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SECTION I 
 

INTRODUCTION  
 

 

On May 16, 2016, the Bloomington City Council passed Ordinance 2016-45 providing for a feasibil-

ity study and report with respect to the designation of a portion of the City as a tax increment fi-

nance (“TIF”) redevelopment project area pursuant to the Illinois Tax Increment Allocation Rede-

velopment Act (65 ILCS 5/11-74.4-1 et seq., the “Act”).  A copy of this Ordinance is contained in this 

report as Attachment A in the Appendix.  The area being considered for designation as a TIF is 

generally within an area along the north side of Chestnut Street and bounded on the west by North 

Center Street, on the east by North Prairie Street, and on the north by Walnut Street.  The area is 

referred to herein as the North Main Street / Chestnut Street Redevelopment Project Area (the “Ar-

ea”). 
 

The Area contains approximately 11.77 acres, including street and alley rights-of-way (net of rights-

of-way, 6.97 acres).  There are a total of 10 parcels of real property, of which 9 (90%) have 

improvements thereon (e.g., buildings, parking areas, etc.).  Much of the built environment in this 

Area suffers from age, physical deterioration, obsolescence, and excessive vacancy.  The 

improvements in public right-of-way suffer from age and physical deterioration.  Not all properties 

have conditions that would cause them to qualify individually under the definitions contained in 

the Act.  However, the area “on the whole” meets the eligibility requirements of the Act. 
 

The City may consider the use of tax increment financing, as well as other economic development 

tools as available, to facilitate private and public investment within the Area.  It is the intent of the 

City to induce the investment of significant private capital in the Area, which will serve to renovate 

or redevelop underperforming and obsolete parcels in the Area and ultimately enhance the tax base 

of the community.  Furthermore, in accordance with Section 11-74.4-3(n)(5) of the Act, a housing 

impact study need not be performed because it’s not anticipated that any redevelopment plan to be 

prepared for the Area will result in the displacement of ten (10) or more inhabited housing units 

(there is only one residential unit in the Area). 
 

The Act sets forth the requirements and procedures for establishing a Redevelopment Project Area.  

A prerequisite to establishing such is that the Area meets the eligibility requirements of the Act. The 

following sections of this report present an overview of TIF and the findings of eligibility for the 

Area. 
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SECTION II 
 

STATUTORY BASIS FOR TAX INCREMENT FINANCING 
AND SUMMARY OF FINDINGS 

 

A. Introduction 
 

Tax increment financing (TIF) is a local funding mechanism created by the "Tax Increment 

Allocation Redevelopment Act” (the “Act”).  The Act is found at 65 ILCS 5/11-74.4-1 et seq. 
 

As used, herein, the term Redevelopment Project means any public and private development project 

in furtherance of the objectives of a Redevelopment Plan.  The term Redevelopment Project Area 

means an area designated by the municipality, which is not less in the aggregate than 1-1/2 acres 

and in respect to which the municipality has made a finding that there exist conditions that cause 

the area to be classified as an industrial park conservation area, a blighted area or a conservation 

area, or a combination of both blighted areas and conservation areas.  Redevelopment Plan means 

the comprehensive program of the municipality for development or redevelopment intended by the 

payment of Redevelopment Project costs to reduce or eliminate those conditions, the existence of 

which qualified the Redevelopment Project Area as a “blighted area” or “conservation area” or com-

bination thereof or “industrial park conservation area,” and thereby to enhance the tax bases of the 

taxing districts which extend into the Redevelopment Project Area. 
 

The concept behind the tax increment law is straightforward and allows a municipality to carry out 

redevelopment activities on a local basis.  Redevelopment that occurs in a designated Redevelop-

ment Project Area results in an increase in the equalized assessed valuation (“EAV”) of the property 

and, thus, generates increased real property tax revenues.  This increase or "increment" can be used 

to finance "redevelopment project costs" such as land acquisition, site clearance, building rehabilita-

tion, interest subsidy, construction of public infrastructure, and other Redevelopment Project costs 

as permitted by the Act. 
 

The Illinois General Assembly made various findings in adopting the Act; among them were: 
 

1. That there exists in many municipalities within the State blighted, conservation and 

industrial park conservation areas; and 

2. That the eradication of blighted areas and the treatment and improvement of conservation 

areas by Redevelopment Projects are essential to the public interest and welfare. 
 

These findings were made on the basis that the presence of blight, or conditions that lead to blight, 

is detrimental to the safety, health, welfare and morals of the public. 
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To ensure that the exercise of these powers is proper and in the public interest, the Act specifies 

certain requirements that must be met before a municipality can proceed with implementing a 

Redevelopment Plan.  One of these requirements is that the municipality must demonstrate that a 

Redevelopment Project Area qualifies under the provisions of the Act.  With the definitions set 

forth in the Act, a Redevelopment Project Area may qualify either as a blighted area, a conservation 

area, or a combination of both blighted area and conservation area, or an industrial park 

conservation area. 
 

B. Summary of Findings  
 

The following findings and evidentiary documentation are made with respect to the proposed Rede-

velopment Project Area: 
 

1. The Area, as a whole, meets the statutory requirements as conservation area and a 

blighted area.  The Area qualifies as a conservation area and a blighted area because of 

building ages and a presence of certain factors specified in the definition of “conservation 

area” and “blighted area”.  Furthermore, the factors necessary to make these findings exist 

to a meaningful extent and are distributed throughout the Area. 

2. The Area exceeds the statutory minimum size of 1-1/2 acres. 

3. The Area contains contiguous parcels of real property. 
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SECTION III 
 

BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS 
 
A. Introduction 
 

A Redevelopment Project Area, according to the Act, is that area designated by a municipality in 
which the finding is made that there exist conditions that cause the area to be classified as a blight-
ed area, conservation area, or combination thereof, or an industrial park conservation area.  The 
criteria and the individual factors defining each of these categories of eligibility are defined in the 
Act. 
 

This Section documents the relevant statutory requirements and how the subject area meets the 
eligibility criteria. 
 

B. Statutory Qualifications 
 

The Act defines the factors that must be present in order for an area to qualify for TIF.  The 
following provides the statutory definitions of the qualifying factors relating to a blighted area and 
a conservation area:   
 

 1. Eligibility of a Blighted Area 

 The Act states that a blighted area means any improved or vacant area within the 
boundaries of a Redevelopment Project Area located within the territorial limits of the 
municipality where:” 1  

 

 a. “If improved, industrial, commercial, and residential buildings or improvements are 
detrimental to the public safety, health, or welfare because of a combination of five (5) 
or more of the following factors, each of which is (i) present, with that presence docu-
mented to a meaningful extent, so that a municipality may reasonably find that the fac-
tor is clearly present within the intent of the Act, and (ii) reasonably distributed 
throughout the improved part of the Redevelopment Project Area:” 

 

  (1)  “Dilapidation:  An advanced state of disrepair or neglect of necessary repairs to 
the primary structural components of buildings, or improvements in such a com-
bination that a documented building condition analysis determines that major 
repair is required or the defects are so serious and so extensive that the buildings 
must be removed.” 

 

                                                
1 Emphasis added with bold or underlined text. 
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(2)  “Obsolescence:  The condition or process of falling into disuse.  Structures have 
become ill-suited for the original use. 

 

(3)  “Deterioration:  With respect to buildings, defects including, but not limited to, 
major defects in the secondary building components such as doors, windows, 
porches, gutters, and downspouts, and fascia.  With respect to surface improve-
ments, that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street 
parking, and surface storage areas evidence deterioration, including, but not lim-
ited to, surface cracking, crumbling, potholes, depressions, loose paving material, 
and weeds protruding through paved surfaces.” 

