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Executive summary 

In October 2021, Ernst & Young LLP (EY) was engaged by the Village of Matteson, Illinois (“the Village”) to 
assist in its creation of a formal Eligibility Study and the Business District Development Plan.  These documents 
together constitute the Village’s Business District Development Plan and Project (the Business District Plan) for 
the Route 30 and Harlem Business District (the Business District). This Plan documents the Business District 
eligibility and qualifications in support of its designation as a “Blighted Area” and “Business District” pursuant 
to the definitions contained in the Business District Development and Redevelopment Law 65 ILCS 5/11-74.3-5 
(“Business District Act” or “the Act”). 

The Business District is located in the Village. It is generally bounded by Vollmer Road on the north, Lincoln 
Highway on the south, Harlem Avenue on the west, and Ridgeland on the east. 
 
The Business District consists of 18 Permanent Index Numbers (PIN(s)), including adjacent rights-of-way, and 
encompasses approximately 939 acres (meeting the requirement of the Act that the area must be contiguous). 
The primary land uses are mixed use, commercial, industrial, residential, and agricultural. 

Eligibility findings 

The Route 30 and Harlem Business District meets the requirements of the Act for designation as a Blighted 
Area and Business District.  The Village’s report concludes that the Route 30 and Harlem Business District 
meets the requirements of the Act for designation as a Business District and Blighted Area, as these criteria are 
reasonably present and distributed factors have been found to be present to a meaningful extent in the area: 

► Deterioration of Structures or site improvements  
► Improper subdivision or obsolete platting 
► Unsanitary or unsafe conditions 
► Economic Underutilization of the area 

 

Route 30 and Harlem Business District is a contiguous area and includes only parcels of real property directly 
and substantially benefitted by the Business District Plan.  

Route 30 and Harlem Business District, in its entirety, is located within the Village limits of Village of Matteson, 
Illinois. 

Route 30 and Harlem Business District Plan conforms to the Village’s Comprehensive Plan for the development 
of the municipality as a whole.  

Route 30 and Harlem Business District, on the whole, has not been subject to growth or development by 
private enterprises and would not reasonably be anticipated to be developed or redeveloped without the 
establishment of the Business District and the adoption of this Business District Plan. 

Development Plan and Project 

In addition to the eligibility analysis, the Village’s Business District Plan also contains the Development Plan for 
the area. The Village’s overarching goal of this Development Plan is to reduce or eliminate the conditions that 
qualify the Business District as a “Blighted Area” and to improve and redevelop the Business District for mixed 
land uses. This Redevelopment Plan provides potential strategies for supporting public and private 
development to strengthen the area. The Redevelopment Plan details specific objectives and strategies to 
accomplish the goal.  

The costs associated with the development and redevelopment of the properties in the Business District 
(including demolition of existing structures, land preparation, utilities, infrastructure, and traffic safety 
improvements) constitute an impediment to private investment.  Due to the extensive initial investment for 
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development incentive payments, rehabilitation, and public infrastructure that is required to allow development 
and redevelopment to occur, development and redevelopment of the area is not likely to occur solely as a 
result of private investment alone.  

Finally, the proposed land uses described in this Business District Plan are consistent with the approved land 
uses in the Village of Matteson, Illinois, Comprehensive Plan, March 15, 2021 (Comprehensive Plan).  
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1. Introduction  

Municipalities are authorized to create Business Districts by the Illinois Municipal Code, Business District 
Development, and Redevelopment Law, specifically in 65 ILCS 5/11-74.3-1 et seq., as amended (“Business 
District Act” or “Act”).  This document, entitled, Village of Matteson, Illinois, Route 30 and Harlem Business 
District, Business District Plan, December 2021 (“Business District Plan”), is to serve as a Business District Plan 
for the area that generally includes the properties along Route 30 and Vollmer Road from Harlem Avenue on 
the west, to Ridgeland Avenue on the east and adjoining rights-of-way (“Study Area”).   The boundaries of 
Route 30 and Harlem Business District have been drawn to include the Village of Matteson’s commercial areas 
in this corridor and is a contiguous area which only includes real property directly and substantially benefited 
by the proposed project to be undertaken as part of the Business District Plan.     

The Village of Matteson (“Village”) has determined that this area would benefit from designation as a Business 
District, as specifically provided for in the Business District Act.  This area is subsequently referred to in this 
Business District Plan as the “Route 30 and Harlem Business District”, or the “Business District”.   

EY was retained to assist the Village in assessing the qualifications of the Route 30 and Harlem Business 
District for Business District designation under the Business District Act and in preparing this Business District 
Plan.  In addition to describing how the area qualifies as a Business District and as a “blighted area”, in 
accordance with the Business District Act, this Business District Plan includes the following:   

► A specific description of the Business District boundaries and a map illustrating the boundaries.    
► A general description of each project proposed to be undertaken within the Business District, including 

a description of the approximate location of each project and a description of any developer, user, or 
tenant of any property to be located or improved within the proposed business district.   

► The name of the proposed Business District.    
► The estimated Business District Project Costs.   
► The anticipated sources of funds to pay Business District Project Costs.    
► The anticipated type and term of any obligations to be issued.   
► The rate of any tax to be imposed pursuant to the Business District Act and the period of time for which 

the tax shall be imposed.     

The boundaries of the Route 30 and Harlem Business District are generally described in Section 2 and Exhibit 
2 and depicted in Exhibit 1.  Exhibit 1 is a map of the Business District which illustrates that all parcels in 
Route 30 and Harlem Business District are contiguous. Exhibit 2 is the Village’s legal description of the Route 
30 and Harlem Business District, specifically describing the Business District boundaries.  All exhibits to this 
Business District Plan are incorporated herein by this reference thereto. 

The Village’s Business District Plan comprises the Eligibility Study and the Development Plan for the Business 
District, which is in the Village of Matteson. In October 2021, the Village Board authorized EY to assist in its 
creation of a formal Eligibility Study, the Redevelopment Plan and Project (Business District Plan). 

The Village’s Business District Plan summarizes the analyses and findings of EY’s work. EY, together with the 
Village, has prepared this Business District Plan and the related Eligibility Study with the understanding that 
the Village would review: 1) the findings and conclusions of the Business District Plan and the related eligibility 
study in its consideration to determine whether to proceed with the designation of the area and the adoption 
and implementation of the Business District Plan; and 2) the fact that the Village has obtained the necessary 
information so that the Redevelopment Plan and the related eligibility study will comply with the Act.  

A list of the Permanent Index Numbers (PIN(s)) is included in Exhibit 3: 2020 PIN and EAV list. 
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1.1 Statutory basis for business district act   

The Business District Act is intended to be used by municipalities to invigorate economically sluggish areas by 
addressing problems that cause the area to qualify as a Business District and a “blighted area” (“Blighted 
Area”) under the Business District Act. Municipalities are authorized to carry out development and 
redevelopment projects to achieve their goals for the Business District. The Business District Act finds and 
declares:  

1. It is essential to the economic and social welfare of each municipality that business districts be 
developed, redeveloped, improved, maintained, and revitalized, that jobs and opportunity for 
employment be created within the municipality, and that, if blighting conditions are present, blighting 
conditions be eradicated by assuring opportunities for development or redevelopment, encouraging 
private investment, and attracting sound and stable business and commercial growth. It is further 
found and determined that as a result of economic conditions unfavorable to the creation, 
development, improvement, maintenance, and redevelopment of certain business and commercial 
areas within municipalities opportunities for private investment and sound and stable commercial 
growth have been and will continue to be negatively impacted and business and commercial areas 
within many municipalities have deteriorated and will continue to deteriorate, thereby causing a 
serious menace to the health, safety, morals, and general welfare of the people of the entire state, 
unemployment, a decline in tax revenues, excessive and disproportionate expenditure of public funds, 
inadequate public and private investment, the unmarketability of property, and the growth of 
delinquencies and crime. In order to reduce threats to and to promote and protect the health, safety, 
morals, and welfare of the public and to provide incentives which will create employment and job 
opportunities, will retain commercial businesses in the state and related job opportunities and will 
eradicate blighting conditions if blighting conditions are present, and for the relief of unemployment 
and the maintenance of existing levels of employment, it is essential that plans for business districts be 
created and implemented and that business districts be created, developed, improved, maintained, and 
redeveloped.   

2. The creation, development, improvement, maintenance, and redevelopment of business districts will 
stimulate economic activity in the state, create and maintain jobs,  increase  tax  revenues,  encourage  
the  creation  of  new  and  lasting infrastructure, other improvements, and facilities, and cause the 
attraction and retention of businesses and commercial enterprises which generate economic activity 
and services and increase the general tax base, including, but not limited to, increased retail sales, 
hotel or restaurant sales, manufacturing sales, or entertainment industry sales, thereby increasing 
employment and economic growth.  

