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Section I.
INTRODUCTION
A. Background
The land area subject to this Plan and Program document, hereafter referred to interchangeably as the “Near
East Downtown District” or the “Project Area” is depicted in Figure 1 below and its location can be generally
described as just over 12 acres of land, comprised of 30 contiguous properties located, west to east,
between South and North River Streets and South and North Van Buren Streets; and, south to north,
between mid-block East Wilson/ Webster Streets and Spring Street/mid-block East Wilson/State Streets.
Most of the original principal buildings, dating back to mid-late nineteenth century, remain in place.
However, over time there has been evolutionary change in the occupancy and use of many of the original
buildings within the Project Area (e.g., from entirely commercial to mixed use, and from single to multiple
residential occupancies), while many others have been demolished, either making way for a change in use
(i.e., public parking) or ultimately for comprehensive redevelopment through new construction. Most of
these “scraped” properties remain vacant still today.
The historic land use and development of the Project Area is common of many communities aligning the
Fox River in Kane County, Illinois, essentially consisting of an eclectic mix of commercial, industrial,
institutional and residential uses and buildings densely situated to accommodat e easy pedestrian access
to shopping, dining, education, religious services, employment (including nearby manufacturing and
assembly facilities) and transportation (including electric light rail).
With respect to the existing land use and development pattern, the Project Area is p rimarily a mix of
commercial buildings and accessory facilities and single and multi-family residential buildings, with again,
some interspersed vacant or underutilized land parcels located within its northern and central sectors. The
relative physical condition and overall characteristics of the Project Area’s building stock and properties
today portray a mixed use neighborhood or district that is trending toward blight in contravention to the
goals and policies set forth in the City of Batavia’s land development plans for its downtown commercial
business district.
Section IV.A below describes in greater detail the Project Area’s historic and existing land use patterns.
In the 2007 City of Batavia’s Comprehensive Plan, as amended in 2014, a number of specific issues identified
in the Plan relate to the future use of land in the City, and specifically within the City’s historic downtown
district. Four specific issues are listed below and are particularly pertinent when considering the applicability of
Tax Increment Financing as a tool to stimulate positive change in the Project Area:
1. “The [need for] continued redevelopment of the downtown as a mixed-use area, with added
residential, retail, entertainment and office uses a priority”;
2. “The City has a shortage of higher density residential uses…and downtown living opportunities”;
3. “[There are] limited public parking facilities (‘[especially] centralized public parking facilities’), aging
utilities and the complex relationships between adjacent uses often require City government to play a
larger role in the ongoing development and redevelopment of the downtown” to play a larger role in
the ongoing development and redevelopment of downtown”;
4. “The building stock of downtown Batavia, while unique in its character, is in some cases ill-suited for
contemporary downtown uses. Many buildings were designed for industrial purposes and many
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others do not meet current code requirements…All these sites have potential for development in the
downtown”.
The City’s Comprehensive Plan provides specific goals and policies to address the issues above, to include but
not necessarily limited to:
1. “Use redevelopment tools, including tax increment financing, to encourage and shape downtown
development;”
2. “Require development projects to take advantage of views and access to the Fox River;”
3. “Protect key retail properties from conversion to non-retail uses while allowing multi-tenant
properties to house a healthy mix of uses;”
4. “Raise the quality of new development through zoning, subdivision, design review and other tools;”
and
5. “Locate higher density residential uses convenient to transit corridors and employment centers.”
Further, the Plan makes clear that successful economic development and redevelopment results from creating
high quality land development and public infrastructure, serving to both accommodate the needs of existing
business enterprises, as well as make Batavia an attractive place for additional private investment. These two
general goals complement the Plan’s additional goal to encourage the City to “[form] effective partnerships
with the private sector to stimulate redevelopment.”
Over the past decade, the Near East Downtown District has experienced economic decline, evidenced by
surface and building deterioration, to include cases where certain buildings were in such a state of disrepair and
neglect that demolition was the most appropriate course of action, declining or stagnating property values and other
factors that are evidence of limited private investment in the Project Area, and which would necessarily further
stymie any interest in persons investing new financial resources in this area of the city. The City believes that
the adoption of this Tax Increment Financing (TIF) plan and program is a necessary financial tool to help
facilitate redevelopment and/or rehabilitation efforts and foster development consistent with its plans and
goals for the Near East Downtown District.
This report sets forth a Tax Increment Redevelopment Plan and Program (the “Redevelopment Plan”) for the
City of Batavia Near East Downtown District TIF Redevelopment Project Area (“the Redevelopment Project
Area”). The proposed Redevelopment Plan and Program seeks to respond to observed problems and needs
within the redevelopment p roject area that have contributed to the inability of the Near East Downtown
District to exemplify a successful implementation of the goals established by the City in its recent plans. This
Redevelopment Plan is also indicative of a strong commitment and desire on the part of the City to maintain
and revitalize the redevelopment project area as an essential part of Batavia’s economic development
program, and of the Plan’s underlying efforts to enhance the City’s tax base.
The goal of the Redevelopment Plan is to strengthen the residential, retail/dining, office and public parking
components of the redevelopment project area through both wholesale changes in land use and in
increased land values and where possible and desirable, the improvement of existing deteriorating and/or
obsolete buildings, or vacant land for new uses. This Plan is intended to provide a framework for improvements
within the Redevelopment Project Area over the 23-year term of the TIF, including the establishment of
redevelopment goals, recommended land uses, estimated revenues, and estimated project costs.
B. Tax Increment Financing
Tax increment financing is permitted in Illinois under the “Tax Increment Allocation Redevelopment Act”
Near East Downtown TIF District Redevelopment Plan and Program
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(Chapter 65 ILCS 5/11-74.4-1, et seq.) of the Illinois Statutes, as amended (hereinafter the "Act"). Only areas
which meet certain specifications outlined in the Act are eligible to use this financing mechanism. This
document has been prepared in accordance with the provisions of the Act in effect after the effective date
of Public Act No. 91-478, known as the TIF Reform Law. It shall serve as a guide to all proposed public and
private actions in the redevelopment project area. Besides describing the redevelopment objectives, this
Redevelopment Area Plan and Program generally sets forth an overall program to achieve these objectives.
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 1½ 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).
The Act permits municipalities to improve eligible “conservation” or “blighted” areas in accordance with an
adopted redevelopment plan over a period not to exceed 23 years. The municipal cost of certain public
improvements and programs can be repaid with the revenues generated by incremental increases in property
tax revenues resulting from increased assessed values of private real estate within a designated project area.
The key to this financing tool is that funding does not rely on the taxing power of the municipality alone. The
property taxing power of all taxing districts with jurisdiction over the land within the project area can be
employed to retire the necessary financial obligations. This taxing power is only applied to the increase in
equalized assessed valuation generated within the designated project area during the limited term of the
Redevelopment Plan and Program, principally increased equalized assessed valuation from new private
development.
C. Eligibility of the Proposed TIF District
During the period between April 1st and August 4, 2020, a study was undertaken by CC Aiston, Ltd and several
members of the City of Batavia’s Community Development, Public Works and Finance Departments. This study
was conducted in accordance with the requirements of the Act and related procedural guidelines and
culminated in the “Near East Downtown District Tax Increment Financing Feasibility Study and Findings
(“Feasibility Study”), which is attached hereto as Appendix A. The Feasibility Study establishes that the Near
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East Downtown District Redevelopment Project area qualifies for TIF district designation as a “conservation
area”. This determination of TIF-designation eligibility is based on both actual field observation and through
public document and archival research.
The Project Area qualifies as a “conservation area” under the Act because at least 50% of the structures within
it are at least 35 years old, and because of the presence of at least three (3) additional qualifying conditions.
Within the Project Area, the following four (4) additional qualifying conditions are present to a meaningful
extent and are reasonably distributed throughout the Project Area:
1.
2.
3.
4.