 

(4)  “Presence of structures below minimum code standards:  All structures that do 
not meet the standards of zoning, subdivision, building, fire, and other govern-
mental codes applicable to property, but not including housing and property 
maintenance codes.” 

 

(5)  “Illegal use of individual structures:  The use of structures in violation of applica-
ble federal, State, or local laws, exclusive of those applicable to the presence of 
structures below minimum code standards.” 

 

(6)  “Excessive vacancies:  The presence of buildings that are unoccupied or under-
utilized and that represent an adverse influence on the area because of the fre-
quency, extent, or duration of the vacancies.” 

 

(7)  “Lack of ventilation, light, or sanitary facilities:  The absence of adequate ventila-
tion for light or air circulation in spaces or rooms without windows, or that re-
quire the removal of dust, odor, gas, smoke, or other noxious airborne materials.  
Inadequate natural light and ventilation means the absence of skylights or win-
dows for interior spaces or rooms and improper window sizes and amounts by 
room area to window area ratios.  Inadequate sanitary facilities refer to the ab-
sence or inadequacy of garbage storage and enclosure, bathroom facilities, hot 
water and kitchens, and structural inadequacies preventing ingress and egress to 
and from all rooms and units within a building.” 

 

(8)  “Inadequate utilities:  Underground and overhead utilities such as storm sewers 
and storm drainage, sanitary sewers, water lines, and gas, telephone, and electri-
cal services that are shown to be inadequate.  Inadequate utilities are those that 
are: (i) of insufficient capacity to serve the uses in the redevelopment project area, 
(ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii) lacking within the 
redevelopment project area.” 

 

(9)  “Excessive land coverage and overcrowding of structures and community facili-
ties:  The over-intensive use of property and the crowding of buildings and ac-



TIF Eligibility Study 
North Main Street / Chestnut Street Redevelopment Project Area                                                            City of Bloomington, Illinois 

 
81236 • 10/26/2016 9 
                     

cessory facilities onto a site.  Examples of problem conditions warranting the des-
ignation of an area as one exhibiting excessive land coverage are:  (i) the presence 
of buildings either improperly situated on parcels or located on parcels of inade-
quate size and shape in relation to present-day standards of development for 
health and safety, and (ii) the presence of multiple buildings on a single parcel.  
For there to be a finding of excessive land coverage, these parcels must exhibit 
one or more of the following conditions:  insufficient provision for light and air 
within or around buildings, increased threat of spread of fire due to the close 
proximity of buildings, lack of adequate or proper access to a public right-of-way, 
lack of reasonably required off-street parking, or inadequate provision for loading 
and service.” 

 

(10) “Deleterious land use or layout:  The existence of incompatible land-use relation-
ships, buildings occupied by inappropriate mixed-uses, or uses considered to be 
noxious, offensive, or unsuitable for the surrounding area.” 

 

 (11) “Environmental clean-up:  The proposed redevelopment project area has incurred 
Illinois Environmental Protection Agency or United States Environmental 
Protection Agency remediation costs for, or a study conducted by an independent 
consultant recognized as having expertise in environmental remediation has 
determined a need for, the clean-up of hazardous waste, hazardous substances, or 
underground storage tanks required by State or federal law, provided that the 
remediation costs constitute a material impediment to the development or 
redevelopment of the redevelopment project area.” 

 

(12) “Lack of community planning:  The proposed redevelopment project area was de-
veloped prior to or without the benefit or guidance of a community plan.  This 
means that the development occurred prior to the adoption by the municipality of 
a comprehensive or other community plan, or that the plan was not followed at 
the time of the area’s development.  This factor must be documented by evidence 
of adverse or incompatible land-use relationships, inadequate street layout, im-
proper subdivision, parcels of inadequate shape and size to meet contemporary 
development standards, or other evidence demonstrating an absence of effective 
community planning.” 

 

(13) “The total equalized assessed value of the proposed redevelopment project area 
has declined for three (3) of the last five (5) calendar years prior to the year in 
which the redevelopment project area is designated, or is increasing at an annual 
rate that is less than the balance of the municipality for three (3) of the last five 
(5) calendar years for which information is available, or is increasing at an annual 
rate that is less than the Consumer Price Index for All Urban Consumers 
published by the United States Department of Labor or successor agency for three 
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(3) of the last five (5) calendar years prior to the year in which the redevelopment 
project area is designated.” 

 

 b. “If vacant2, the sound growth of the Redevelopment Project Area is impaired by a com-
bination of two (2) or more of the following factors, each of which is (i) present, with 
that presence documented to a meaningful extent, so that a municipality may reasona-
bly find that the factor is clearly present within the intent of the Act, and (ii) reasonably 
distributed throughout the vacant part of the redevelopment project area to which it 
pertains:” 

 

(1) “Obsolete platting of vacant land that results in parcels of limited or narrow size, 
or configurations of parcels of irregular size or shape that would be difficult to de-
velop on a planned basis and in a manner compatible with contemporary stand-
ards and requirements, or platting that failed to create rights-of-ways for streets 
or alleys, or that created inadequate right-of-way widths for streets, alleys, or oth-
er public rights-of-way, or that omitted easements for public utilities.” 

 

(2)  “Diversity of ownership of parcels of vacant land sufficient in number to retard or 
impede the ability to assemble the land for development.” 

 

(3) “Tax and special assessment delinquencies exist, or the property has been the sub-
ject of tax sales under the Property Tax Code within the last five (5) years.” 

 

(4) “Deterioration of structures or site improvements in neighboring areas adjacent 
to the vacant land.” 

 

(5) “The area has incurred Illinois Environmental Protection Agency or United States 
Environmental Protection Agency remediation costs for, or a study conducted by 
an independent consultant recognized as having expertise in environmental re-
mediation has determined a need for, the clean-up of hazardous waste, hazardous 
substances, or underground storage tanks required by State or federal law, pro-
vided that the remediation costs constitute a material impediment to the devel-
opment or redevelopment of the Redevelopment Project Area.” 

 

(6) “The total equalized assessed value of the proposed Redevelopment Project Area 
has declined for three (3) of the last five (5) calendar years prior to the year in 
which the Redevelopment Project Area is designated, or is increasing at an annual 
rate that is less than the balance of the municipality for three (3) of the last five 
(5) calendar years for which information is available, or is increasing at an annual 
rate that is less than the Consumer Price Index for All Urban Consumers pub-
lished by the United States Department of Labor or successor agency for three (3) 

                                                
2 65 ILCS 5/11-74.4-3 (a) (2) 
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of the last five (5) calendar years prior to the year in which the Redevelopment 
Project Area is designated.” 

 

c. “If vacant3, the sound growth of the redevelopment project area is impaired by one of 
the following factors that (i) is present, with that presence documented, to a meaning-
ful extent so that a municipality may reasonably find that the factor is clearly present 
within the intent of the Act and (ii) is reasonably distributed throughout the vacant 
part of the redevelopment project area to which it pertains: 

 

(1) The area consists of one or more unused quarries, mines, or strip mine ponds. 
 

(2) The area consists of unused rail yards, rail tracks, or railroad rights-of-way. 
 

(3) The area, prior to its designation, is subject to (i) chronic flooding that adversely 
impacts on real property in the area as certified by a registered professional engi-
neer or appropriate regulatory agency or (ii) surface water that discharges from all 
or a part of the area and contributes to flooding within the same watershed, but on-
ly if the redevelopment project provides for facilities or improvements to contribute 
to the alleviation of all or part of the flooding. 
 

(4) The area consists of an unused or illegal disposal site containing earth, stone, build-
ing debris, or similar materials that were removed from construction, demolition, 
excavation, or dredge sites. 
 

