
 

 Monday, February 10, 2020
5:30 PM

City Council Chamber

SPECIAL MEETING CITY COUNCIL AGENDA
I. Call to Order

1. Roll Call

2. Pledge of Allegiance

II. Study Session: Study Sessions are less formal meetings of the City Council called
to discuss broad policy themes and obtain input from the governing body about
proposals and initiatives that are still being developed. No formal votes are taken
at Study Sessions, and no informal directions expressed at Study Sessions bind
the City Council, or its individual members, to vote in a certain manner at a future
City Council meeting. Public comments are invited after council and staff
dicussions.

1. Annexation Program
2. Neighborhood Revitalization Update & Policy Initiatives

III. Citizen Participation-The Mayor will accept public comments on the agenda
topics. Members of the public should limit their remarks to three (3) minutes,
unless granted additional time by the council.

IV. Directions to Staff

V. Adjournment
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ATTACHMENTS:
Description Type
City Manager Memo Cover Memo
Annexations Cover Memo
Annexations 2019 Cover Memo
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Legend
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ATTACHMENTS:
Description Type
Target Area Map Cover Memo
Infrastructure Projects Cover Memo
Fiber Map Cover Memo
Demolition Process Cover Memo
New Demolition Polices Cover Memo
Property Dispostion Policy Cover Memo
Side Lot Program Rules Cover Memo
Proposed TIF Cover Memo
TIF Analysis Cover Memo
Vacant Property Bonding Cover Memo
TIF Districts Cover Memo
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POLICIES GOVERNING DISPOSITION OF SURPLUS LOTS 

 

The City Council relies on city management and staff to make prudent and discretionary decisions in 

carrying out policies governing the sale, trade, or donation of property to which the City has title. This 

policy serves to provide parameters for disposition of certain properties.  The City will work with local 

organizations and community members to proactively transfer these properties to private, or public, 

organizations or residents, to be put back into highest and best use, recognizing risks of competing 

interests that this policy strives to anticipate. The purpose of this policy is to provide predictability, 

uniformity and transparency over the disposition of City property. 

 

The City actively manages surplus property throughout the city. These properties, which are primarily 

residential, but some have or could have commercial uses, are best classified into four categories. The 

four categories of property which the City will proactively seek to dispose of are as follows: 1.) Side-

lots, or adjacent properties; 2.) Critical Mass, or Assemblage Opportunities; 3.) In-fill lots; 4.) Rehab 

structures or parking.   

 

Side lot properties are best understood as properties which have productive use to adjoining property 

owners that have an interest in acquiring the lot.  This is typically going to be a residential homeowner 

which acquires the lot or lots to expand their side yard. The second category are those areas of the City 

where there is critical mass of properties already owned by the City which the City could assemble 

large numbers of adjoining properties.  These properties are likely to be full blocks in the urban core 

available for the right redevelopment project for the specific neighborhood, but could be held longer 

term. The third category, in-fill lots, is likely to be similar to side-lot properties but not sold to adjoining 

property owners but sold as compatible redevelopment opportunities, likely primarily residential.  The 

last category are rehab properties which have an existing use or structure on the property worth 

preserving or investing in.  This category is primarily rehab houses but potentially could include parking 

lots or even commercial buildings.  With these four categories, one can better understand the best 

potential for each individual property as the City considers disposition of the property.  Properties may 

move between different categories with property transfers, changing economic terms and the City’s 

cost of ownership. One important additional statement is that with these properties as with any other 

property in the City, the City always retains zoning and land use control.   

  

It is the policy of the City of Decatur to dispose of surplus property in a manner that protects the 

integrity of adjoining land uses balanced with the goals and objectives of the City’s zoning and master 

planning documents, while affording property owners the ability and prerogative to enlarge their land 

holdings through acquisition of adjacent lots, or to permit the repurposing and/or reuse of property 

previously used for another purpose or as public right-of-way, including by persons and firms that do 

not own adjoining tracts.   

 

Vacant and/or unimproved rights-of-way that connect two active rights-of-way corridors must consider 

long term plans of the City for future utilities or roadways, pedestrian facilities or any other reasonably 

contemplated plan of the City and shall have the review of the authorization of the City Planning, City 

Engineering and City Manager’s offices of the City.  The City may vacate these but likely will retain full 
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or partial easement rights for the property.  The remaining vacant and unimproved ROWs that have no 

short-term or long-term benefit of the City may be disposed of as a side-lot property.  The transfer of 

this property will likely require a survey, and said cost shall be borne by the city or seller(s) as may be 

negotiated.  The City shall retain rights on how such ROWs are subdivided to multiple property owners, 

if it elects to do so.   