Deterioration;
Presence of Structures that are Below Minimum Code Standards;
Lack of Community Planning; and
Trending Equalized Assessed Valuation.
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Section II.
REDEVELOPMENT PROJECT AREA DESCRIPTION
A. Location and History.
1. General Description. The Near East Downtown District, or project area, is an area of approximately 534,379
square feet (12.27 acres), comprising 30 land parcels that is generally located between River Street on the
west and Van Buren Street on the east and between Spring Street on the north and a point mid-block between
E. Wilson and Webster Streets on the south. A street address map (found below at Figure 1.) depicts the Near
East Downtown District Project Area. The project area in large part consists of blocks first created as part of
the “Original Town of Batavia” platting in 1845, with later land subdivisions occurring thereafter (e.g., Wilson’s
Addition, Assessor’s Extension of Wilson’s Addition, Wilson Heirs Addition and the One Washington Place Plat
of Consolidation).
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 slightly north and west 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 as the east downtown, mixed-use district began to take shape in
the Batavia community.
See parcel map with identified blocks at Figure 1 below.
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Figure 1. Parcel Map of Project Area with Block Identification
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2. Specific Subareas. Describing the history and location of the project area more specifically, we will break
the area into 3 distinct subareas (See Figure 1 identification of blocks):
1. Block 233 and 107 Spring Street: The original development pattern within this block (and 107
Spring St.) was primarily individual, single-family dwellings on separate parcels, excepting for the two parcels
at or near the northeast corner of N. River Street and State Street. The early uses established at these two
properties were industrial/heavy service or commercial in nature, including a machine shop, blacksmith,
wagon repair and an agricultural implement sales. Over time, the corner property and the remainder of the
properties on the north side of State Street from N. River Street to Washington Avenue have converted to
either exclusively commercial or mixed use, commercial/residential.
2. Blocks 276 and 279: Sanborn maps dated from 1885 through 1928 depict this section of East Wilson
Street, along both the north and south sides of the Street, as a thriving commercial district, with ample retail,
service and light assembly enterprises intermixed along the street.
Interestingly, around the turn of the twentieth century, a number of these buildings were occupied in mixeduse fashion. For example, property owners and/or their tenants often lived on floors above street level of
several commercial buildings fronting E. Wilson Street. Along the south side of E. Wilson Street at or just east
of its intersection with S. River Street (Block 279), there were times when you may find a barber, or a grocery,
drug or boot & shoe store on the first floor facing the street, while second floor tenants included crockery
storage, the Masonic Lodge or the Grand Army of the Republic Lodge No. 48.
Additionally, buildings primarily residential in nature were often divided into separate interior spaces, one
space exclusively to serve as the primary dwelling with another space providing direct access to the street,
occupied by a local maker and/or retailer, such as a milliner, taking advantage of the foot traffic in this
flourishing east side commercial district. Sanborn maps show three examples alone of millineries having been
likely established in this way within this specific block circa 1900. Increasingly over time, as in most Fox River
downtowns, many of the Wilson Street-fronting residential buildings within and immediately proximate to the
project area were ultimately converted to accommodate commercial uses, either solely within street-level
space or in their entirety.
This subarea was also home to several dwellings and their accessory buildings north and east of E. Wilson St.
and N. River St., respectively, as well as the First Baptist Church, built in 1888 (Block 276). Sometime after
1907 and before 1916, approximately 3,000 square feet of land near the church property’s northern boundary
was used as a “junk yard”. Over time, the Church established its parsonage building within the northern half
of the tract and later in the century, gathering and classroom spaces were physically annexed to the main
Church building, essentially covering the southerly half of the property, fronting East Wilson Street.
3. Blocks 277 and 280: With the exception of the nearly 25,000 square foot, public school building
(variously named per Sanborn mapping as “Batavia Public School” (1895), “East Batavia High School” (1907)
and later “Louis White School”) located on a parcel that generally comprises the north half of Block 277
(technically, this property lies immediately north and just outside of the subarea itself), this entire subarea
was first developed for residential uses, mostly individual dwelling units, in some cases two or three on a
single platted tract of land. Among the residential structures of note, there were two boarding houses and
two hotels either within or immediately adjacent to this subarea.
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One of the boarding houses was located along the north side of E. Wilson Street, near N. Van Buren Street
(Block 277), with the other on at the northwest corner of Webster and Van Buren Streets, immediately
southeast of the project area boundaries (Block 280). The 1891 Sandborn map shows a “Rock City Hotel” in
what was a significant building first constructed and used as a dwelling on a large lot located at the southeast
corner of E. Wilson Street and S. Washington Avenue in Block 280. The 1928 Sanborn map shows the occupant
the building at that time to be “an undertaker”. Rock City was a nickname often used for Batavia. The other
hotel, The Hotel Howell, was along the east side of S. Van Buren Street between E. Wilson and Webster Streets,
just outside of the subject project area boundary.
B. Existing Land Use.
Again, we will break the project area into the three above-identified, distinct subareas in discussing the
existing land use.
1. Block 233 and 107 Spring Street: 107 Spring Street (at the northeast corner of Spring and N. River
Streets) is a vacant parcel, owned by the City that was once privately owned and occupied by a single-family
home. The City purchased the property in 2007 and demolished the building in 2008. With respect to Block
233, there is an occupied office building at the southeast corner of Spring and N. River Streets (112 Spring St.).
There are two city-owned parcels located immediately south of this office building that once contained single
family residences but are now vacant properties; and immediately south of those parcels is a City-owned
property containing two unrelated buildings: a 3-door storage building and a two-story, former machine and
implement shop (built in 1890). The latter building is presently unoccupied and in a state of dilapidation. The
most southerly parcel in Block 233 fronting N. River St and located at its intersection with State St. contains a
single-story commercial building presently in use by a restaurant tenant and the owner’s storage space.
The remaining properties within the project area and Block 233 front State St. and consist of a vacant parcel
(a private parking lot that does not comply with applicable regulations), a karate studio, a tattoo parlor and a
large, two-story building at 103 N. Washington. The 103 N. Washington building was originally built as a singlefamily home but has been most recently used by a commercial enterprise on the street level and as apartment
dwellings on the second floor. This mixed-use building and the karate studio are located on a single zoning
lot at the northwest corner of State St. and N. Washington Avenue.
3. Blocks 276 and 279. There are only two land parcels that are within Block 276 and the project area.
Both parcels are owned by the City of Batavia and are addressed as 133 E. Wilson St./20 N. River St. and 121
E. Wilson St. The former is an irregularly shaped parcel, fronting N. River St., E. Wilson Street and N.
Washington Avenue. This tract is nearly 92,800 square feet (~2.15 acres). This parcel contains a two-level
parking deck, a surface parking lot, and approximately 41,000 square feet of vacant land. Up until recently,
the property included four individual building. These were a light industrial, single story, cinder block building
on a flag lot with access onto E. Wilson Street., a small office building directly fronting E. Wilson Street and
the then-most prominent building within the block, namely the former First Baptist Church building (including
associated gathering and classroom spaces). All four buildings were demolished by the City in 2017.
The latter city-owned parcel is another vacant property of 2,178 square feet. The lone building on this site,
an insurance office, was also demolished in 2017 by the City.
With respect to Block 279, there has been considerable change to streetwall along E. Wilson Street since it
Near East Downtown TIF District Redevelopment Plan and Program
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was originally developed. The City purchased the two westerly-most commercial properties (104 and 114 E.
Wilson St.) more than twenty-five years ago and subsequently demolished the two buildings that were located
there. These two tracts were combined with two smaller, residential properties and an intervening, narrow
parcel to the south, ultimately providing the City with ample property to redevelop all five parcels in a single,
public parking lot. Presently, the two E. Wilson Street parcels are being utilized as a temporary, incubator
center, consisting of eight individual retail buildings and known locally as the Boardwalk Shops. The City
envisions these temporary retail shops and remaining surface parking lot and adjacent green space will
become a prime opportunity for mixed-use, commercial/residential redevelopment. In the interim, the City
can continue to use the site for commercial enterprise, generating additional foot traffic for the central
business district more generally.
Returning to Block 279, the two remaining properties within the project area are the commercial/residential
apartment building at 118/120 East Wilson Street, which is likely to be the original building constructed on
that site – albeit with significant addition(s)/modifications since – and the single story, commercial building,
having two separate tenant spaces (a liquor/smoke shop and a salon). This multi-tenant building carries the
street addresses of 122 E. Wilson St. and 5 S. Washington Ave. Excepting the property at 104 E. Wilson St.,
which is currently located within TIF 1, all project area parcels within this block are part of the current TIF 3
District.
2. Blocks 277 and 280. Project area properties within Block 277 generally consist of former residential
buildings that have either been converted to office or mixed-use office and residential or have become vacant
parcels due to earlier demolition activity. This Block includes Parcel ID No. 17, (See Figure 2,, below),
essentially a “P-shaped” tract of land fronting both E. Wilson and N. Van Buren Streets. Records indicate that
the original building was built sometime before 1916 and demolished sometime before 1950. The property
has been vacant since then. Of the other five parcels within this block, four have buildings that have converted
from exclusively residential to office or mixed-use residential/office buildings. Property records indicate that
the remaining building at 223 E. Wilson St. has been consistently used over time as either a single-family
residence or a two-flat since its original construction. All project area parcels within this block are part of the
current TIF 3 District.
Block 280 has similarly experienced multiple cases of a former residential properties having been converted
to another use, either commercial or office and in one case, two single family properties (16 and 18 S.
Washington Ave.) have been collectively utilized in the construction and use of a single industrial building
(Roger’s Pump), which straddles the lot line between the residential buildings.
The property located at the southeast corner of S. Washington Ave. and E. Wilson St. (206 E. Wilson) is
presently vacant. Originally, there was a single-family home located on this property, conversions to other
than single family dwelling include the above-mentioned undertaker and Rock City Hotel. The latest
conversion included the demolition of the original building and the construction of a new commercial building
in 1940 (former gasoline service station). Finally, in 2017, this last building was demolished, and the site was
subject to environmental study and remediation. The two other parcels within Block 280, front E. Wilson St.
and have also been subject to use conversion from single-family homes to either office/residential or to solely
office use. Excepting the 206 E. Wilson St. property, which is located within the existing TIF 5 District, all
project area parcels within this block are part of the current TIF 3 District.

Near East Downtown TIF District Redevelopment Plan and Program

Page |9

Figure 2. Existing Land Use Map
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Section III.
LEGAL DESCRIPTION OF THE TIF DISTRICT
The legal description of the Project Area is as follows:
THAT PART OF THE EAST HALF OF THE NORTHEAST QUARTER OF SECTION 22, TOWNSHIP 39 NORTH, RANGE 8
EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT THE INTERSECTION OF THE
EAST LINE OF VAN BUREN STREET WITH THE SOUTH LINE OF EAST WILSON STREET; THENCE WESTERLY
ALONG SAID SOUTH LINE TO A POINT ON THE NORTH LINE OF LOT 1 IN BLOCK 1 OF WILSON’S ADDITION TO
BATAVIA THAT IS 45.6 FEET WEST OF THE NORTHEAST CORNER THEREOF; THENCE SOUTHERLY ALONG THE
CENTER OF A CONCRETE DRIVEWAY, 96.9 FEET; THENCE NORTH 89° 18’ WEST, 16 FEET; THENCE SOUTH 0° 18’
EAST, 101.8 FEET TO A POINT 66 FEET NORTH OF THE SOUTH LINE OF LOT 4 OF SAID BLOCK 1; THENCE NORTH
89° 30’ EAST PARALLEL WITH THE SOUTH LINE OF LOT 4 AFORESAID, 25.4 FEET TO THE WEST LINE OF THE
EAST 37 FEET OF SAID LOT 4; THENCE SOUTHERLY ALONG SAID WEST LINE, 60 FEET TO A POINT THAT IS 138
FEET NORTH OF THE NORTH LINE OF WEBSTER STREET; THENCE WESTERLY, PARALLEL WITH SAID NORTH
LINE, TO THE EAST LINE OF THE WEST 68 FEET OF SAID LOT 4; THENCE NORTHERLY, PARALLEL WITH THE WEST
LINE OF SAID LOT 4 TO THE NORTH LINE OF THE SOUTH 66 FEET THEREOF; THENCE WESTERLY PARALLEL WITH
THE SOUTH LINE OF LOT 4 AFORESAID, 68 FEET TO THE WEST LINE THEREOF; THENCE SOUTHERLY ALONG
SAID WEST LINE, 66 FEET TO THE SOUTHEAST CORNER OF LOT 3 IN SAID BLOCK 1; THENCE WESTERLY ALONG
THE SOUTH LINE OF SAID LOT 3 AND ITS WESTERLY EXTENSION TO THE WEST LINE OF WASHINGTON AVENUE;
THENCE NORTHERLY ALONG SAID WEST LINE TO THE SOUTHEAST CORNER OF LOT 1 IN BLOCK 2 OF SAID
WILSON’S ADDITION TO BATAVIA; THENCE WESTERLY ALONG THE SOUTH LINE OF LOTS 1 AND 2 OF SAID
BLOCK 2 TO THE NORTHEAST CORNER OF LOT 5 IN SAID BLOCK 2; THENCE SOUTHERLY ALONG THE EAST LINE
OF LOTS 5 AND 8 IN SAID BLOCK 2 TO THE SOUTH LINE OF THE NORTH 31.25 FEET OF SAID LOT 8; THENCE
WESTERLY ALONG SAID SOUTH LINE AND ITS WESTERLY EXTENSION TO THE EAST LINE OF BLOCK 3 OF SAID
WILSON’S ADDITION TO BATAVIA; THENCE NORTHERLY ALONG SAID EAST LINE TO THE NORTHEAST CORNER
OF SAID BLOCK 3; THENCE NORTHEASTERLY TO THE SOUTHWESTERLY CORNER OF BLOCK 7 OF THE ORIGINAL
TOWN OF BATAVIA EAST OF THE RIVER; THENCE EASTERLY ALONG THE SOUTH LINE OF SAID BLOCK 7 TO A
SOUTHWEST CORNER OF LOT 1 OF ONE NORTH WASHINGTON PLACE CONSOLIDATION; THENCE NORTHERLY
ALONG A WEST LINE OF SAID LOT 1 TO A CORNER THEREOF; THENCE WESTERLY ALONG A SOUTHERLY LINE OF
SAID LOT 1 AND ITS WESTERLY EXTENSION TO THE WEST LINE OF RIVER STREET; THENCE NORTHERLY ALONG
SAID WEST LINE TO THE WESTERLY EXTENSION OF THE NORTH LINE OF THE SOUTH HALF OF LOT 3 IN BLOCK 5
OF SAID ORIGINAL TOWN OF BATAVIA; THENCE EASTERLY ALONG SAID WESTERLY EXTENSION AND SAID
NORTH LINE TO THE EAST LINE OF THE WEST HALF OF SAID LOT 3; THENCE SOUTHERLY ALONG SAID EAST
LINE AND ITS SOUTHERLY EXTENSION TO THE NORTHEAST CORNER OF LOT 1 IN BLOCK 6 OF SAID ORIGINAL
TOWN OF BATAVIA; THENCE CONTINUING SOUTHERLY ALONG THE EAST LINES OF LOTS 1, 2, 3 AND 4 OF SAID
BLOCK 6 TO THE NORTHWEST CORNER OF LOT 6 IN SAID BLOCK 6; THENCE EASTERLY ALONG THE NORTH LINE
OF SAID LOT 6 AND ITS EASTERLY EXTENSION TO THE EAST LINE OF WASHINGTON STREET; THENCE
SOUTHERLY ALONG SAID EAST LINE TO THE NORTH LINE OF THE SOUTHERLY 6 FEET OF LOT 1 IN BLOCK 8 OF
SAID ORIGINAL TOWN OF BATAVIA; THENCE EASTERLY ALONG SAID NORTH LINE AND THE NORTH LINE OF
THE SOUTH 6 FEET OF LOT 4 IN SAID BLOCK 8 TO THE EAST LINE THEREOF; THENCE SOUTHERLY ALONG SAID
EAST LINE TO A POINT THAT IS 85.21 FEET SOUTH OF THE NORTHWEST CORNER OF LOT 2 IN BLOCK 8 OF
JUDGE WILSON HEIRS ADDITION TO BATAVIA; THENCE EASTERLY ON A LINE THAT PASSES THROUGH A POINT
THAT IS 194.6 FEET SOUTH OF THE NORTHEAST CORNER OF SAID BLOCK 8 OF JUDGE WILSON HEIRS ADDITION
TO THE SAID EAST LINE OF VAN BUREN STREET; THENCE SOUTHERLY ALONG SAID EAST LINE TO THE POINT OF
BEGINNING, ALL IN THE CITY OF BATAVIA, KANE COUNTY, ILLINOIS.
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Section IV.
REDEVELOPMENT PLAN AND PROGRAM
A. Purpose of the Redevelopment Plan
The redevelopment of the Near East Downtown District, the redevelopment project area, will present both
challenges and opportunities to the City of Batavia, necessitating cooperation and financial investment from
both the private sector as well as the local government. The adoption of this Redevelopment Plan and
Program will aid in the implementation of the goals and objectives identified in the City of Batavia‘s 2007
Comprehensive Plan, as amended. This Plan and Program will assist in stimulating redevelopment and
rehabilitation in this area which otherwise could not reasonably be anticipated to occur without the
adoption of same. Through public investment in property assembly, infrastructure and streetscape
improvements, demolition, and environmental clean-up, the redevelopment project area will become a setting
that will attract private investment.
The TIF Act describes the Redevelopment Plan as “the comprehensive program of the municipality for
development or redevelopment intended by the payment of redevelopment project costs to reduce or
eliminate those conditions, the existence of which qualified the redevelopment project area as a blighted
area or conservation area ..., and thereby serves to enhance the tax bases of the taxing districts which extend
into the redevelopment project area.”
The successful implementation of the Redevelopment Project Area Plan and Program requires that the City
take full advantage of the real estate tax increment attributed to the Redevelopment project area as provided
for by the Act. The Redevelopment project area would not reasonably be expected to be developed and
improved without the use of such incremental revenues.
Pursuant to the "Tax Increment Allocation Redevelopment Act," the purpose of a Redevelopment Plan and
Program is to promote the health, safety, morals, and welfare of the general public by:
1. Eradicating blighting conditions and instituting conservation measures;
2. Removing adverse conditions by encouraging private investment of underutilized and vacant
properties t o strengthen the economy, tax base, a n d business and residential environment;
3. Improving existing public utilities within the area; and by
4. Enhancing the overall quality of the City of Batavia.

