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You are in the right 
place if...

THIS  SO UNDS L IKE  YO U:

My town has a Tax Increment Financing (TIF) District.

My town has a Business Development District (BDD).

My town intends to use TIF and BDD to encourage 
community and economic development.
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Why are we here today?
4 T H I N G S  W E ’ L L  C O V E R

W H A T  I S  T I F ?

W H A T  I S  B D D ?

H O W  D O E S  T I F  &  B D D  C O M P A R E ?

B L E N D I N G  T I F  &  B D D  T O G E T H E R .

1

2

3

4

O P E N  Q & A5
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R e a l  E s t a t e  T a x  I nc r e m e nt  

( R E T I )  r e s u l t s  f r o m  i n c r e a s e d  

E q u a l i z e d  A s s e s s e d  V a l u e  ( E A V )  

a b o v e  t h e  B a s e  E A V  d u r i n g  t h e  

l i f e  o f  t h e  T I F  D i s t r i c t .

 T I F  i s  n o t  a  n e w  t a x

 T I F  I n c r e m e n t  i s  a  r e - a l l o c a t i o n  

o f  a  p o r t i o n  o f  t h e  p r o p e r t y  t a x  

b i l l  r e l a t i n g  s o l e l y  t o  n e w  

a s s e s s e d  v a l u a t i o n

WHAT IS  T IF?1

To learn more, visit online:
https://www.tifillinois.com/tif-basics.html

NOTE:  A TIF District is established and administered per the TIF Act
(65 ILCS 5/11-74.4 et. seq.)
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Notes
* For this analysis, active TIF Districts are defined as those believed to be generating real estate tax increment as of real estate tax year 2019 for taxes 
payable in 2020.  Although variation in total count was reported by the data sources cited below, the authors believe the results as compiled herein 
represent a reasonable estimate of the relative numbers of TIF Districts that existed in 2020.
Data Sources:  Illinois Department of Revenue, Table 14A – Tax Increment Financing (TIF) Districts (re: municipalities reporting real estate tax increment 
during FY2021 / tax Year 2019 for real estate taxes payable in 2020); Office of Illinois Comptroller, Municipalities with TIF Districts as of August 26, 2020.
Summary analysis compiled by The Economic Development Group, Ltd., 1701 Clearwater Ave., Bloomington, Illinois (www.tifillinois.com).

1401 Active TIF Districts
in 97 Illinois Counties (2020)*

● 425 (30%)
in Cook County, of which
134 in City of Chicago

● 188 (14%)
in 5 Collar Counties

● 59 (4%)
in 6 Downstate/Adjacent   
Counties

● 729 (52%)
in 85 Downstate Counties
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B us i ne s s  D e v e l o pm e nt  

D i s t r i c t  ( B D D )  f unds  r e s u l t  

f r o m  i nc r e a s e d  m uni c i pa l  

s a l e s  t a x  g e ne r a t e d  dur i ng  

t he  l i f e  o f  t he  B D D .

 R e t a i l e r s ’  O c c u p a t i o n  T a x

 S e r v i c e  O c c u p a t i o n  T a x

 H o t e l  O p e r a t o r s ’  O c c u p a t i o n  T a x

WHAT IS  BDD?2
Municipality imposes 
new “BDD Sales Tax” 
within a designated 
BDD Area:

• Tax imposed in 
0.25% increments, 
not to exceed 
maximum total of 
1.0%

To learn more about BDD in general, visit online:
https://www.tifillinois.com/business-development-districts.html

NOTE:  The Illinois Department of Revenue collects BDD sales taxes and 
disburses the funds to the municipality on a monthly basis.  
Municipalities solely collect and administer the BDD Hotel Operators’ 
Occupation Tax.

A BDD is established and administered per the BDD Act
(65 ILCS 5/11-74.3 et. seq.)
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For more information about “Leveling the Playing Field” Legislation, visit online:
https://tax.illinois.gov/content/dam/soi/en/web/tax/research/news/documents/lpf.pdf

https://www.tifillinois.com/business-development-districts.html
https://tax.illinois.gov/content/dam/soi/en/web/tax/research/news/documents/lpf.pdf


243 Business Development Districts
Located in 154 Municipalities (May-2023)
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You might 
be thinking...

Why not 
just avoid 
creating a 
new tax 
and rely 
solely on 
TIF?
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TAX INCREMENT
FINANCING DISTRICT

BUSINESS
DEVELOPMENT DISTRICT

L O N G E R  &
M O R E  C O M P L I C A T E D

T O  E S T A B L I S H

C A N  E S T A B L I S H  Q U I C K L Y
( I D O R  A C C E P T S  N E W  B D D  2 X / Y R )

O F T E N  T A K E S  A T  L E A S T  
T W O  Y E A R S  T O

G E N E R A T E  N E W  F U N D S

N E W  F U N D S
O F T E N  G E N E R A T E D

W I T H I N  A  F E W  M O N T H S

O T H E R  T A X I N G  B O D I E S
M A Y  B E  A F F E C T E D

N E W
“ V E R T I C A L  C O N S T R U C T I O N ”  