3. It is hereby declared to be the policy of the state, in the interest of promoting the health, safety, 
morals, and general welfare of all the people of the state, to provide incentives which will create new 
job opportunities and retain existing commercial businesses within the state and related job 
opportunities, and it is further determined and declared that the relief of conditions of unemployment, 
the maintenance of existing levels of employment, the creation of new job opportunities, the retention 
of existing commercial businesses, the increase of industry and commerce within the state, the 
reduction of the evils attendant upon unemployment, and the increase and maintenance of the tax base 
of the state and its political subdivisions are public purposes and for the public safety, benefit, and 
welfare of the residents of this state. 

4. The exercise of the powers provided in this Law is dedicated to the promotion of the public interest, to 
the enhancement of the tax base within business districts, municipalities, and the state and its political 
subdivisions, the creation of employment, and the eradication of blight, if present within the business 
district, and the use of such powers for the creation, development, improvement, maintenance, and 
redevelopment of business districts of a municipality is hereby declared to be for the public safety, 
benefit, and welfare of the residents of the state and essential to the public interest and declared to be 
for public purposes. 
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1.2 Municipal powers under the business district act 

Municipal powers under the Business District Act include the following:  

1. To make and enter into all contracts necessary or incidental to the implementation and furtherance of 
a business district plan. A contract by and between the municipality and any developer or other 
nongovernmental person to pay or reimburse said developer or other nongovernmental person for 
business district project costs incurred or to be incurred by said developer or other nongovernmental 
person shall not be deemed an economic incentive agreement under Section 8-11-20, notwithstanding 
the fact that such contract provides for the sharing, rebate, or payment of retailers' occupation taxes 
or service occupation taxes (including, without limitation, taxes imposed pursuant to subsection (10) 
the municipality receives from the development or redevelopment of properties in the business district. 
Contracts entered into pursuant to this subsection shall be binding upon successor corporate 
authorities of the municipality and any party to such contract may seek to enforce and compel 
performance of the contract by civil action, mandamus, injunction, or other proceeding.  

2. Within a business district, to acquire by purchase, donation, or lease, and to own, convey, lease, 
mortgage, or dispose of land and other real or personal property or rights or interests therein; and to 
grant or acquire licenses, easements, and options with respect thereto, all in the manner and at such 
price authorized by law.  No conveyance, lease, mortgage, disposition of land or other property 
acquired by the municipality or agreement relating to the development of property, shall be made or 
executed except pursuant to prior official action of the municipality. No conveyance, lease, mortgage, 
or other disposition of land owned by the municipality. 

3. To acquire property by eminent domain in accordance with the Eminent Domain Act. 
4. To clear any area within a business district by demolition or removal of any existing buildings, 

structures, fixtures, utilities, or improvements, and to clear and grade land. 
5. To install, repair, construct, reconstruct, or relocate public streets, public utilities, and other public site 

improvements within or without a business district which are essential to the preparation of a business 
district for use in accordance with a business district plan.  

6. To renovate, rehabilitate, reconstruct, relocate, repair, or remodel any existing buildings, structures, 
works, utilities, or fixtures within any business district.  

7. To construct public improvements, including but not limited to buildings, structures, works, utilities, or 
fixtures within any business district.  

8. To fix, charge, and collect fees, rents, and charges for the use of any building, facility, or property or 
any portion thereof owned or leased by the municipality within a business district.  

9. Utilize up to 1% of the revenue from a business district retailers' occupation tax and service occupation 
tax imposed under paragraph (10) and a hotel operators' occupation tax under paragraph (11) of 
Section 11-74.3-3 in connection with one business district for eligible costs in another business district 
that is:  

a. contiguous to the business district from which the revenues are received;  
b. separated only by a public right of way from the business district from which the revenues are 

received; or  
c. separated only by forest preserve property from the business district from which the revenues 

are received if the closest boundaries of the business districts that are separated by the forest 
preserve property are less than one mile apart.  

10. To pay or cause to be paid business district project costs.  Any payments to be made by the 
municipality to developers or other nongovernmental persons for business district project costs 
incurred by such developer or other nongovernmental person shall be made only pursuant to the prior 
official action of the municipality evidencing intent to pay or cause to be paid such business district 
project costs.  A municipality is not required to obtain any right, title, or interest in any real or personal 
property in order to pay business district project costs associated with such property. The municipality 
shall adopt such accounting procedures as shall be necessary to determine that such business district 
project costs are properly paid. 

11. To apply for and accept grants, guarantees, donations of property or labor or any other thing of value 
for use in connection with a business district project.  
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12.  If the municipality has by ordinance found and determined that the business district is a “blighted 
area” under this Law, to impose a retailers' occupation tax and a service occupation tax in the business 
district for the planning, execution, and implementation of business district plans and to pay for 
business district project costs as set forth in the business district plan approved by the municipality.  

13. If the municipality has by ordinance found and determined that the business district is a “blighted area” 
under this Law, to impose a hotel operators' occupation tax in the business district for the planning, 
execution, and implementation of business district plans and to pay for the business district project 
costs as set forth in the business district plan approved by the municipality.  
  

The Business District Act specifies that a municipality may impose a retailers’ occupation and a service 
occupation tax (collectively “Business District Sales Tax” or “Business District Sales Taxes”) and a hotel 
operators’ occupation tax (“Business District Hotel/Motel Tax” or “Business District Hotel/Motel Taxes”) 
applying revenues toward development and redevelopment within the Business District.    
  
The Business District Sales Tax may be imposed at a rate not to exceed one percent (1.0%) of the gross receipts 
from sales of tangible personal property within the Business District, and to be imposed only in quarter percent 
(0.25%) increments.  The Business District Sales Taxes may not  be imposed on "tangible personal property 
titled or registered with an agency of this state's  government or food for human consumption that is to be 
consumed off the premises where it is  sold (other than alcoholic beverages, soft drinks, and food that has been 
prepared for immediate  consumption), prescription and nonprescription medicines, drugs, medical appliances,  
modifications to a motor vehicle for the purposes of rendering it usable by a disabled person, and  insulin, urine 
testing materials, syringes, and needles used by diabetics, for human use," and may  not be imposed for more 
than twenty-three (23) years.  These Business District Sales Taxes, if imposed, shall be collected by the Illinois 
Department of Revenue and then disbursed to the Village.   
  
The Business District Hotel/Motel Tax may be imposed at a rate of not to exceed one percent (1.0%) of the 
gross rental receipts from the rental leasing or letting of hotel rooms within the Business District (excluding, 
however, gross rental receipts from the rental leasing or letting of a hotel to permanent residents, as defined in 
the Hotel Operators’ Occupation Tax Act), to be only imposed in quarter percent (0.25%) increments, may not 
be imposed for more than twenty-three (23) years and, if imposed, must be collected by the Village.  

 

1.3   Village of Matteson 

The Village of Matteson is a suburban community located in Cook County, Illinois. The Village of Matteson was 
developed in the mid-1800s.  The community was named after the tenth Governor of Illinois, Joel A. Matteson, 
who was in office at the time of the settlement. 

The Illinois Central and New York Central railroads brought people from the East Coast to the Matteson area.  
Some people decided to stay in the area rather than proceed to nearby Chicago.  By 1880, the community’s 
population included 500 residents.  The Village of Matteson incorporated in 1889. 

The Village continued to have steady residential and commercial growth until the 1950s, at which time growth 
began to soar.  The Village annexed over 1,000 acres in 1960, 230 acres in 1967, and 195 acres in the 1970s.  
In the 1970s the Lincoln Mall opened, and the Village has become a regional retail center with other 
commercial, office, and hotel development. 

The Village of Matteson is located in southern Cook County, approximately 20 miles south of Chicago.  The 
Village of Matteson is about 15 miles west of the Illinois-Indiana state line.  The community has convenient 
access to major highways I-57, I-90/94, I-80, and I-294.  Other principal roads serving the community are 
Lincoln Highway and Cicero Avenue.  O’Hare, Midway, and Gary/Chicago International airports provide 
domestic and international air carrier service for the community.  Kankakee Airport also provides general 
aviation services. 

According to the 2020 U.S. Census, the Village of Matteson’s population is 19,073 persons with 7,309 
households.  The Median Household Income is $83,729. 
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The Village of Matteson’s residents are served by Elementary School District 159 and Matteson School District 
162. Public high school students attend Rich Township High School District 227.  Several community colleges 
and four-year colleges are located near Matteson.   

Library services are provided by the Matteson Public Library.   

The Village of Matteson residents enjoy many recreational opportunities.  The Village operates 11 park sites 
and tot lots, and two community centers.  The Old Plank Road Trail is a regional multi-purpose trail that has 
several trailheads in the Village of Matteson, and goes through the Business District, as does a section of the 
Preservation Path. 

Matteson is governed by a Village Board, which is made up of six trustees and a Village President, who make 
policy decisions for the Village.  The Village Administrator carries out those policies under the direction of the 
Village Board and oversees the day-to-day operations of the Village. The Village is also supported by the Village 
Clerk, which keeps official records of the Village Ordinances, Resolutions, and minutes of the Board of Trustee 
meetings.  