B. Redevelopment Plan Objectives
The goals and objectives of the Redevelopment Plan include those articulated in the Illinois Tax Increment
Allocation Redevelopment Act and those discussed in the City Comprehensive Plan, including the objectives for
the Near East Downtown District area listed below.
1. Encourage higher density residential projects that will add to and broaden the choices of housing
within the City of Batavia and, in particular, provide the downtown, central business district with
proximate and 24-hour consumer foot traffic. In recent years, communities throughout the Fox River
Valley, and Chicagoland in general, have seen the positive economic, social and civic impacts of
Near East Downtown TIF District Redevelopment Plan and Program
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additional residential units to their downtown business districts.
2. Encourage mixed-use, residential/commercial developments, infilling otherwise vacant or
underutilized properties with more efficient patterns of land use developments. Such developments
will not only improve housing opportunities but will also increase and invariably broaden the
downtown’s business portfolio. Further, mixed-use, residential/commercial developments will also
increase employment opportunities and improve local access to goods and services. Finally, mixed-use
developments bolster the development value of properties and business enterprises located within and
immediately proximate to the redevelopment project area, as well as those located within the downtown
central business district generally. The Future Land Use Plan (Figure 3) indicates the City’s desire for
essentially all parcels within the redevelopment project area to be developed as mixed use in character.
3. Maintain street-level building spaces for commercial enterprises within the City’s downtown
business district, especially those that when aggregated, provide longer spans of adjacent storefront
spaces. Foster opportunities for commercial mass, generating additional shopping and dining
customer foot traffic with an eye on possibly transforming downtown Batavia into a destination retail
and/or restaurant district.
4. Address deterioration of existing building stock and surface improvements and where practical,
prioritize building rehabilitation projects over demolition, emphasizing adherence to the City’s
historic preservation goals. To protect the public health, safety and welfare, as well as increasing
equalized assessed real estate market values, the City should consider utilizing funding authorities
under the Act to encourage private property owners to make improvements to their buildings and
surrounding property, while at the same time make necessary improvements to the public realm within
the Project Area.
5. Encourage redevelopment and building remodeling projects that will bring existing structures and
land uses into conformity with City land development regulations and guidelines, including but not
limited to its Zoning and Historic Preservation Ordinances, Subdivision Regulations, building
construction, fire protection and handicap accessibility codes. Public-private or privately financedonly redevelopment initiatives should be pursued for the purpose of bringing existing unlawful or lawful
but nonconforming structures and land uses into compliance with local regulations.
6. Coordinate Land Use and Transportation Planning. The Redevelopment project area is located at the
intersection of two high-traffic roadways, the area arterial Illinois RT 25 (N. Washington Ave./S. River St.)
and the city collector E. Wilson Street, the lone roadway crossing the Fox River through downtown
Batavia. Additionally, the Project Area is only few blocks from Illinois RT 31, another area arterial state
highway and one on which Suburban Pace Bus provides daily passenger service between Geneva and
Aurora. Finally, it should be noted that downtown Batavia is at the crossroads of several area
bicycle/pedestrian trails extending throughout Kane, DuPage and Kendall Counties.
7. Enhance the marketability of vacant and underutilized properties and encourage private investment
to strengthen the City’s tax base. The City should work internally, or with a private agency, to
effectively market vacant and underutilized properties to attract new commercial investment.
Additionally, efforts should be made to retain and improve the existing, viable uses that contribute to
the Near East Downtown District through TIF-funded incentives.
8. Create a safe and attractive pedestrian environment. Improvements to the visual character, comfort,
and convenience of the pedestrian experience of the Near East Downtown District will create a
desirable environment for investment and improve the quality of the neighborhood. Streetscape and
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public space improvements should include adequate walkway widths, improved crosswalks, quality
paving materials, clear signage, appropriate lighting, and attractive public gathering spaces.
9. Encourage public/private partnerships. The success of the Redevelopment Plan for the Near East
Downtown District is dependent upon the private and public sectors working together to revitalize the
redevelopment project area as a whole. Such partnerships will eliminate the conditions which, if
continued, will likely result in a lack of investment or even disinvestment in the District.
C. Redevelopment Land Use Plan
The Redevelopment Land Use Plan is a guide to the economic revitalization and development of the Near East
Downtown Redevelopment Project Area. The City’s Comprehensive Plan recognizes that the existing
underutilized and obsolete sites and buildings require creative uses of land to redevelop the Project Area.
The Land Use Plan reflects a land use policy decision placing importance on mixed-use residential/commercial
development patterns throughout the District with the purpose of adding economic vitality of the community.
The goal of the Redevelopment Plan is the revitalization of the redevelopment project area as a vibrant
mixed-use neighborhood center which expands housing opportunities, provides the downtown, central
business district with additional commercial mass and contributes to the health and public welfare of the City
of Batavia. The recommended land uses, redevelopment opportunities and public improvements of this
Redevelopment Plan are based upon the guidelines and development opportunities presented in the City’s
Comprehensive Plan, as amended.
This Land Use and Redevelopment Plan identifies new land uses, the potential for the rehabilitation and
adaptive re-use of existing buildings and structures, and enhancements to the public realm in the form of
additional streetscape and landscape amenities, with an emphasis on making the Project Area more
pedestrian-friendly. Figure 3, Future Land Use Plan, shows the anticipated land uses at completion of project
activities. New development within the Project Area is shown as “Downtown Mixed-Use”, including
establishing maximum housing density per specified sub-area, intended to support multi-level structures with
street level space occupied by retail, restaurant, or other commercial activities and with upper stories
occupied by multi-family residential units, office space, or a combination of both.
The City of Batavia will review property redevelopment plans, and closely monitor the implementation and buildout conditions of same, with respect to public and private parking demand and supply. Wherever possible, private
parking inventory shall be located within the redevelopment site itself and public parking demand shall be served
by public parking areas. Such public parking areas may be located within on-site surface parking lots or below
grade parking structures, in dedicated off-site parking lots on public or private property, or through available,
otherwise unallocated on-street parking spaces, either within the Project Area or at locations immediately
proximate to it.
The Redevelopment Land Use Plan is not meant to establish specific requirements and should not be rigidly
interpreted. Adjustments may be made in response to market conditions and other factors as long as they
remain consistent with the City’s overall goals and objectives for the Near East Downtown District. This
Redevelopment Plan is consistent with the City’s Comprehensive Plan, as amended, and is intended to be
the primary vehicle for implementing the goals and objectives of said Plan.
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Figure 3: Future Land Use Plan, with Maximum Housing Density Specified
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D. Redevelopment Project Phasing and Miscellaneous Building/Property Rehab
The Redevelopment Plan – Project Phasing.
Figure 4 identifies eight potential redevelopment opportunity sites within the Project Area. Each is described
below with its respective anticipated initial construction year.
Phase 1. Located near the center of the Project Area, Phase 1 represents a known redevelopment opportunity
currently entitled, One Washington Place. This site is approximately 95,000 square feet in area (2.18 acres) and
is shown in Figure 1 as Block 276 within the Project Area. Phase 1 solely includes a proposed single, six-story
and mixed-use building, having 186 apartments, 16,550 square feet of commercial space and a 333-space,
public parking garage (first level is partly below grade). The 186 residential units complies with the maximum
90 dwelling units per acre indicated in Figure 3.
The Phase 1 building will front State Street, North River Street and East Wilson Street and Washington Avenue
and includes two large, private courtyards. A First Quarter, 2021 groundbreaking is planned, with 100% buildout completed in 2024. In the interim, the public garage may be open for use as soon as mid-year 2022, with a
two or three phased residential occupancy plan be begin within six months thereafter. Pursuant to a proposed
City-Developer Redevelopment Agreement, assuming a new TIF is created in accordance with this
Redevelopment Plan and Program document, the City will be obligated to issue bonds to pay for public
improvements, including the garage, and certain developer’s costs to facilitate the development of One
Washington Place.
Phase 2. Phase 2 in the redevelopment of the Project Area is to occur on a single, vacant, 24,490 square foot
parcel located at the southeast corner of East Wilson Street and South Washington Avenue. It is essentially
catty-corner, south easterly from the aforementioned One Washington Place.
This property, the former site of a Marathon Gas Station, has been vacant since 2017, after current ownership
completed building demolition and environmental site remediation activities. Although only preliminary and
never formally submitted for City Plan Commission and Council review and consideration, the owners have
prepared a redevelopment concept plan portraying a 4-story building, with commercial space on the
ground/street level floor and apartments on the three floors above. A multi-story, mixed-use building at this
Phase 2 site with approximately 30 apartments or condominiums and 4,000 square feet of commercial space
would be consistent with the Project Area Redevelopment Plan.
Phase 3. The two city-owned, vacant properties at 18 and 24 North River Street make up the Phase 3
redevelopment area. In the aggregate, these two parcels total 21,840 square feet of area and were former sites
of detached, single family homes that had fallen into a state of deterioration or dilapidation before being
demolished by the City. Both properties have considerable fall in elevation east to west that would necessarily
require significant grading and other site preparation for redevelopment. A building similar in composition to
the type suggested for the Phase 2 site, though slightly less floor area, depending on on-site or off-site parking
and building height, could be reasonably expected for this redevelopment site. One may envision
approximately 20 residential units and perhaps 4,000 square feet of commercial space fronting North River
Street on this site, with a potential 2026 or earlier occupancy date.
Phase 3A1. Phase 3a1 involves properties at or near the northeast corner of North River and State Streets,
making this redevelopment opportunity a strategically located property within the City’s downtown business
district with great views of and across the River for its residents, as well as presenting highly attractive, corner
fronting space for its commercial tenants. However, because the site involves multiple properties under
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different ownership, it is anticipated that its redevelopment may occur slightly after the 18 and 24 North River
Street properties. A mixed-use building is planned with both higher residential densities and greater
commercial space than the building-type planned for the Phase 3 properties. Considering the site’s
juxtaposition with the One Washington Place (a six-story building), a 4 or even 5-story building may be
appropriate for this location. For planning and budgeting purposes, a 2028 construction date is anticipated
with occupancy occurring the following year.
Phase 3A2. This site Consists of a single parcel but contains two principal buildings, a single story, retail building
at 127 State Street and a two-story building (addressed as 103 N. Washington Avenue) was originally built as a
single family home but was most recently occupied by a commercial tenant on the ground level floor and
residential tenant(s) on the second floor. The Phase 3a2 site poses an atypical, single building redevelopment
opportunity. This approximate 11,000 square foot property consists of two distinct building pads, wherein the
easterly 6500+/- portion of the property, at the northwest corner of Washington Ave. and State Street, is some
six feet above the ground level of the westerly portion fronting State Street. Because of its existing bi-level
topography, redeveloping the tract as a single project poses some practical difficulties. These can be overcome
but may result in a disproportionately higher development cost on a per square foot basis. In either case, the
redevelopment opportunity is shown as a single, mixed use project with potential for some 14 residential units
and 3,000 square feet of ground floor commercial space, with an estimated project occupancy date of 2030.
Phase 3B. The Phase 3b redevelopment site consists of a single, rectangular parcel of 7,500 square feet, with
150 linear feet of frontage along Spring Street and 50 linear feet of frontage along N. River Street. This tract is
the northeasterly-most property in the Project Area. The dimensions of this tract limit its physical
redevelopment potential, as does its proximity to Batavia’s downtown, central district with respect to its
commercial viability. It is possible that this property could serve as an interim public parking resource for
neighboring commercial properties. Longer term, highest and best redevelopment use, however, is likely
limited to townhome development. Expectations for four such residential units are reasonable.
Phase 4. At the east end of the Project Area lies three properties that front East Wilson Street and are at or
near its intersection with North Van Burren Street. When combining the dominant P-shaped parcel fronting
both E. Wilson and N. Van Burren with the two parcels between said parcel and the intersection of these two
roadways itself, the redevelopment site comprises some 28,300 square feet, or nearly .65 acre, the vast majority
of which is under single party ownership. Assigning a maximum of 45 dwelling units per acre, one can
reasonably assume a redevelopment of this opportunity site could yield 26 apartments and, due to the corner
location (catty corner from the existing Berkley’s Finer Foods/East Side Plaza shopping center at the southeast
corner of this intersection) and high visibility, as much as 5,000 square feet of commercial building space. The
phasing schedule depicts this site to be fully developed and occupied by 2030.
Phase 5. The parcels included in the planned Phase 5 of the overall Project Area redevelopment plan are owned
by the City of Batavia and presently serve the downtown as an off-street public parking lot and the site of the
Boardwalk Shops. The Boardwalk Shops are group of 8-12 relocatable small shed-like buildings occupied by
small, start-up businesses. This development is sponsored by the City and the Batavia MainStreet organization
serving the downtown as a business incubator program. This redevelopment opportunity site would likely be
the final project identified on the Phasing Map, as maintaining the public parking asset at this location will
accommodate commercial (customers and owners/employees) parking demand during ongoing build-out and
occupancies.
That said, the subject site presents itself as a tremendous opportunity for high density, multi-story residential
use (60 du/acre) and, as the site is located at a traffic-lighted intersection and essentially across East Wilson
Street from existing and planned strong commercial activity, represents a prime location for additional
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commercial space. The redevelopment plan assumes 37 apartments and 10,000 square feet of commercial
space to be constructed on this site, with occupancy in the year 2035.
Existing Buildings/Properties Rehab Projects.
There are ten parcels located within the Project Area where this plan assumes the existing building stock can
and will be subject to property rehabilitation activities over the course of the 23-year Near East Downtown
District TIF period. Although it is possible that an existing or successor owner or would-be developer may
propose the demolition of the existing structures on any given parcel, proposing their replacement with all
together new building(s) in a wholesale redevelopment project, for planning and budgeting purposes, it is
anticipated that six, or slightly more than half, of these properties will be remodeled/rehabbed at some point
during the TIF period, resulting in some $270,000 in private and/or public-private investment (2020 dollars).
Table 1: Phasing of Redevelopment Projects
Phase

