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TO:  TIF Joint Review Board Members 
 
FROM: Brandon S. Boys, Economic Development Manager and TIF Administrator 
 
DATE: December 5th, 2016 
 
RE:  Summary of Activities in All TIF Districts for Fiscal Year 2015-16 
____________________________________________________________________________________ 
 
The following is a summary of the projects and activities that took place in the TIF districts during Fiscal 
Year 2015-2016, covering the period of July 1, 2015 through June 30, 2016 
 
 

TIF District One  

Dissolved October 6, 2016 
 
Beginning Balance:   $ 543,694 
Revenues FY15-16:   $ 756,058 
Expenditures FY15-16:  $ 763,195 
End Balance:   $ 536,557 
 
 
Business Assistance 

During Fiscal Year 2015-16, $83,715 in business grants and redevelopment incentives were issued to 
qualifying businesses and property owners under the Business Grant and Redevelopment Incentive 
programs in TIF One. 
 
Bunny’s Tavern received $10,000 in demolition assistance of the former Jolly Roger restaurant building. 
The project resulted in the removal of a blighted and structurally unsafe building and creation of a 
development opportunity site. A renovation project at 119 W Main by Crane Alley Partners and Lacy’s 
BBQ received $18,715 in incentives. The project resulted in occupation of 119 W Main, a previously 

 
Page 1 of 11 



 
vacant restaurant space, and structural improvements to accommodate a commercial kitchen. The Lacy’s 
BBQ restaurant has since closed. Little GTO received $25,000 for the partial demolition and remodel of 
203 N Vine Street into a Sherwin Williams paint store. 

 
Several new businesses received grants ranging from $1,000 to $3,000 including:  Lumen events 
company (111 Goose Alley), Single Stereo marketing company (111 Goose Alley), SIPYARD outdoor 
beer garden (206 W Main St), See You CD and Vinyl record store (123 W Main St), Capoeira Angola 
Center dance and martial arts studio (122 W Main St), CU Adventures in Time & Space escape room 
business (123 W Main St), Lacy’s BBQ restaurant (now closed), Nathaniel Alexander Design 
architectural visualization service (206 W Main St), SCOBAR t-shirt design company (206 W Main St), 
ACTIF wearable tech startup (206 W Main St), and Prelim real estate software startup (206 W Main St).   
  
 
Other Activities 

$73,393 was spent out of TIF One in support of marketing, Public Arts projects, the Urbana Business 
Association and events in the Downtown including the Sweetcorn Festival and the Holiday Market. An 
additional $95,651 was spent on personnel services for TIF administration and projects.  
 
A total of $75,000 was paid to the School District from TIF One towards vocational education 
programming under the programs of the Redevelopment Area. Current school district career and technical 
education programs include a pre-engineering program, welding labs, small engine and auto repair, family 
and consumer sciences, a pre-vet program, personal finance and accounting, executive internships, co-op 
work experiences, early college and career academy, construction program, summer youth employment 
project pilot, and various career and mock interview days. 
 
 
 
Redevelopment Projects 
 
The Stephens Building (218 W Main St) 
 
In July 2014, the City executed an agreement with Stephens Building LLC for the renovation of 218 W 
Main St. The property had gone into foreclosure and was acquired at auction by Mr. Norman Baxley and 
Mr. David Borchers in May 2013. The Stephens Building had stood vacant and largely unmaintained 
since 2003 while the previous owners had sought to raise funds for improvements. The proposed project 
will result in four luxury apartments on the second floor and “vanilla box” improvements to the first floor 
to prepare for one or two commercial retail tenants. Construction on the project is underway and Stephens 
Building LLC is actively looking for first floor tenants. No payments were made under the agreement in 
FY2015-16. Payment will be issued upon completion of the project in 2017. 
 
SIPYARD (204 West Main St) 
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The City first entered into a redevelopment agreement with Cake Design Development LLC in May of 
2014 for the redevelopment of 204 W Main St. The original agreement determined three phases of 
development. Phase I included the demolition of the building, stabilization of the façade, weatherization 
of exterior surfaces, the addition of a drainage system, the addition of exterior lighting, and creation of 
safe pedestrian access. Phase II included the reconstruction of the first floor to provide space for an open-
air market and beer garden. An optional Phase III included the reconstruction of a second floor to fully 
enclose the first floor and add an upper story. The building had not been fully occupied for over 20 years, 
and was in an advanced state of deterioration due to water damage. An amendment to the agreement was 
required in 2015 as a result of an analysis by a structural engineer and demolition contractor that 
determined that the existing façade was too deteriorated to be stabilized. The amendment provided for the 
reconstruction of a façade at a minimum cost of $50,000 instead of stabilization. 
 
