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  What is Tax Increment Financing (TIF)? 

Tax Incremental Financing (TIF) is a state program and economic 

development tool that allows cities to provide direct financial assistance for 

community-enhancing development projects.  

 

Why implement a TIF?  TIFs do not 

raise property taxes, rather they 

capture a fixed amount of revenue 

to be spent inside the TIF district to 

increase value, aesthetics and 

nuts-and-bolts infrastructure like 

water and sewer mains, sidewalks,  

rehabilitation efforts, etc. 
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  Understanding Property Tax Calculation 

ASSESSMENT MARKET VALUE EAV

Building Value $100,000 $33,333

Land Value $10,000 $3,333

TOTAL $110,000 $36,667

TAXING DISTRICT TAX RATE1 AMOUNT

School #95 4.61619 $1,692.60

School #165 2.56731 $941.35

Jackson County 1.84921 $678.04

Logan College 0.63389 $232.43

Carbondale Park Dst 0.52365 $192.01

Carbondale Library 0.37361 $136.99

Carbondale City 0.35921 $131.71

Carbondale 0.31912 $117.01

Southern Illinois Airport 0.25837 $94.74

Carbondale Rd & Bridge 0.12436 $45.60

Mosquito 0.03771 $13.83

TOTAL 11.66263 $4,276.30
12019 Tax Rate, Tax Code 1006
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This is an example of how taxes 

are distributed to the associated 

taxing districts.   

 

Market Value = Actual value of 

property. 

 

Assessed Value or EAV = 1/3 

of Market Value. 

 

Property Tax = EAV multiplied 

by each taxing districtôs tax rate. 

 

 



  How Does TIF Work? 

In a TIF District a propertyôs EAV 

is frozen at the current value 

when the TIF District is 

established (ñBase Valueò). New 

development or improvements to 

the property that increase the 

EAV (ñIncremental Valueò) will be 

taxed the same, but collected in a 

TIF District fund.  To the right is 

the same example as before, but 

shows how if the property were in 

a TIF, and a $100,000 building 

were constructed, the funds would 

be collected by the TIF District. 
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ASSESSMENT MARKET VALUE EAV

Building Value $100,000 $33,333

Land Value $10,000 $3,333

New Building Value $100,000 $33,333

TOTAL $210,000 $70,000

TAXING DISTRICT TAX RATE1 AMOUNT

School #95 4.61619 $1,692.60

School #165 2.56731 $941.35

Jackson County 1.84921 $678.04

Logan College 0.63389 $232.43

Carbondale Park Dst 0.52365 $192.01

Carbondale Library 0.37361 $136.99

Carbondale City 0.35921 $131.71

Carbondale 0.31912 $117.01

Southern Illinois Airport 0.25837 $94.74

Carbondale Rd & Bridge 0.12436 $45.60

Mosquito 0.03771 $13.83

TIF District #2 0.00000 $3,887.54

TOTAL 11.66263 $8,163.84
12019 Tax Rate, Tax Code 1006



  The Tax Increment 

All property taxes paid on base 

value continue to go to various taxing bodies as they always had 

($4,276.30).  The property taxes paid on the incremental value are placed 

into a Special Tax Increment Allocation Fund ($3,887.54). 
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  TIF District Establishment/Amendment 

In order for an are to be included in a TIF District, it must first be found to 

ñqualifyò in accordance with state statutes.  Some examples of 

qualification factors include: 

 

Å Structural deterioration (primary and secondary structures); 

Å Surface improvement deterioration; 

Å Inadequate utilities (aged/deteriorated water and sewer lines, etc.); 

Å Stagnant/declining EAV growth; and, 

Å Excessive vacancies. 

 

An eligibility study is required for a redevelopment plan, and it details how 

the area qualifies on a parcel-by-parcel basis.  Each parcel does not need 

to qualify on its own, but the area as a whole must be found to be eligible. 
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  TIF District Establishment/Amendment (Cont.) 

TIF District quick facts: 

 

Å TIF Area must be contiguous. 

Å TIF Districts can exist for up to 23 years. 

Å TIF funds can only be utilized within the TIF Area. 

Å TIF funds can only be used for eligible costs (detailed below). 

Å Establishing/Amending a TIF requires meetings with Taxing Districts 

(as Joint Review Board Members) and holding a Public Hearing. 

Å Establishing a TIF should be seen as a partnership with the taxing 

districts to improve an area in the community that is in decline or not 

growing in a manner consistent with the rest of the community. 
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  Proposed Amendment to TIF District #2 

The proposed amendment to the 

existing Illinois-University Corridor 

TIF #2 includes expanding the TIF 

District boundary to include 

portions of three neighborhoods: 

 

- Arbor District 

- Northwest District 

- Northeast District 
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  Arbor District Area 

The Arbor District 

area consists of 243 

parcels of property 

located on the 

western side of the 

existing TIF #2 Area.  

The area primarily 

consists of parcels 

south of Walnut St. 

and north of W. 

Cherry St., 

extending west to S. 

Oakland Ave. 
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  Northwest District Area 

The Northwest 

District area consists 

of 134 parcels of 

property located on 

the northwest side of 

the existing TIF #2 

Area.  The area 

primarily consists of 

parcels south of W 

Chestnut St. and 

north of W. Pecan St. 
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