Village of Matteson, Illinois 

 

 

1.4   Village of Matteson’s business district 

The Business District Area is located west of I-57 in the western edge of the Village of Matteson.  It is adjacent 
to Will County, which is on the west. It is generally bounded by Vollmer Road on the north, Lincoln Highway on 
the south, Harlem Avenue on the west, and Ridgeland on the east.  
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The primary businesses in the Business District area Manheim’s Chicago Auction Center, the nation’s leading 
provider of end-to-end wholesale vehicle solutions and Amazon, a leader in e-commerce. The Business District 
area has multiple parcels that include active working farms and residential homes. Additionally, the area 
contains designated wetland and portions of the Little Calumet River watershed, Headwaters Hickory Creek 
sub-watershed and the Butterfield Creek watershed. The area currently includes a variety of land uses, 
including commercial, residential, and agricultural, with planned future uses of flex and industrial to be 
included. The Village’s review of all future site developments ensures compliance with Village Codes and 
Ordinances, including the Village's Floodplain and Stormwater Management Code.  
 
As identified in Exhibit 3: 2020 PIN and EAV list, the Business District area consists of 18 PIN(s), including 
adjacent rights-of-way, and encompasses approximately 939 acres. The corresponding PINs and addresses for 
each parcel within the Business District are listed in Exhibit C.  The primary land uses are commercial, 
industrial, mixed-use, agricultural and open space (see Exhibit 6: Existing land use).  There are 13 primary 
buildings on 7 parcels.  For purposes of this Report, primary structures are defined as buildings that include the 
main operations of a business or residence and secondary structures include silos, grain bins, and barns. 

The Village of Matteson Comprehensive Plan (“Comprehensive Plan”) addresses the needs of the commercial 
areas.  It identifies the goals and objectives that would assist the Village in future decision-making regarding 
commercial and industrial land uses.  The recommended goals and objectives included some of the following:  

► Diversity and strengthen Matteson’s tax base. 
► Ensure public safety and support services needs are met. 
► Enhance Matteson’s gateways and regional corridors.  
► Build on Matteson’s distinct identity through residential and commercial development.  
► Preserve and enhance access to nature and open space.  
► Support the development and implementation of Pulse Pace service along US Route 30. 

 

The Village of Matteson has made efforts to address the challenges of sustaining and renewing its commercial 
and industrial corridors by encouraging investment by private enterprise.  Developer proposals, or the lack 
thereof, demonstrate that redevelopment on properties in the Business District continues to be a financial 
challenge for the private sector.  Incentives are needed to finance the gaps for developers to make a 
reasonable rate of return on such projects.  The Village has recognized and is dealing with the challenges to 
redevelopment in this area.   

The Village of Matteson has multiple Tax Increment Financing (TIF) Districts.  The majority of the properties 
within the Route 30 and Harlem Business District, approximately 83%, are also part of the Harlem and Route 
30 TIF District.  The TIF District qualified as Blighted Areas for improved and vacant land, as defined by the Tax 
Increment Allocation Redevelopment Act 65 ILCS 5/11-74.4-1 et seq., as supplemented and amended (“TIF 
Act”). Designation as a TIF District demonstrates that the area has not been subject to sound growth and 
development through investment by private enterprise and would not reasonably be anticipated to be 
developed without TIF and Business District assistance.   

The findings that establish the qualifications of the areas as a Business District and the goals for its 
redevelopment, as described herein, are based upon similar findings and plans as those described in the 
Village’s TIF Plan.   

1. The Harlem and Route 30 TIF District, designated in 2021, is generally co-located with the Business 
District, with the exception of one large parcel at the north and west boundary.  It was created to 
address the blighted commercial buildings and to allow for future development and redevelopment 
projects.  

Aerial View of Route 30 and Harlem Business District 
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Ernst & Young LLP                   Village of Matteson Route 30 and Harlem Business District                        Page | 10 
  

 

2. Business district eligibility analysis 

Based upon the conditions found within the Business District area during the course of and completion of the 
EY’s research and analysis, the Village has concluded that the Route 30 and Harlem Business District is eligible 
for a Business District designation and is a Blighted Area.  

The Business District Act stipulates that: 

"Blighted area" means an area that is a blighted area which, by reason of the predominance of defective, non-
existent, or inadequate street layout, unsanitary or unsafe conditions, deterioration of site improvements, 
improper subdivision or obsolete platting, or the existence of conditions which endanger life or property by fire 
or other causes, or any combination of those factors, retards the provision of housing accommodations or 
constitutes an economic or social liability, an economic underutilization of the area, or a menace to the public 
health, safety, morals, or welfare.  

Under the provisions of the Business District Act, a business district may, but need not be, a blighted area, but 
no municipality shall be authorized to impose taxes pursuant to subsection (10) or (11) of Section 11-74.3-3 in 
a business district which has not been determined by ordinance to be a blighted area under the Act. 

Under the TIF Act, if the land is improved it can be designated as a “blighted area” based on a finding of a 
combination of the factors for a Blighted Area as outlined below, each of which is (i) present, with that 
presence documented, to a meaningful extent, so that a municipality may reasonably find that the factor is 
clearly present within the intent of the Act, and (ii) reasonably distributed throughout the improved part of the 
Business District. The Harlem & Route 30 TIF Plan found that both vacant land and improved land qualified as 
blighted area. A link to the full TIF Plan can be found in Exhibit 8. 

2.1 Methodology  

In November 2021, EY conducted a survey and analysis of existing conditions within the Business District to 
assist the Village in its determination regarding whether the proposed area meets the eligibility requirements 
of the Act. Various research and field surveys were undertaken, including: 

1. Exterior survey of the condition and use of each building 

2. Field survey of conditions, including streets, sidewalks, lighting, traffic, parking facilities, landscaping, 
fences and walls, and general property maintenance 

3. Analysis of existing uses and their relationships 

4. Analysis of tax maps to ascertain platting 

5. Analysis of vacant sites 

6. Review of previously prepared plats, plans and studies 

7. Review of Federal Emergency Management Agency (FEMA) flood maps 

8. Review of United States Environmental Protection Agency (USEPA) and Illinois Environmental 
Protection Agency (IEPA) compliance lists 

9. Analysis of public utilities, such as water, sewer, gas utilities, etc. 

10. Review of County tax records 

11. Contacts with Village officials, county officials, other taxing bodies as appropriate, and private parties 
knowledgeable as to area conditions, history, age of buildings and site improvements, real estate 
matters and related items, as well as examination of existing information related to the Business 
District area. 
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2.2 Qualifications for a business district 

Pursuant to 65 ILCS 5/11-74.3-5, a business district is defined as “a contiguous area which includes only 
parcels of real property directly and substantially benefited by the proposed business district plan.” The 
Business District Act further states that a business district may, but need not be, a blighted area, but no 
municipality shall be authorized to impose Business District Sales Taxes or Business District Hotel/Motel Taxes 
unless it is determined by ordinance to be a blighted area under the Business District Act.  

A Blighted Area is defined by the Business District Act as “an area that is a blighted area which, by reason of 
the predominance of defective, non-existent, or inadequate street layout, unsanitary or unsafe conditions, 
deterioration of site improvements, improper subdivision or obsolete platting, or the existence of conditions 
which endanger life or property by fire or other causes, or any combination of those factors, retards the 
provision of housing accommodations or constitutes an economic or social liability, an economic 
underutilization of the area, or a menace to the public health, safety, morals, or welfare.” 

2.3 Business district boundaries 

The Business District consists of 17 parcels represented by 18 Permanent Index Numbers (“PIN”). The entire 
area encompasses approximately 939 acres, including adjoining right-of-way, within the Business District 
boundaries.   

The Business District generally includes the properties between Route 30 on the south and Vollmer on the 
north from Harlem Avenue on the west to Ridgeland Avenue on the east.  The boundaries of Route 30 and 
Harlem Business District have been drawn to include only real property directly and substantially benefited by 
the proposed project to be undertaken as part of the Business District Plan. Although the boundaries include 
residential and institutional uses, their inclusion is intended to facilitate contiguity and redevelopment of the 
study area.  

Exhibit 1 is the map of Route 30 and Harlem Business District illustrates that all parcels in the Business District 
are contiguous. Exhibit 2 is the legal description of Route 30 and Harlem Business District, specifically 
describing the Business District boundaries.   

The corresponding PINs and addresses for each parcel within the Business District are listed in Exhibit 4.   

2.4 Eligibility of business district 

 
1. Deterioration of structures or site improvements. With respect to building 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 improvements, that the condition of roadways, alleys, 
curbs, gutters, sidewalks, off-street parking and surface storage areas evidence deterioration, including, but 
not limited to, surface cracking, crumbling, potholes, depressions, loose paving material and weeds 
protruding through paved surfaces. 

 
Approximately 62% of the primary and secondary structures in the Business District are deteriorated (see 
Appendix 1). A number of the buildings in the Business District suffer from deferred and/or nonexistent 
maintenance.  Deterioration was also observed in the parking lots, and other unpaved areas of the Business 
District. Evidence of site deterioration includes cracked pavement and/or bumper guards and crumbling 
asphalt, as well as unpaved alleys.  Deterioration was also observed in the parking lots, and other unpaved 
areas of the Business District.  
 