In October 2015, Cake Design Development completed Phase I and a portion of Phase II of the project 
resulting in the establishment of a seasonal beer garden, SIPYARD, and market stalls for additional 
vendors. SIPYARD has been on Food & Wine Magazine’s website as one of the nation’s best new beer 
gardens in the summer of 2016. The business was also featured on the cover of Visit Champaign County’s 
official area Visitor’s Guide for 2016-17. There remains potential for further implementation of Phase II 
which would result in further improvements to the open-air market. In FY2015-16, Cake Design 
Development LLC was reimbursed $62,370 under the agreement. 
 
Stratford Apartments (202 N Race St) 
 
In 2004 the City executed an agreement with Racing Waters LLC for properties located at 206 and 208 N 
Race Street. The project resulted in the four-story Stratford Apartments building with 41 luxury units and 
approximately 4,000 square feet of commercial space. The project was completed in FY2005-06, and the 
City began issuing property tax rebates to Racing Waters LLC in FY2006-07. In FY2015-16, $92,747 in 
incentive payments were made to Racing Waters LLC from TIF One. FY2016-17 will be the final year of 
payments for this project. 
 
 
Update on the Close-Out of TIF 1 

 
TIF One was dissolved by the Urbana City Council effective October 6th, 2016 in preparation for the 
establishment of the Urbana Central TIF District. The City created a Post-Closure TIF fund wherein 
certain obligated expenses and funds were transferred. A Post-Closure TIF Fund was previously used for 
post-closure TIF 3 expenses.  
 
The post-closure expenses for TIF 1 represent budgeted expenses for committed activities that were 
impractical to transfer to the proposed Central TIF District Fund. These expenses include: committed 
business grants for KNB Consulting (206 W Main St) and Champaign Urbana Design Organization - 
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CUDO (206 W Main St), a committed redevelopment incentive for the Independent Media Center (202 S 
Broadway Ave), the annual TIF 1 surplus distribution to taxing partners, the annual vocational payment to 
the Urbana School District, as well as reimbursement incentives for currently underway projects at 
SIPYARD (204 W Main St) and the Stephens Building (218 W Main St). 
 
The Post-Closure TIF Fund is also expected to receive the final distribution of property taxes for TIF 1. 
While the Post-Closure TIF Fund was designed to balance to zero, any funds left unexpended will be 
surplussed in accordance with the TIF Act. In this instance, the TIF Act dictates that any surplus from TIF 
1 would result in approximately a 50/50 split of remaining funds between the State of Illinois and the City 
of Urbana due to TIF 1’s prior utilization of sales tax revenue. 
 
 

TIF District Two 

Expires December 31, 2022 
 
Beginning Balance:   $2,343,574 
Revenues FY15-16:   $1,474,947 
Expenditures FY15-16:  $1,497,648 
End Balance:   $2,320,873 
 
Business Assistance 

During FY2015-16, $44,354 in business grants and redevelopment incentives were awarded to qualifying 
businesses and property owners in TIF Two. New businesses receiving grants from TIF Two included 
Flyght Bar and Lounge (142 Lincoln Square), Lacey’s Place gaming hall (110 E University), and the 
Cherry Tree Café (129 N Race). Ai Tunes a karaoke business located at the Five Points Commerce Center 
also received a small business grant, but has since closed. 
 
Lessaris Brothers received $10,000 in redevelopment incentives for a renovation at 608 N Cunningham 
Avenue for the relocation of Urbana True Tires. MCDJ LLC received $9,353.52 for the redevelopment of 
208 W Griggs St into the Best of Africa grocery store. The project resulted in the occupation of a long-
term vacant building, a 26% reduction in energy use through energy efficient lighting, and an improved 
façade including a new mural. 
 
Infrastructure Projects 
Finishing touches and remedial improvements were completed on Boneyard Creek Crossing from TIF 
Two in FY2015-16, totaling $135,596 in expenses. In addition, TIF 2 made its annual payment of 
$928,017 in debt service for the Boneyard Creek project. Major construction was completed in the spring 
of 2015 when Boneyard Creek Crossing was officially opened to the public. The project resulted in a new 
public space along the Boneyard Creek and has led to three planned adjacent commercial projects also in 
TIF Two: a new outdoor seating deck at Silvercreek restaurant, a new brewery currently under 
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construction at 303 W Griggs St called 25 O’ Clock Brewery, and the Broadway Market indoor market, 
restaurant and beer hall at 401 N Broadway Ave. The City continues to plan for further improvements and 
programming to continue the activation of the Boneyard Creek Crossing area. 
 