TIF Year

Block

1
2
3
3a1
3a2
3b
4
5

3 thru 5
4
6
9
10
10
10
15

276
280
233
233
233
233
277
279
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Figure 4: Redevelopment Plan – Phasing Concept
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E. Eligible Project Costs
Redevelopment project costs mean and include the sum total of all reasonable or necessary costs
incurred or estimated to be incurred, and any such costs incidental to a redevelopment plan and
a redevelopment project, as allowed by Statute. Such costs may include, without limitation,
the following:
1. Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the Redevelopment Plan including but not limited to staff and professional
service costs for architectural, engineering, legal, financial, planning or other services.
2. The cost of marketing sites within the redevelopment project area to prospective businesses,
developers, and investors.
3. Property assembly costs including, but not limited to, acquisition of land and other property,
real or personal, or rights or interests therein, demolition of buildings, site preparation and
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.
4. Costs of rehabilitation, reconstruction, repair, or remodeling of existing private or public
buildings, fixtures, and leasehold improvements; and the cost of replacing an existing public
building if pursuant to the implementation of a redevelopment project the existing public
building is to be demolished to use the site for private investment or devoted to a different
use requiring private investment.
5. Costs of the construction of public works or improvements.
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,
and costs of 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, as provided in the Act.
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 issued under the Act accruing during the estimated period of construction of
any redevelopment project for which such obligations are issued, and not exceeding 36
months thereafter and including reasonable reserves related thereto.
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
Redevelopment Plan.
9. An elementary, secondary, or unit school district’s increased costs attributable to assisted
housing units as provided in the Act.
10. Relocation costs to the extent that the City determines that relocation costs shall be paid or
is required to make payment of relocation costs by Federal or State law.
11. Payment in lieu of taxes.
12. Interest cost incurred by a redeveloper related to the construction, renovation or
rehabilitation of a redevelopment project, as provided by the Act.
13. Up to 50% of the cost of construction, renovation, and/or rehabilitation of all low- and very
low-income housing units as defined in Section 3 of the Illinois Affordable Housing Act, as
provided by the Act.
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F. Acquisition and Clearance
To meet redevelopment objectives, and under current redevelopment planning, the City has
acquired and cleared for redevelopment certain properties within the redevelopment project area.
It is possible, if not likely, that the City may be required to undertake similar activities during the 23year period of the TIF District. All such activities will be consistent with the stated intent of the
TIF Act, this Plan and Program document and the City’s Comprehensive Plan and should not result
in the need for additional amendments to this Plan. Any clearance of existing structures will be
scheduled to coincide with redevelopment activities so that facilities do not remain unused for
extended periods of time, except for structures that may pose health or safety hazards.
G. Land Disposition
As provided for in the TIF Act, property acquired by the City may be assembled into appropriate
redevelopment sites. These properties may be sold or leased by the City to other public bodies
or to private developers, in whole or in part. Under current redevelopment planning, once
assembled, the City does intend to sell certain properties it owns within the redevelopment area to
private, redevelopment interests. Any such sale will be in accordance with a fully executed
Redevelopment Agreement between the City and said redevelopment interests. Any future
modifications to the stated disposition action of this Plan will be in accordance with the objectives
of this Redevelopment Plan and Program and will not require any amendment to the Plan. Terms
of conveyance may be incorporated into appropriate disposition documents or agreements and
may include more specific restrictions than contained in this Redevelopment Plan, or in other
municipal codes and ordinances governing the use of the land.
No conveyance, lease, mortgage, disposition of land or other property, or agreement relating to
the development of property will be made except upon the adoption of an ordinance by the
City. Furthermore, no conveyance, lease, mortgage, or other disposition of land or agreement
relating to the development of property owned by the City shall be made without providing
reasonable opportunity for the submission of alternative proposals or bids.
H. Project Costs
The Act requires that the Redevelopment Plan set forth anticipated project costs. Any and all costs
that will or may be paid from the TIF property tax allocation fund must suitably fall under one or more
of the eligible costs presented above, and can be incurred either by a private developer, the City of a
another party participating in a redevelopment real estate improvement or program, provided of
course, that the subject real estate improvement is located within the project area or adjacent TIF
District project area, or in the case of a redevelopment program, such program’s benefit is to a
property or properties within the subject project area or adjacent TIF District project area. All
redevelopment project costs, including grants or loans to private parties for property remodeling,
rehab, etc., are estimated to total $33,798,000. These costs are broken down below in Table 2.
I.

Public Improvements

The City of Batavia will provide public improvements in the redevelopment project area to facilitate
redevelopment, further the objectives of this Plan, and to serve the needs of Batavia residents,
property and business owners. Public improvements may include, but are not limited to:
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1. Stormwater management improvements, including but not limited to creating or
improving stormwater detention facilities, storm sewers, curbs and gutters;
2. Removal, resurfacing, widening, reconstruction, signalization, and other improvements to
rights-of-way, streets, alleys, sidewalks, and pathways;
3. Pedestrian safety enhancements, including crosswalks, bike paths, and lighting;
4. Development of or improvements to public open space;
5. Construction, reconstruction or improvement of public parking facilities and structures;
6. Improvement of public utilities such as water, sewer and electric facilities;
7. Demolition and rehabilitation of structures; and
8. Beautification improvements, including streetscape (e.g., brick pavers, bicycle racks,
benches), lighting, signage, and landscaping within the redevelopment project area.

The City of Batavia and individual developers and/or property owners, pursuant to an agreement
between the parties, may share the costs associated with these improvements. The City may
determine at a later date that certain listed improvements are no longer needed or are appropriate
and may remove them from the list, or may add new improvements to the list that are consistent
with the objectives of this Redevelopment Plan. Any public improvement costs listed above are
shown in Table 2 below:
Table 2: Estimated Redevelopment Project Costs

Expense Categories

Budget

Studies, Surveys, & Development of Plans; Implementation
& Administration/Professional Services

$

900,000

Property Assembly, includes the purchase of real estate and other types of
property interests, demolition, site preparations and site improvements
that serve as an engineered barrier addressing contamination

$

3,060,000

Rehabilitation, reconstruction, façade improvements, repair or remodeling
of existing public or private buildings and fixtures

$

400,000

Costs of the construction of public works or improvements, including parking
facility, streetscape and roadway improvements, installation repair,
construction, reconstruction or relocation of public utilities

$ 16,000,000

Public Financing costs, including necessary and incidental expenses in
issuance of obligations and including payment of interests on such
obligations and Redeveloper Financing costs

$

7,500,000

Environmental remediation

$

850,000

Reimbursing School and Library District in accordance with State Statute

$

5,158,000

Total Estimated Project Costs

$ 33,798,000

Table 2 Notes:
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Costs may be adjusted for inflation per the TIF Act. Adjustments to the estimated line-item costs
above are expected. Adjustments may be made in line-items within the total, either increasing or
decreasing line-items costs for redevelopment. Each individual project cost will be reevaluated in
light of the projected private development and resulting tax revenues as it is considered for public
financing under the provisions of the Act. The totals of the line-items set forth above are not
intended to place a total limit on the described expenditures, as the specific items listed above are
not intended to preclude payment of other eligible redevelopment project costs in connection with
the redevelopment of the RPA – provided the total Act ) and all as provided for in the Act.
Total redevelopment project costs exclude any additional financing costs, including any interest
expenses, capitalized interest, and costs associated with optional redemptions. These costs are
subject to prevailing market conditions and are in addition to the total project costs.
Total redevelopment project costs may be shared or applied to contiguous redevelopment project
areas, or those project areas separated by only a public right-of-way, that are permitted under
the Act to be paid from incremental property taxes generated in the redevelopment project area.
The redevelopment project costs incurred in the Near East Downtown Redevelopment Project Area,
which are paid from incremental property taxes generated in contiguous redevelopment project
areas, or those separated only by a public right-of-way, are not included. The amount of revenue
from the redevelopment project area made available to support such contiguous redevelopment
project areas, or those separated only by a public right-of-way, when added to all amounts used
to pay eligible redevelopment project costs within the redevelopment project area, shall not at any
time exceed the total redevelopment project costs described in the Near East Downtown District
Redevelopment Plan.
Public improvements may also include capital costs of taxing districts and other costs allowable
under the Act. Specifically, public improvements as identified in the Redevelopment Plan and as
allowable under the Act may be made to property and facilities owned or operated by the City
or other public entities. As provided in the Act, Redevelopment Project Costs may include, 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 Redevelopment Plan.
J.

