous parcels are combined to make up
one private property owner’s real estate holding, or lot. Consequently, in searching property records, one
may find that a building, together with a nearby accessory building, driveway or parking lot, may be under
the same ownership, have a single street address and be located on a single parcel. On the other hand, these
conditions may alternatively exist on or across two or more separate parcels, each with its own PIN.
Property conditions described herein will be attributed to parcels, buildings and/or structures wherever the
need for specific clarity is warranted.
Of the nine total parcels within the Project Area, there are six containing buildings/structures where a
principal zoning activity has been established. Four of these parcels are commercial in principal use (111
and 206 E. Wilson St.), though presently each contain a single, vacant building. Of the six parcels
containing a building, one is currently institutional in use (the former church). Finally, two parcels contain
the aforementioned parking structure and surface lots. (See Fig. 2, Existing Land Use Map).
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Section IV.
ELIGIBILITY FINDINGS
Field surveys were completed for the Project Area during April and May, 2016 (See Table 1 for Properties,
By Associated Street Address). These surveys included the on-site inspection of each property and
associated building(s), photographing and completing field notes for each parcel. Said photographs and
notes are on file with the City’s Economic Development Office and serve to further document the observed
conditions. With respect to existing utility conditions, field observations were supplemented with
information from City’s Public Works Department. The results of the survey are summarized below.
A. Age of Buildings. Based on field analysis, Township Assessor’s records, the aforementioned Sanborn
Insurance Maps and John Gustafson’s Historic Batavia, 5 of the 6 principal buildings (or 83%) and 5 of the
8 total buildings (62.5%) are documented to be more than 35 years old. This exceeds the statutory
requirement that at least 50% of the buildings in a conservation area be 35 years of age or older.
All buildings that are documented as 35 years of age or older and subject to this eligibility characteristic are
well distributed throughout the district as a whole (see Table 2 and Figure 3). Therefore, age is a
contributing factor in the eligibility of the Project Area as a TIF District.
B. Dilapidation. Dilapidation refers to 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 required or the defects are so serious and so
extensive that the buildings must be removed.
Although the former First Baptist Church building at 133 E. Wilson Street is clearly in a state of significant
dilapidation, this factor is not otherwise prevalent throughout the project area and therefore, this condition
does not contribute to the designation of the Project Area.
C. Obsolescence. Obsolescence is the condition or process of falling into disuse. Obsolete structures
have become ill-suited for the original use.
Due to current code requirements for assembly use and occupancy, the former Baptist Church building is
ill-suited for church use at present. Further, the original use established for the building at 111 E. Wilson
Street, manufacturing/light assembly, could not be reestablished at the subject property without someone
undertaking significant physical improvements to the building. However, the remaining four existing
structures (or 67% of all principal structures) within the project area are not obsolete or falling into disuse
and, as such, this condition does not contribute to the designation of the Project Area.
D. Deterioration. According to statute, deterioration is a condition evidenced by the physical state of
buildings and/or surface improvements in the Project Area. With respect to buildings, deterioration refers
to defects including, but not limited to, major defects in the secondary building components such as doors,
windows, porches, gutters and downspouts, and fascia. With respect to surface improvements, the
condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface storage areas may
show evidence of deterioration, including, but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material, and weeds protruding through paved surfaces.
There is evidence of deterioration on all six parcels containing a principal structure (including the parking
deck) within the total nine-parcel Project Area. Further, improvements within the Project Area public
rights-of-way show evidence of deterioration pursuant to the statutory definition above. (See Fig. 4).
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As there is evidence of deterioration of both building and surface improvements at or abutting most
parcels within the Project Area, this factor contributes to the designation of a conservation area.
E. Presence of Structures Below Minimum Code Standards. Structures below minimum code
standards include 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. It should be noted that many of these structures may not meet minimum standards but are not
necessarily in violation of the applicable codes, as there are numerous examples where when this condition
exists, the structure is in a legal, non-conforming status, having been established prior to current land
development regulations.
The City’s Community Development Department staff regularly identifies, inspects and updates records,
including photographs, to document structures that generally do not comply with minimum code standards.
These records, coupled with the aforementioned field observations, prove the presence of such structures
below minimum code standards within the Project Area. The capital investment required to bring these
structures into minimum code compliance, where possible, may pose a significant economic challenge,
discouraging the redevelopment and/or adaptive re-use of these properties.
Specifically with respect to the City’s Zoning Ordinance, all properties containing buildings within the
Project Area have one or more conditions that are below standards. Examples of such conditions include
non-compliant parking assets (both in number of spaces and lot design) and the absence of conforming
refuse enclosures. Various “grandfather” entitlements have expired, resulting in certain properties now
containing illegal structures on site (e.g., the former gas station’s canopy, pumps, pump islands, and
freestanding sign). Further, there is evidence of nonconforming conditions concerning required wall
transparency (former Church and existing dental office), and adherence to street setback requirements
(former Church and gas station).
All or nearly all project area buildings are non-conforming with respect to fire suppression and fire alarm
systems. Finally, across the project area generally, one also finds non-compliance with the federal
American with Disabilities Act (ADA).
Due to the many and varied documented cases where structures are below minimum codes standards
throughout the Project Area), this factor contributes to the designation of a conservation area.
F. Illegal Use of Individual Structures. Illegal use of individual structures refers to the use of structures
in violation of applicable federal, State, or local laws, exclusive of those applicable to the presence of
