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Economic Development Tools 
to Build Your Community

January 26, 2023

• Adam Stroud – PGAV Planners

• Brittny Gipson – Village of Dieterich

• Todd Hull – City of Effingham

www.ILBusinessNavigators.com

Business Navigator 
Alliance of Southcentral 
and Southeastern Illinois

• Regional collaboration for the Community 
Navigator Program

• Purpose: provide professional outreach and 
technical assistance for local, state, and federal 
economic relief programs

• Mission: to ensure that small businesses in our 
region are competitive in applying for necessary 
resources

• Goal: position local businesses for success by 
acceleration business recovery and growth

Webinars

Outreach Events

Virtual Office Hours

Offer 1-on-1 Technical Assistance

www.ILBusinessNavigators.com
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Economic Development Incentives 
Programs

Adam Stroud
Senior Project Manager

1/30/2023

About PGAV Planners

Development Finance – Incentive Tools, Annual Reporting, Negotiating, 
Incentive Policies

Market Analysis – Feasibility Studies, Real Estate Market Reports, 
Revenue Projections

Community Planning – Zoning Codes, Comprehensive Plans, Development 
Strategies

GIS – 3D Visualization, Reference Maps, Online Web Apps, Field Data 
Collection
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Agenda

• Why utilize incentives?
• TIF District
• Business District
• Enterprise Zone
• Overlapping Incentives
• Policies and Upkeep
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Do you need to use incentives?

An area with opportunities for new 
construction and/or renovations?

Is there a need for public improvements and 
infrastructure?

Does you community plan propose economic 
development?

Is the area struggling, or “blighted”?

Will projects happen without incentives?

• Yes

• Yes

• Yes

• Yes

• No

Tax Increment Financing or 
“TIF” Districts

• TIF is a property tax generated 
incentive

• It is important to have good 
relations with other taxing 
bodies

• You must attract private 
investment to generate TIF 
money

• Area must qualify for use of 
TIF

How Does TIF Generate Money?

Revenue Flow During TIF
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Revenue To TIF Special Allocation Fund

Revenue To Taxing Districts

 Life is 23 years of tax collections (24 calendar years) and possibility of extension
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1. Establish TIF area 
(meeting statutory requirements)

2. Initial or “base” tax bill:

$10,000 real property taxes 
annually

3. Tax bill after project is 
completed:

$30,000 real property taxes 
annually

4. Tax increment 
calculation
$30,000 Tax after project

-$10,000 Tax on base EAV
$20,000 Tax “increment”

5. $20,000 tax increment 
annually

• Pay for eligible costs

• Pay-as-you-go or debt

• TIF funds must used in 
the TIF (some 
exceptions)

How Does TIF Generate Money? Cont’d

Business Districts

• (Run through the previous checklist of 
questions)

• Business District imposes an additional 
sales tax to generate money

• Does the area generate taxable sales?

• Will the area generate taxable sales?

How does a 
Business District 
work?

• Municipality may levy a maximum of 1% tax (done in 0.25% 
increments) in the following categories:

• Business District Retailers’ Occupation Tax

• Business District Service Occupation Tax

• Business District Hotel Operators’ Occupation Tax

• Area must qualify as a “blighted area”

• Last 23 years
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Business DistrictTIF
Rehab structures

New and repair public improvements

Financing costs for debt obligations

Relocation Costs

Cost to administer program

Professional and legal services

Property assembly, demolition, grading

Cost to construct 
new private buildings

Other taxing district costs

Marketing 

Cost of job training

Reimburse Schools 
and Libraries

Payment in lieu of taxes

Interest incurred
by developer

Cost of affordable housing

Enterprise 
Zones

• There probably won’t be many new zones created in 
Illinois for a long time.

• The current zones can be amended to include additional 
territory.

• Enterprise Zones provide two primary benefits:
• Real property tax abatement
• Exemption from sales tax on building materials

• Last for 15 years with a possible extension of 10 
years (total of 25 possible years)

Local Control 
of Enterprise 
Zone Benefits

• Each Zone can have its own unique 
set of benefits related to property tax 
abatement and sales tax exemption.

• Local gov’ts can set minimum 
requirements such as job creation, 
dollar amount invested, etc.
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Business
DistrictTIF

Enterprise Zone

Tax AbatementBMEC

BD Sales Taxes

TIF Property Tax
Reimbursement

EZ Tax Credits

Policies and Upkeep

• All of these tools can be amended 
after creation

• Annual reporting is required for TIF’s 
and Enterprise Zones. 