Sources of Funds
Funds necessary to pay redevelopment project costs may be derived from no fewer than nine
sources as authorized in the Act. These may include, but are not limited to, the following:
• Real property tax increment revenues from the redevelopment project area;
• Tax revenues resulting from the establishment of any Special Service Area districts within
the redevelopment project area;
• Interest earned on temporary investments;
• Gifts, grants, and contributions;
• Bond proceeds;
• Sale or lease of land proceeds;
• User fees;
• Municipal sales taxes; and
• The City’s general revenue fund.
The principal source of funds will be the incremental increase in real property taxes attributable to
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the increase in the equalized assessed value of each taxable lot, block, tract or parcel of real property
in the redevelopment project area over the initial equalized assessed value of each such lot, block,
tract or parcel. As necessary, a “back-up” or “backstop” special service area will be established to
provide funds necessary to pay certain costs associated with the implementation of this
Redevelopment Plan and Program as it relates to Phase 1 Redevelopment Project, One Washington
Place. It is estimated that the total of all incremental increases in property taxes over the term of
the TIF District will be approximately $47,909,000. The estimated property tax increment is based
on the eight-phased, full build out of the redevelopment project area (including projected
property/building rehab initiatives) as described in Section IV. (D) and summarized in Table 1. These
revenues are in an amount far exceeding the estimated costs shown in Table 2. However, as
indicated immediately above, where there may be a shortfall with respect to incremental property
taxes from the One Washington Place redevelopment, any required debt service payments that
exceed annual property tax increment receipts will be supported by the aforementioned special
service area tax revenues and, if necessary, from property tax increment generated from other real
estate improvements elsewhere within the Near East Downtown District.
The redevelopment project area may, in the future, be contiguous to, or separated only by a public
right-of-way from, other Redevelopment Project Areas created under the Act. The City may utilize
net incremental property taxes received from the redevelopment project area to pay eligible
redevelopment project costs, or obligations issued to pay such costs, in other contiguous
Redevelopment Project Areas or other project Areas separated only by a public right-of-way, and
vice versa. The amount of revenue from the redevelopment project area, made available to support
such contiguous Redevelopment Project Areas, or those separated only by a public right-of-way,
when added to all amounts used to pay eligible redevelopment project costs within the
redevelopment project area, shall not at any time exceed the total redevelopment project
costs described in this Redevelopment Plan.
In the event that adequate funds are not available as anticipated from aforementioned sources,
the City may utilize its taxing power to sustain the redevelopment projects or repay obligations
issued in connection therewith, to be reimbursed over time, if possible, from tax increment revenues.
K. Nature and Term of Obligations to be Issued
The financial plan of this Redevelopment Plan is intended to establish a conservative public
expenditure approach. Except where referenced below, wherever possible, revenues will be
accumulated in the special tax allocation fund to pay for public purpose expenditures identified in
this Redevelopment Plan; whenever practical, expenditures will be made on a cash basis. However,
this method of financing shall not preclude the City from undertaking initiatives designed to
stimulate appropriate private investment in the redevelopment project area.
As noted in Section IV, (D) , and as reflected in Table 2. “Estimated Project Costs”, the City of Batavia
intends to issue General Obligation Bonds in support of a proposed redevelopment project planned
for Phase I, the One Washington Place project. As proposed, this multi-million dollar, mixed-use,
residential/commercial project includes a two-tiered, public parking garage, surrounding streetscape
and landscape improvements, as well as certain private redevelopment activities. Pursuant to the Act,
such project activities may be funded by using tax increment revenues. Additionally, in accordance
with state statutes, the City may issue either tax increment or general obligation bonds for a term
not to exceed twenty (20) years in support of these activities. Consistent with the conservative
nature of the financial plan for this Redevelopment Program, the highest priority for the issuance of
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either tax increment revenue or general obligations shall occur when the commitment is in place
for private sector investment necessary to fund the amortization of such obligations.
All obligations are to be covered after issuance by projected and actual tax increment revenues, by
special service area revenues and/or by other funds as may be established by ordinance or as
otherwise authorized in the Act. Revenues not required for the retirement of obligations
providing for reserves, sinking funds, and anticipated redevelopment project costs may be
declared surplus and become available for distribution annually to the taxing districts in the
redevelopment project area.
One or more issues of obligations may be sold at one or more times in order to implement this Plan,
as now or hereafter amended, in accordance with law.
The City may, by ordinance, in addition to obligations secured by the special tax allocation fund
provided by law, pledge for a period not greater than the term of the obligations any part or any
combination of the following:
•

Net revenues of all or part of a Redevelopment Project;

•

Taxes levied and collected on any or all property in the municipality;

•

The full faith and credit of the municipality;

•

A mortgage on part or all of a Redevelopment Project; and

•

Any other taxes or anticipated receipts that the municipality may lawfully pledge.

L. Equalized Assessed Valuation
Appendix B lists the most recent (2019) certified equalized assessed valuation of properties in
the redevelopment project area by individual property tax identification (pin) number. The total
2019 certified equalized assessed valuation of the redevelopment project area is $1,432,129.
Upon the completion of anticipated redevelopment projects, it is estimated that the equalized
assessed valuation of real property within the redevelopment project area will exceed
$47,909,000. This represents an approximate 3245% increase in the total equalized assessed
valuation for the Washington-Wilson Redevelopment Project Area. This figure is based upon
estimates of value for the anticipated redevelopment projects described in the Redevelopment
Project Plan section of this report.
M. Prevailing Wage
Any public improvements must be completed in compliance with the Prevailing Wage Act 820 ILCS
130/.01 et seq. and in compliance with the requirements of the Illinois Wages of Employees on
Public Works Act 820 ILCS 130/1-12, to the extent they are applicable.
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N. Affirmative Action
The City of Batavia will require each private developer entering into an agreement with the City,
in connection with development in the redevelopment project area, to utilize fair employment
practices, including an affirmative action program.
O. Payment in Lieu of Taxes
No payments in lieu of taxes are anticipated as part of the Redevelopment Plan and Program.
P. Provision for Amending the Redevelopment Plan and Program
The Redevelopment Plan and Program may be amended pursuant to provisions of the Act.
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Section V.
FINDINGS OF NEED FOR TAX INCREMENT FINANCING
Based on the Near East Downtown District Tax Increment Financing Feasibility and Findings and
this Redevelopment Plan and Program, the City C ouncil of the City of Batavia, Illinois, can make
the following findings pursuant to Section 11-74.4-3(n) of the Act.
A. Redevelopment Project Area Not Subject to Growth
Overall, the redevelopment project area has not been subject to appropriate growth and
redevelopment through private investment and would not reasonably be anticipated to be
s o developed consistent with City policies without adoption of this Redevelopment Plan.
Further, the City finds that the Project Area as a whole has not achieved the type and extent
of growth and redevelopment through investment by private enterprise as desired and
planned by the City, based on the physical condition of structures and properties within it and
the limited growth or decline in the assessed values of same. City findings include:
1. As described in the Feasibility Study, the present condition of the subject area
(e.g., the age of current buildings and structures, the relative state of deterioration
of public and private buildings and properties, the predominant presence of
structures below minimum code standards, lack of community planning as
evidenced by incompatible land uses, access to and configuration of parcels)
inhibits redevelopment potential and negatively impacts properties within and
proximate to the redevelopment project area. These conditions exist in large part
due to the lack of significant private investment in the redevelopment project area
over many decades;
2. In reviewing the certified total Equalized Assessed Value (EAV) of the
redevelopment project area, one finds that such value has declined in three (3) of
the past five (5) years, while at the same time, the project area has lagged behind
the balance of the City of Batavia over four (4) of the past five (5) years. This
declining or lagging growth in tax base provides further evidence of the lack of
private investment in the project area’s real estate;
3. Over the last 3 0 years, based on City of Batavia building permit records, the
largest single real estate investment within the project area has been the
construction of the public parking deck at 20 North River Street. No other
significant investment has occurred at any other property, either publicly or
privately owned, within the redevelopment project area over this period;
4. The continued presence of outdated, underutilized or vacant commercial,
industrial and institutional buildings indicates that a significant portion of the
redevelopment project area is under-performing, and the condition of these
properties exerts a further drain upon the perception and vitality of the Near East
Downtown District, the downtown and more generally, the City of Batavia; and
5. The redevelopment project area would not reasonably be expected to be
developed without the use of the above described incremental property tax
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revenues and that such revenues will be exclusively used for the development of
redevelopment project area or as specifically authorized by the Act.
B. Conformance with the Comprehensive Plan of the City of Batavia
1. Issues. The City of Batavia’s 2007 Comprehensive Plan, as amended in 2014,
identifies several issues directly related to the future use of land in the City
and particularly within the City’s downtown commercial district. Four specific
issues are listed below and are particularly pertinent when considering the
applicability of Tax Increment Financing as a tool to stimulate positive change in
the Project Area:
i. “The continued redevelopment of the downtown as a mixed-use
area, with added residential, retail, entertainment and office uses a
priority”;
ii. “The City has a shortage of higher density residential uses…and
downtown living opportunities”;
iii. “[There are] limited public parking facilities (‘[especially] centralized
public parking facilities’), aging utilities and the complex relationships
between adjacent uses often require City government to play a larger
role in the ongoing development and redevelopment of the
downtown”; and
iv. “The building stock of downtown Batavia, while unique in its
character, is in some cases ill-suited for contemporary downtown
uses. Many buildings were designed for industrial purposes and
many others do not meet current code requirements…All these sites
have potential for development in downtown”.
2. Goals and Policies. The City’s Comprehensive Plan also provides specific goals and
policies to address the above-identified issues, to include but not necessarily
limited to:
i. “Use redevelopment tools, including tax increment financing, to
encourage and shape downtown development”;
ii. “Require development projects to take advantage of views and
access to the Fox River”;
iii. “Protect key retail properties from conversion to non-retail uses
while allowing multi-tenant properties to house a healthy mix of
uses”;
iv. “Raise the quality of new development through zoning,
subdivision, design review and other tools;” and
v. “Locate higher density residential uses convenient to transit and
employment centers”.
3. Public-Private Investment Partnerships. The amended Comprehensive Plan
makes clear that successful economic development and redevelopment results
from creating high quality land development and utility infrastructure,
accommodating the needs of existing business enterprises, as well as making
Batavia an attractive place for additional, new private investment. These two
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general goals complement the Plan’s additional goal to encourage the City to
“[form] effective partnerships with the private sector to stimulate
redevelopment.”
4. The City’s Comprehensive Plan supports the redevelopment of existing
deteriorating and progressively obsolete areas within the City, to include the
Near East Downtown District. Requiring development to pay for itself, insisting
upon high standards in the design and construction of land development and
public utilities, and encouraging private investment through public-private
partnerships are all relevant planning policies in the consideration of whether or
not to establish and, ultimately employ tax increment financing as a tool to
foster the implementation of the Plan.
5. Summary Conformance Statement. This Redevelopment Plan and Program
conforms to the City of Batavia’s Comprehensive Plan Update (2014). The
Comprehensive Plan identifies general land-uses which may serve as a “starting
point” for the planning of the redevelopment projects and public improvements
discussed in this Redevelopment Plan and Program. Moreover, exploring Tax
Increment Financing Districts is recommended in the Plan as an implementation
tool for the development of projects in line with the vision for this area.
C. Housing Impact Study.
The City of Batavia certifies that the implementation of this
Redevelopment Plan would not result in the displacement of ten (10) or more inhabited
residential units and that there are fewer than seventy-five (75) residential units within the
redevelopment project area.
D. Date of Completion. The estimated year of completion of the redevelopment projects is the
year 2044, 23 years from the date of the adoption of the Near East Downtown TIF District
ordinance approving the Redevelopment Plan and Program. The actual Date of Completion
shall be not later than December 31 of the year in which the payment to the City Treasurer is
made with respect to ad valorem taxes levied in the 23rd calendar year after the year in which
the ordinance approving the redevelopment project was adopted .
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Section VI.
FINANCIAL IMPACT OF REDEVELOPMENT
In the absence of City-sponsored redevelopment, it can be reasonably surmised that the factors
qualifying this area as a conservation area will continue to exist and to spread, and that the
redevelopment project area along with adjacent properties will become less attractive for
maintaining and improving existing buildings and sites. Erosion of the assessed valuation of
property in and outside of the redevelopment project area has already occurred and could lead
to further reductions of real estate tax revenue to all taxing districts.
Implementation of the Redevelopment Plan and Program is expected to have significant short and
long-term positive financial impacts on all taxing districts affected by this Redevelopment Plan. In
the short term, the City’s use of tax increment financing can be expected to arrest the ongoing
decline of existing assessed values in the redevelopment project area, thereby stabilizing the existing
tax base for local taxing agencies. In the long term, after the completion of all redevelopment
improvements and activities, redevelopment projects, and the payment of all redevelopment
project costs and municipal obligations, all taxing districts will benefit from the enhanced tax
base which results from the increase in equalized assessed valuation caused by the
implementation of this instant Redevelopment Plan and Program.
The following taxing districts cover the proposed redevelopment project area:
• City of Batavia
• Batavia Public School District 101
• Batavia Park District
• Waubonsee College 516
• County of Kane
• Kane County Forest Preserve District
• Batavia Library District
• Batavia Township
1. Impact on the City of Batavia. As a result of new development in the redevelopment project
area, the City of Batavia may experience increased demand for services such as
administrative, police, and fire protection. When compared to the population of the City,
this represents a small marginal increase in residents and new development, and because
the project area-wide redevelopment is expected to occur in phases, over time, the demand
for city services during and after build-out, should not be so substantial on its own to warrant
the hiring of additional employees or significant capital expenditures. Furthermore, the mixeduse and relatively dense development pattern planned for this urban infill area typically results
in cost-efficiencies in providing city services. It should be noted here that the City will directly
benefit from the redevelopment projects discussed in this planning document by the increase
in retail sales taxes generated from the additional residents and employee consumer habits, as
well as from actual retail sales occurring within the project area and from purchases by persons
living or working outside of the City of Batavia. Therefore, there are neither additional
redevelopments nor direct mitigation measures necessary or set forth in the Redevelopment
Plan, with respect to the potential impact on the City of Batavia.
2. Impact on Batavia Public School District #101. The consolidated Batavia School District
consists of six elementary schools, one middle school, and one high school. New, higher
density residential development is recommended in this Redevelopment Plan consistent with
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the City’s long-range plans for the Near East Downtown District, including multi-family
residential buildings. At full build-out, as described in Section IV (D) above, there will be an
estimated 360 new residential units planned for the redevelopment project area. Excepting
the possible townhome development at 107 Spring Street (estimated to be four units), it is
assumed that the residential composition for all of the sites will be either for rent apartments
or owner-occupied condominiums, depending on market conditions. City planners expect that
the vast majority of these units will be either one or two-bedroom units, with the remaining
units to be comprised of a small number of studio and an even smaller number of threebedroom units.
This Redevelopment Plan and Program is informed by recent trends in actual household
demographics of residential units of this type throughout the Chicago suburban area and
deduces that there will be few K-12 students residing in the multi-family residential
developments planned for the Project Area, and even fewer high school students. As such,
the impact on School District #101 is estimated to represent only a small increase in
primarily the elementary student population of the District as a whole. In short,
redevelopment build-out conditions should not result in a significant financial impact on the
District overall. However, to address whatever potential impact on CUSD #101, the TIF Act,
under subsection (q) “Redevelopment Project Costs”, subsection (7.5), requires that if a
redevelopment project results in increased attendance from a project that has received TIF
assistance, CUSD #101 shall be paid, from the TIF fund, the increase cost in accordance
with the method described in the Act. In the instant case, a maximum twenty-five percent
(25%) of the total TIF increment from residential development within the TIF District shall be set
aside to meet actual demand. This 25% expenditure is reflected in the budget shown at Table 2.
Again, based on actual student count and a per capita cost paid to District 101, this figure is likely
to far exceed actual TIF expense in this matter. Therefore, no additional redevelopment
projects or direct mitigations are set forth in the Redevelopment Plan.
3. Impact on Batavia Park District. The increased demands for recreational services resulting
from the new residential development will have some impact on Park District facilities but
even at a high-end estimate of three (3) persons per residential unit, the additional population
attributed to the total of new dwellings across the project area amounts to only 1038 residents.
This number represents approximately 3.8% of the City’s existing population. Not insignificant
but certainly not a flood of new park facility patrons over the existing population’s demand for
the Park Districts services and facilities. That said, the City’s residential land development
regulations require that a developer or builder either donate land or make a cash payment in
lieu of such donation directly to the Park District, intended to offset the District’s costs in serving
the new residents living in the subject development or building. No additional redevelopment
projects or direct mitigations are set forth in the Redevelopment Plan.
4. Impact on Waubonsee College 516. Residential development is planned to occur within the
redevelopment project area. Some of the residents of the planned new dwellings may seek
educational opportunities at the college level. The impact will be incidental, as it is likely
that, alternatively, many of these residents already reside in the Community College’s
jurisdiction and/or will have already obtained post-secondary school education or training, will
be gainfully occupied, or will represent an age cohort not typically seeking additional
educational opportunities at the community college level. Furthermore, the increase in
population from redevelopment projects within the approximately 12-acre Project Area would
represent only a small percentage of the total population served by Waubonsee College 516.
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Therefore, no redevelopment projects or direct mitigations are set forth in the Redevelopment
Plan.
5. Impacts on the County of Kane. The total population of Kane County is approximately 532,000
persons. The residential development component of the Project Area proposed in this
Redevelopment Plan will likely generate something less than 1000 additional residents in
Kane County. This potential increase in population for the County is truly de minimus
and will not create a need for additional employees for or services from the County of
Kane. It is also anticipated that many of the 1000+/- people residing in the Project Area will
likely already be living in the County, further decreasing actual new demand for county services
and financial impact on the County. As the County collects certain taxes from retail sales, it will
realize some financial benefits from the additional retail building space planned for the
redevelopment project area. Therefore, no additional redevelopment projects or direct
mitigations are set forth in the Redevelopment Plan.
6. Impact on the Forest Preserve District of Kane County. Residential redevelopment is
encouraged in the redevelopment project area. Some of the residents of these new dwellings
may seek recreational opportunities in Forest Preserve facilities. However, like the County of
Kane, the actual impact on the Forest Preserve will be incidental and represent only a small
percentage of the total population served. Therefore, no additional redevelopment projects
or direct mitigations are set forth in the Redevelopment Plan.

