




































































 

 

 

TO:  North Aurora Village Board  

 

FROM:  Pete Iosue, AICP, Senior Planner 

  Teska Associates, Inc. 

 

DATE:  December 13, 2016 

 

RE: North Aurora TIF Analysis Summary 

 

 

Teska Associates has been working with Village staff to evaluate the performance of the three (3) 

existing Tax Increment Financing (TIF) districts within the Village of North Aurora.  This memo is 

intended to provide the Village Board with a general summary of our findings. I will be available at the 

12/19/16 Village Board meeting to provide additional details and answer any questions relating to the 

TIF districts. 

 

What is the Current Status of the Existing TIF Districts? 

 

TIF 

Distric

t 

TIF Name 
# of 

Parcels 

TIF Start 

(Base) 

Year 

TIF Start 

(Base) 

Value 

2015 

Equalized 

Assessed 

Value (EAV) 

2015 

Increase in 

EAV * 

2015 TIF 

Tax 

Revenue 

TIF 

End 

Year 

Projected 

TIF Tax 

Revenue 

(current – 

end of TIF) 

TIF #1 Route 31 172 
2001/ 

2008 
$20,135,246 $16,470,099 $3,479,819 $378,118 2024 $3,624,101 

TIF #2 Sperry 24 
2003/ 

2004 
$145,585 $99,896 $29,245 $3,167 2026 $37,994 

TIF #3 
North 

Lincolnway 
43 2011 $1,834,177 $1,313,477 $97,574 $10,602 2034 $230,521 

    $22,115,008 $17,883,472 $3,606,638 $391,887  $3,892,616 

 

* Although the current total EAV has decreased in value from the initial base value, 

individual parcels have increased in value from the base value resulting in an overall increase in EAV. 

 

The table above illustrates that total EAV of all three of the existing TIF districts is below the total base 

value of each respective TIF district. This is problematic as a TIF district generates revenue from the 

property tax produced by the increase in EAV from the base value. However, all three TIF districts are 

generating positive increment as the revenue is calculated for each individual parcel within the TIF, 

and some parcels have increased exponentially in value even as the total value of the TIF district has 

decreased.  

 

The projected increment for each TIF district shown in the table above is simply an estimate of future 

revenue without any new development within the TIF districts. Any future new development, or 
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rehabilitation of existing buildings within a TIF district, would likely generate additional revenue for 

that TIF district. 

 

The maps on the following pages graphically illustrate the current status of each parcel within the TIF 

districts relative to the base value, and the previous 5-year trend of increase/decrease in value. 
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What Does This Mean for the Village? 

 

As detailed in the table on Page #1, the Village’s TIF districts are all currently generating positive tax 

increment. However, as shown on the previous maps, many parcels are below the base value and/or 

decreasing in value over time. The amount of increment generated is less than anticipated at the time 

the TIFs were created, and the time remaining to generate increment in each TIF is limited. The Route 

31 TIF has only 8 years remaining which limits the ability to fund necessary improvements to promote 

new development.  

 

The Village does have a number of options to address the performance of the existing TIF districts that 

could help accomplish the Village’s goals and objectives for the area. There are a number of variables 

that might influence the Village to take a certain course of action. Generally speaking, some of those 

variables could include private development project impacts; support from the state and local taxing 

bodies; and immediate, near term and long term financial impacts on available increment.   

 

The Village can pursue extending the timeframe of one or more of the existing TIF districts. The 

maximum timeframe for a TIF district is 23 years, however this can be extended by an additional 12 

years beyond the set expiration date with approval by the state legislature. This would require a 

legislative sponsor and the approval of all of the affected taxing bodies. There is no guarantee this 

approach would be successful, but it would generate an additional 12 years of increment for the 

affected TIF district. The Route 31 TIF is the obvious candidate for such an approach as it will expire 

soon and has the most potential for new development. 

 

The Village may also consider dissolving one or more of the existing TIF districts and creating a new 

TIF district in their place. This approach could provide multiple benefits and potentially the most 

opportunity to generate increment as many of the parcels within the TIF districts have been shown to 

be below the base level.  Creating a new TIF would reset the base to the current lower levels, as well 

as, provide a full new 23 year timeframe. This could potentially be a catalyst to fund needed public 

projects and incentivize private redevelopment projects, but may also require a lapse in available 

funding during the transition to a new TIF district(s). This could be attributed to the potential refunding 

of increment to the various taxing bodies. As the existing TIFs are generating revenue, there are some 

projects could still be funded with the limited available increment before such refunding. This option 

could also allow the Village to reevaluate the TIF boundaries and establish a new boundary that would 

most benefit the Village.  
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This summary is intended to illustrate the recent performance of the TIF districts and summarize some 

available options. Teska has been working with village staff to assemble increment projections for 

multiple TIF configurations.  Teska can provide the Board with a more detailed analysis of the various 

options available to the Village, if the Board wants to explore a specific option.  I will be available to 

answer any questions the Village Board may have relating to TIF at the December 19, 2016 Board 

meeting.  

 

 

Although not located in an active TIF district, the area in green is situated between the Route 31 TIF 

and North Lincolnway TIF and contains Fire Station #1 and the former Activity Center property.  



Memorandum 
 
To:  Village President and Village Board of Trustees  
From: Steven Bosco, Village Administrator 
Date:  12-15-16 
Re:      North Aurora Riverfront Park 
______________________________________________________________________________ 
 
Several months ago, the Village acquired North Aurora Riverfront Park from the Fox Valley 
Park District.  With the change in ownership of the park, the Village is in the process of 
designing some possible enhancements to the park and switching the current Fox Valley Park 
District sign to a Village of North Aurora sign.  As such, the timing seemed appropriate to 
determine if the Village Board would like to change the name of the park to something other 
than North Aurora Riverfront Park.   
 
Prior to the Village Board’s discussion, staff members discussed the possible name change 
of the park and came up with the following list to help generate discussion with the Village 
Board.   
 
1) Mill Race Park 
2) Overlook Park 
3) Hartsburg and Hawksley Mill Park 
4) Old Mill Park 
5) Schneider’s Crossing Park 
6) Crossroads Park 
7) Fox River Park 
 
Should the Village Board pursue changing the name of the park, an additional option could 
be to solicit feedback from the community with potential names for a future discussion. 
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