(5) Prior to November 1, 1999, the area is not less than 50 nor more than 100 acres and 
75 % of which is vacant (notwithstanding that the area has been used for commer-
cial agricultural purposes within 5 years prior to the designation of the redevelop-
ment project area), and the area meets at least one of the factors itemized in para-
graph (1) of this subsection, the area has been designated as a town or village center 
by ordinance or comprehensive plan adopted prior to January 1, 1982, and the area 
has not been developed for that designated purpose. 

 

(6) The area qualified as a blighted improved area immediately prior to becoming va-
cant, unless there has been substantial private investment in the immediately sur-
rounding area.  

 

2. Eligibility of a Conservation Area 
 

 The Act further states that a conservation area means any improved area within the 
boundaries of a redevelopment project area located within the territorial limits of the mu-
nicipality in which 50% or more of the structures in the area have an age of 35 years or 
more.  Such an area is not yet a blighted area, but because of a combination of three (3) or 

                                                
3 65 ILCS 5/11-74.4-3 (a) (3) 
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more of the [13 factors applicable to the improved area] is detrimental to the public safety, 
health, morals or welfare, and such an area may become a blighted area.”  [Bracketed text re-
places “following factors” from the Act.] 

 

C. Investigation and Analysis of Blighting Factors 
 

In determining whether or not the Area meets the eligibility requirements of the Act, research and 
field surveys were conducted by way of: 
 

• Contacts with City of Bloomington staff who are knowledgeable of Area conditions, building 
and zoning violations, and history.  

• On-site field examination of conditions within the Area by experienced staff of PGAV. 
• Use of definitions contained in the Act. 

• Adherence to basic findings of need as established by the Illinois General Assembly in estab-

lishing tax increment financing, which became effective January 10, 1977. 

• Examination of McLean County real property tax assessment records. 
 

The result and documentation of this effort are summarized below. 
 

D. Analysis of Conditions in the Area 
 

PGAV staff conducted a parcel by parcel survey to document existing conditions in the Area on June 

16, 2016.  One of the outcomes of this survey was an inventory of existing land uses in the Area, 

which are illustrated in Exhibit B - Existing Land Use Map.  This field work was supplemented 

with information provided by City staff and an analysis of property assessment data from the City 
of Bloomington Township Assessor’s office.  Exhibit C - Summary of Blighting and Conserva-
tion Area Factors provides a graphic depiction of certain blighting factors that were determined to 

exist within the Area.  Exhibit D – Existing Conditions provides a quantitative breakdown of the 

various factors. 
 

1. Findings on Improved Area 
 

The following presents the findings on the conservation area factors that are present to a 

meaningful extent within the Area. 
 

a. Summary of Findings on Age of Structures:  Age is a prerequisite factor in determining 

if all or a portion of the Area qualifies as a "conservation area".  As is clearly set forth in 

the Act, 50% or more of the structures in the redevelopment project area must have an 

age of 35 years or greater in order to meet this criterion.   
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Total %

No. of improved parcels 9 90%
No. of vacant parcels 1 10%
Total parcels 10 100%
No. of buildings 9 100%
No. of buildings 35 years or older 7 78%
No. housing units 88

No. housing units occupied 1
Sub-Area Count 5
IMPROVED LAND FACTORS:
No. of deteriorated buildings 6 67%
No. of parcels with site improvements that are 
deteriorated

6 67%

Deteriorated street and/or sidewalk pavement (by Sub-
Area)

5 100%

No. of dilapidated buildings 0 0%
No. of obsolete buildings 3 33%
Building square footage obsolete 55,313         59%

No. of buildings below minimum code standards 5 56%

No. of buildings lacking ventilation, light or sanitation 
facilities
No. of building with illegal uses
Approximate total building square footage 93,437
Approximate vacant building square footage 71,930 77%
No. of parcels with excessive land coverage or 
overcrowding of structures

7 78%

Inadequate utilities (by Sub-Area)
Deleterious land use or layout (by Sub-Area)
Lack of community planning 
Declining or Sub-par EAV Growth
VACANT LAND FACTORS:
Obsolete platting
Diversity of ownership
Tax delinquencies
No. of parcels with deteroriated struct. or site 
improvements in neighboring areas

1 100%

Environmental clean-up
Declining or Sub-par EAV Growth
Blighted Before Becoming Vacant
1 Not determined.

Exhibit C

North Main Street / Chestnut Street Redevelopment Project Area
City of Bloomington, Illinois

SUMMARY OF BLIGHTING AREA FACTORS
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Of the 9 buildings in the Area, 7, or 78%, in the Area are over 35 years old.  Building 

ages for the buildings in the Area were obtained from the City of Bloomington 

Township Assessor’s website.4  The township’s information was cross-referenced with 

several historical aerial photos contained within the Phase I Environmental Site As-

sessment completed by the Farnsworth Group in May 2016 when a building’s age was 

not recorded by the township assessor’s office. 
 

b. Summary of Findings on Obsolescence:  Three out of the 9 buildings within the Area 

were found to be obsolete.  Overall, approximately 59% of the total building square 

footage within the Area has fallen into disuse and is ill-suited for the original use.  A re-

cent appraisal report prepared by an MAI-certified appraiser supports the claim of obso-

lescence.  Together, two clearly obsolete buildings described in the report make up 57% 

of the total building square footage in the Area (Mennonite Storage Building and former 

Martin Hall).  The following quotes were taken from the appraisal report prepared on 

May 16, 2016. 
 

i. “In our opinion, there is significant Functional Obsolescence related to the 

lack of ADA compliant accessibility, the general lack of restrooms, the outdat-

ed floorplan, the apparent lack of air conditioning and the lack of a functional 

heating system, and limited wiring.”5 

ii. “Due to the lack of external demand for the reuse of the subject improve-

ments, the functional problems and deferred maintenance, as a whole, are de-

termined to be economically incurable.”6 
 

The above quotes describe the Mennonite Storage Building located in the southwestern 
portion of Sub-Area B, as shown in Exhibit D - Existing Conditions, and Martin Hall 

in the south-central portion of Sub-Area B was described in a similar manner.  The only 

additional comment added to the description of Martin Hall’s obsolescence was that it 

lacked an elevator.  Based on the professional opinion found within the appraisal report 

and the fact that the obsolete buildings in Sub-Area B comprise a majority of the build-

ing square footage in the Area, the finding of obsolescence is present to a meaningful 

extent. 
 

                                                
4 http://www.wevaluebloomington.org/ 
 
5 Finch, Brian A., MAI, and Paul R. Finch. Appraisal Report: Mennonite Storage Building and Martin Hall.  
Appraisal date May 16, 2016.  Prepared for Illinois Wesleyan University.  Used with permission of Illinois 
Wesleyan University. 
6 Finch, Brian A., MAI, and Paul R. Finch. Appraisal Report: Mennonite Storage Building and Martin Hall.  
Appraisal date May 16, 2016.  Prepared for Illinois Wesleyan University.  Used with permission of Illinois 
Wesleyan University. 
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c. Summary of Findings on Deterioration:  Deteriorating conditions were recorded on 6 

(67%) of the 9 buildings in the Area.  A field survey of exterior building conditions in 

the Area found structures with major defects in the secondary structural components, 

including windows, doors, gutters, downspouts, masonry and other fascia materials, etc.  

These deteriorated buildings are scattered throughout the Area.  Deteriorated site 

improvements, such as parking lots and driveways were dispersed throughout the Area.  

Of the improved parcels, 6 (67%) had deteriorated site improvements.  Deteriorated 

conditions were also found within street rights-of-way.  This included deteriorated 

street pavement, sidewalks and curb and gutters.  These conditions within street rights-

of-way were found in all of the sub-areas within the Area.  Attachment B in the 

Appendix provides photographic evidence of the conditions found on the properties 

and within the street rights-of-way located within the Area. 