7. Impact on Batavia Township. Batavia Township is responsible for property assessments
and provides general assistance and limited social services. The Township Highway
department provides maintenance and snow plowing of certain local roads. New residential
and commercial development as recommended in the Redevelopment Plan for the Project
Area represents only a small portion of the population served by Batavia Township, thus the
expansion of township services are not anticipated to be required to serve new residents.
Furthermore, the redevelopment project area does not contain Township roads, nor are new
roads proposed that will require Township services. Therefore, no direct mitigations or
additional projects are set forth in the Redevelopment Plan.
8. Impact on Batavia Library District. Residential development is planned to occur within the
redevelopment project area. Some of the residents of these new dwellings may already be
residing locally and using Library facilities and services but, in either case, to address the
potential minor impact on the Batavia Library District, the TIF Act under subsection (q)
“Redevelopment Project Costs”, subsection (7.7) requires that if a redevelopment project
results in increased costs to the Library District attributable to TIF-assisted housing within
the redevelopment project area, the District shall be paid, from the TIF fund, the increase
cost in accordance with the method described in the Act. In the instant case, a maximum
two percent (2%) of the total TIF increment from residential development within the TIF District
shall be set aside to help off-set any increase in service demand. This 2% expenditure is reflected
in the budget shown at Table 2. In any event, the likely increase in population would be only
a small percentage of the total population served by the Library District. Therefore, no
redevelopment projects or direct mitigations are set forth in the Redevelopment Plan.
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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 certain goals and policies 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 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 such a proposal but should also serve as a
basis for the City to be proactive in establishing land use and implementing 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 purpose of this study, to wit: to determine the feasibility, consistent with state
statutes, of defining a given land area as a “conservation area”, subsequently consider that
area for designation as a tax increment financing district and ultimately, explore
opportunities to assist in the redevelopment of said area.
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 (the “project area”). 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:
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“Maintain Batavia as an attractive place to live, work, shop and play, with a balance of
land uses”;
“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 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,
specifically with respect to component parts, or “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 ill-suited 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”.
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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 illsuited 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 policies. 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.
It will be shown through this report that the aforementioned conditions are present today
within the subject area (“Near East Downtown District”) 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 investmentinhibiting 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.)
(“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(b) 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 the area’s
respective equalized assessed value (“ EAV” ), either with respect to showing a declining trend for
the area over time or a lagging condition when compared to the city-wide EAV over time.
B. Summary Determination of Qualification or Definition. The determination as to whether
the proposed Near East Downtown District TIF Redevelopment Project Area (hereafter
interchangeable with “project area”) can meet the definition standards for a conservation area is
based on both parcel-by-parcel and area-wide data obtained through a combination of field
observation and a thorough review of current and historic property records (e.g., building permit
data, property maintenance and land use reports of noncompliance with local, state or federal
regulations, public utility inspection and improvement information, property value assessments).
CC Aiston Consulting, Ltd, hereby acknowledges and expresses its appreciation for the valuable
assistance provided by staff members of the City of Batavia’s Administration, Community
Development, Public Works, Information Services and Finance Departments, without which this
report could not have been completed.
According to the Act, in order to qualify 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 meets these qualifying standards. This
finding is based on the predominance and extent of parcels exhibiting the following characteristics:
age of structures, building and surface deterioration, presence of structures below minimum code
standards, lack of community planning and negative trends with respect to the project area’s
equalized assessed property value.
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Section III.
DESCRIPTION OF THE PROJECT AREA
A. Location and History.
1. General Description.
The Near East Downtown District, or project area, is an area of approximately
534,379 square feet (12.27 acres) and is generally located between River Street on the west
and Van Buren Street on the east and between Spring Street on the north and a point midblock between E. Wilson and Webster Streets on the south. A street address map is found
below at Figure 1. and depicts the Near East Downtown District Project Area. The project
area in large part consists of blocks first created as part of the “Original Town of Batavia”
platting in 1845, with later land subdivisions occurring shortly thereafter (e.g., Wilson’s
Addition, Assessor’s Extension of Wilson’s Addition, and the Barker House and Lord &
Powers Subdivisions).
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Figure 1. Street Address Map of Project Area with Block Identification