Finding:  The Village finds that deterioration is present in the Business District. Evidence of deterioration is 
identified throughout the buildings, particularly in the rear or on the sides of buildings and with aging facades. 
Signs of deterioration observed include the following: dented or damaged fascia, soffits, gutters or 
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downspouts; loose or missing shingles; wear and tear or dry rot on cornices and other wood ornamentation; 
cracked masonry; peeling or missing paint; and worn or damaged window and door frames.  
 
Deterioration as a factor was found to be present in 67% of the 6 improved parcels. Appendix 1 identifies 
parcels with this condition. 

2. Improper subdivision or 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 develop on a planned basis and 
in a manner compatible with contemporary standards and requirements, or planning that failed to create 
rights-of-ways for streets or alleys, or that created inadequate right-of-way widths for streets, alleys, or 
other public rights-of-way, or that omitted easements for public utilities. There are parcels that are large in 
size with no internal street or alley access.  

 
Finding:  The Village finds that Obsolete Platting can be applied as a factor and is found to be present in the 
Business District.  The shape and size of each parcel would be difficult to develop on a planned basis and in 
a manner compatible with contemporary standards and requirements.  In addition, there are parcels where 
platting failed to create a right-of-way for access to the streets and/or alleys.   

Obsolete platting applies as a factor in 8 of the 11 vacant parcels (73%) and is reasonably distributed 
throughout the vacant portion of the Business District. Appendix 1 identifies parcels with this condition. 

 
3. Unsanitary or unsafe conditions.  

 
Traffic/Streetscape 
 
Properties in the Business District lack appropriate traffic and pedestrian controls. As identified in the 
Village’s streetscape plan published in June 2020 (linked in Exhibit 8), there are weaknesses as it relates to 
streetscape and landscape in this area. The sidewalk system is discontinuous and is challenging to navigate 
for pedestrians and there are few sidewalks in the subdivisions adjacent to US-30. Overall, streetscape and 
landscape design is minimal. 
 
As reported by the Village, since 2017 there have been approximately 106 traffic accidents and 23 injuries 
sustained on the streets bounding the Business District.   
 
Per the streetscape plan, the Business District area will transition to more industrial uses, which would 
impact traffic further and increase likelihood of accidents if improvements are not made to support 
motorist, pedestrian and bicyclist circulation. 
 
Finding:  The Village finds evidence of unsanitary or unsafe conditions exist within the Business District and 
that the Business Districts lacks needed transportation, streetscape and landscape improvements.   

 
Chronic Flooding 

Properties in the Business District are prone to flooding and/or are located in a floodplain.  The Business 
District Additionally, the Business District contains designated wetland and portions of the Little Calumet 
River watershed, Headwaters Hickory Creek sub-watershed and the Butterfield Creek watershed. 

Evidence of flooding conditions and the lack of adequate flood controls are documented in, but not limited 
to, the following report:  

► Federal Emergency Management Agency (FEMA) flood zone maps.  

The area, prior to its designation as a Business District, is subject to (i) chronic flooding that adversely 
impacts on real property in the area, as certified by a registered professional engineer or appropriate 
regulatory agency or (ii) surface water that discharges from all or a part of the area and contributes to 
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flooding within the same watershed, but only if the redevelopment project provides for facilities or 
improvements to contribute to the alleviation of all or part of the flooding. 
 
As future development occurs, the installation of a stormwater detention and storm sewers are necessary 
to alleviate existing flooding issues.   
 
Finding:  The Village finds that the Business District includes properties that are prone to  
chronic flooding. These areas are identified in the Federal Emergency Management Agency (FEMA) flood 
zone maps in (see Exhibit 5).   
 
These conditions, as identified by the Village, threaten the health, safety, and welfare of the  
public, and therefore qualify the area as a Business District according to the Act.  Unsanitary  
and unsafe conditions are present in the Business District.  Appendix 1 identifies parcels with this 
condition. 

 
4. Economic underutilization of the area.  

 

Finding: The Village finds all of the factors noted above together constitute an economic liability to the 
Business District in its present condition and use.  

Properties in the Business District demonstrate deterioration of site improvements. Parcels have buildings 
which have not been fully maintained and exhibit extensive wear and tear. 

Properties also suffer from improper subdivision or obsolete platting.  Some parcels are of irregular shape 
and size and some do not have enough lot area to accommodate modern standards.  

Properties in the Business District suffer from unsafe conditions and conditions that endanger life or 
property by fire, flooding or other causes. This is due mainly to the number of buildings and properties that 
are located in a flood zone and/or properties that suffer from chronic flooding, as well as lack of 
appropriate traffic and pedestrian controls.   

In addition to the evidence identified in the previous eligibility findings listed above, Equalized Assessed 
Value (“EAV”) is an indicator of the economic viability of an area.  Although not specifically outlined in the 
Business District Act, the TIF Act outlines three standards to measure EAV:    

► If an area has decreased for three of the last five calendar years prior to the year in which the area 
is designated.   

► If an area is increasing at an annual rate that is less than the balance of the municipality for three 
of the last five calendar years for which information is available.  

► If an area 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 (CPI) for 
three of the last five calendar years prior to the year in which the area is designated.  

If one or more of these measurements are positive, it is reasonable to infer that there is a lack of private 
investment in the Business District as a whole, and therefore the area is economically underutilized. One of 
the three measurements apply to the EAV of the Business District, as shown in Tables 1-3 below.   

The Village finds that lagging EAV, as a factor, applies to the vacant parcels of the Business District, 
specifically: 

1) The total EAV of the Business District parcels has declined for at least three (3) of the last five 
(5) calendar years. (Does not apply) 

2) The total EAV of the Business District parcels has increased at a rate that was less than the 
balance of the Village for at least three (3) of the last five (5) years (Does not apply) 
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3) The total EAV of the Business District parcels has increased at an annual rate that is less than 
the Consumer Price Index for All Urban Consumers for at least three (3) of the last five (5) 
calendar years. (Applies) 

 
Table 1 - EAV Comparison of Business District Parcels 

 2016 2017 2018 2019 2020 

Year over year % change 1.68% 19.19% -1.74% 1.94% -1.89% 

Has the Business District EAV declined? No No Yes No Yes 

 

Table 2 - EAV Comparison of Business District Parcels 

 2016 2017 2018 2019 2020 

Village EAV Year over year % change 3.00% 6.85% -5.44% -0.40% 17.67% 

Business District EAV year over year % 
change 

1.68% 19.19% -1.74% 1.94% -1.89% 

Was the Business District EAV increase less 
than the balance of Village? 

Yes No No No Yes 

 

Table 3 - EAV Comparison of Business District Parcels 

 2016 2017 2018 2019 2020 

Year over year % change 1.68% 19.19% -1.74% 1.94% -1.89% 

CPI year over year % change 2.1% 2.1% 1.9% 2.3% 1.4% 

Business District EAV increase rate less than 
the CPI? 

Yes No Yes Yes Yes 

 

Despite an increase in EAV of the Business District in 2017 and 2020 during reassessment years, the 
findings related to the eligibility factors indicate that the area is not functioning as well as it should 
without the additional assistance that the Business District revenues can offer, which therefore 
demonstrates an economic underutilization of the area.   

This measurement of EAV indicates that EAV is lagging and is reasonably distributed throughout the 
Business District.  Exhibit 3 lists the individual parcels in the Business District and their respective EAV 
for Tax Year 2020.  

The Village finds that the Business District reflects economic underutilization of the area, as evidenced 
by the lagging EAV and the other combined findings in the Business District. 

 

2.5 Business district eligibility findings and conclusions 

In summary, the Village’s Business District Plan concludes that the Business District in its present condition and 
use is eligible for Business District designation under the Business District Act as a “blighted area”, according 
to the definitions in the Business District Act.   

Route 30 and Harlem Business District is a “blighted area” as defined in the Business District Act due to the 
existence of the following factors:  

► Deterioration of Structures or site improvements  
► Improper subdivision or obsolete platting 
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► Unsanitary or unsafe conditions 
► Economic underutilization of the area 

The Business District Act states that it is essential to the economic and social welfare of each municipality that 
business districts be developed, redeveloped, improved, maintained, and revitalized, and that if blighting 
conditions are present, blighting conditions be eradicated by assuring opportunities for development or 
redevelopment, encouraging private investment, and attracting sound and stable business and commercial 
growth.  

The costs associated with the development and redevelopment of the properties in the Business District 
(including demolition of existing structures, land preparation, utilities, infrastructure, and traffic safety 
improvements) constitute an impediment to private investment. Due to the extensive initial investment for 
development incentive payments, rehabilitation, and public infrastructure that is required to allow development 
and redevelopment to occur, development and redevelopment of the area is not likely to occur solely as a 
result of private investment alone.   