 

d. Summary of Findings Regarding Structures Below Minimum Code Standards: There are 

five buildings within the Area that are not in compliance with minimum building code 

standards pursuant to the International Code Council family of codes 2012 edition and 
Chapter 44 of the Bloomington City Code (1960) and zoning code, as amended.  At-
tachment E - Letter from Building Official and Attachment F - Letter from City 
Planner reference various code violations associated with structures within the Area.  

The structures that did not meet minimum code standards are marked in Exhibit D - 
Existing Conditions Map.  The distribution of code violations throughout the Area is 

recorded in Exhibit C - Summary of Blighting Area Factors. 
 

e. Summary of Findings Regarding Excessive Vacancies:  There is about 93,437 square feet 

of total building space in the Area and of that amount approximately 71,930 square feet 

is vacant.  This equates to a vacancy rate of 77% which is extremely high.  This will have 

an adverse influence on the properties within the Area and beyond if a plan for redevel-

opment is not enacted. 
 

f. Summary of Findings Regarding Excessive Land Coverage and Overcrowding of Struc-

tures and Communities Facilities:  There is a lack of required off-street parking result-

ing in excessive land coverage on several parcels within the Area.  Bloomington’s City 

Code, Chapter 44, Section 44.7-2, describes the requirements for off-street parking in 

relation to commercial and institutional uses.  The parking lots serving 103 West 

Chestnut Street, 110 East Chestnut Street, 901 North Main Street, and the parking lot 

located immediately west of 802 North Main Street exhibits characteristics of excessive 

land coverage.  According to Chapter 44, Section 44.7-2, parking lots with more than 

nine parking spaces are required to reserve 10% of the total square footage for land-

scaping.  Parking lots of this magnitude or greater are also required to maintain a green 
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buffer of varying degrees based on the landscaping decisions of the parking lot owner 

and certain guidelines within Bloomington’s City Code.  Furthermore, exiting the park-

ing spaces on the parcel at 901 North Main Street is made dangerous by having to back 

out on to North Main Street and East Walnut Street.  It is common practice to require 

property owners to provide access along well-travelled commercial corridors that is safe 

for both customers and passersby.  Zoning code violations associated with excessive 
land coverage are documented in Attachment E and Attachment F. 
 

g. Summary of Findings Regarding Environmental Clean-up:  The owner of the fueling sta-

tion located at 802 North Main Street retained GEOCON Professional Services, LLC 

(“GEOCON”) to prepare a Site Investigation Work Plan and Budget to provide to the Il-

linois Environmental Protection Agency.  The purpose of the investigation was to de-

termine the extent of soil and groundwater contamination at 802 North Main Street 

and the surrounding area due to the presence of leaking underground storage tanks.  

There are were 5 underground storage tanks on the site that held gasoline and heating 
oil during the time of the building’s use as a fueling station.  Attachment G – Geocon 
Professional Services for Quinn’s Shell (October 18, 2016) provides more details 

about contamination on the site. 
 

The plan and budget created by GEOCON was to be used to prepare a Site Investigation 

Completion Report to obtain approval of a Corrective Action Plan and Budget.  One of 

the soil samples submitted by GEOCON for laboratory testing was found to contain lev-

els of harmful chemical compounds in excess of established soil remediation objectives.  

It has not been determined at this point in time whether or not the leaked chemicals 

from the underground storage tanks will have an adverse influence on the development 

of surrounding properties, including but not limited to the former Electrolux site, but 

the possibility of added remediation costs has the potential to be an obstacle until the 

whereabouts of leaked chemicals are documented.   
 

h. Summary of Findings Regarding Declining or Lagging Rate of Growth of Total Equalized 

Assessed Valuation:  This factor is applicable to the area as a whole.  The total equalized 

assessed valuation (EAV) for the Area has declined for three (3) out of the last five (5) 

years for a total decline of nearly 70% during this time period.  This valuation trend was 

significantly below the relatively stagnant trend of the balance of the City (up by 0.78%) 

and significantly below the Consumer Price Index (“CPI”) during this same time period 
(up by 8.70%).  Exhibit E - Comparison of EAV Growth Rates (2010-2015) shows 

the declining EAV of the Area and how this trend compares to the balance of the City 

and the CPI.  To confirm whether or not the Area’s total EAV was skewed by relatively 

few properties, the valuation trend was computed for each taxable parcel.  Exhibit F - 
Annual EAV Change by Parcel (2010-2015), illustrates the trend in value for each 
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taxable parcel of real estate in the Area.  This map shows that four (4) of the taxable 

parcels declined four (4) out of the last five (5) years.  One (1) parcel declined two (2) 

out of the last five (5) years.  Five (5) parcels were tax exempt five (5) out of the last five 

(5) years.  Thus, the declining or lagging rate of growth of total EAV is distributed 

throughout the Area.   

 
 

2. Findings on Vacant Land 
 

There is one vacant parcel, formerly the site of the Home Care Products division of Electro-

lux, that constitutes 3 acres of the 6.97 acres of land within the Area, net of street and alley 

rights-of-way (807 North Main Street).  There are two ways to qualify vacant land under the 

criteria for a blighted area.  Under the first method, the land must exhibit two or more fac-

tors pursuant to Sub-Section 11-74.4-3 (a) (2).  Qualifying factors relevant to this vacant 

parcel include the deterioration of structures or site improvements in neighboring areas and 

the total EAV of the proposed Area has declined for three (3) out the last five (5) years.  Un-

der the second method, the land must exhibit one or more of the factors pursuant to Sub-

Section 11-74.4-3 (a) (3).  The qualifying factor relevant to this parcel is that the former 

Electrolux facility was blighted before becoming vacant and there has not been substantial 

private investment in the immediate area surrounding that property in recent years. 
  

Tax Year
EAV of 

Redevelopment 
Project Area

Balance

of City 1

Area Growth 
Rate Less Than 

Balance of 
City?

CPI 2

Area 
Growth 

Rate Less 
Than CPI?

2010 2,281,770$            1,796,882,789$      218.056
2011 2,131,264$            1,798,003,018$      224.939

Annual Percent Change -6.6% 0.1% YES 3.2% YES
2012 692,279$               1,761,013,086$      229.594

Annual Percent Change -67.5% -2.1% YES 2.1% YES
2013 684,735$               1,760,887,068$      232.957

Annual Percent Change -1.1% 0.0% YES 1.5% YES
2014 687,725$               1,794,787,728$      236.736

Annual Percent Change 0.4% 1.9% YES 1.6% YES
2015 691,202$               1,810,927,156$      237.017

Annual Percent Change 0.5% 0.9% YES 0.1% NO

2
Consumer Price Index for All Urban Consumers. Source:  U.S. Bureau of Labor Statistics

City of Bloomington, Illinois
North Main Street / Chestnut Street Redevelopment Project Area

Comparison of EAV Growth Rates (2010-2015)
Exhibit E

1 Total City EAV minus EAV of Redevelopment Project Area.
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a. First Qualifying Method - Sub-Section 11-74.4-3 (a) (2): 
 

 (1)  Summary of Findings on Deterioration:  Structures and site improvements in areas ad-

jacent to the vacant land are deteriorated.  The buildings located immediately to the  

  south of the vacant land are deteriorated due to major defects in the secondary struc-

tural components, including windows, doors, gutters, downspouts, masonry and other 

fascia materials, etc.  Deteriorated site improvements, such as parking lots and drive-

ways are also located adjacent to the vacant land.  Deteriorated conditions were also 

found within adjacent street rights-of-way.  This included deteriorated street pavement, 
sidewalks and curb and gutters.  These findings can be found in Exhibit D – Existing 
Conditions and in the photos contained in Attachment B in the Appendix. 