Other Activities 

The City expended $103,499 in support of marketing, Public Arts projects, the Urbana Business 
Association, and events in the Downtown, to support the businesses and properties of TIF Two. These 
projects and events included the Boneyard Arts Festival, Pygmalion Festival, Sweetcorn Festival, and the 
CU Folk and Roots Festival in Downtown Urbana. An additional $60,140 was expended on personnel 
services for TIF administration and projects.  
  
 
Redevelopment Projects 

 
129 N Race St 
 
The renovation of 129 North Race Street into retail and office space is underway. 129 North Race LLC 
purchased the property in June 2014 and executed a Redevelopment Agreement with the City in February 
2015. The project is currently under construction; $62,370 has been paid to 129 North Race to date.  
 
Patel Law (108 W University Ave) 
 
In August 2009, the City of Urbana was approached by Baku Patel, a partner at the law firm of Doyle, 
Lehman & Patel, regarding interest in constructing a professional office building for their firm at 108 W 
University Ave. The property was formerly vacant and prior to that was a Collins Gas Station. The project 
was completed in FY2010-11. The City made the 6th payment to Patel Property in FY2015-16 at a total of 
$5,981; four payments remain. 
 
Omnicare Labs (502 S Vine St) 
 
In December 2008, the City executed a redevelopment agreement with Omnicare Labs, an orthotic and 
prosthetic supplier and service provider. Omnicare Labs completed the construction of a new $300,000, 
addition for lab and retail space and a remodel of the former Michelle’s Bridal building located at the 
intersection of Vine and Illinois Streets totaling 2,000 square feet. Payments to Omnicare began in 
FY2007-08. A total of $1,009 was paid to Omnicare labs in FY2015-16; one payment remains. 
 
Five Points Northwest (Gateway Shoppes) 
 
In February 2005, the City of Urbana entered into a Redevelopment Agreement with Five Points Realty, 
LLC for the redevelopment of the property at the northwest corner of Cunningham and University 
Avenues, now known as the Gateway Shoppes. During the first phase of the project, the developer 
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constructed a 15,000 square foot shopping center, now fully occupied, and facilitated the development of 
three outlots now occupied by Jimmy John’s/Pancheros, the University of Illinois Credit Union, and 
Wendy’s. The shell of the new 15,000 square feet retail building has been completed and several tenants 
have started occupying the space. A preliminary development plan for the development of the fourth and 
final outlot as a quick service restaurant has been submitted to the City for review. The City will continue 
to make property tax rebate payments to Five Points West until the closing of TIF Two in 2022. A total of 
$145,857 was paid to Five Points West in FY2015-16. 
 
Former Helmick’s Lumber Site (402 N Race St) 
 
In 2003, the City first executed a development agreement with Allen Strong for the site at 359 N Race St. 
The agreement has been amended multiple times with the most recent amendment having occurred in 
June 2011. The project focused on the demolition of the former Helmick’s Lumber site. In FY2015-16 the 
City reviewed and compared the amendments to the agreement, and found that the current developer’s 
obligations had been met through investment on the adjacent Silvercreek property, including the recently 
completed outdoor seating area overlooking the Boneyard Creek Crossing. 
 
Broadway Market (401 N Broadway Ave) 
 
The City executed an agreement with Broadway Market LLC in August of 2015 for the property located 
at 401 N Broadway Ave. The property has been long-underutilized and distressed and is located along the 
banks of the newly completed Boneyard Creek Crossing. The project would result in an indoor market 
modeled after Union Market in Washington, DC. Broadway Market LLC plans to utilize the recent 
Boneyard Creek improvements by opening up the eastern face of the building to overlook the improved 
Boneyard and encourage pedestrian access through the area. The project would result in upgrading the 
interior, exterior improvements, and programming space for multiple retail, restaurant, or small business 
office spaces. A portion of the building has been demolished to make room for additional parking and 
interior construction will begin shortly. The project has been designed as an incubator space, enabling 
cross communication between startup businesses and farmers market vendors contributing to a culture of 
entrepreneurship in Downtown Urbana. 
 