 

The City reserves the right to sell vacant lots to adjoining owners, or place vacant lots in reserve for 

future use by the city or the assemblage of potential future development sites, or to add them 

permanently to the city’s land inventory. The existence of a vacant and unused lot owned by the City 

does not and will not obligate the city of Decatur to sell or transfer said lot to an adjoining owner. 

 

The City will strive to sell all properties for fair market value when possible, but recognizes that the City 

may also sell property for a $10 nominal fee, as negotiated and determined to be in the best interests 

of the City.  Fair market value will be determined by the assessed valuation from tax bills, or the City 

may elect to appraise a lot, or use any other reasonable method of determining value.  The City may, in 

its discretion, transfer property to strategic community partners (like the Central Illinois Landbank, 

local community development corporations or Habitat for Humanity), as determined to be in the best 

interests of the City.  The City initially is anticipating transferring some properties from the rehab and 

infill lot categories from above to the landbank and local entities after determining if there is interest in 

these entities taking ownership.   

 

When a vacant parcel owned by the city is offered or proposed for sale, the City will strive to notify 

adjoining land owners by letter from the city, or through a contact made by a proposed buyer—in 

which instance the proposed buyer will seek signatures from adjoining owners that they have been 

made aware of plans to transfer ownership of the subject tract. The City may elect to sell a piece of 

property to any owner it deems to have the capability to put the property to its highest and best use 

and is not obligated to subdivide a parcel.  Preference may be given to the smallest adjoining property 

owner to create a larger property more in conformance with minimum zoning requirements.  The City 

will also prefer commercial use when it makes sense and where it may benefit the adjacent 

neighborhood. No property owner shall have a vested right in being provided the opportunity to 

acquire adjoining City owned rights-of-way.   

 

In all cases, the buyer of lots covered by this policy shall be responsible for expenses of recording and 

filing plats and purchase contracts with the Macon County Recorder. The city may charge a reasonable 

fee for preparation, printing of plat documents, and recordation fees or the buyer may contract for their 

own preparations of the required documents. All land sales with an appraised value of $20,000 or more 

will be approved by simple majority vote of the City Council except as otherwise required by State Law.  

Sales or transactions of properties covered by this Surplus Property Disposition Policy valued less than 

$20,000 will be within the authority granted to the City Manager.  
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Decatur Side-lot Program Requirements and Rights 

 

The City of Decatur desires to encourage a robust side-lot program which would allow for City owned 

lots to be sold to adjacent property owners that would enhance the lives of our residents and businesses. 

The purchase of a vacant side-lot enables homeowners to expand their yard, increasing the overall value 

of their property and giving them space for additional improvements. It is also an efficient way to 

promote neighborhood stabilization and return these properties to the tax roll to benefit the entire 

community. This policy documents outlines the requirements of the applicant for a side-lot property as 

well as rights that the City will through its codes will grant to the recipient of this side-lot.  Although this 

program documents strives to address all scenarios, it is likely that unique or unanticipated requests will 

occur which will require the City to revisit the requirements or rights provided under this program.  

 

Requirements:  

 The City will have certain requirements necessary to be met to ensure that the side-lot property transfer 

does not become a detriment to the neighborhood.  The requirements are as follows:  

•  The applicant should preferably live in, or minimally own a property adjoining to a side-lot parcel, not 

separated by other properties or right-of-way. 

•  The applicant must not have outstanding code violations or have received any violations in the previous 

year from the City for their primary residence and other properties owned in the City. 

•  The applicant must be current on all real estate taxes and assessments for their primary residence, and 

must be current on real estate taxes and assessments for other properties he or she owned within the City. 

•  The applicant must not have any outstanding debts owed to the City, not on an agreed upon payment 

plan. 

•  The applicant must be able to maintain the lot in accordance with all local building, property 

maintenance and zoning codes. 

 

The City will provide an application for a person interested in a potential side-lot with the statements 

from above that they would be required to sign.  Staff would then verify the information provided in the 

application and proceed accordingly.   The City will sell the properties through quit claim deed and will 

not provide any warranty to title of these properties.  The applicant will pay for all costs associated with 

the property transfer and recordation in addition to the agreed upon property sale price.  

 

Rights: 

In the past, City policies have prevented property owners from actively or even passively using these 

acquired side-lots, thus making the program unappealing to most.  In order to ensure that there is interest 

in these side-lots, staff has recommended the following changes to policy and/or codes to allow a person 

to passively use a side-lot as they do their own yard, without having to consolidate the parcel(s) with their 

principle use property.  This change would allow for them to fence in, place play equipment or a garden 
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shed on the side-lot.  It will not allow for permanent structures such as home additions, garages, or 

inground pools without first consolidating the side-lot with the principal use property.  The easiest way to 

distinguish between what requires a consolidation versus what would be permitted on a separate side-lot 

parcel is the expected life span of the activity or structure placed on the property.  Temporary activities or 

things placed on a side-lot would be permitted based on ease of restoring the property back to a vacant 

parcel.        