.
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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 slightly north
and west 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.
2. Specific Subareas. Describing the history and location of the project area more
specifically, we will break the area into 3 distinct subareas (See Figure 1 identification of
blocks):
1. Block 233 and 107 Spring Street: The original development pattern within this
block (and 107 Spring St.) was primarily individual, single-family dwellings on separate
parcels, excepting for the two parcels at or near the northeast corner of N. River Street and
State Street. The early uses established at these two properties were industrial/heavy service
or commercial in nature, including a machine shop, blacksmith, wagon repair and painting
and an implement dealer. Over time, the corner property and the remainder of the properties
on the north side of State Street from N. River Street to Washington Avenue have converted
to either exclusively commercial or mixed use, commercial/residential.
2. Blocks 276 and 279: Sanborn maps dated from 1885 through 1928 depict this
section of East Wilson Street, along both the north and south sides of the Street, as a thriving
commercial district, with were ample retail, service and light assembly enterprises
intermixed along the street.
Interestingly, around the turn of the twentieth century, a number of these buildings
were occupied in mixed-use fashion. For example, property owners and/or their tenants
often lived on floors above street level of several commercial buildings fronting E. Wilson
Street. Sanborn maps portray buildings occupied by non-residential uses on floors above
street level as well. Along the south side of E. Wilson Street at or just east of its intersection
with S. River Street (Block 279), there were times when you may find a barber, or a grocery,
drug or boot & shoe store on the first floor facing the street, while second floor tenants
included crockery storage, the Masonic Lodge or the Grand Army of the Republic Lodge
No. 48.
Additionally, buildings primarily residential in nature were often divided into
separate interior spaces, one space exclusively to serve as the primary dwelling with
another, providing direct access to the street, occupied by a local maker and/or retailer, such
as a milliner (one assumes in most cases, the resident woman of the house), taking
advantage of the foot traffic in this flourishing east side commercial district. Sanborn maps
show three examples alone of millineries having been likely established in this way within
this specific block circa 1900. Increasingly over time, as in most Fox River downtowns,
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many of the Wilson Street-fronting residential buildings within and immediately proximate
to the project area were ultimately converted to accommodate commercial uses, either
solely within street-level space or in their entirety.
This subarea was also home to several dwellings and their accessory buildings north
and east of E. Wilson St. and N. River St., respectively, as well as the First Baptist Church,
built in 1888 (Block 276). According to Sanborn mapping, sometime after 1907 and
before1916, approximately 3,000 square feet of property near the church property’s
northern boundary, was used as a “junk yard”. A parsonage for the Church appeared on the
property and later in the century, gathering space and classroom space were physically
annexed to the main Church building.
3. Blocks 277 and 280: With the exception of the nearly 25,000 square foot, public
school building (variously named per Sanborn mapping as “Batavia Public School” (1895),
“East Batavia High School” (1907) and later “Louis White School”) located on a parcel that
generally comprises the north half of Block 277 (technically, this property lies immediately
north and just outside of the subarea itself), this entire subarea was first developed for
residential uses, mostly individual dwelling units, in some cases two or three on a single
platted tract of land. Among the residential structures of note, there were two boarding
houses and two hotels either within or immediately adjacent to this subarea.
One of the boarding houses was located along the north side of E. Wilson Street,
near N. Van Buren Street (Block 277), with the other on at the northwest corner of Webster
and Van Buren Streets, immediately southeast of the project area boundaries (Block 280).
The 1891 Sandborn map shows a “Rock City Hotel” in what was a significant building first
constructed and used as a dwelling on a large lot located at the southeast corner of E. Wilson
Street and S. Washington Avenue in Block 280. The 1928 Sanborn map shows the occupant
the building at that time to be “an undertaker”. Rock City was a nickname often used for
Batavia. The other hotel, The Hotel Howell, was along the east side of S. Van Buren Street
between E. Wilson and Webster Streets, just outside of the subject project area boundary.
B. Existing Land Use.
Again, we will break the project area into the three above-identified, distinct
subareas in discussing the existing land use.
1. Block 233 and 107 Spring Street: 107 Spring Street (at the northeast corner of Spring
and N. River Streets) is a vacant parcel, owned by the City that was once privately owned and
occupied by a single-family home. The City purchased the property in 2007 and demolished the
building in 2008. With respect to Block 233, there is an occupied office building at the southeast
corner of Spring and N. River Streets (112 Spring St.). There are two city-owned parcels located
immediately south of this office building that once contained single family residences but are now
vacant properties; and immediately south of those parcels is a City-owned property containing two
unrelated buildings: a 3-door storage building and a two-story, former machine and implement
shop (built in 1890). The latter building is presently unoccupied and in a state of dilapidation. The
most southerly parcel in Block 233 fronting N. River St and located at its intersection with State St.
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contains a single-story commercial building presently in use as a restaurant and storage space.
The remaining properties within the project area and Block 233 front State St. and consist
of a vacant parcel (a private parking lot that does not comply with applicable regulations), a karate
studio, a tattoo parlor and a large, two-story building at 103 N. Washington. The 103 N. Washington
building was originally built as a single-family home but has been most recently used by a
commercial enterprise on the street level and as apartment dwellings on the second floor. This
mixed-use building and the aforementioned karate studio are located on a single zoning lot at the
northwest corner of State St. and N. Washington Avenue.
2. Blocks 276 and 279. There are only two land parcels that are within Block 276 and the
project area. Both parcels are owned by the City of Batavia and are addressed as 133 E. Wilson
St./20 N. River St. and 121 E. Wilson St. The former is an irregularly shaped parcel, fronting N.
River St., E. Wilson Street and Washington Avenue. This tract is nearly 92,800 square feet (~2.15
acres). This parcel contains a two-level parking deck, a surface parking lot, and approximately
41,000 square feet of vacant land.
Up until recently, the property included four individual building. These are a light
industrial, single story, cinder block building on a flag lot with access onto E. Wilson S, two small
office buildings directly fronting E. Wilson Street and the then-most prominent building within the
block, namely the former First Baptist Church building (including associated gathering space). All
four buildings were demolished by the City in 2017.
The latter city-owned parcel is another vacant property of 2,178 square feet. The lone
building on this site, an insurance office, was also demolished in 2017 by the City.
With respect to Block 279, there has been considerable change to the E. Wilson streetwall
since it was originally developed. The City purchased the two westerly-most commercial properties
(104 and 114 E. Wilson St.) more than twenty-five years ago and subsequently demolished the two
buildings that were located there. These two tracts were combined with two smaller, residential
properties and an intervening, narrow parcel to the south, ultimately providing the City with ample
property to redevelop all five parcels in a single public parking lot. Presently, the two E. Wilson
Street parcels are being utilized as a temporary, incubator center, consisting of eight individual retail
buildings and known locally as the Boardwalk Shops. The city envisions these temporary retail
shops and remaining surface parking lot and adjacent green space will become a prime opportunity
for mixed-use, commercial/residential redevelopment. In the interim, the City can use the site for
commercial enterprise, generating additional foot traffic for the central business district more
generally.
Returning to Block 279, the two remaining properties within the project area are the
commercial/residential apartment building at 118/120 East Wilson Street, which is likely to be the
original building constructed on that site – albeit with significant addition(s)/modifications since –
and the single story, commercial building, having two separate tenant spaces (a liquor/smoke shop
and a salon). This multi-tenant building carries the street addresses of 122 E. Wilson St. and 5 S.
Washington Ave. Excepting the property at 104 E. Wilson St., which is currently located within
TIF 1, all project area parcels within this block are part of the current TIF 3 District.
2. Blocks 277 and 280. Project area properties within Block 277 generally consist of former
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residential buildings that, over time, have either been converted to office or mixed-use office and
residential or were demolished all together, leaving the property as vacant. The sole vacant property
in this Block is Parcel ID No. 17, (no street address), essentially a “P-shaped” parcel, fronting both
E. Wilson and N. Van Buren Streets. Records indicate that the original building was built sometime
before 1916 and demolished sometime before 1950. The property has been vacant since then. Of
the other five parcels within this block, four have buildings that have converted from exclusively
residential to office or mixed-use residential/office buildings. Property records indicate that the
remaining building at 223 E. Wilson St. has been consistently used over time as either a singlefamily residence or a two-flat since its original construction. All project area parcels within this
block are part of the current TIF 3 District.
Block 280 has similarly experienced multiple cases of a former residential properties having
been converted to another use, either commercial or office and in one case, two single family
properties (16 and 18 S. Washington Ave.) have been collectively utilized in the construction and
use of a single industrial building (Roger’s Pump), which straddles the lot line between the
residential buildings.
The property located at the southeast corner of S. Washington Ave. and E. Wilson St. (206
E. Wilson) is presently vacant. Originally, there was a single-family home located on this property,
conversions to other than single family include the above-mentioned undertaker and Rock City
Hotel. The latest conversion included the demolition of the original building and the construction
of a new commercial building in 1940 (former gasoline service station). Finally, in 2017, this last
building was demolished and the site was subject to environmental study an remediation. The two
other parcels within Block 280, front E. Wilson St. and have also been subject to use conversion
from single-family homes to either office/residential or to solely office use. Excepting the 206 E.
Wilson St. property, which is located within the existing TIF 5 District, all project area parcels
within this block are part of the current TIF 3 District.

See Figure 2. below depicting the project area’s existing land use.
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Figure 2. Existing Land Use Map
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Section IV.
REVIEW OF STATUTORY FACTORS
A field survey was completed for the project area during May, 2020 (See Table 3 and Figure
3, 4, 5 and 6). This survey included the on-site inspection of each property and associated
building(s), photographing site improvements and completing field notes for each parcel.
These photographs can be found as an appendix to this report at Group Figure 1. With
respect to existing utility conditions, field observations were supplemented with
information from City’s Public Works Department.
In Section II.B above, we provide the definition for a conservation area set forth in state
statute. Using this definition as a paradigm to study the project area in question and
recalling the number of vacant (per local land use vernacular) properties within the area as
presented above in Table 1., we summarize the existing conditions as follows:
A. Age of Buildings. Based on field analysis, Batavia Building Department records,
Batavia Township Assessor’s records, the aforementioned Sanborn Insurance Maps and
John Gustafson’s Historic Batavia, no fewer than 14 of the total 15 principal buildings (or
93.3%) and 21 of the 24 total buildings (87.5%) are documented to be more than 35 years
old. This exceeds the statutory requirement that at least 50% of the structures in a
conservation area be 35 years of age or older. See Figure 3.
All buildings that are documented as 35 years of age or older and subject to this factor
eligibility characteristic are well distributed throughout the district as a whole. Therefore,
age is a contributing factor in the definition of the Project Area as a conservation area.
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 buildings at 106 N. River St. and 14 N. Washington Ave. show signs of
dilapidation, this factor is not otherwise prevalent to a meaningful extent and reasonably
distributed throughout the project area and therefore, this condition does not contribute to
the definition of the project area as a conservation area.
C. Obsolescence. Obsolescence is the condition or process of falling into disuse. Obsolete
structures have become ill-suited for the original use. Only one building within the project
area can meet the obsolescence factor definition and therefore this condition does not
contribute to the definition of the Project Area as a conservation 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
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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 of buildings and surface improvements on 18 of the 30
properties throughout the Project Area. Therefore, factor exists to a meaningful extent
and reasonably distributed throughout the project area and contributes to defining the
project area as 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.
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 and actual 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.
In consideration of the City’s Zoning, Building and Property Maintenance codes, 15 of the
30 parcels show evidence of non-compliance with one or more of these codes (either as
unlawful or lawful but nonconforming).
Due to the many and varied documented cases where structures are below minimum code
standards and reasonably distributed throughout the project area, this factor is a
contributing factor in the definition of the project area as 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 definition 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. The field survey
and research of the aforementioned records resulted in finding only 5 buildings having
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excessive vacancies per the Act’s definition and therefore, this condition or factor does not
contribute to the definition 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 to any meaningful extent and does
not contribute to definition of the Project Area as a conservation 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, water sanitary sewer and stormwater
management utilities presently serving the Project Area and, as such, this condition does
not contribute to the definition of the project area as a conservation 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-ofway, lack of reasonably required off-street parking, or inadequate provision for loading and
service.
There are no parcels within the project area where this factor is in evidence and therefor it
does not contribute to a definition of it as a conservation area.
K. Deleterious Land Use or Layout. Deleterious land uses include the existence of
incompatible land-use relationships, buildings occupied by inappropriate mixed-uses, or
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uses considered to be noxious, offensive, or unsuitable for the surrounding area.
There are no parcels within the project area where this factor is in evidence and therefor it
does not contribute to a definition of the it as a conservation area.
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 by mid19th century, with sporadic and occasional 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.
Field observations, records of subdivision platting, existing property boundaries, and actual
juxtaposition of buildings and land use relationships provide evidence that this condition
exists for at least 14 parcels located 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 definition of the Area as a
conservation area.
M. Environmental Clean-Up. This factor is relevant when the area has incurred state or
federal environmental protection agency-required remediation costs for, or if a study
conducted by an independent consultant recognized with expertise in the area of
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,
estimates 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, specifically on 2 parcels, the City’s property within Block 276 and the
former gasoline service station at 206 E. Wilson, in Block 280.
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With information currently available, one cannot prove the need for environmental cleanup 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 whether the
project area can meet the statutory definition as a conservation area.

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 in Table 2. As shown, for
which information has been available, these values have declined three of the last five
years and , where the Project Area EAV has remained the same or increased, it has not
kept pace with the balance of the municipality for 4 of the last not five years). By statute,
these data indicate that this factor contributes toward defining the project area as a
conservation area.