• Business District Hotel Tax is the 
municipalities responsibility

• Many cities have standard 
applications and policies

• These can encourage consistency, 
transparency, and timing

• One of the best incentives is great 
customer service and a business-
friendly attitude

Contact Information

• Adam Stroud, Senior Project Manager, PGAV
• E-mail: adam.stroud@pgav.com
• Phone: (314) 655-4321

• Thank you and keep up the good work!

16

17

18



1/26/2023

7

Dieterich
Growth through Collaboration

Highlighting TIF Successes

Dieterich 
Community

Development 
Corporation

29% enrollment loss in 13 years 42% increase in 13 years 

Dieterich Unit #30 School Enrollment Trends 

How a Community in Decline Reversed the Trend…
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Dieterich Community Development Corporation (DCDC)-
Local leaders break down barriers, align community to a 
vision of growth

► 1986- Representatives from local business, 
government, education, and community come 
together to address the future needs of the 
community.

► Brought in colleges and planning commissions to 
help lay the groundwork and assist in strategy.

► Hosting joint meetings with School Board, Village 
Board, and Business Association to address 
community needs and progress.

► 1997- Explored creation of a TIF District and how to 
acquire the necessary land assets to create a path to 
growth.
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Timeline of developments that changed the 
trajectory of our district and community 

TIF 1Combined Commercial
and Residential TIF’s

Industrial Parks and
Subdivisions

TIF 2 TIF 3

Zumbahlen
Industrial Park 

North Pointe 
Subdivision

Hartke
Subdivision

TIF 1 Extended

Industrial Park
East
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Zumbahlen Industrial Park - Opportunity to create 
community growth through job creation and drive 
revenue for further development

► 15 Local Businesses 

► Fire Protection District Headquarters

► Established in TIF 1

► Provides revenue for growth across the village

North Pointe Subdivision - creating residential growth 
and a new economic driver for the community

2014 (Start of 4th Phase) 2021 (Full)

► Developed by the Village of Dieterich and established in TIF 1 and 2

► 1/2 acre lots sold for $3,500 for Contractors and $5,000 for Residents

► 93 newly constructed homes in 15 years!!!
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Hartke Subdivision - With the first 
subdivision nearly full and the need for 
more residential growth, a second 
subdivision was established

May 2018 (Phase 1)

► Developed by the Village of Dieterich and established in TIF 3

► 1/3 acre lots sold $4,000 for Contractors and Residents

► 38 lots for sale in 2018. Only 7 remaining and planning for Phase 2.

Growth can seem slow, but once momentum 
catches, the speed is incredible!

March 2019 January 2021

► 10 new homes in the first year, 30 total homes in just 4 years

► Construction shows investment, building pride in community and 
acceleration of businesses and residential growth. 

Industrial Park East - With housing needs currently being 
met, attention is shifting back to business development 
with a second industrial park newly completed

August 2021

► Developed by the Village of Dieterich and established in TIF 3

► 23 lots from .82 to 7.43 acres, shovel ready

► Commercial and Light Industrial uses

► 13 lots already sold!

► Lots sell for $10,000 per acre

May 2021
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With the help of state and federal grants we have 
invested in downtown beautification and park 
improvements, making Dieterich an even more desirable 
place to visit or live

► Beginning in 2012, we have executed 3 different projects focused on downtown 
beautification, street, sidewalk, pedestrian bridges, and lighting improvements

► ITEP grants helped fund a majority of these projects with total grants awarded at $2.1M. 
Total project costs were $3M. TIF funds provided the necessary local match.

These beautification projects work not only to 
serve the growing community, but also a growing 
school district

2021 Dieterich Liberty Park Improvements

► In 2019, we were awarded an IDNR OSLAD grant worth $306k, 50% of the total project cost

► TIF funds supplied the required 50% match for our park improvement project

► Improvements included expanding the pond and pavilion, new tennis/pickleball courts, and 
additional playground equipment

Wright Family Center- a $5M project to help 
shape generations to come

Groundbreaking Ceremony was held September 9, 2022

► Village owned, park district led, the Wright Family, DCDC and 
anchor business as the lead donors, and school-donated land 
and parking lot

► 50 student daycare, full size gymnasium, 3 community rooms, 
and a 24-hour fitness center

► $2.1M State PARC grant awarded 

► TIF funds used to bridge the grant funding & donation gap with 
COVID price increases
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Funding a crazy idea with a really crazy idea - in May 2021, 
we raffled off a NEW HOUSE in Hartke Subdivision to help 
fund the new Wright Family Center, raising $213,000!