structures below minimum code standards. Whereas some structures within the Project Area were
determined to be in violation of City codes and standards, there are no known uses in violation of State or
Federal regulations. Therefore, this factor does not contribute to the designation of the Project Area as a
conservation area.
G. Excessive Vacancies. Evidence of excessive vacancies refers to 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.
In terms of total building floor area within the project area, the total floor area representing the three
essentially vacant, principal buildings located at 115, 133 and 206 E. Wilson (former Service Master,
Church and gas station buildings, respectively) is approximately 14,700 square feet. When comparing this
figure with that of the approximately 3,200 square feet comprising the combined floor area of the two
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occupied buildings at 113 and 121 E. Wilson (dental and insurance office buildings), some 82% of the total
floor area of all buildings (this does not include the parking deck structure at 20 North River Street) within
the Project Area is essentially vacant.
After considering the extent of building vacancy within the subject area, it is clear this factor does
contribute to the designation of the Project Area as a conservation area.
H. Lack of Ventilation, Light, or Sanitary Facilities. Inadequate ventilation is characterized by 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 or inadequacy 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 garbage storage areas, bathroom facilities, hot water and kitchens,
and structural inadequacies preventing ingress and egress through interior spaces within a building.
This condition is not prevalent within the Project Area and does not contribute to the eligibility of the area.
I. Inadequate Utilities. This factor concerns the condition of underground and overhead utilities, such
as storm structures, sanitary sewers, water lines, and gas, telephone, and electrical services. Inadequate
utilities are those that are: (i.) insufficient in capacity to serve the uses in the redevelopment project area,
(ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii) lacking within the redevelopment project area.
There are sufficient and adequate public electric and water utilities presently serving the Project Area and,
as such, this condition does not contribute to a determination of the eligibility for the area.
J. Excessive Land Coverage and Overcrowding of Structures and Community Facilities. This factor
relates to the over-intensive use of property and the crowding of buildings and accessory facilities onto a
site. Examples of problem conditions warranting the designation of an area as one exhibiting excessive land
coverage are: 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 the
presence of multiple buildings on a single parcel. For there to be a finding of excessive 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 access to a public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.
As the Project Area is wholly located within an historic downtown, one would anticipate higher building
density and degrees of land coverage. In fact, the City’s planning and zoning documents largely encourage
this land use pattern in the City’s downtown still today. In light of this fact, the conditions of “excessive”
land coverage and “overcrowding” of structures and community facilities are not prevalent within the
Project Area and therefore do not contribute to the eligibility of the area.
K. Deleterious Land Use or Layout. Deleterious land uses include the existence of incompatible landuse relationships, buildings occupied by inappropriate mixed-uses, or uses considered to be noxious,
offensive, or unsuitable for the surrounding area.
Except for former Service Master building, which was originally constructed and remains physically more
characteristic of an industrial building than one suitable for downtown commercial or residential use, and
the auto fuel and service station parcel, deleterious land use is not prevalent in the Project Area. If one
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were to argue the prevalence of deleterious layout within the Project Area, such an argument is more
suitably made below in paragraph L. “Lack of Community Planning”. As such, neither deleterious land use
nor deleterious layout is a contributing factor with respect to determining eligibility.
L. Lack of Community Planning. Lack of community planning occurs when the proposed
redevelopment project area was developed 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 comprehensive 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 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.
The City of Batavia adopted its first zoning ordinance in 1946 and approved its first land use plan, “A Plan
for the City of Batavia, Illinois” in 1953. As presented above in Section III, the Project Area was
essentially fully subdivided through survey and platting before 1850, with re-subdivisions occurring to
accommodate property purchases and developments throughout the remainder of the nineteenth century. In
short, the Project Area was developed prior to the adoption of any comprehensive or community plan for
the subject area.
Examples of the lack of community planning across the Project Area include a subdivision of land resulting
in a flag lot, multiple properties relying on private easements to access public streets and parking areas,
building encroachments onto adjacent properties and parcels that are today, ill-suited to accommodate
independent redevelopment. The aforementioned industrial buildings (former Service Master) juxtaposed
within the context of office (dentist and insurance agent) and institutional uses (former First Baptist
Church), as well as the auto fuel and service station immediately adjacent to neighboring downtown,
pedestrian-friendly uses (retail, office, banking, church) speak to demonstrating incompatible land-use
relationships within the Project Area.
There is sufficient evidence demonstrating the lack of community planning within the Project Area to
indicate that this factor contributes to a finding of eligibility.
M. Environmental Clean-Up. This factor is relevant when the area has incurred Illinois Environmental
Protection Agency (IEPA) 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.
There are properties within the Project Area where there is sufficient data and history to indicate that
certain clean-up activities will be necessary to remediate environmental concerns there. The City’s
environmental consultant has found floor tiles containing asbestos in the former Church building.
Considering the age of the other buildings on site, there is some likelihood of additional asbestos found
within the Project Area.
Additionally, results from preliminary soil borings and trench excavation indicate evidence of petroleum
based products within subsurface soils on the former Church property, though not in amounts that would
result in significant handling and disposal costs. Finally, in light of the fact that automobile service,
including engine repair, and fuel sales have occurred for decades at 206 E. Wilson Street, it is likely,
though not yet proven, that environmental remediation activities will be required in redeveloping this
parcel, particularly if the proposed redevelopment contemplates residential uses on site.
Page 10.

