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1. Introduction 

The Village of Plainfield (the “Village”) seeks to establish a Tax Increment Financing (“TIF”) district to serve as 
an economic development tool and promote the development and revitalization of the commercial district 
along Illinois Route 30 / Lincoln Highway. The Village engaged SB Friedman Development Advisors  
(“SB Friedman”) to conduct a TIF District Eligibility Study (the “Eligibility Study”) and prepare a Redevelopment 
Plan and Project (the “Redevelopment Plan”).  
 
This document serves as the Eligibility Study and Redevelopment Plan (the “Report”) for the proposed Route 
30 Redevelopment Project Area (“Route 30 RPA” or the “RPA”). Section 2 of the Report, the Eligibility Study, 
details the eligibility factors found within the proposed RPA in support of its designation as a “blighted area” 
for vacant land and a “conservation area” for improved land, within the definitions set forth in the Illinois Tax 
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the “Act”). Section 3 of this 
Report, the Redevelopment Plan, outlines the comprehensive program to revitalize the RPA, as required by 
the Act. 
 

Redevelopment Project Area 
 
The proposed Route 30 RPA is located within the Village of Plainfield in Will County (the “County”), as shown 
on Map 1. The proposed Route 30 RPA consists of 36 tax parcels (26 improved parcels and 10 vacant parcels) 
and 24 primary buildings. The RPA comprises approximately 209 acres of land, of which approximately 153 
acres are vacant, 43 acres are improved, and approximately 13 acres are right-of-way. A majority of the parcels 
included in the RPA are located along Route 30, also known as Lincoln Highway, from just south of Renwick 
Road in the northwest to the Village’s boundary with the City of Joliet in the southeast. The RPA also includes 
certain vacant parcels extending from near Route 30 to the former Joliet & Southern Co. railroad tracks and 
Interstate 55 to the north and east, as illustrated in Map 2. SB Friedman’s analysis was completed for both 
vacant parcels and improved parcels, as shown in Map 3. Based upon SB Friedman’s research, the RPA currently 
consists of a mix of commercial and vacant land uses, as shown in Map 4.  
 

Determination of Eligibility 
 
This report concludes that the proposed Route 30 RPA is eligible for designation as a “blighted area” for vacant 
land and as a “conservation area” for improved land, per the Act. Vacant land is any real property without 
industrial, commercial or residential structures, and has not been used for commercial agricultural purposes in 
the past five years unless it was subsequently subdivided. SB Friedman understands that the parcel with 
property index number (PIN) 0603231110040000 has been commercially farmed in recent years, but was 
subdivided into three separate parcels per document number R2018026438 recorded April 20, 2018, by the 
Will County Recorder. The area is therefore eligible for designation as a blighted area under the Act. The 
subdivision is not yet reflected in the County’s parcel shapefile, but is indicated in the maps below and included 
in our analysis. The PIN list in Appendix 4 includes this original PIN, but the RPA will include three new PINs 
for the original parcel. For the purpose of our analysis, in a previously developed area, parcels that include side 
yards or parking lots related to an adjacent building are considered improved. 
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VACANT PARCELS: BLIGHTED AREA FINDINGS 
 
Per SB Friedman’s analysis, the vacant portion of the RPA is eligible as a “blighted area” under the one-factor test 
for flooding as outlined in the Act. This factor is defined under the Act at 65 ILCS 5/11-74.4-3 (a) and (b) and more 
fully described in Appendix 2. 
 
ONE-FACTOR ELIGIBILITY 
 
The Village engaged Baxter & Woodman Consulting Engineers (“Baxter & Woodman”) to evaluate flooding or 
contribution to flooding within the watershed of the vacant parcels in the RPA. Baxter & Woodman determined 
that 98% of the vacant parcels, by land acreage, are within the 100-year floodplain, and 100% of the vacant 
parcels contribute to flooding within the Lily Cache Creek and the DuPage River watershed. Thus, the vacant 
land is eligible as a “blighted area” using the one-factor test. 
 
IMPROVED PARCELS: CONSERVATION AREA FINDINGS 
 
For the improved land within the RPA, SB Friedman’s analysis indicated that 54% of primary structures are 
aged 35 years or older and the following five (5) eligibility factors have been found to be present to a 
meaningful extent and reasonably distributed throughout the RPA: 
 

1. Lack of Growth in Equalized Assessed Value (“EAV”); 
2. Deterioration; 
3. Presence of Structures below Minimum Code Standards; 
4. Inadequate Utilities; and 
5. Lack of Community Planning. 

 
These factors are defined under the Act at 65 ILCS 5/11-74.4-3 (a) and (b) and are more fully described in 
Appendix 2. 
 
Based on the age of primary structures in the RPA and the presence of five eligibility factors, the improved 
parcels in the RPA qualify under a conservation area finding (age plus at least three eligibility factors). 
 