I S  N O T  T I F  E L I G I B L E

N E W
“ V E R T I C A L  C O N S T R U C T I O N ”  

I S  B D D  E L I G I B L E

I N V O L V E S  O N L Y  T H E  
M U N I C I P A L I T Y
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HOW DOES T IF  & 
BDD COMPARE?3

SET-UP: TIF BDD
IMPOSES A NEW TAX NO YES

TYPICAL LENGTH OF TIME TO ESTABLISH (MONTHS) 4-6 3

MAXIMUM LIFESPAN WHEN INTIALLY ESTABLISHED (YEARS) 23 23

DESIGNATED FOR A QUALIFIED REDEVELOPMENT PROJECT AREA YES YES

ESTABLISHMENT INVOLVES OTHER TAXING DISTRICTS YES NO

QUALIFYING FACTORS REQUIRED FOR CREATING REDEVELOPMENT PROJECT AREA YES YES

MUNICIPALITY HAS SOLE AUTHORITY TO ADMINISTER YES YES

ALL PRIVATE REIMBURSEMENTS MUST BE APPROVED BY WRITTEN AGREEMENT YES YES

ANNUAL REPORTING REQUIREMENT WITH OFFICE OF ILLINOIS COMPTROLLER YES NO

STATUTORY USES OF FUNDS:
ENGINEERING, ARCHITECTURAL, LEGAL & OTHER PROFESSIONAL COSTS YES YES

PROPERTY ACQUISITION YES YES

SITE PREPARATION YES YES

REHABILITATION, REPAIR, & RENOVATIONS OF EXISTING STRUCTURES YES YES

PUBLIC WORKS, FACILITIES, & INFRASTRUCTURE YES YES

JOB TRAINING & RETRAINING YES NO

REIMBURSE FINANCING COSTS YES YES

CAPITAL COSTS / OTHER COSTS INCURRED BY OTHER TAXING BODIES YES YES

RELOCATION COSTS YES YES

PAYMENTS IN LIEU OF TAXES YES N/A

MARKETING YES YES

VERTICAL CONSTRUCTION COSTS OF NEW PRIVATE BUILDINGS NO YES

MUNICIPALITY MAY PLEDGE REVENUE FUNDS FOR DEBT SERVICE YES YES
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TIF & BDD Funds can be used to 
reimburse private redevelopment costs 
in a variety of ways.

Some form of written redevelopment agreement 

that is approved by municipal resolution or 

ordinance is required by law.  Always.

Lump-Sum 
Grants

Installment 
Grants Loans Forgivable 

Loans
Pay-as-you-go 

Reimbursements

Redevelopment

agreements may include

a combination of these

approaches too.
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BLENDING T IF
& BDD TOGETHER.4

TIF FORMED: 2015 / BDD FORMED: 9/3/19 Developer Reimbursements:  75% Net TIF + 75% Business District Sales Tax

Calendar Year of Receipts 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031
Real Estate Tax Increment (RETI) Built Assessed $121,385 $124,420 $127,531 $130,719 $133,987 $137,336 $140,770

School Share & Project Share of Admin $30,346 $31,105 $31,883 $32,680 $33,497 $34,334 $35,192

Net Real Estate Tax Increment $91,039 $93,315 $95,648 $98,039 $100,490 $103,002 $105,577

Business District (BDD) Sales Tax $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210

Total Net RETI & BDD Tax Available $146,210 $237,249 $239,525 $241,858 $244,249 $246,700 $249,212 $251,787

Developer's Share of Net RETI & BDD $109,658 $177,937 $179,644 $181,393 $183,187 $185,025 $186,909 $188,841
Cumulative Developer Share $109,658 $287,594 $467,238 $648,631 $831,818 $1,016,843 $1,203,753 $1,392,593
Village's Share of Net RETI & BDD Tax $36,553 $59,312 $59,881 $60,464 $61,062 $61,675 $62,303 $62,947
Cumulative Village Share $36,553 $95,865 $155,746 $216,210 $277,273 $338,948 $401,251 $464,198

Calendar Year of Receipts 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 TOTALS
Real Estate Tax Increment (RETI) $144,289 $147,896 $151,594 $155,384 $159,268 $163,250 $167,331 $171,514 $0 $0 $0 $2,176,674

School Share & Project Share of Admin $36,072 $36,974 $37,898 $38,846 $39,817 $40,812 $41,833 $42,879 $0 $0 $0 $544,168

Net Real Estate Tax Increment $108,217 $110,922 $113,695 $116,538 $119,451 $122,437 $125,498 $128,636 $0 $0 $0 $1,632,505

Business District (BDD) Sales Tax $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $146,210 $97,473 $2,729,253

Total Net RETI & BDD Tax Available $254,427 $257,132 $259,905 $262,748 $265,661 $268,647 $271,708 $274,846 $146,210 $146,210 $97,473 $4,361,759