New and Upcoming Projects 

The City previously assembled the entire 200 S Vine Street block for the purpose of redevelopment. In 
2014, the City released a Request for Qualifications for commercial real estate marketing services to 
represent the property and locate suitable developers for the site. After reviewing submissions from three 
commercial realty services, the City chose the firm of CB Richard Ellis (CBRE) out of Indianapolis to 
represent the site. CBRE released a Request for Proposals (RFP) to developers in March of 2015. The 
City saw a strong response of interest to this RFP and selected TWG Development of Indianapolis to 
proceed with the development of a proposed $30 million apartment building on the property. The City is 
continuing conversations with TWG to develop the property as a mixed-use four story building in 2017. 
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TIF District Three 

Expired December 31, 2013 
 
Beginning Balance:   $ 157,044 
Revenues FY15-16:   $ 12 
Expenditures FY15-16:  $ 157,056 
End Balance:   $ 0 
 
 
Update on TIF 3 Closure & Surplus Payments 

TIF Three expired on December 31st, 2013. After the closing of TIF Three and following extensive legal 
review of any outstanding claims, all available TIF Three funds ($11,613,371) were released as surplus to 
all affected taxing bodies. An additional $157,044 in interest earned during FY2014-15 was not 
immediately available for distribution from TIF Three. On November 16, 2015 the Urbana City Council 
authorized the final distribution of the aforementioned interest as surplus to the affected taxing bodies. 
This action in FY2015-16 has depleted all remaining TIF Three funds and formally extinguishes the Post-
Closure TIF 3 Fund. 
 
 
 

TIF District Four 

Expires December 31, 2024 
 
Beginning Balance:   $2,367,504 
Revenues FY15-16:   $ 1,056,811 
Expenditures FY15-16:  $ 1,071,151 
End Balance:   $ 2,353,164 
 
 
Infrastructure Projects 

In FY2015-16, $25,542 was expended on studies, design and some improvements of Airport Road East 
and West. Additionally, $65,224 was expended on Urbana Park District projects, under the project 
reimbursement provisions established when TIF Four was created.  
 
The City expended $265,496 to construct a multi-use path for pedestrians and bicyclists on North 
Cunningham Avenue between University Ave and Kenyon Rd. This stretch of roadway previously had no 
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pedestrian infrastructure. The project included sidewalk ramp reconstruction at the northwest corner of 
North Cunningham and Kerr Avenues.  The Project also resulted in the closing of nine unused driveway 
approaches which is expected to improve the visual appearance and traffic safety of the corridor. 
 
Other Activities 

A total of $91,635 was paid to the School District from TIF Four towards vocational education 
programming under the programs of the Redevelopment Area. Current school district career and technical 
education programs include a pre-engineering program, welding labs, small engine and auto repair, family 
and consumer sciences, a pre-vet program, personal finance and accounting, executive internships, co-op 
work experiences, early college and career academy, construction program, summer youth employment 
project pilot, and various career and mock interview days. 
 
Redevelopment Projects 

 
Hanford Inn (2408 N Cunningham Ave) 
 
In November 2014, the City of Urbana executed an agreement with Kelly Dillard of Dig It of Champaign, 
Inc. to acquire, demolish, and redevelop the site of the former Hanford Inn at 2408 N Cunningham 
Avenue. The site is located on the east side of Cunningham Avenue north of the I-74 interchange and 
encompassed the former Hanford Inn, a hotel which was condemned by the City of Urbana in 2010 after 
attempts to work with the property owner to bring the building into compliance with life safety codes 
were not successful. In FY2014-15, the City reimbursed Dig It for $10,000 in asbestos testing and site 
securement. In FY2015-16, the City obtained judicial deed to the property. Kelly Dillard then acquired the 
property and fully demolished the former Hanford Inn. The City has reimbursed Kelly Dillard a total of 
$291,997 toward the demolition. All major obligations of the developer under the agreement are now 
complete. The property owner also independently acquired a three acre parcel immediately to the east and 
is now marketing the full seven acre site for redevelopment.  
 
Frasca International (906 Airport Rd) 
 
In 2012, the City was approached by Frasca International related to an expansion of their flight simulator 
business.  In December 2012, City Council approved a redevelopment agreement, including a 60% rebate 
on incremental property taxes generated by a renovation of existing space and the construction of a new 
12,000 to 24,000 square foot building.  The first and second phases of the project pertaining to the 
renovation of existing space have been completed. In May of 2015, the City amended and restated the 
Frasca Development Agreement to extend the commencement date of Phase III to May 1, 2017. This third 
phase of the project would include the new building and is currently in the planning stages. 
 