SUMMARY OF ELIGIBILITY FINDINGS 
 
SB Friedman has found that the vacant portion of the RPA qualifies to be designated as a “blighted area,” and 
the improved portion of the RPA qualifies as a “conservation area,” with 54% of the structures within the RPA 
at least 35 years of age or older, and five (5) of the thirteen (13) eligibility factors present to a meaningful extent 
within the RPA.  
 
These conditions hinder the potential to redevelop the area and capitalize on its unique attributes. The RPA 
will benefit from a strategy that addresses the conditions of aged buildings, flood-prone parcels, and 
associated infrastructure while improving its overall physical condition. 
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Redevelopment Plan Goal, Objectives and Strategies 
  
GOAL. The overall goal of the Redevelopment Plan and Project is to reduce or eliminate conditions that qualify 
the RPA as a vacant blighted area and an improved conservation area, and to provide the direction and 
mechanisms necessary to establish the RPA as a vibrant mixed-use district. Redevelopment of the RPA is 
intended to revitalize the area, strengthen the economic base, and enhance the Village’s overall quality of life. 
  
OBJECTIVES. The following six (6) objectives support the overall goal of revitalization of the RPA: 
  

1. Facilitate the physical improvement and/or rehabilitation of existing structures and façades within 
the RPA, and encourage the construction of new commercial, residential, civic/cultural and 
recreational development, where appropriate;  

 
2. Foster the replacement, repair, construction and/or improvement of public infrastructure, where 

needed, to create an environment conducive to private investment; 
 
3. Facilitate the renovation or construction of stormwater management systems and flood control 

within the RPA;    
 

4. Provide resources for streetscaping, landscaping and signage to improve the image, attractiveness 
and accessibility of the RPA, create a cohesive identity for the RPA and surrounding area, and 
provide, where appropriate, for buffering between different land uses and screening of 
unattractive service facilities such as parking lots and loading areas;  

 
5. Facilitate the assembly and preparation, including demolition and environmental clean-up, where 

necessary, and marketing of available sites in the RPA for redevelopment and new development 
by providing resources as allowed by the Act; and 

 
6. Support the goals and objectives of other overlapping plans, including the Village of Plainfield 

Comprehensive Plan Update published in 2013 (the “2013 Comprehensive Plan” or “2013 Plan”), 
and other TIF redevelopment plans, and coordinate available federal, state and local resources to 
further the goals of this Redevelopment Plan and Project. 

  
STRATEGIES. Rehabilitation and redevelopment of the RPA is to be achieved through an integrated and 
comprehensive strategy that leverages public resources to stimulate additional private investment. The 
underlying strategy is to use TIF, as well as other funding sources, to reinforce and encourage further private 
investment.  
 

Financial Plan 
 
ELIGIBLE COSTS. The Act outlines several categories of expenditures that can be funded using incremental 
property taxes. These expenditures, referred to as eligible redevelopment project costs, include all reasonable 
or necessary costs incurred or estimated to be incurred, and any such costs incidental to this Redevelopment 
Plan pursuant to the Act. 
 
ESTIMATED REDEVELOPMENT PROJECT COSTS. The estimated eligible costs of this Redevelopment Plan are 
$45 million. The total of eligible redevelopment costs provides an upper limit on expenditures that are to be 
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funded using tax increment revenues, exclusive of capitalized interest, issuance costs, interest and other 
financing costs. 
 
EQUALIZED ASSESSED VALUE OF PROPERTIES IN THE RPA. The 2017 EAV (the most recent year in which 
assessed values and the equalization factor were available) of all taxable parcels in the RPA is $4,930,688. By 
tax year 2041 (collection year 2042), the total taxable EAV for the RPA is anticipated to be approximately $32 
million.  
 

Required Findings and Tests 
  
The required conditions for the adoption of this Redevelopment Plan and Project are found to be present 
within the Route 30 RPA: 
 

1. The RPA is 210 acres in size and thus satisfies the requirement that it be at least 1.5 acres; 
 

2. Limited private investment has occurred in the Route 30 RPA over the last five years; 
 

3. Without the support of public resources, the redevelopment objectives for the RPA would most 
likely not be realized. Accordingly, “but for” the designation of a TIF district, these projects would 
be unlikely to occur on their own; 

 
4. The Route 30 RPA includes only those contiguous parcels of real property that are expected to 

benefit substantially from the proposed Redevelopment Plan and Project; 
 

5. The Redevelopment Plan conforms to and proposes land uses that are consistent with the 2013 
Comprehensive Plan; 

 
6. The Village certifies that no displacement will occur as a result of activities pursuant to this 

Redevelopment Plan. Therefore, a Housing Impact Study is not required under the Act; and 
 

7. The Redevelopment Plan is estimated be completed, and all obligations issued to finance 
redevelopment costs shall be retired no later than December 31, 2041, if the ordinances 
establishing the RPA are adopted during 2018. 
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Map 1: Context Map 

Parcel 0603231110040000 was subdivided on April 20th, 2018 per document #R2018026438. Red subdivision lines shown here are 
approximate. 
Source: Esri, SB Friedman, Village of Plainfield, Will County 

 














































