Appendix 1 contains the results of research, field surveys, and analysis of existing conditions in the Business 
District that demonstrates that the above criteria are present to a meaningful extent and distributed 
throughout the Business District. 

Only those contiguous parcels of real property that are expected to benefit substantially from the proposed 
Redevelopment Plan and Project improvements are included in the Business District. 

The Business District as a whole, has not been subject to growth or development by private enterprises and 
would not reasonably be anticipated to be developed or redeveloped without the establishment of the Business 
District and the adoption of this Business District Plan. 

Based on these factors, the Village concludes that the property within the Business District qualifies as a 
Blighted Area and Business District as defined in the Act. The area needs revitalization and guided growth to 
ensure that it will contribute to the long-term physical, economic and social wellbeing of the Village.  
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3. Business district development plan  

This Business District Plan is intended to identify tools for the Village to use to support improvements and 
activities that facilitate the redevelopment of the Business District. The goal of the Village, through the 
implementation of this Business District Plan, is that the area be developed to the extent possible in accordance 
with the Village of Matteson, Illinois, Comprehensive Plan, March 15, 2021. For this to occur, the Village must 
foster private investment in the Business District through the strategic leveraging of public funds such as TIF 
and Business District Sales tax revenues.  

Successful implementation of the Business District Plan requires that the Village utilize Sales Taxes in 
accordance with the Act and work cooperatively with the private sector and local governmental agencies. The 
Business District provides a means for the Village to participate in mutually beneficial public-private 
partnerships. By means of public investment through the Business District and TIF, the area will become an 
environment that will attract private investment. 

The goal, objectives and implementation strategies included in this Business District Plan provide a framework 
to guide the decisions and activities that will be undertaken to facilitate the revitalization of the Business 
District. These objectives and implementation strategies generally reflect existing Village policies affecting all 
or portions of the Business District as identified in the Comprehensive Plan and the Downtown Master Plan. 
Business District revenues will provide a financing tool to facilitate the realization of the objectives of these 
earlier planning documents. 

3.1 Business district name and goal 

The name of the Business District shall be “Route 30 and Harlem Business District.”  

The overarching goal of this Business District Plan is to reduce or eliminate the conditions that qualify the 
portions of the Business District as blighted and to improve and redevelop the Business District for a mix of 
industrial, commercial and flex space. To that end, and as stated in the Village’s Comprehensive Plan, this 
Business District Plan will provide a comprehensive strategy and guidance for supporting public and private 
investment to encourage and facilitate redevelopment that enhances and continues the momentum of current 
projects and development. Additionally, this Business District Plan will further efforts of the Village in 
commercial and industrial redevelopment, job creation, services for local residents and businesses, and safe 
pedestrian and vehicular circulation. The following sections outline the objectives and implementation 
strategies envisioned to achieve the goal and provide a framework for guiding decisions during the 
implementation of this Business District Plan. 
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3.2 Development objectives and policies 

To achieve the overarching goal of the Business District Plan, the following objectives have been identified by 
the Village: 

1. Stimulate private investment in appropriate rehabilitation of existing buildings and new construction and 

redevelopment. 

2. Redevelop existing sites to their highest and best use.  

3. Provide the necessary public infrastructure improvement to service the Business District and create an 

environment that will induce private investment. Public infrastructure includes, but is not limited to, 

streets, rights-of-way, sidewalks, water, sanitary sewer, storm sewer, and parking areas. 

4. Support projects that attract and retain investment, increase and diversify the local tax base, and 

promotes the quality of life for residents and businesses in the community. 

5. Ensure public safety through design.  

6. Assemble land into parcels of sufficient shape and size for disposition and redevelopment in accordance 

with this Business District Plan and contemporary development needs and standards. 

7. Create employment opportunities for the community and surrounding area. 

8. Maintain the Business District, in support of the goals and objectives of other overlapping plans, including 

but not limited to, the Village’s Comprehensive Plan. 

9. Support beautification efforts through landscaping and enforcement of ordinances.   

3.3 Development program implementation and strategies 

The Village proposes to achieve the redevelopment goal and objectives of this Business District Plan for the 
Business District through public financing techniques, including, but not limited to, tax increment financing and 
by utilizing such financing techniques to implement the following specific and integrated strategies: 

1. Support the planning and due diligence efforts required for underutilized sites  

The Village may undertake or engage professional consultants, engineers, architects, attorneys, etc. to 
conduct various analyses, studies, surveys, administration or legal services to establish, implement and 
manage the Business District Plan. 

2. Facilitate property assembly, demolition and site preparation  

The Village may acquire and assemble land for the purpose of development and redevelopment of vacant and 
underutilized sites. Such properties may be acquired by purchase, exchange or long-term lease by private 
developers or the Village for new development. The Village may purchase or write down the purchase of land. 
Should it be necessary, the Village may use the power of eminent domain, as authorized by the Business 
District Act, and TIF Act (for parcels in the Harlem and Route 30 TIF District), to obtain land necessary to 
achieve the objectives of the Business District Plan except as to any existing occupied residential dwelling units. 
The Village may also assist in the preparation of land to include demolition, environmental remediation and 
flood mitigation. In addition, the Village may require written redevelopment agreements with developers before 
acquitting any properties and may enter into development and redevelopment agreements with private or 
public entities for the furtherance of this Business District Plan. The Village may redesign sites to improve 
layout and access, which may require the demolition and replacement of buildings and other facilities. 

3. Implement public works or improvements  
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The Village may provide public works and improvements that are necessary to service the Business District in 
accordance with the Business District Plan. Public works and improvements may include, but are not limited to, 
the following: 

► Certain infrastructure improvements, in connection with and adjacent to the Business District, may be 

necessary to advance the goals and objectives of this Business District Plan. It is expected that streets, 

sidewalks, utilities (including any electrical or data upgrades needed to accommodate current 

technology), and parking improvements will be part of any redevelopment activity. 

► Landscape/buffer improvements, street lighting and general beautification improvements may be 

provided. Improve streetscape design, pedestrian access, distinctive lighting, signage and landscaping, 

and other appropriate site amenities. 

► Provide stormwater relief throughout the Business District to allow/promote commercial development.  

► Make access improvements to provide safe, convenient, efficient, and effective access to and 

circulation within and around the Business District for automobiles, trucks and delivery vehicles, public 

transportation, bicycles, and pedestrians, as appropriate. 

4. Encourage private sector activities  

Funds may be used to market sites within the Business District to private investors. Engaging in written 
redevelopment and/or incentive agreements or supporting public-private partnerships, the Village may provide 
financial and other assistance to encourage the private sector, including local businesses and property owners, 
to invest in activities and improvements that support the goal and objectives of this Business District Plan. 
Financial assistance for job training of those working within the Business District may be provided by the 
Village to further encourage economic development through private investment in new development and 
enterprise and/or expansion of an existing business. The Village may revitalize and upgrade buildings through 
site planning, façade improvements, and construction methods that include cohesive design features, provide 
focus to the streetscape and buildings in the Business District, and use quality building materials.  The Village 
may also provide financial assistance, as permitted by the Act, to encourage private investment and private 
activities as outlined in this Business District Plan. 

5. Construct, acquire, renovate or rehabilitate public facilities  

Funds may be provided to pay costs related to the construction of qualifying public facilities and 
improvements, to acquire existing structures for use as public facilities, and to renovate or rehabilitate 
existing structures for public use as permitted under the Act. 

 

3.4 Business district project costs 

A wide range of development and redevelopment projects, activities and improvements will be required to 
implement this Business District Plan. In undertaking these activities and improvements, the Village may incur 
and expend funds related to the projects described in this Business District Plan and in compliance with the 
Business District Act. The activities and improvements and their estimated costs are set forth in Table 4.  

Estimated Business District Project Costs described in Table 4 are intended to provide an upper estimate of 
expenditures and represent present value. Within the Development Project Costs, adjustments increasing or 
decreasing line items may be made without amending this Business District Plan.  The costs represent 
estimated amounts and do not represent actual Village commitments or expenditures.   

Estimated Business District Project Costs exclude any additional financing costs, including any interest 
expense, reasonably required reserves, issuance costs, capitalized interest and costs associated with optional 
redemptions. These financing costs may be substantial, are subject to prevailing market conditions, and are in 
addition to Estimated Business District Project Costs.   
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Anticipated private projects based on Village conversations to date: 

R & L Carriers is a 250- trailer loading docking Motor/Truck Terminal and Accessory Facility.  It is located 
Northwest of Route 30 (Lincoln Hwy) and Cox Avenue (PIN- 31-19-102-004-0000) on 112 acres of parcel. The 
operation is proposed to consist of two buildings and a separate fuel center. The two proposed buildings will be 
approximately 157,000 SF and 54,000 SF. The larger building will house corporate offices and include 
approximately 250 trailer loading doors. The smaller building will generally be used and operated for vehicle 
maintenance, parts and painting, truck washing facilities, and accessory offices, and a third-party company will 
be engaged to dispose of oil. A separate fuel center is planned as part of the development. 