 

 (2) Summary of Findings Regarding Declining or Lagging Rate of Growth of Total Equalized 

Assessed Valuation:  The total equalized assessed valuation (EAV) for the Area has de-

clined for three (3) out of the last five (5) years for a total decline of nearly 70% from 

2010-2015.  Exhibit F – Annual EAV Change by Parcel (2010-2015), illustrates the trend 

in value for each taxable parcel of real estate in the Area. 
 

b. Second Qualifying Method - Sub-Section 11-74.4-3 (a) (3): 
 

While this vacant parcel qualifies based on the two factors listed above, it also qualifies as a 

blighted improved area immediately prior to becoming vacant in accordance with the defini-

tion of a blighted area.  There has not been substantial private investment in the immediate 

vicinity of the subject property.  The narrative below provides a brief history of the property 

and the factors that qualify it as a blighted area before becoming vacant. 
 

The former buildings, aptly referred to as a muddled agglomeration of separate buildings 

and additions formerly occupied by Electrolux, had a history comprised of various uses, 

owners, and renovations over many decades.  The property’s first notable user was a sanita-

rium and hospital during the late 19th and early 20th centuries, and additions were erected 

over time to accommodate the user’s growing operations.  Subsequent owners and users, 

such as the Mennonite Sanitarium Association and BroMenn Long Term Care, saw fit to 

build additions to accommodate their own needs throughout the middle and late 20th centu-

ry.   
 

Near the end of the 20th century, the medical departments housed on the subject property 

moved to a regional care facility in Normal and the complex was later purchased by the Eu-

reka Co. to be used as their research and development location.  During the first part of the 

21st century, Illinois Wesleyan University acquired part of the complex. Electrolux acquired 

the Eureka Co. before eventually vacating their portion of the complex in 2011.  The com-

plicated history of uses on the site and the various structures built upon it lend credit to a  
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finding of obsolescence because the market for hospitals, research and development facili-

ties, and office space would not support the renovation of the subject property into a suita-

ble location for a commercial enterprise related to the original use.  The following summa-

rizes the blighting factors that were present prior to the property becoming vacant. 
 

(1) Summary of Findings on Obsolescence: The facilities that housed Electrolux were ob-

solete because they were ill-suited for the original use of the property.  The buildings 

had outdated floorplans that were economically incurable due to the lack of demand 

for the renovation of the property as a whole.  Market demand for the site was driv-

en by its location and size rather than the quality, utility, and the economic viability 

of the obsolete buildings that stood on it.  Before its demolition, the Electrolux facili-

ty was an obsolete improvement accompanied by the obsolete Illinois Wesleyan Uni-

versity buildings to the south and the obsolete fueling station to the west.  Exhibit 
G – Former Electrolux Facility Building Diagram by Construction Year docu-

ments the obsolete layout of the former Electrolux facility before it was demolished. 

 

Furthermore, the original use of several of the central structures within the former 

Electrolux facility was as a sanitarium.  Sanitaria typically housed medical staff and 

therapy accommodations that were used to treat a variety of illnesses up until the 

advent of more advanced modern medicines in the mid-twentieth century.  Although 

there are modern examples of sanitaria that have been adapted for new medical and 

therapeutic roles, these examples are too few and they do not make up a large 

enough share of the market for medical real estate to deem the former Electrolux fa-

cility a likely candidate for use as a contemporary medical facility.   
 

(2) Summary of Findings Regarding Excessive Vacancies: Electrolux announced in 2009 

that it was going to consolidate its operations into a single location in Charlotte, 

North Carolina.  The company’s Home Care Products division vacated its complex at 

807 North Main Street in the summer of 2011 and left approximately 156,000 

square feet of vacant commercial building space behind.  Approximately 180 jobs in 

the local labor market were lost when Electrolux moved out.  The lost jobs and vacant 

commercial space had an adverse influence on the surrounding areas and overlap-

ping taxing bodies.  The vacant space in the Electrolux facility added to an already 

mounting vacancy issue in the immediate vicinity.   
 

(3) Summary of Findings Regarding Excessive Land Coverage and Overcrowding of 

Structures and Communities Facilities: Given the size of the building complex, the 

parking lot located to the east of the former Electrolux facility did not conform to re-

quired off-street parking guidelines imposed by the City of Bloomington on office 

uses.  The minimum amount of parking required for office uses is one parking space  
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per 200 square feet of gross floor area.  According to these standards, the former 

Electrolux property was required to have approximately 780 parking spaces.  Instead, 

it had about 204 off-street parking spaces, including those located on parking lots on 

adjoining blocks.  These adjoining parking lots have been since repurposed.   

 
Furthermore, parking lots with 9 or more spaces must reserve 10% of the total park-

ing area for landscaping.  Finally, parking lots are not permitted to be built out di-

rectly to adjoining rights-of-way without a landscape buffer.  Thus, the building site 

coverage plus the parking areas and drives covered more than 90% of the site and 

still failed to have adequate off-street parking. 
 

(4) Summary of Findings Regarding Environmental Clean-up: The former Electrolux fa-

cility and the adjacent parking lot to the east have a checkered history of environ-

mental issues.  Two Leaking Underground Storage Tank (L.U.S.T.) incidents were 

recorded with the Illinois Environmental Protection Agency and a previous owner re-

ceived “No Further Remediation” (NFR) letters for these events in 1994 and 1996.  

In October 2013, an 8,000-gallon Underground Storage Tank (UST) was removed 

and it was witnessed by the Illinois Office of the State Fire Marshall.  According to a 

Phase I Environmental Site Assessment performed in May 2016 by the Farnsworth 

Group, all of the UST’s have been removed from the former Electrolux site. 
 

Exhibit H - Former Electrolux Facility Asbestos Contamination shows the lev-

el of contamination throughout the former Electrolux facility before demolition be-
gan.  Attachment D – Limited Asbestos-Containing Building Materials In-
spection, found in the Appendix, contains a detailed report of the contamination 

found on site.  Before the former Electrolux facility was demolished, a Limited Asbes-

tos-Containing Building Material Inspection was performed in March 2011 by 

McKee Environmental, Inc. at the request of Kirk Holdings, LLC.  All of the buildings 

in the complex were either assumed to contain asbestos or found to contain asbestos 

in an amount at or above the level deemed dangerous by the U.S. Environmental 

Protection Agency.  Kirk Holdings, LLC, the owner of the subject property and the 

company performing the demolition of the Electrolux site, was issued a building 

permit with a stated cost of $28,000 to perform the asbestos removal. 
 

(5) Summary of Findings Regarding Declining or Lagging Rate of Growth of Total 

Equalized Assessed Valuation: The total equalized assessed valuation (EAV) for the 

Area has declined for three (3) out of the last five (5) years for a total decline of near-

ly 70% from 2010-2015.  By itself, the former Electrolux site declined four (4) out of 

the last five (5) years for a total decline of over 70% from 2010-2015. 
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Within the Area, there has been a lack of significant private investment in the immediate vicini-

ty of the former Electrolux facility resulting in an Area-wide drop in EAV over the last five years, 

an increase in vacant building space, widespread deferred maintenance on site improvements, 

and the extensiveness of obsolescence.  The aforementioned decline in EAV growth is a sign of 

the lack of private investment in the Area and the immediate vicinity of the subject property.  

Additionally, the documented deterioration of site improvements and the predominance of ob-

solete commercial space in the Area show a lack of interest by the private market participants.  

Finally, an extremely high vacancy rate of 77% in the Area is a sign that market demand for the 

remaining buildings within the Area has been very weak. 
 