 

The changes below will require text amendment to the zoning code and would not only apply to side-lot 

properties moving forward, but would also address existing side-lots people may have already purchased 

in Decatur.   

Proposed Code Changes: 

Exempt accessory structures. The following structures are exempt from the accessory structure front, rear 

and/or side yard setback requirements in all residential districts, as noted below. These accessory 

structures in residential districts may also be located on an adjacent lot that is under the same ownership 

and contiguous with the lot containing the residence, unless noted below otherwise: 

1. Planters. Planter boxes and masonry planters with a maximum height of 36 inches are allowed 

within all required setbacks including front, rear and side yards. 

2. Play equipment, pet shelters. Children’s play equipment, movable dog houses, open pergolas, and 

similar structures may be placed within a required rear and side yard setback but not within a 

required front yard setback. 

3. Fences. Fences may be located within all required setbacks in accordance with the requirements 

of Section XXXIV Fences. 

4. Small Utility and Garden Sheds: Sheds, no greater than 100 square feet, not greater than 9 feet in 

height may be placed within a required rear and side yard setback but not within a required front 

yard setback. 

5. Book Exchange Box. A book exchange book where books and recorded performing arts and 

media are kept for public and/or exchanges with no fees or sales and are publicly accessible are 

allowed within the front or side yard setback.  

6. Similar exempt accessory uses.  Those uses that are determined by the Zoning Administrator to 

be similar to the uses enumerated herein and are consistent with the purpose and intent of this 

section.   
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Decatur TIF Districts 

 

The City of Decatur has seven TIF districts, with the first being created in 1997 and the last one 

created in 2013.  TIFs have a statutory lifespan of 23 years unless extended by the State 

Legislature.  Attached is a timeline of all TIFs, with the first TIF (Southeast Plaza) expiring in a 

few months.  The City’s multiple TIFs are of two types: broad area TIFs,  and development site 

TIFs.  The City has two broad area TIFs and 5 development site TIFs.    

The Old Towne TIF is a broad area TIF district with many single projects within it. The is the 

downtown TIF which extends west through the Millikin University campus.  This TIF also has 

had 5 separate development incentive agreements over its life span, some still active and some 

already closed. This TIF has bonds issued for the improvements made within the TIF and has 

been largely successful in creating a desirable downtown.  This TIF has generated millions of 

dollars to pay for the streetscaping and parking garage improvements, but it also has a TIF bond 

issuance which outlives the life of the TIF.  The City’s leadership at the time of this bond 

issuance proactively addressed this issue at the time of issuance.  The bond payment from the 

Target site expires on the same timeframe and could be repurposed to make the ongoing Old 

Towne TIF payments with relatively minimal impact to the annual operating budget.       

Near North or “Wabash Crossing” TIF is also a broad area TIF, though it has its own unique 

creation agreement where the City shares the increment generated within the TIF with the 

other taxing bodies.  This TIF includes the Crossing Health Care Campus, and Wabash Crossing 

Housing.   This TIF increased the amount of tax sharing with the other tax districts over time. 

The City is currently sharing 80% of all increment which will continue to increase by 5% each 

year until it reaches 100%.  Despite the declining increment that this TIF will retain for the 

remaining years, this TIF has performed well and generated approximately $1.4M in increment 

for the District thus far with another $100K projected through 2025.  There has been no 

developer’s incentive agreement awarded within this TIF beyond the tax sharing described 

above. 

The remaining five development TIFs are simpler to visualize as they are geographically small 

and have specific development anchor, though they may have been phased developments, not 

all owned by the same entity.  The oldest TIF is the Southeast Plaza TIF which expires in May.  

This TIF includes commercial development on the south end of Decatur along Mt. Zion Road 

including the movie theater, Hawthorne Suites, and a new residential subdivision behind the 

theater.  This TIF development agreement is complex and been amended five times and 

reimbursed the developer approximately $8M.  The City will realize an additional $120-150K 

annually after this agreement is closed out next year.  

Eastgate TIF is the area north of the Southeast TIF, including the Rural King and RP Lumber.  

This TIF has one developer’s agreement which shares 50% of sales taxes and 100% increment to 
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a capped amount.  The developer has not yet submitted for it,  but staff anticipates an 

additional $1M in developer reimbursable expenses.  So far, the City has provided $2.7M for 

the improvements at this development. The Southside TIF has one developer’s agreement with 

the same developer and includes the City Police Department facility. 