Legacy Mechanics Shop Building 

Manheim Chicago Auto Auction is proposing to construct an 11,043 square foot Legacy Mechanics Shop 
building within their existing auto auction facility in Matteson, Illinois.  

Manheim Phase II/III Expansion 

Manheim is proposing to expand their auto storage lot south of the existing storage area(s) west of Ridgeland, 
east of Cox Avenue and north of Lincoln Highway.  The total area of the proposed development is 
approximately 85 acres which includes the construction of a 6,310 square foot Detail Shop building located on 
Cox Avenue. 

Table 4 — Estimated business district project costs 

 
 

Project/improvement Estimated 
project costs 

1 Costs of studies, surveys, development of plans and specifications, 
implementation and administration of a business district plan, and personnel 
and professional service costs including architectural, engineering, legal, 
marketing, financial, planning, or other professional services, provided that no 
charges for professional services may be based on a percentage of tax 
revenues received by the municipality. 

$5,250,000  

2 Property assembly costs, including but not limited to, acquisition of land and 
other real or personal property or rights or interests therein, and specifically 
including payments to developers or other nongovernmental persons as 
reimbursement for property assembly costs incurred by that developer or other 
nongovernmental person. 

$10,000,000  

3 Site preparation costs, including but not limited to clearance, demolition or 
removal of any existing buildings, structures, fixtures, utilities, and 
improvements and clearing and grading of land. 

$4,600,000  

4 Costs of installation, repair, construction, reconstruction, extension, or 
relocation of public streets, public utilities, and other public site improvements 
within or without the business district which are essential to the preparation of 
the business district for use in accordance with the business district plan, and 
specifically including payments to developers or other nongovernmental 
persons as reimbursement for site preparation costs incurred by the developer 
or nongovernmental person. 

$20,000,000  
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Project/improvement Estimated 
project costs 

5 Costs of renovation, rehabilitation, reconstruction, relocation, repair, or 
remodeling of any existing buildings, improvements, and fixtures within the 
business district, and specifically including payments to developers or other 
nongovernmental persons as reimbursement for costs incurred by those 
developers or nongovernmental persons. 

$10,000,000  

6 Costs of installation or construction within the business district of buildings, 
structures, works, streets, improvements, equipment, utilities, or fixtures, and 
specifically including payments to developers or other nongovernmental 
persons as reimbursements for such costs incurred by such developer or 
nongovernmental person. 

$3,750,000  

7 Financing costs, including but not limited to all necessary and incidental 
expenses related to the issuance of obligations, payment of any interest on any 
obligations issued under this Law that accrues during the estimated period of 
construction of any development or redevelopment project for which those 
obligations are issued and for not exceeding 36 months thereafter, and any 
reasonable reserves related to the issuance of those obligations. 

$250,000  

8 Relocation costs to the extent that a municipality determines that relocation 
costs shall be paid or is required to make payment of relocation costs by federal 
or State law. 

$2,500,000  

Total Estimated Redevelopment Project Costs (see notes) $56,350,000 

 

Notes regarding Estimated Business District Project Costs: 

a. All costs are in 2021 dollars and may be increased by 5% after adjusting for annual inflation reflected in the Consumer 
Price Index (CPI) for all Urban Consumers in U.S. Cities, published by the U.S. Department of Labor, as allowed by the 
Act. 

b. Private redevelopment costs and investment are in addition to the above.  
c. To the extent permitted by law, the Village reserves the right to adjust and transfer estimated amounts within the Total 

Estimated Business District Project Costs among the categories of eligible costs set forth therein, provided any such 
adjustment or transfer shall not increase the Total Estimated Business District Project Costs, except as otherwise 
provided in these notes, unless otherwise amended.   

d. Certain infrastructure work in connection with and appurtenant to the Business District can be undertaken under the 
Act. 

e. Total estimated budgeted costs exclude any additional financing costs, including interest expense, capitalized interest, 
and any and all closing costs associated with any obligations issued, which shall be in addition to the Total Estimated 
Business District Project Costs. 

 

3.5 Anticipated sources of funds to pay business district project costs 

 

Upon designation of the Route 30 and Harlem Business District by Village Board Ordinance, as provided for by 
the Business District Act, within the Route 30 and Harlem Business District, the Village intends to impose:  
 

► a retailers’ occupation tax and service occupation tax (collectively “Business District Sales Tax” or 
“Business District Sales Taxes”); and   

► the hotel operators’ occupation tax (“Business District Hotel/Motel Tax” or “Business District 
Hotel/Motel Taxes”).   
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The Business District Sales Taxes and the Business District Hotel/Motel Taxes will be imposed for the term of 
the Business District. The term which is not to exceed twenty-three (23) years from the date of adoption of 
this Business District Plan.  The Business District Sales Taxes and the Business District Hotel/Motel Taxes will 
be used to pay for Business District Project Costs within the Route 30 and Harlem Business District and 
obligations issued to pay those costs.   
 
Business District Sales Taxes and Business District Hotel/Motel Taxes will be the primary source of funds to 
pay for Business District Project Costs and secure obligations issued for such costs. In addition, other sources 
of funds which may be used to pay for Business District Project Costs or to secure municipal obligations are 
federal and state grants, investment income, private financing, and other legally permissible funds the Village 
may deem appropriate.   
 
An ordinance shall be adopted by the Village to create a separate fund entitled the “Route 30 and Harlem 
Business District Tax Allocation Fund.” Pursuant to the Business District Act, the proceeds of the taxes 
received from Business District Sales Taxes and Business District Hotel/Motel Taxes shall be deposited into 
this special fund for the purpose of paying or reimbursing Business District Project Costs and obligations 
incurred in the payment of those costs. 

3.6 Anticipated type and source of any obligations to be issued 

The Village may issue obligations pursuant to the Business District Act and other authorities to provide for the 
payment or reimbursement of Business District Project Costs. The obligations may be secured by Route 30 
and Harlem Business District Tax Allocation Fund established for the Business District pursuant to the 
Business District Act and this Business District Plan, as well as other revenue sources as allowed by federal 
and state statutes.   
 
One or more series of obligations may be issued from time to time in order to implement this Business District 
Plan. All obligations issued by the Village pursuant to this Business District Plan, the Business District Act, and 
other applicable federal and state statutes, shall be retired within twenty-three (23) years from the date of 
adoption of the ordinance approving this Business District Plan. However, the final maturity date of any 
obligations issued may not be more than twenty (20) years from their respective date of issuance. 
 
All forms of debt may be issued on either a taxable or tax-exempt basis, with either fixed or variable interest 
rates; with or without capitalized interest; with or without deferred principal retirement; with or without 
interest rate limits except as limited by law; with or without redemption provisions, and such other terms, as 
the Village may determine and deem appropriate, pursuant to federal and state statutes.  
 

3.7 The rate and period of business district taxes to be imposed 

A rate of one percent (1%) shall be imposed as a retailers’ occupation tax and service occupation tax within the 
Route 30 and Harlem Business District. Such tax shall be imposed for up to, but no more than, twenty-three 
(23) years pursuant to the provisions of the Business District Act.  

A rate of one percent (1%) shall be imposed as a hotel operators’ occupation tax within the Route 30 and 
Harlem Business District. Such tax shall be imposed for up to, but no more than, twenty-three (23) years 
pursuant to the provisions of the Business District Act.  

The Village of Matteson may amend the above tax rate in accordance with the Business District Act. 
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4. Comparison of business district plan to comprehensive plan  

The Business District should be redeveloped primarily in a planned and cohesive manner providing sites for 
mixed uses including commercial, industrial, and flex space.  Future land uses should be arranged and located 
to minimize conflicts between neighboring land use activities. The intent of this Redevelopment Plan is also to 
enhance and support the existing, viable uses in the Business District through providing opportunities for 
financial assistance for revitalization of existing improvements and infrastructure and new development where 
appropriate. 

The Goals and Objectives of the Redevelopment Plan conform to the goal and development policies of the 
Village’s Comprehensive Plan entitled Village of Matteson, Illinois, Comprehensive Plan, March 15, 2021. 

The following goals, objectives and policies are identified as part of the implementation strategies in the 
Village’s Comprehensive Plan and reflect those in the Redevelopment Plan and Project: 

Goals 

Land Use 

► Goal 1: Enhance Matteson’s gateways and regional corridors  
► Goal 2: Build on Matteson’s distinct identity through residential and commercial development  
► Goal 3: Preserve & enhance access to nature and open space  

Transportation 

► Goal 1: Enhance access to public transportation and expand service within Matteson  
► Goal 2: Encourage active transportation  

Economic Development 

► Goal 1: Diversify and strengthen Matteson’s tax base 
► Goal 2: Reduce commercial and office vacancies along US-30 and Cicero Avenue 
► Goal 3: Revitalize historic Matteson downtown 
► Goal 4: Sustain a diverse and well-maintained housing stock 

Community Facilities, Services and Programming 

► Goal 1: Mitigate or eliminate social, environmental and roadway factors which create unsafe 
conditions.  

► Goal 2: Strengthen relationships between the Village and community institutions.  
► Goal 3: Ensure public safety and support services needs are met.  