In the vicinity of the Area, the notable private investment has been a new carwash at North 

Main Street and East Walnut Street (built 2012), which formerly served as a parking lot for 

Electrolux.  The other private development projects include two small two-story apartment 

buildings located on the north side of Walnut Street at North East Street.  Due to the relatively 

small size of these developments, they are not considered to be “substantial private investment 

in the immediate surrounding area.” 
 

Based on the above findings, the vacant former Electrolux parcel qualified as a blighted area be-

fore becoming vacant. 
 
E. Summary of Eligibility Factors for the Area 
 

The study found that the Area contains conditions that qualify it as a conservation area and a 
blighted area.  The following summarizes the existence of the most predominant blight-

ing/conservation factors existing within the Area: 
 

1.  Improved Area 

 

Factors under Section 11-74.4-3 (a) (1): Of the 9 buildings located in the Area, 7 (78%) are 

greater than 35 years old, which exceeds the statutory threshold of 50% (prerequisite for a 

“conservation area”).  The five blighting factors summarized below exceed the minimum of 

three blighting factors being present in order to qualify as a conservation area under the Act. 
 

(1) Deterioration – 67% of the buildings and 67% of parcel site improvements exhibit signs of 

deterioration as defined in the Act.  Deteriorated conditions were also found within the 

public right-of-way (including street pavement, sidewalks, curb and gutters). 
(2) Obsolescence – 59% of the total building square footage in the Area is obsolete and ill-

suited for the original use. 

(3) Excessive Vacancies – 77% of the total building space in the Area was found to be vacant 

during the field survey, which is relatively high. 
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(4) Excessive land coverage – 67% of the parcels in the Area exhibit characteristics of exces-

sive land coverage. 
(5) Sub-par EAV trends – The total EAV in the Area declined three (3) out of the last five (5) 

years. 
 

By virtue of the five blighting factors being present to a meaningful extent and distributed 

throughout the improved portion of the Area, said improved Area qualifies as a blighted area. 
 

2.  Vacant Area 
 

 Factors under Section 11-74.4-3 (a) (2): 
(1) Deterioration – structures and site improvements in areas adjacent to the vacant land are 

deteriorated. 

(2) Sub-par EAV trends – the total EAV in the Area declined three (3) out of the last five (5) 

years. 
 

 Factors under Section 11-74.4-3 (a) (3): 

(1) Blighted before becoming vacant – The former Electrolux facility was blighted before be-

coming vacant and being demolished. 
 

By virtue of the above findings, the vacant portion of the Area qualifies as a blighted area as the 

definition thereof is applied to vacant land. 
 

This study finds that the Area contains conditions that qualify it as both a conservation area and a 

blighted area, as these terms are defined in the Act.  The qualifying conditions that exist in the Ar-

ea are detrimental to the Area, as a whole, and the long-term interests of the taxing districts. 
 

Therefore, it is concluded that public intervention is necessary because of the conditions 
documented herein and the lack of private investment, on the whole, within in the Area.  The City 
Council should review this analysis and, if satisfied with the findings contained herein, proceed with 
the adoption of these findings in conjunction with the adoption of a Redevelopment Plan and 
establishment of the Redevelopment Project Area, pursuant to the Act.  Once in place, the goal will 
be to use TIF to incent private investment that will ultimately improve property values over the 
long term. 
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ATTACHMENT A 

 

City of Bloomington Ordinance No. 2016-45 

North Main & Chestnut Redevelopment Project Area 

  













Ex
h

ib
it

 A
: N

o
rt

h
 M

ai
n

 S
tr

e
e

t 
/ 

C
h

e
st

n
u

t 
St

re
e

t 
St

u
d

y 
A

re
a



 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT B 

 

Existing Conditions Photos 

  



PHOTOGRAPHS OF EXISTING CONDITIONS
North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois

Photos taken 06/16/2016 1

On June 16th, 2016 PGAV PLANNERS staff conducted a field review of the properties and improvements located inside 
the North Main Street / Chestnut Street Redevelopment Project Area (the “Area”). The following pages contain a series of 
photographs taken during this site visit, which PGAV PLANNERS believes to be representative of the conditions of the Area. 

804 North East Street (Former Martin Hall)
This section contains pictures of interior and exterior conditions found at 804 North East Street.

The former dormitory on 804 North East Street is vacant. The asphalt pavement on North East Street, located on the 804 
North East Street property, has disintegrated exposing the old 
brick street surface.

Mold growing on the wall inside of the former dormitory. Standing water on the vacated North East Street right-of-way.
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North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois

Photos taken 06/16/2016 2

804 North East Street (Former Martin Hall) (cont’d)

Left & Right:  
Water damaged 

ceiling tiles on the 
interior of the  

former dormitory.

Left: Water  
damage around  
a window inside  

of the vacant  
dormitory

Right: Mold  
growing on an  
interior wall, 

above the drop 
down ceiling.

Left & Right:   
Water damage to 
the interior walls 

on the vacant 
dormitory.
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Bloomington, Illinois

Photos taken 06/16/2016 3

807 North Main Street (Former Mennonite Storage Building)
This section contains pictures of interior and exterior conditions found at 807 North Main Street.

Left: Water 
damage and mold 

growth on an 
interior wall in the 

vacant hospital.

Right: Water 
damaged and 

collapsed ceiling 
tiles in the vacant 
hospital building.

Left: Mold growth 
on an interior 

wall in the vacant 
hospital building.

Right: Water 
damaged and 

collapsed ceiling 
tiles in the vacant 

hospital.

Left: Vegetation 
coming through 
a window of the 
former hospital 

building.

Right: Water 
damaged and 

collapsed ceiling 
tiles in the vacant 

hospital.
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North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois

Photos taken 06/16/2016 4

807 North Main Street (Former  Mennonite Storage Building) (cont’d)

Left: Water running 
down the wall of 

the vacant hospital 
building has rusted 
the ceiling staining 

the wall.

Right: A window 
appears to be 

broken by vandals 
to gain access to 
the inside of the 

building.

Left: The plaster 
covering the 

perimeter 
columns, of this 
interior room, is 
crumbling due to 
excessive water 

damage. 

Left & Right: The 
plaster walls in the 

vacant hospital 
have water 

damage.
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North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois
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802 North Main Street (Former Shell)
This section contains pictures of interior and exterior conditions found at 802 North Main Street.

Left: The former 
Shell station 

located at 802 
North Main Street 

is vacant. 

Right: The parking 
lot at 802 North 

Main Street 
covers the entire 
lot and abuts a 

deteriorated public 
sidewalk.

Left: Step cracking 
on the exterior 

walls of the former 
Shell building.

Right: The rear 
door of the former 
Shell is rotted and 

deteriorated.

Left: The asphalt 
and concrete 

parking surface 
at 802 North 
Main Street is 
deteriorated. 

Right: The lighting 
standards for 

802 North Main 
Street are rusted 
and lying on the 

ground.
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802 North Main Street (Former Shell) (cont’d)

Left:  Step cracking 
and shifting of the 
concrete blocks on 
the interior wall of 
the former Shell.

Right: A vertical 
crack in the 

masonry wall in 
the office of the 

former Shell.

Left:  Step cracking 
and shifting of the 
concrete blocks on 
the interior wall of 
the former Shell.

Right: The 
windows frames 

of the former Shell 
are rotted.

Left & Right: 
Water damage 

to the ceiling of 
the former Shell 

building.



PHOTOGRAPHS OF EXISTING CONDITIONS
North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois
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107 East Chestnut Street (Creativity Center)
This section contains pictures of interior and exterior conditions found at 107 East Chestnut Street.

Left: The 
Bloomington 

Creativity Center is 
over 50% vacant.

Right: Sheer 
cracking in the 

exterior brick sills 
of the Creativity 

Center.

Left: Water 
damaged and 

collapsed ceiling 
tiles at the 

Creativity Center.