The Pines and Grand TIFs are both single development TIFs and have a corresponding incentive 

agreement with the same developer to build essentially two Save-A-Lot grocery stores.  The 

one at Grand and highway 48  includes a gas station as well, while the Pines TIF includes a Pizza 

Hut and additional retail space. These two incentive agreements will take approximately 15 

years to fully reimburse the developer before the City or the district reap the full benefits of 

these developments.   

The Decatur TIFs have not been overly productive in new revenue generation for the City or 

their respective districts. The downturn in the economy in 2008 was nearly unprecedent and 

impacted local TIF performance. Few people anticipated the largescale property devaluations 

nationwide or locally.  TIFs are best utilized when there are organic property value increases 

across the board even without new investments.  The last decade has seen property values fall 

and then slowly rebound to base EAV levels, thus not generating the organic 2% inflation that 

had always been expected from real estate holdings.  

The City has taken “a pay as you go” philosophy in most TIF incentive agreements with 

developers in the past and it is recommended that this continue.  This approach limits the City’s 

liability to only what is generated within each TIF.  Although the City may not have generated as 

much sales tax or property tax as was desired with these agreements, every one of the TIFs 

districts does have positive new economic development, and each one has created jobs and 

convenience beyond just the revenue discussed in this analysis.  TIF can be a motivation for 

some projects in selecting development site over another but is not meant to be the primary 

motivation.  TIF districts are one more incentive which can be provided to a potential 

development, as are Enterprise Zone and Opportunity Zone designations.         
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              DECATUR TIF DISTRICTS TIMELINES 

 

    Beginning Date    Ending Date 

 

1.  Southeast Plaza-         May 5, 1997   May 5, 2020 

 

2.  Olde Towne-               May 15, 2000   May 15, 2023 

 

3.  Near North-                November 3, 2003  November 3, 2026 

 

4.  Eastgate Commons-         August 7, 2006  August 7, 2029 

 

5.  The Pines-   February 16, 2010  February 16, 2033 

 

6.  Grand Avenue-           May 6, 2013    May 6, 2036 

 

7.  Southside-                   July 1, 2013   July 1, 2036 
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Vacant & Foreclosed Property Registration Program re Bonding 

 

In December during the budget meetings, the City Council supported staff in an initiative to register 

vacant and foreclosure properties within the City of Decatur.  This program will significantly ease the 

staff time required to keep these properties catalogued and reduce barriers to notification of the 

responsible parties for these properties.  The purpose of this program to streamline and automate 

registration of these properties to provide administrative ease to both City staff and property owners.  

The program being proposed is a nationwide program which banks and property management 

companies across the country are familiar with.  Although this program alone will not drive 

neighborhood revitalization, it is believed that this will be a key tool to encourage vacant property 

turnover and reinvestment.   

During the budget discussion, a couple of City Councilmembers indicated that they would like to see this 

program include a bonding requirement for registerable properties.  Staff has been working to explore 

what that would look like and the ability to administer this requirement.  What we have since learned is 

that, only a handful of communities nationwide have the bond requirement, with none being in Illinois.  

More than 50 Illinois communities have a similar registration program, but none of them that we have 

found have the bond requirement.  Staff respectfully requests that we discuss this issue further before 

consideration of this program comes before the Council.   

The primary concern against requiring a bond with this registration program, is the barrier that it will 

create for a person to register the property.  A $10,000 bond amount as is required by the two NY 

communities, will certainly discourage many from registering their property.  Additional this bond 

amount is often times more than the registerable vacant properties are worth here in Decatur, yet it is 

not enough to pay for the demolition of that same structure should the City want to pull the bond for 

that reason.  Many of our properties are going to be owned or managed by the same party, which 

means their bonding requirement will be compounded.  Feedback that we have heard from the 

communities that do require the bond describe it as a headache and administrative nightmare to track.  

Our goal is to simply have a conversation about the goals of the bond and see if it can be accomplished 

through some other mechanism.  If the Council would like to have a bond requirement it can be done.  S   

 

 

 

 

 

            

      

Page 24 of 25



OLD TOWN REDEVELOPMENT AREA
Expires: 5/15/2023

NEAR NORTH
REDEVELOPMENT AREA

Expires: 11/3/2026

SOUTHEAST PLAZA
Expires: 5/5/2020

SOUTH SIDE
REDEVELOPMENT 

PROJECT AREA
Expires: 7/1/2039

EASTGATE COMMONS
REDEVELOPMENT PROJECT AREA

Expires: 8/7/2029

WEST GRAND REDEVELOPMENT PROJECT AREA
Expires: 5/6/2039

PINES
Expires: 2/16/2033
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