Developer's Share of Net RETI & BDD $190,820 $192,849 $194,929 $28,809 $0 $0 $0 $0 $0 $0 $0 $2,000,000

Cumulative Developer Share $1,583,413 $1,776,262 $1,971,191 $2,000,000 $2,000,000 $2,000,000 $2,000,000 $2,000,000 $2,000,000 $2,000,000 $2,000,000

Village's Share of Net RETI & BDD Tax $63,607 $64,283 $64,976 $233,939 $265,661 $268,647 $271,708 $274,846 $146,210 $146,210 $97,473 $2,361,759
Cumulative Village Share $527,804 $592,087 $657,064 $891,003 $1,156,664 $1,425,311 $1,697,019 $1,971,865 $2,118,075 $2,264,285 $2,361,759

Copyright © 2023 The Economic Development Group, Ltd. and Jacob & Klein, Ltd.

Total Projected Market Value $5,000,000 Total New Annual Retail Sales $14,621,000 Inflation Rate 2.5%
Projected Taxable Value1 $1,666,667 1% BDD Sales Tax $146,210 Total Tax Rate (2021) 9.34160%
TIF Base EAV $367,260 School & Admin. Share 25%
Real Estate Tax Increment $121,385 Developer Share of Net RETI2 75.00%
Parcel Nos. Developer Share of BDD Sales Tax2 75.00%

Total Est. TIF Eligible Project Costs: $2,000,000

Developer Reimb as % of Total Costs: 100%

1 Note:  EAV is estimated and subject to change by Developer verifying actual taxable value with local Township Assessor.
2 Note:  Final incentives are subject to written redevelopment agreement approved by Village Ordinance.

The information and assumptions contained in the foregoing material are based upon information, material and assumptions provided to Jacob & Klein, Ltd. (J&K) and the Economic Development Group, Ltd. (EDG) by outside persons including public officials. J&K 
and EDG have not undertaken independent investigation to verify any of the information or material contained herein.  No warranty, express or implied, as to the accuracy of the materials and information or the results projected in the foregoing presentation is 
made by J&K or EDG, its officers or employees.  J&K and EDG specifically disclaim the accuracy of the formulas and calculations and has no obligation to investigate or update, recalculate or revise the calculations.  The material presented herein is subject to risks, 
trends and uncertainties that could cause actual events to differ materially from those presented.  Those providing information contained in this presentation have represented to J&K and EDG that, as of the date it  was provided, the information was accurate to the 
best of their knowledge.  Any person viewing, reviewing or utilizing this presentation should do so subject to all of the foregoing limitations and shall conduct independent investigation to verify the assumptions and calculations contained herein.  By acceptance and 
use of this presentation, the user accepts all of the foregoing limitations and releases J&K and EDG from any liability in connection therewith. J&K and EDG are not providing financial advice.

EXAMPLE TIF DISTRICT & BDD PROJECTIONS
COMMERCIAL-RETAIL PROJECT

Real Estate Assumptions BDD Sales Tax Assumptions Variables

A single 
redevelopment 
agreement can 
include both TIF 
and BDD 
incentives.
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BLENDING T IF
& BDD TOGETHER.4

All reimbursements 
of TIF & BDD funds 
paid pursuant to 
written agreement 
and in return for 
verified eligible 
project costs!

Reimbursement Process

Apply and request assistance.S T E P  1 :

S T E P  3 :

S T E P  2 :

S T E P 4 :

T O  R E C E I V E  T I F  A N D  B D D  I N C E N T I V E S

Negotiate written agreement.

Verify eligible project costs.

Receive reimbursement(s).
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OPEN Q&A.5

Steven Kline, President/CEO
The Economic Development Group, Ltd.
1701 Clearwater Avenue
Bloomington, I l l inois, 61704
Ph: (309) 664-7777
www.tif i l l inois.com
Email: skline@tif i l l inois.com

Gwen Crawford, Vice President of Financial Analysis
The Economic Development Group, Ltd.
1701 Clearwater Avenue
Bloomington, I l l inois, 61704
Ph: (309) 664-7777
www.tif i l l inois.com
Email: gcrawford@tif i l l inois.com

Herbert Klein, President/Attorney, Jacob & Klein, Ltd.
925 Shooting Park Road, Suite A
Peru, I l l inois 61354
Ph: (815) 223-7550
www.tif i l l inois.com
Email: hklein@jacobkleinlaw.com

T H A N K  Y O U  F O R  A T T E N D I N G
T H I S  W E B I N A R !

I f  y o u  h a v e  a  q u e s t i o n ,  p l e a s e  a s k .  I f  
y o u  t h i n k  o f  a  q u e s t i o n  l a t e r ,  h e r e  i s  
o u r  c o n t a c t  i n f o r m a t i o n :

Q U E S T I O N S / N O T E S :

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _
Special thanks to Rural Partners www.ruralpartners.org  and

University of Illinois Extension https://extension.illinois.edu/global/local-government-education 
for hosting this webinar program!
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