Right: Water 
stained drywall, 

due to a roof leak, 
in the Creativity 

Center.

Left: A 
deteriorated 

drainage channel 
along North East 

Street.

Right: Moisture 
inside of the 

glass door of the 
Creativity Center, 

indicating the 
seals have failed.
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107 East Chestnut Street (Creativity Center) (cont’d)

Left: Moisture in 
a window, due to 
failed seals, in the 
Creativity Center.

Right: Water 
damage around 

the elevator in the 
Creativity Center.

Left: Water 
running down 
the wall of the 

Creativity Center 
rusted the ceiling 

structure and 
stained the wall.

Right: Water 
damaged ceiling 
tiles inside of the 
Creativity Center.

Left: Water 
damaged and 

collapsed ceiling 
tiles in the 

Creativity Center.

Right: The HVAC 
system on the 

Creativity Center 
is rusted and two 
of the three units 
are inoperable.
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North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois
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103 West Chestnut Street (Illinois Wesleyan Parking Lot)
This section contains pictures of exterior conditions found at 103 West Chestnut Street.

208 East Chestnut Street
This section contains pictures of exterior conditions found at 208 East Chestnut Street.

Left: Cracking 
in the asphalt 

parking lot located 
at 103 West 

Chestnut Street.

Right: A pothole, 
containing 

standing water, 
located at 103 
West Chestnut 

Street.

Left & Right: 
Cracking in the 
asphalt parking 

surface at 208 East 
Chestnut Street.

Left: The curb 
stops for 103 West 

Chestnut Street 
are deteriorated, 
exposing their 

steel reinforcing 
bars.

Right: A dislodged 
curb stop located 

at 103 West 
Chestnut Street. 
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North Main Street / Chestnut Street Redevelopment Project Area

Bloomington, Illinois

Photos taken 06/16/2016 10

Parking Lot and Right-of-Way Conditions
This section contains pictures of parking lots and right-of-ways found throughout the area.

Left: The pavement 
on West Chestnut 

is cracked and 
deteriorated. 

(Between North 
Main and North 

East Streets)

Right: The street 
pavement along 
West Chestnut, 
and the apron 

entering 802 North 
Main Street, are 

deteriorated.

210 East Chestnut Street (Burr House)
This section contains pictures of interior and exterior conditions found at 210 East Chestnut Street.

Left: The soffit 
and fascia on the 
Burr House are 

deteriorated.

Right: Cracking on 
the interior plaster 

wall of the Burr 
House.

Right: The slate 
roof on the 

Burr House is 
deteriorated and 
the   flashing is 

rusted.
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Photos taken 06/16/2016 11

Parking Lot and Right-of-Way Conditions (cont’d)
This section contains pictures of exterior conditions found at 103 West Chestnut Street.

Left: Deteriorated 
street pavement 

along West 
Chestnut. (West 
of North Main 

Street)

Right: The curbs 
along the west side 

of North Center 
Street are severely 

deteriorated.

Left: The edge 
of the pavement 

along West 
Walnut Street 

is deteriorated. 
(Between North 
Main Street and 

North East Street)

Right: The 
sidewalk along 
West Walnut 

Street is severely 
deteriorated. 

(Between North 
Main Street and 

North East Street)

Left: The paving at 
the intersection of 
North Main Street 
and West Chestnut 

Streets has 
alligator cracking.

Right: The 
alley just west 
of 103 West 

Chestnut Street is 
deteriorated. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT C 

 

Parcel  Identification  Numbers,  Property Owners & 2015 EAV 

  



 

1 21-04-132-013 Illinois Wesleyan University -$                   

2 21-04-132-010 Elmo J Quinn 56,142$        

3 21-04-129-014 Home Investments II LLC 57,675$        

4 21-04-129-023 Candlelight Apartments LLC 28,062$        

5 21-04-133-010 Illinois Wesleyan University -$                   

6 21-04-133-009 3 Kirk Holdings LLC 443,191$      

7 21-04-205-014 Illinois Wesleyan University -$                   

8 21-04-205-012 Brady-Rhodes, Mary Ann 106,132$      

9 21-04-137-000 City of Bloomington -$                   

9 21-04-137-001 City of Bloomington -$                   

9 21-04-137-002 City of Bloomington -$                   

9 21-04-137-003 City of Bloomington -$                   

9 21-04-137-004 City of Bloomington -$                   

9 21-04-137-005 City of Bloomington -$                   

9 21-04-137-006 City of Bloomington -$                   

9 21-04-137-008 City of Bloomington -$                   

9 21-04-137-009 City of Bloomington -$                   

9 21-04-137-010 City of Bloomington -$                   

9 21-04-137-011 City of Bloomington -$                   

10 21-04-136-013 City of Bloomington -$                   

TOTAL 691,202$ 

Property Identification Number (PIN) List & 2015 EAV
North Main Street  / Chestnut Street Redevelopment Project Area

City of Bloomington, Illinois

Locator No.
Parcel ID No.

(PIN)
Property Owner 2015
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ATTACHMENT D 

 

March 2011, Limited  Asbestos-Containing 

Building  Materials  Inspection 

 

































 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT E 

 

Letter from Building Official 

  







 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT F 

 

Letter from City Planner 



 

 
 

 

 

 

Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 

 
 
September 12, 2016 
 
 
 
 
Mike Weber, Director 
PGAV PLANNERS 
200 North Broadway, Suite 1000 
St. Louis, MO 63102 
 
 
RE: Main Street / Chestnut Street TIF Study Area Structures below Minimum Code Standard 
 
Mr. Weber, 
 
The intent of the letter is to highlight salient zoning code issues for the properties located within the 
proposed Main Street / Chestnut Street TIF Study Area. The following issues were identified on 
September 12, 2016: 
 
103 W Chestnut Street (IWU Parking Lot & Shed): The parking lot does not comply with the required 
parking lot landscaping setbacks, points and screening. The drive aisles do not comply with the required 
twenty-five (25) feet and the parking stalls do not meet the required nineteen (19) feet length for 90 
degree parking.  
 
802 N Main Street (Quinn Shell Gas Station): The south east ingress is located too close to the 
intersection of W. Chestnut St. and Business 51. As this property is developed, this ingress/egress should 
be closed to not impede traffic on W. Chestnut Street and to better facilitate on-site traffic circulation. The 
property does not comply with parking lot landscaping setbacks and points. This property is zoned B-1, 
Highway Business District however, our Comprehensive Plan 2035 identifies this area as future Mixed 
Use identifying the need for pedestrian friendly development. The auto-focused B-1 zoning and 
development as a gas station is not compatible with the goals of the Comprehensive Plan and 
discourages walkability. 
 
807 N Main Street (Former Electrolux Building): 
 
801 N Main Street (IWU Storage Building): 
 
110 E Chestnut Street (IWU Former Dormitory): The building is four (4) stories tall, the minimum 
required rear and side yard setbacks for this property are one third of the building’s height. The property 
does not meet the minimum setback along the northern border of the property. The property is zoned S-1, 
with a 1:1 Floor Area Ratio or 100% Max Floor Area. This property exceeds the allowed max floor area.    
 
107 E Chestnut Street (BCPA Creativity Center): The property is zoned C-1 and required to have a 
front yard setback of twenty (20) feet. This property does not comply with this front yard setback along E. 
Chestnut Street. The property does not comply with rear yard setbacks between the southern property 
line and the building. This property is multiple stories and exceeds the 100% Max Floor Area for the C-1 
district.  
 
210 E Chestnut Street (Burr House B&B): The accessory parking structure is located less than three 
(3) feet from the lot line. The property provides the required eight (8) spaces, however no ADA accessible 
spaces are provided.  