O’Brien Autopark Sale to Napleton Automotive Group and Agreement Assignment (1111 Napleton Dr) 
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The City of Urbana executed a Redevelopment Agreement and two Amendments with Interchange 
Properties which operated the O’Brien Auto Park in FYs 2000-01, 2003-04, and 2005-06.  In FY2014-15, 
Ed Napleton Automotive Group and the related company EFN Urbana Properties, LLC purchased the 
O’Brien Auto Park and sought an assignment of the development agreement. The City of Urbana 
executed an agreement assigning certain obligations of the previous redevelopment agreements to EFN 
Urbana Properties, LLC; however the annual incentive payments made under the agreement are to 
continue to be made by the City to Interchange Properties under the conditions of the sale and the 
assignment. In FY2015-16 Interchange Properties was issued $94,910 in incentives.  
 
Creative Thermal Solutions (2209 County Rd 1400 E) 
 
In September 2010, the City entered into a redevelopment agreement with Creative Thermal Solutions 
(CTS) to construct a research park of up to five new buildings at 506 E Anthony Dr. CTS is an air 
conditioning and refrigeration research and development company with commercial, industrial, and public 
sector clients. Five buildings have been constructed to date, satisfying the developer’s obligations under 
the agreement. The City made $85,018 in payments to Creative Thermal Solutions in FY2015-16.  
 
Soccer Planet (2310 N Willow Rd) 
 
In FY2010-11, the City of Urbana executed an agreement with Central Illinois Soccer Enterprises, LLC to 
construct an indoor soccer facility at 2400 North Willow Road. Construction of the building was 
completed in FY2011-12 and the City has made five payments to date. A total of $47,294 was issued to 
Soccer Planet in FY2015-16. Payments will complete in FY2021-22. In May of 2016 the City entered into 
a separate agreement with Central Illinois Soccer Enterprises, LLC for the construction of an expanded 
soccer facility. The developer has postponed this expansion project until further notice.  
 
Urbana Park District Intergovernmental Agreement 
 
The City and Park District entered into an agreement in June 2016 to better document and formalize a pre-
existing agreement for reimbursement of eligible expenses for Park District projects in TIF 4. 
 
New and Upcoming Projects 

 
Cunningham Avenue Corridor Improvement Study 
 
City staff has successfully worked with business and building owners to close nine unsafe curb cuts and 
remove three nonconforming signs along Cunningham Avenue. Additionally, the City added lighting and 
integrated pedestrian infrastructure in the stretch of N Cunningham Avenue between Perkins Road and I-
74 in FY2015-16. In 2017, City staff will create a new implementation strategy for further investment in 
the corridor. The Illinois DOT plans to further extend the multiuse path north of I-74 to from Kenyon Rd 
to Napleton Dr in FY2017-18. IDOT also plans to repave Cunningham Avenue from I-74 down to 
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University Ave as early as FY2018-19.  
 
 

Central TIF District 

The Urbana City Council engaged in a six month public process resulting in the establishment of the new 
Urbana Central TIF District on October 17th, 2016. The area of the proposed Central TIF District 
represents the area at the core of Downtown Urbana most in need of reinvestment. Most of the properties 
targeted for inclusion in the Central TIF were already located within either TIF District 1 or 2. The City 
eliminated the previous TIF designations on each of these parcels through the closure of TIF 1 and the 
removal of certain properties from TIF 2, followed by the establishment of the Central TIF.  
 
The closure of TIF 1 is expected to result in the return of approximately $6.3 million in EAV to the 
general tax base for the City and all taxing partners for taxes levied in 2016 and collected in 2017. The 
removal of properties from TIF 2 is expected to result in the return of approximately $1.5 million in EAV 
to the general tax base for the City and all taxing partners effective for taxes levied in 2016 and collected 
in 2017. The combined tax base increase of approximately $7.8 million will result in approximately 
$827,510 annually to all taxing districts, with $105,690 accruing in revenues to the City of Urbana each 
year.  
 
New and Upcoming Projects 

 
25 O’Clock Brewery commenced construction on their phased redevelopment of 208 W Griggs. The 
project will result in the activation of the east façade through the addition of windows and a brewery and 
bar open to the public. 25 O’ Clock Brewery is expected to apply for redevelopment reimbursements. 
Parasol Records completed structural improvements to 303 W Griggs St in FY2015-16 including roofing 
and façade improvements. Both 25 O’Clock and Parasol have applied for reimbursements under the 
Redevelopment Incentive Program. 
 
Currently, there are discussions underway for potential redevelopment projects at the Urbana Landmark 
Hotel (210 S Race St), the Cohen Building (former Phoebus & Koester law office at 136 W Main St), and 
Main Street Plaza (former Lacy’s BBQ at 119 W Main St). It is expected that these development 
agreements will be executed in late 2016 or early 2017. 
 
 
 
Prepared By: 
 
 
____________________________________ 
Elizabeth Horwitz 
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Economic Development Specialist 
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