► 3 bedroom, 2 bathroom, 1700 sq ft home with full and basement and 2 car 
garage

► Tickets were $100 each or 6 for $500, 7,500 max

► Sold 4,238 tickets! Only 1,500 sold prior to the week of the drawing

► TIF enabled the Village to donate the lot in Hartke Subdivision

In the ten years, since the last census, Dieterich 
has flourished like only few others in Illinois have 

► The Village of Dieterich’s population has increased over 44%, 
from 617 residents to 890.  

► We are number 7 in the state for population growth rate.

► The new subdivisions have already added 142 kids, age 0-18, to 
the district. We continue to see this number climb. 

► 48 of those kids haven’t entered the school system yet!

► The Dieterich Park District was able to start spring and fall soccer 
leagues for youth ages pre-k to 4th grade, grow the youth 
baseball/softball leagues, and have added pickleball leagues for 
those 11 and up. 

TIF Investments are Catalyst for
Commercial and Industrial Growth

► Since TIF 1 began in 1997, over $6.2M in private investment has 
occurred in Dieterich

► There have been over 20 TIF assisted commercial and industrial 
projects

► The Village has invested $366,000 in TIF incentives to help foster this 
growth

► Some of the more notable projects include:

► Dieterich Medical Center

► Dollar General

► Old Mac’s Drive Thru & Convenience Store

► Subway

► Septic Solutions

► Probst Auto Body

► Candle Art
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Overall increases in the EAV of the Unit #30 School 
District has driven tax revenue twice as high while 
the tax rate has stayed relatively flat.

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

4.0%

4.5%

 -

 500,000

 1,000,000

 1,500,000

 2,000,000

 2,500,000

Tax Revenue Tax Rate Linear (Tax Revenue) Linear (Tax Rate)

2x increase in tax revenue 
from non-TIF area

0.1% increase in school 
property tax rate

Questions
We love to share our story! Contact us!

Brittny Gipson
Village of Dieterich

(217) 925-5410 
villagehall@dieterichillinois.com

City of Effingham

Economic Development 
Programs
January 26, 2023
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Effingham 
Enterprise 
Zone

Real Estate Tax Abatement
• Commercial – 3 years, 100%
• Industrial – 7 years, 100%
• Residential (upon approval)

• New Single Family -5 years, 100%
• New Multi-Family – 3 years, 100%

Building Materials Sales Tax Exemption
• Commercial/Industrial – 100%
• New Residential (upon approval) – 100%
• Residential Rehabilitation (upon 

approval) – 100%
• $50,000 project cost minimum

Enterprise Zone Projects

TIF and Business Districts Incentive Calculations

Project Needs Project Impact

Project Return Project Intangibles
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TIF Districts
TIF 1 – Expired 2021
• Active Projects
• Sales Tax TIF

Central TIF – Expires 2035
• Façade Program
• Downtown Infrastructure
• John Boos Project

Industrial TIF – Expires 2038
• Façade Program
• Infrastructure Improvements
• Business Retention/Attraction
• Boundary Expansion

Outer Belt West TIF – Expires 2024
• Outer Belt West
• Infrastructure Improvements

Façade Program Projects

TIF Projects
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Business Districts
• 5 Business Districts

• 1% Sales Tax

• Infrastructure Focus

• TIF Replacement

• Business Attraction 
and Rehabilitation

Business District Projects

Contact

• Todd Hull – City of Effingham Economic Development Director
• Email: thull@effinghamil.com
• Phone: 217-342-5300
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Thank you! 

Clark County Contact:
Nora Swalls
217-826-2034
nswalls@marshall-il.com

Edgar County Contact:
Bob Colvin
217-465-5306

Crawford County Contact:
Resa Shaner
618-546-1412
rshaner@crawfordcountyil.com

Effingham County Contact:
Courtney Yockey
217-342-4214
cyockey@groweffinghamcountyil.com

Moultrie County Contact:
Laurie Minor
217-728-4223
director@sullivanchamber.com

Coles County Contact:
Angela Griffin
217-258-5627
angela@colesntogether.com

www.ILBusinessNavigators.com
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