Policies: 

► Pursue additional industrial development. 
► Seek opportunities to mix residential and offices uses into commercial areas. 
► Collaborate with community partners to support start-ups and local businesses. 
► Support development to increase local demand for businesses and Metra. 
► Prioritize preservation and beautification of Historic Matteson. 
► Enhance mobility and access to community park + trail amenities 

In summary, the above Goals and Objectives in the Comprehensive Plan generally reflect goals in this Business 
District Plan. 

Proposed Land Use 
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The Village’s Future Land Use Map, as shown in Exhibit 7: Future land use of this Business District Plan, shows 
properties in the Business District as being designated as Regional Commercial/Industrial and Flex Space.  
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5. Establishment and term of the business district  

The establishment of the Route 30 and Harlem Business District shall become effective upon adoption of an 
ordinance by the Village Board, adopting this Business District Plan and designating the Route 30 and Harlem 
Business District.  Redevelopment Agreements between the Village and any developers or other private parties 
shall be consistent with the provisions of the Business District Act and this Business District Plan.  

Route 30 and Harlem Business District Sales Taxes described in Section IV of this Business District Plan may 
not be imposed for more than twenty-three (23) years pursuant to the provisions of the Business District Act.    

Upon payment of all Business District Project Costs and the retirement of all Business District obligations, but 
in no event more than twenty-three (23) years after the date of the Village Board’s adoption of the ordinance 
approving this Business District Plan, the Village shall adopt an ordinance immediately rescinding the Business 
District Taxes imposed pursuant to the Business District Act.  Any surplus funds then remaining in the Business 
District Tax Allocation Fund shall then be distributed to the municipal treasurer for deposit into the general 
corporate fund of the municipality. 
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6. Formal findings 

Based upon the information described in this Business District Plan, the Village Board of the Village of Matteson 
makes the following formal findings and determinations:  

1. Route 30 and Harlem Business District is a contiguous area and includes only parcels of real property 
directly and substantially benefitted by the Business District Plan.  

2. Route 30 and Harlem Business District, in its entirety, is located within the Village limits of Village of 
Matteson, Illinois.  

3. Route 30 and Harlem Business District is a “blighted area” as defined in the Business District Act due to the 
existence of the following factors:    
 
► Unsanitary or unsafe conditions  
► Deterioration of site improvements  
► Improper subdivision or obsolete platting  
► Economic underutilization of the area  

 
4. Route 30 and Harlem Business District Plan conforms to the Village’s Comprehensive Plan for the 

development of the municipality as a whole.  
5. Route 30 and Harlem Business District, on the whole, has not been subject to growth or development by 

private enterprises and would not reasonably be anticipated to be fully developed or redeveloped without 
the establishment of the Business District and the adoption of this Business District Plan. 
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7. Provisions for amending the business district 

This business district may be amended pursuant to the Act. 
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Exhibits 

1. Business District Boundary Map 
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2. Business District Legal Description 
 

Route 30 and Harlem Avenue Business District 

Legal Description 

 

Those parts of Section 17, Section 18, Section 19, and Section 20 all in Township 35 North Range 13, 

East of the Third Principal Meridian, Cook County, Illinois being more particularly bounded and 

described as follows: 

Beginning at the southwest corner of the Northwest Quarter of said Section 19;  

Thence northerly along the west line of the Northwest Quarter of said Section 19, to the northwest 

corner of said Section 19, also the southwest corner of the Southwest Quarter of said Section 18; 

Thence continuing northerly along the west line of said Southwest Quarter, to the northwest corner of 

said Southwest Quarter, also the southwest corner of the Northwest Quarter of said Section 18; 

Thence continuing northerly along the west line of the Northwest Quarter of said Section 18, to the 

northwest corner of said Northwest Quarter; 

Thence easterly along the north line of the Northwest Quarter of said Section 18, to the northerly 

prolongation of the most northerly east line of Lot 1 in Seefried Matteson Subdivision (being a 

subdivision of Section 18, Township 35 North, Range 13 East of the Third Principal Meridian, as per 

plat thereof recorded August 20, 2020 as document number 2023306228, in Cook County, Illinois); 

Thence southerly, southeasterly, southerly, southeasterly, southerly, southeasterly, northeasterly and 

easterly along the eastern boundary of said Lot 1 to the west line of the Northeast Quarter of said 

Section 18; 

Thence southerly along the west line of the Northeast Quarter of said Section 18, to the southerly 

boundary of Lot 5 in Manheim Business Park At Matteson Subdivision (being a subdivision of Section 

18 and part of Section 19, Township 35 North, Range 13 East of the Third Principal Meridian, as per 

plat thereof recorded November 26, 2003 as document number 0333019076, in Cook County, 

Illinois); 

Thence northeasterly southeasterly and easterly along the southerly boundary of said Lot 5, to the 

southwest corner of Lot 6 in said Manheim Business Park At Matteson Subdivision; 

Thence northerly along the west line of said Lot 6 and the northerly prolongation thereof to the north 

line of the Northeast Quarter of said Section 18; 

 

Thence easterly along said north line, to the northeast corner of said Northeast Quarter, also the 

northwest corner of the Northwest Quarter of said Section 17; 
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Thence continuing easterly along the north line of said Northwest Quarter, to the northerly 

prolongation of the east line Ridgeland Avenue as heretofore dedicated in Golf View Estates 

Subdivision (being a subdivision of part of the Northwest Quarter of the Northwest Quarter of Section 

17, Township 35 North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded 

March 11, 1999 as document number 99234141, in Cook County, Illinois); 

Thence southerly along said northerly prolongation and the east line of Ridgeland Avenue as 

heretofore dedicated in said Golf View Estates Subdivision, to south line of said Golf View Estates 

Subdivision, also the north line of Lot 27 in Creekside Multiple Phase 2 Subdivision (being a subdivision 

of part of the West Half of the Northwest Quarter of Section 17, Township 35 North, Range 13 East of 

the Third Principal Meridian, as per plat thereof recorded January 19, 1981 as document number 

25742052, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Creekside Multiple Phase 2 Subdivision, to the south line of Lot 26 in said Creekside Multiple Phase 2 

Subdivision, also the north line of Lot 125 in Michael-John Manor Unit Five Subdivision (being a 

subdivision of part of the Northwest Quarter of Section 17, Township 35 North, Range 13 East of the 

Third Principal Meridian, as per plat thereof recorded May 16, 1996 as document number 96373552, 

in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Michael-John Manor Unit Five Subdivision, to the south line of Lot 127 in said Michael-John Manor Unit 

Five Subdivision, also the north line of Lot 128 in Michael-John Manor Unit Four Subdivision (being a 

subdivision of part of the Northwest Quarter of Section 17, Township 35 North, Range 13 East of the 

Third Principal Meridian, as per plat thereof recorded September 29, 1994 as document number 

94845033, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Michael-John Manor Unit Four Subdivision, to the south line of Lot 132 in said Michael-John Manor Unit 

Four Subdivision, also the north line of Lot 28 in Michael-John Manor Unit Two Subdivision (being a 

subdivision of part of the Northwest Quarter and the Southwest Quarter of Section 17, Township 35 

North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded May 4, 1993 as 

document number 93333424, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Michael-John Manor Unit Two Subdivision, to the south line of Allemong Drive in said Michael-John 

Manor Unit Two Subdivision, also the north line of Michael-John Manor Unit Three Subdivision (being a 

subdivision of part of the Northwest Quarter and the Southwest Quarter of Section 17, Township 35 

North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded January 26, 1994 as 

document number 94084232, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Michael-John Manor Unit Three Subdivision, to the south line of said Michael-John Manor Unit Three 

Subdivision, also the north line of Creekside Subdivision Phase 5 (being a subdivision of part of the 

West Half of the Southwest Quarter of Section 17, Township 35 North, Range 13 East of the Third 

Principal Meridian, as per plat thereof recorded August 12, 1980 as document number 25545791, in 

Cook County, Illinois); 
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Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Creekside Subdivision Phase 5, to the south line of said Creekside Subdivision Phase 5, also the north 

line of Creekside Subdivision Phase 1 (being a subdivision of part of the Southwest Quarter of Section 

17, Township 35 North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded 

April 29, 1975 as document number 23063903, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Creekside Subdivision Phase 1, to the south line of said Creekside Subdivision Phase 1, also the north 

line of Creekside Subdivision Phase 3 (being a subdivision of part of the Southwest Quarter of Section 

17, Township 35 North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded 

October 7, 1976 as document number 23664597, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Creekside Subdivision Phase 3, to the south line of said Creekside Subdivision Phase 3, also the north 

line of Creekside Subdivision Phase 4 (being a subdivision of part of the Southwest Quarter of Section 

17, Township 35 North, Range 13 East of the Third Principal Meridian, as per plat thereof recorded 

January 13, 1978 as document number 24284704, in Cook County, Illinois); 

Thence continuing southerly along the east line of Ridgeland Avenue as heretofore dedicated in said 