With information currently available, one cannot prove the need for environmental clean-up within the
Project Area sufficient to show that the costs of same constitute a material impediment to the development
or redevelopment of the redevelopment project area and therefore environmental clean-up is not a
contributing factor in determining the eligibility of the subject study area for conservation area designation.
N. Decline in Equalized Assessed Value (EAV). This factor can be cited if the total equalized assessed
value of the proposed redevelopment project area has declined for 3 of the last 5 calendar years for which
information is available; or is increasing at an annual rate that is less than the balance of the municipality
for 3 of the last 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 3 of the last 5 calendar years for which information is available.
The 2010 – 2015 Project Area EAV totals are shown below. As shown, these values have declined three
of the last five years and have not kept pace with CPI growth. As such, the decline in EAV is a
contributing factor toward the designation of the Project Area as a conservation area.
ID
No.

PIN

1

1222276009

111 E. Wilson

$

29,525

$

30,074

$

30,597

$

17,900

$

0

$

0

2

1222276010

113 E. Wilson

$

45,717

$

46,567

$

47,377

$

41,640

$

42,469

$

43,850

3

1222276011

115 E. Wilson

$

0

$

0

$

0

$

0

$

0

$

0

4

1222276012

(Driveway ‐ 111)

$

0

$

0

$

0

$

0

$

0

$

0

5

1222276013

(Driveway ‐ 111)