Table 1. Project Area Five-Year EAV Data
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Table 2. Age of Structures Within Project Area

Planned Use

Principal Use

Existing Property Information
Property Principal Use, Planned Use, Zoning and Building Count and Age
Year
Principal
Structure
Built

Year
Accessory
Structure
Built

DMU
DMU
DMU
DMU
DMU
DMU

0
1
0
0
1
1

NA
1840
NA
NA
1952
1950

-

Mixed Use

DMU

4

Mixed Use

DMU

2

1890

1998

DMU

0

NA

NA

PUD

0

NA

NA

Vac
Ofc

Mixed Use
Pub
Facilities/
Mixed Use
Mixed Use
Mixed Use

PUD
DMU

0
1

NA
1887

NA
NA

IL

Res

Mixed Use

DMU

2

1905

Prior to 1956

IL
IL
IL
IL
IL

Ofc
Ofc
Priv Drvwy
Vac
Ofc

Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use

DMU
DMU
DMU
DMU
DMU

1
2
0
0
1

1852
1850
NA
NA
1840

NA
1956-1960
NA
NA
NA

BATAVIA

IL

Res/Ofc

Mixed Use

DMU

2

1910

122 E WILSON ST/5 S WASHINGTON
NO ADDRESS
12 S RIVER ST
14 S RIVER ST

BATAVIA
BATAVIA
BATAVIA
BATAVIA

IL
IL
IL
IL

Cmcl
Pub Pkg
Pub Pkg
Pub Pkg

Mixed Use
Mixed Use
Mixed Use
Mixed Use

DMU
DMU
DMU
DMU

1
0
0
0

1968
NA
NA
NA

After 1939/
Before 1956
NA
NA
NA
NA

12-22-279-020

114 E WILSON ST

BATAVIA

IL

Mixed Use

DMU

NA

NA

25

12-22-279-021

104 E WILSON ST

BATAVIA

IL

Mixed Use

DMU

NA

NA

26
27

12-22-280-001
12-22-280-003

206 E WILSON
228 E WILSON ST

BATAVIA
BATAVIA

IL
IL

Pub Pkg/
Temp Bldgs
Pub Pkg/
Temp Bldgs
Vac
Ofc

Mixed Use
Mixed Use

PUD
DMU

0
1

NA
1920

NA
NA

28

12-22-280-006

16 S WASHINGTON AVE

BATAVIA

IL

Res/Ind

Mixed Use

DMU

1.5

1900

1962

29
30

12-22-280-007
12-22-280-022

18 S WASHINGTON AVE
222 E WILSON ST

BATAVIA
BATAVIA

IL
IL

Res/Ind
Res/Ofc

Mixed Use
Mixed Use

DMU
DMU

1.5
1

1907
1876

1962
NA

Address

City

Site
State

1
2
3
4
5
6

12-22-230-004
12-22-233-001
12-22-233-002
12-22-233-003
12-22-233-006
12-22-233-007

107 SPRING ST
112 SPRING ST
124 N RIVER ST
118 N RIVER ST
102 N RIVER ST/109 STATE ST
115 STATE ST

BATAVIA
BATAVIA
BATAVIA
BATAVIA
BATAVIA
BATAVIA

IL
IL
IL
IL
IL
IL

Vac
Ofc
Vac
Vac
Cmcl
Cmcl

Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use
Mixed Use

7

12-22-233-014

103 N WASHINGTON AVE/127 STATE ST

BATAVIA

IL

Res/Cmcl

8

12-22-233-017

106- 112 N RIVER

BATAVIA

IL

9

12-22-233-020

STATE STREET (NO ADDRESS)

BATAVIA

IL

10

12-22-276-025

133 E WILSON ST/20 N. RIVER

BATAVIA

IL

Pub Pkg/
Vac

11
12

12-22-276-026
12-22-277-002

121 E WILSON ST
14 N WASHINGTON AVE

BATAVIA
BATAVIA

IL
IL

13

12-22-277-004

223 E WILSON ST

BATAVIA

14
15
16
17
18

12-22-277-011
12-22-277-012
12-22-277-013
12-22-277-017
12-22-277-018

235 E WILSON ST
239 E WILSON ST
14 N WASHINGTON AVE (driveway)
E. WILSON STREET (NO ADDRESS)
215 E WILSON ST

BATAVIA
BATAVIA
BATAVIA
BATAVIA
BATAVIA

19

12-22-279-005

118/120 E WILSON ST

20
21
22
23

12-22-279-006
12-22-279-008
12-22-279-009
12-22-279-010

24

Pub Facilities/
Cmcl
Vac

Zoned Use

# of
Bldgs
on
Prop

PIN

ID No.
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Figure 3. Age of Buildings
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Table 3. Three Prevalent Factors/Conditions Throughout Project Area
Project Area Existing Property Information
By Property ID and Parcel Number

Address

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30

12-22-230-004
12-22-233-001
12-22-233-002
12-22-233-003
12-22-233-006
12-22-233-007
12-22-233-014
12-22-233-017
12-22-233-020
12-22-276-025
12-22-276-026
12-22-277-002
12-22-277-004
12-22-277-011
12-22-277-012
12-22-277-013
12-22-277-017
12-22-277-018
12-22-279-005
12-22-279-006
12-22-279-008
12-22-279-009
12-22-279-010
12-22-279-020
12-22-279-021
12-22-280-001
12-22-280-003
12-22-280-006
12-22-280-007
12-22-280-022

107 SPRING ST
112 SPRING ST
124 N RIVER ST
118 N RIVER ST
102 N RIVER ST/109 STATE ST
115 STATE ST
103 N WASHINGTON AVE/127 STATE ST
106- 112 N RIVER
NO ADDRESS
133 E WILSON ST/20 N. RIVER
121 E WILSON ST
14 N WASHINGTON AVE
223 E WILSON ST
235 E WILSON ST
239 E WILSON ST
14 N WASHINGTON AVE (driveway)
NO ADDRESS
215 E WILSON ST
118/120 E WILSON ST
122 E WILSON ST/5 S WASHINGTON
NO ADDRESS
12 S RIVER ST
14 S RIVER ST
114 E WILSON ST
104 E WILSON ST
206 E WILSON
228 E WILSON ST
16 S WASHINGTON AVE
18 S WASHINGTON AVE
222 E WILSON ST
Factor Totals

11

13

Lack of Community Planning (adverse or
incompatible land-use relationships,
inadequate street layout, improper
subdivision, parcels inadequately shaped
to meet contemporary development
standards).
3 of past 5 years Project Area Total EAV
has declined or has increased at a rate
below balance of city.

PIN

4

Structures below min code standards
(subdivision, building, fire).

ID No.

Deterioration (defects to bldg doors,
windows, gutters, etc) (defects to surface
improvements, including public assets).

3

1

1
1
1
1
1
1

1
1
1

1
1

1
1
1
1
1

1
1
1
1

1
1
1

1
1
1

1

1

1
1
1
1
1
1

1
1
1
1
18

1
1
1
1
15
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Figure 4. Deterioration to Structures Across Project Area
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Figure 5. Structures Below Minimum Code Standards
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Figure 6. Lack of Community Planning
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Section V.
CONCLUSION AND FINDINGS
Based on the evidence contained herein, we find that the project area qualifies as a
conservation area according to the criteria established in the Act, as the following property
factors are present in a meaningful way and reasonably distributed throughout the project
area:
Age;
Deterioration;
Presence of Structures Below Minimum Code Standards;
Lack of Community Planning; and
Decline or Relative Stagnation in Equalized Assessed Evaluation.
In accordance with the Tax Increment Allocation Redevelopment Act (“Act”), each of these factors
contributes to this study’s findings that the project area meets the qualifications for or the definition
of a conservation area. Further, having found these factors substantially prevalent and welldistributed throughout the project area, we recommend that the City of Batavia prepare a formal
redevelopment plan, required by the Act when considering the creation of a new tax increment
financing district for the project area, preliminarily entitled, “Near East Downtown Tax Increment
Financing District”.
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Parcel 2 – 112 Spring St. PIN 12-22-233-001

Front Yard setback does not comply with Zoning
Parcel 6 – 115 State St. PIN 12-22-233-007

Parcel 5 – 102 N. River St./109 State St.
PIN 12-22-233-006

Deterioration to surface improvements (public assets)
Parcel 7 – 103 N. Washington Ave/127 State St.
PIN 12-22-233-014

Building does not comply with Building Code;
Deterioration of Building Components

Sign Ordinance violation (abandoned cabinet);
Deteriorating surface improvements (public assets);
Two principal structures on the same zoning lot;
Excessive vacancy (127 State St)

Parcel 8 – 106-112 North River St – PIN 12-22-233-017

Dilapidation; Principal (106 N. River) and it’s a appurtenances/attachments do not comply with Building Code;
Deterioration to surface improvements; Excessive vacancies; 2 principal and unrelated buildings on single zoning lot
Parcel 9 – No Address PIN 12-22-233-020

Building does not comply with Building Code; Building component deterioration

Parcel 10 – 20 N River St/133 E Wilson St- PIN 12-22-276-025

Deterioration to structural components and interior & exterior walls; Property to incur environmental remediation costs

Parcel 12 – 14 N Washington Ave - PIN 12-22-277-002

Dilapidation; Deterioration to building components; Deterioration to suface improvements (rear driveway and parking
Area; Excessive set back in the DMU zoning district

Parcel 13 – 223 E Wilson St – PIN 12-22-277-004

Deterioration to siding, window trim, garage, surface improvements;
Does not comply with front DMU Setback
Parcel 14 – 235 E Wilson St - PIN 12-22-277-011

Deterioration to building component parts; Does not comply with DMU zoning setback and use regulations
(residential use of street level floor)

Parcel 15 - 239 E Wilson St - PIN 12-22-277-012

Deterioration to building components; Excessive
vacancies; Setback does not comply with DMU
zoning standards

Parcel 16 – N. Washington Ave. (No Address)
PIN 12-22-277-013

Deterioration to surface improvements (private
Lack of Community Planning

Parcel 18 - 215 E Wilson St - PIN 12-22-277-018

Deterioration to surface improvements; rear parking lot does not meet code; Excessive setback in DMU
Parcel 19 – 118/120 E Wilson St - PIN 12-22-279-005

Deterioration to buildings, retaining wall, stairs, free standing signage and buildings;
Two principal structures on a single zoning lot; Lack of Community Planning

Parcel 20 – 122 E Wilson St / 5 S Washington Ave - PIN 12-22-279-006

Deterioration to building components and surface improvements (private and public assets);
Site plan noncompliant with Subdivision code
Parcels 21,22, 23, 24 & 25 – 104-114 E Wilson St, 12-14 S River St - PINs 12-22-279-008, -009, -010, 020 & 021

Lack of Community Planning
Parcel 32 - 206 E Wilson St – 12-22-280-001

Deterioration to surface improvements (public asset)
Environmental remediation costs incurred

Parcel 27 – 228 E Wilson St – 12-22-280-003

Deterioration to building and surface improvements; Lack of Community Planning;
Noncompliant parking lot improvements
Parcel 28 & 29 – 16-18 S Washington Ave – 12-22-280-006 and 12-22-280-007

Deterioration to surface improvements (private and public assests; DMU zoning noncompliance: 3 principal buildings
across two zoning lots, use of street level floor as residential space; Lack of Community Planning

Parcels 30 - 222 E Wilson St - 12-22-280-022

Deterioration to building and surface improvements; Noncompliance with Building and Signage Codes;
Excessive Vacancies; Lack of Community Planning; Obsolescence

APPENDIX B
Most Recent Certified Equalized Assessed Values (EAVs)
For All Properties Located Within the Redevelopment Project Area

Parcel ID No.

Street Address

12-22-230-004
12-22-233-001
12-22-233-002
12-22-233-003
12-22-233-006
12-22-233-007
12-22-233-014
12-22-233-017
12-22-233-020
12-22-276-025
12-22-276-026
12-22-277-002
12-22-277-004
12-22-277-011
12-22-277-012
12-22-277-013
12-22-277-017
12-22-277-018
12-22-279-005
12-22-279-006
12-22-279-008
12-22-279-009
12-22-279-010
12-22-279-020
12-22-279-021
12-22-280-001
12-22-280-003
12-22-280-006
12-22-280-007
12-22-280-022

107 SPRING ST
112 SPRING ST
124 N RIVER ST
118 N RIVER ST
102 N RIVER ST/109 STATE ST
115 STATE ST
103 N WASHINGTON AVE/127 STATE ST
106 & 112 N RIVER ST
NO ADDRESS
133 E WILSON ST/20 N RIVER ST
121 E WILSON ST
14 N WASHINGTON ST
223 E WILSON ST
235 E WILSON ST
239 E WILSON ST
NO ADDRESS
NO ADDRESS
215 E WILSON ST
118/120 E WILSON ST
122 E WILSON ST/5 S WASHINGTON
NO ADDRESS
12 S RIVER ST
14 S RIVER ST
114 E WILSON ST
104 E WILSTON ST
206 E WILSON
228 E WILSON ST
16 S WASHINGTON AVE
18 S WASHINGTON AVE
222 E WILSON ST

Total Certified Equalized Assessed Value
for Properties within Project Area

2019 Certified
Equalized
Assessed Value

$0
$66,167
$0
$0
$61,156
$57,367
$96,090
$0
$12,928
$0
$10,242
$85,907
$97,695
$66,048
$50,100
$9,389
$43,151
$72,071
$125,125
$106,974
$0
$0
$0
$0
$0
$55,970
$47,730
$83,813
$114,792
$169,414

$1,432,129
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