Creekside Subdivision Phase 4, to the south line of said Creekside Subdivision Phase 4, also the south 

line of the Southwest Quarter of said Section 17; 

Thence westerly along the south line of the Southwest Quarter of said Section 17, to the southwest 

corner of the Southwest Quarter of said Section 17, also the northeast corner of the Northeast Quarter 

of said Section 19; 

Thence continuing westerly along the north line of the Northeast Quarter of said Section 19, also the 

north line of Hoger's Subdivision (being a subdivision of the north 208.71 feet of the east 208.71 feet 

of that part of the Northeast Quarter of said Section 19, as per plat thereof recorded March 3, 1958 as 

document number 17145353, in Cook County, Illinois), to the west line of said Hoger's Subdivision; 

Thence southerly along the west line of said Hoger's Subdivision to the southwest corner of said 

Hoger's Subdivision, also the northwest corner of Hoger's Addition (being a subdivision of the south 

258.71 feet of the north 467.42 feet of the east 208.71 feet of the Northeast Quarter of said Section 

19, as per plat thereof recorded August 3, 1960 as document number 17926371, in Cook County, 

Illinois); 

Thence continuing southerly along the west line of said Hoger's Addition, to the south line of said 

Hoger's Addition; 

Thence easterly along said south line, and the easterly prolongation thereof, to the east line of 

Ridgeland Avenue as per plat of Gleneagle Trail Subdivision (being a subdivision in the West Half of the 

Northwest Quarter of Section 20, Township 35 North, Range 13 East of the Third Principal Meridian, as 

per plat thereof recorded October 2, 2003 as document number 0327531071, in Cook County, 

Illinois); 

Thence southerly, easterly, southerly and southeasterly along the east line of Ridgeland Avenue as per 

plat of said Gleneagle Trail Subdivision to the southern most southwest corner of Outlot A in said 

Gleneagle Trail Subdivision; 
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Thence southerly to the northern most northwest corner of parcel of land described as Parcel 1 in 

Corporation Deed recorded March 13, 2002 as document number 0020283659, in Cook County, 

Illinois; 

Thence southwesterly to the western most northwest corner of parcel of land described as Parcel 1 in 

Corporation Deed recorded March 13, 2002 as document number 0020283659, in Cook County, 

Illinois; 

Thence westerly to the southern most northeast corner of Lot 241 in The Pointe Subdivision (being a 

subdivision of part of the Southeast Quarter of Section 19, Township 35 North, Range 13 East of the 

Third Principal Meridian, as per plat thereof recorded April 4, 2005 as document number 

0509444003, in Cook County, Illinois); 

Thence northwesterly to north line of Lot 241 in said The Pointe Subdivision; 

Thence westerly along the north of Lot 241 in said The Pointe Subdivision, to the northwest corner of 

Lot 241 in said The Pointe Subdivision; 

Thence continuing westerly to the northeast corner of Lot 243 in said The Pointe Subdivision; 

Thence continuing westerly along the north line of Lot 243 in said The Pointe Subdivision, to the 

northern most northwest corner of Lot 243 in said The Pointe Subdivision; 

Thence southerly along a west line of Lot 243 in said The Pointe Subdivision, said line having a record 

bearing and distance of North 00 degrees 07 minutes 27 seconds West and 141.90 feet, to a north line 

of Lot 243 in said The Pointe Subdivision, said line having a record bearing and distance of North 89 

degrees 57 minutes 52 seconds East and 313.07 feet; 

Thence westerly along said north line to the west line of said The Pointe Subdivision, also the west line 

of the Southeast Quarter of said Section 19; 

Thence northerly along said west line, to a point 65.8 feet south of the northeast corner of the 

Southwest Quarter of said Section 19; 

Thence westerly along a line from said point through a point 58.02 feet, as measured along the east 

line of the west 208.71 feet of the Southwest Quarter of said Section 19,  southerly of the north line of 

the Southwest Quarter, to the west line of the Southwest Quarter of said Section 19;  

Thence northerly along said west line to the Point of Beginning. 
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3. Route 30 and Harlem Avenue Business District 2020 PIN and EAV  
 

PIN 2020 EAV 

31181020010000* $168,065 

31181020020000 N/A 

31181020030000 N/A 

31182020010000 $13,178,249  

31182020030000 $22,380  

31182020040000 Exempt 

31182020050000 Exempt 

31182020060000 Exempt 

31182020070000 Exempt 

31183020010000 $62,727  

31191000050000 $69,893  

31191000060000 $25,720  

31191020030000 $41,662  

31191020040000 $81,365  

31192010060000 $10,805  

31192010080000 Exempt 

31192010090000 $20,140  

31192010100000 $2,739,835  

 

*Note: PIN 31181020010000 was subdivided in 2021 to create (2) PINs: 31181020020000 and 31181020030000. It is 
included for reference, as all some systems referenced have not been fully updated to reflect this subdivision and 2021 
EAV has not been Board of Review certified as of the date of this report. Further, because the 31181020020000 and 
31181020030000 did not exist in prior years, analysis completed includes this PIN. 
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4. Route 30 and Harlem Avenue Business District PIN and Address List 
 

Number PIN Street Address City State ZIP 

1 31181020010000*     

2 31181020020000     

3 31181020030000     

4 31182020010000     

5 31182020030000     

6 31182020040000     

7 31182020050000     

8 31182020060000     

9 31182020070000     

10 31183020010000     

11 31191000050000     

12 31191000060000     

13 31191020030000     

14 31191020040000     

15 31192010060000     

16 31192010080000     

17 31192010090000     

18 31192010100000     

 

*Note: PIN 31181020010000 was subdivided in 2021 to create (2) PINs: 31181020020000 and 31181020030000. It is 
included for reference, as all some systems referenced have not been fully updated to reflect this subdivision and 2021 
EAV has not been Board of Review certified as of the date of this report. Further, because the 31181020020000 and 
31181020030000 did not exist in prior years, analysis completed includes this PIN. 
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5. FEMA - Flood Hazard Boundary Map 
 

FEMA – Flood Hazard Boundaries 

 

 

  

Business District Area 
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6. Current Land Use Map 
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7. Future Land Use Map 
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8. Supporting Reports  
 

Village of Matteson Comprehensive Plan 

https://www.villageofmatteson.org/document_center/community/Matteson%20-
%20Comprehensive%20Plan%20-%20Adopted%2020210315%20reduced.pdf 

Village of Matteson Streetscape Plan 

https://www.villageofmatteson.org/document_center/economic%20development/Final%20Matteson%20Street
scape%20Plan.pdf 

Village of Matteson Harlem & Route 30 TIF Plan 

https://www.villageofmatteson.org/document_center/economic%20development/11.16.2020-
Matteson%20Harlem%20Route%2030%20Redevelopment%20Plan%20DRAFT%20to%20Client.pdf 

Federal Emergency Management Agency (FEMA) flood zone maps  

https://msc.fema.gov/portal/advanceSearch#searchresultsanchor  

https://www.villageofmatteson.org/document_center/community/Matteson%20-%20Comprehensive%20Plan%20-%20Adopted%2020210315%20reduced.pdf
https://www.villageofmatteson.org/document_center/community/Matteson%20-%20Comprehensive%20Plan%20-%20Adopted%2020210315%20reduced.pdf
https://www.villageofmatteson.org/document_center/economic%20development/Final%20Matteson%20Streetscape%20Plan.pdf
https://www.villageofmatteson.org/document_center/economic%20development/Final%20Matteson%20Streetscape%20Plan.pdf
https://www.villageofmatteson.org/document_center/economic%20development/11.16.2020-Matteson%20Harlem%20Route%2030%20Redevelopment%20Plan%20DRAFT%20to%20Client.pdf
https://www.villageofmatteson.org/document_center/economic%20development/11.16.2020-Matteson%20Harlem%20Route%2030%20Redevelopment%20Plan%20DRAFT%20to%20Client.pdf
https://msc.fema.gov/portal/advanceSearch#searchresultsanchor
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Appendix 1: Eligibility factors table  

 
Survey Findings 

 

 
PIN 

Deterioration Obsolete Platting Chronic Flooding 
Unsanitary or 

Unsafe 
Conditions 

Economic 
Underutilization* 

31-18-202-003 ✓     

✓  

31-18-202-001 ✓     

31-18-302-001 ✓     

31-19-100-005 ✓     

31-19-102-003 ✓     

31-18-202-004     

31-18-202-005     

31-18-202-006  
✓  ✓  ✓  

31-19-100-006     

31-19-201-006  
✓  ✓  ✓  

31-19-201-008  
✓  ✓  ✓  

31-19-201-010  
✓  ✓  ✓  

31-18-102-002    
✓ r 

31-18-102-003     

31-18-202-007     

31-19-102-004     

31-19-201-009     

 

*Economic Underutilization is measured for the Business District as a whole rather than by parcel.   

Note: PIN 31-18-102-001 has been removed from this table, as it was subdivided in 2021 and would provide 
duplicate survey findings if included above. 
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