$

0

$

0

$

0

$

0

$

0

$

6

1222276014

121 E. Wilson

$

36,777

$

37,461

$

38,113

$

32,266

$

26,945

$

27,820

7

1222276022

20 N. River St

$

0

$

0

$

0

$

0

$

0

$

0

8

1222276023

133 E. Wilson

$

0

$

0

$

0

$

0

$

0

$

0

9

1222280001

206 E. Wilson

$

305,519

$

311,201

$

316,616

$

316,616

$

286,439

$

274,406

$

417,538

$

425,303

$

432,703

$

408,422

$

355,487

$

346,076

Address

2010

2011

Project Area‐Wide
Percent Change
From Prior Year

Consumer Price Index ‐ 2010‐2015

2012

1.86

1.74

2013

‐5.61

2014

2015

‐13.0

‐2.64

2010

2011

2012

2013

2014

2015

1.5

3.0

1.7

1.5

0.8

0.7
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Section V.
CONCLUSION
Based on the findings contained herein, the Project Area qualifies as a conservation area according to the
criteria established by the Act, based on the predominance and extent of parcels exhibiting the following
characteristics:
Age;
Deterioration;
Presence of Structures Below Minimum Code Standards;
Excessive Vacancies;
Lack of Community Planning; and
Decline in Equalized Assessed Valuation.
Each of these factors contributes to the eligibility of the Project Area as a conservation area. All of these
characteristics point to the need for designation of the Project Area as a tax increment financing district,
which will make possible public intervention in order that redevelopment might occur. Further, it should be
noted that though some of the conditions mentioned in this report are not substantially prevalent enough to
be considered as qualifying elements, designating Washington-Wilson District as a Conservation Area Tax
Increment Financing District could enable the City and private investment interests to address and
ameliorate these conditions.
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Appendix A
WASHINGTON-WILSON DISTRICT
TAX INCREMENT FINANCING
ELIGIBILITY FINDINGS
Figures and Tables

Figure 1. Map of Washington-Wilson District (“Project Area”)
A-1.

Figure 2. Existing Land Use Map
A-2.

Table 1. Properties By Parcel Identification Number (PIN)
and Associated Street Address

ID
No.

PIN

Address

City

State

1

1222276009 111 E. Wilson

BATAVIA

IL

2

1222276010 113 E. Wilson

BATAVIA

IL

3

1222276011 115 E. Wilson

BATAVIA

IL

4

1222276012 (Driveway/Alleyway ‐ 111)

BATAVIA

IL

5

1222276013 (Driveway/Alleyway ‐ 111)

BATAVIA

IL

6

1222276014 121 E. Wilson

BATAVIA

IL

7

1222276022 20 N. River St

BATAVIA

IL

8

1222276023 133 E. Wilson

BATAVIA

IL

9

1222280001 206 E. Wilson

BATAVIA

IL

Table 2. Known Ages of Area Structures
# of
Buildings
on
Property

Year
Principal
Structure
Built

Year
Accessory
Structure
Built

1

1958
NLT*
1928

NA

ID
No.

PIN

1

1222276009

111 E. Wilson

2

1222276010

113 E. Wilson

Principal
Use
Vacant
Ind/Svc
Dental
Office

3

1222276011

115 E. Wilson

Vacant

0

4

1222276012

(Driveway/Alleyway ‐ 111)

Vacant

0

5

1222276013

(Driveway/Alleyway ‐ 111)

0

6

1222276014

121 E. Wilson

7

1222276022

20 N. River St

8

1222276023

133 E. Wilson

9

1222280001

206 E. Wilson

Vacant
Insurance
Office
Public
Parking
Vacant
Inst
Vacant
Commercial

Address

1

NA

1

NLT*
1916

NA

1

1993

NA

2

1888

Unknown

2

1940

Unknown

8

* No Later Than

A-3.

Figure 3. Distribution of Structures Known to be At Least 35 Years Old
A-4.

Figure 4. Distribution of Structures and Surface Improvements Displaying Deterioration

Figure 5. Distribution of Properties with Buildings/Structures
that Are Below Minimum Code Standards
A-5.

Appendix B
Photo Documentation Depicting Deterioration
Across Public and Private Properties within Project Area

North Washington Ave.

B-1.

South Washington Ave.

B-2.

State St.

B-3.

Wilson St.

B-4.

Parking Deck (Lower Level / Interior)

B-5.

Parking Deck (Second Level / Exterior)

B-6.

111 E. Wilson (former Service Master)

B-7.

113 E. Wilson (Dental Office)

B-8.

115 E. Wilson (City’s vacant lot)

B-9.

121 E. Wilson (Insurance Office)

B-10.

133 E. Wilson St. (Former First Baptist Church)

B-11.

B-12.

206 E. Wilson (former Auto Fuel & Service Station)

B-13.