 



Department of Community Development 
115 E Washington St, Ste 201 

Bloomington IL  61701 

901 N Main Street (Taqueria El Porton and 
parking lot to the north): The ingress/egress for this property is completely destroyed and is located too 
close to the intersection at E. Walnut and Business 51. Additionally, the ingress/egress spans the width of 
the property line and the existing sidewalk is indistinguishable. This is a safety hazard for pedestrians and 
not in accordance with the goals of the Comprehensive Plan for this area. As this property is developed, it 
should be reconstructed with curb and gutter. The on-site parking spaces are not clearly marked, with 
stall and aisle dimensions difficult to determine. The parking lot appears to be in noncompliance with the 
aisle and stall dimensions for 90 degree parking. The property does not meet the required five (5) foot 
side yard setback on the northern property line and it does not comply with the five (5) foot rear yard 
setback along the eastern property line.  

Sincerely, 

Katie Simpson 
City Planner 
Department of Community Development 
City of Bloomington Illinois.  



 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT G 

 

Geocon Professional Services for Quinn’s Shell 

October 18, 2016 



 

October 18, 2016 

 

Mr. David Hales 
City of Bloomington 
109 E. Olive Street 
Bloomington, Illinois  61701 

 

SUBJECT:   LPC #1130205487 – McLean County 
Bloomington / Quinn’s Shell (Elmo Quinn) 
802 N. Main Street 
LUST Release Incident No. 20150322 
GEOCON Project No. 15-G151 

 

Dear Mr. Hales: 

GEOCON Professional Services, LLC. (GEOCON) is currently conducting Corrective Action work at the 
Quinn’s Shell facility located at 802 N. Main Street in the City of Bloomington, McLean County, Illinois.  
GEOCON has been retained by Mr. Elmo Quinn of Quinn’s Shell to assist with obtaining closure of leaking 
underground storage tank (LUST) release incident 20150322 under the guidance and authority of the 
Illinois Environmental Protection Agency (IEPA) and 35 Illinois Administrative Code (IAC) Part 734, 
Petroleum Underground Storage Tanks.  This letter is intended to provide the City of Bloomington with a 
summary of the Corrective Action completed to date and to request adoption of a limited area 
groundwater restriction ordinance for use as an Institutional Control.   

At the time of the 2015 LUST release incident, the site was known as the Quinn’s Shell automobile 
fueling facility owned and operated by Mr. Quinn.  A topographic map of the site is provided as Figure 1 
in Attachment 1.  An aerial photograph of the site and surrounding properties is provided as Figure 2 in 
Attachment 1.   A site plan is provided as Figure 3 in Attachment 1.   

Since then, and, as required by the IEPA in accordance with the LUST regulations set forth in 35 IAC Part 
734, subsurface investigation work was completed to define the horizontal and vertical extent of the soil 
and groundwater contamination resulting from the LUST release incident.   The measured extents of soil 
and groundwater contamination have been defined and are illustrated on Figures 4 and 5 in Attachment 
1.  The modeled extent of groundwater contamination was evaluated through a Tier 2 evaluation using 
risk-based models and is illustrated on Figure 6 in Attachment 1.   

As a point of reference, the measured extents of soil and groundwater contamination are based on 
actual testing data gathered during the previous subsurface investigations; however, the modeled 
extent of groundwater contamination is based on results of Tier 2 risk-based equations outlined in in 35 
IAC Part 742, Tiered Approach to Corrective Action Objectives.  The Tier 2 modeling takes into account 
site specific geology and other site specific conditions (ie: hydraulic gradient, hydraulic conductivity, 
measured data, proximity to water supply wells and surface waters).  The modeling assumes that the 
groundwater contamination could potentially move further outward (laterally) from the existing 
groundwater monitoring well sampling points; however, this may not actually occur.  



GEOCON Project No. 15-G151 
LPC #1130205487 – McLean County 
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802 N. Main Street 
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  GEOCON Professional Services, LLC 

 

Based on the findings of a water supply well survey that involved contacting numerous state and local 
agencies, there are no community potable water supply wells within 2,500 feet of this site and no 
private water supply wells within 200 feet of the site.  We are not aware of any active, abandoned or 
sealed private wells on the gas station site.  We did not observe or find record of any private water wells 
on the adjacent properties.  It is our understanding that the site and all surrounding properties are 
serviced by the City’s municipal water supply, which is obtained from surface water impounded within 
Lake Bloomington and Evergreen Lake, both of which are located approximately 7 to 8 miles north of the 
City of Bloomington, Illinois.   

A Corrective Action Plan (CAP) and Budget, dated February 15, 2016 and prepared by GEOCON, was 
approved by the IEPA in a letter to Quinn’s Shell, dated March 8, 2016.  The CAP and Budget proposed, 
after completion of the remedial excavation and landfill disposal of the highly contaminated soils in the 
southeastern portion of the site, that an evaluation of exposure routes be completed and that 
Institutional Controls be implemented for the site to address the remaining soil and groundwater 
contamination.  More specifically, it was proposed to eliminate the groundwater ingestion exposure 
route, which requires the establishment of a groundwater restriction ordinance for the area of the 
modeled extent of groundwater contamination.  As such, we are requesting that the City of Bloomington 
adopt an ordinance that expressly prohibits any person, including the City of Bloomington, from drilling 
a well or using the groundwater beneath a specified area surrounding the site.  For discussion purposes, 
the approximate limits of the proposed ordinance area would be a roughly rectangular-shaped area 
including an approximate 236-ft. radius from the site.  The 236-ft. distance is based on the Tier 2 risk-
based modeling which shows that at a distance of 236 feet from the site, the concentration levels of 
contaminants of concern in the groundwater would be below the Tier 1 remediation objectives (ROs) for 
a Class I groundwater setting.  The IEPA approved the Tier 2 risk-based modeling contingent on the 
adoption of the limited ara groundwater restriction ordinance. 

The proposed area to be covered is shown on Exhibit A to the draft groundwater restriction ordinance 
provided in Attachment 2.  The proposed limits of the ordinance area can be modified if desired by the 
City of Bloomington, including the entire area of the corporate limits of the City of Bloomington.  The 
adoption of the groundwater restriction ordinance, which is a conservative measure to protect human 
health and safety, would prevent someone from inadvertently or unknowingly drilling through the 
shallow groundwater contamination, which by doing so, could create a pathway for the contamination 
to migrate vertically into an underlying Class I potable water supply aquifer, if present.  We believe that 
it is in the best interest of the City of Bloomington to conservatively protect its residents and adopt the 
groundwater restriction ordinance.  

A copy of the proposed groundwater restriction ordinance in draft format is provided in Attachment 2.  
The draft groundwater restriction ordinance was created from a model document provided by the IEPA 
and from a review of groundwater restriction ordinances previously adopted by the City of Bloomington.   

Should you require further information regarding the LUST release incident, such as a copy of the IEPA-
approved CAP and Budget, please do not hesitate to contact us at your convenience.  In addition, the 
IEPA project manager assigned to this LUST incident is Mr. Dave Myers and he can be contacted at (217) 
785-7491 if you would like to speak with him directly pertaining to the IEPA’s approval of the CAP and 
Budget.    
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  GEOCON Professional Services, LLC 

 

Please review the provided information and contact the undersigned at (217) 530-4084 to discuss the 
possible adoption of the proposed groundwater restriction ordinance.  Additionally, I am more than 
happy to meet with the City of Bloomington as necessary to discuss the project in detail in order to 
advance adoption of the ordinance.  Thanks for your time and we look forward to your response.   

Sincerely, 
GEOCON Professional Services, LLC. 

 

 

Karl Newman, PG 
Senior Project Manager 
 
cc: Mr. Elmo Quinn, Quinn’s Shell. 
 
Attachments 
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