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SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed in Section 1.]

FY 2020

Name of Redevelopment Project Area (below): 

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:

Tax Increment Allocation Redevelopment Act    

Industrial Jobs Recovery Law 

No Yes

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State Sales Tax Boundary? [65 

ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]

If yes, please enclose the amendment (labeled Attachment A).

X

Certification of the Chief Executive Officer of the municipality that the municipality has complied with all of the requirements of the 

Act during the preceding fiscal year. [65 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.6-22 (d) (3)]

Please enclose the CEO Certification (labeled Attachment B).

X

Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and 5/11-74.6-22 (d) (4)]

Please enclose the Legal Counsel Opinion (labeled Attachment C). X

Statement setting forth all activities undertaken in furtherance of the objectives of the redevelopment plan, including any project 

implemented and a description of the redevelopment activities. [65 ILCS 5/11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A 

and B)]

If yes, please enclose the Activities Statement (labled Attachment D).

X

Were any agreements entered into by the municipality with regard to the disposition or redevelopment of any property within the 

redevelopment project area or the area within the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (7) (C) and 5/11-74.6-22 (d) 

(7) (C)]

If yes, please enclose the Agreement(s) (labeled Attachment E).

X

Is there additional information on the use of all funds received under this Division and steps taken by the municipality to achieve the 

objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 (d) (7) (D) and 5/11-74.6-22 (d) (7) (D)]

If yes, please enclose the Additional Information (labeled Attachment F).

X

Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have received or are receiving 

payments financed by tax increment revenues produced by the same TIF? [65 ILCS 5/11-74.4-5 (d) (7) (E) and 5/11-74.6-22 (d) (7) 

(E)]

If yes, please enclose the contract(s) or description of the contract(s) (labeled Attachment G).

X

Were there any reports submitted to  the municipality by  the joint review board? [65 ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6-22 

(d) (7) (F)]

If yes, please enclose the Joint Review Board Report (labeled Attachment H).

X

Were any obligations issued by the municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A) and 

5/11-74.6-22 (d) (8) (A)]

If yes, please enclose any Official Statement (labeled Attachment I). If Attachment I is answered yes, then the Analysis 

must be attached and (labeled Attachment J).

X

An analysis prepared by a financial advisor or underwriter setting forth the nature and term of obligation and projected debt service 

including required reserves and debt coverage. [65 ILCS 5/11-74.4-5 (d) (8) (B) and 5/11-74.6-22 (d) (8) (B)]

If attachment I is yes, then Analysis MUST be attached and (labeled Attachment J).

X

Has a cumulative of $100,000 of TIF revenue been deposited into the special tax allocation fund? 65 ILCS 5/11-74.4-5 (d) (2) and 

5/11-74.6-22 (d) (2)

If yes, please enclose Audited financial statements of the special tax allocation fund

(labeled Attachment K).

X

Cumulatively, have deposits of incremental taxes revenue equal to or greater than $100,000 been made into the special tax 

allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)]

If yes, the audit report shall contain a letter from the independent certified public accountant indicating compliance or 

noncompliance with the requirements of subsection (q) of Section 11-74.4-3 (labeled Attachment L).

X

A list of all intergovernmental agreements in effect  to which the municipality is a part, and an accounting of any money transferred 

or received by the municipality during that fiscal year pursuant to those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) 

(10)]

If yes, please enclose the list only, not actual agreements (labeled Attachment M).

X

Please utilize the information below to properly label the Attachments. 

Carlyle TIF #1

___x___

______

* Types include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combination/Mixed.

Commercial

Under which section of the Illinois Municipal Code was Redevelopment Project Area designated? (check one):



FY 2020

Special Tax Allocation Fund Balance at Beginning of Reporting Period 124,627$           

SOURCE of Revenue/Cash Receipts:

 Revenue/Cash 

Receipts for 

Current 

Reporting Year 

 Cumulative 

Totals of 

Revenue/Cash 

Receipts for life 

of TIF % of Total

Property Tax Increment 376,585$           4,624,086$       100%

State Sales Tax Increment -$                       -$                      0%

Local Sales Tax Increment -$                       -$                      0%

State Utility Tax Increment -$                       -$                      0%

Local Utility Tax Increment -$                       -$                      0%

Interest 2,099$               11,456$            0%

Land/Building Sale Proceeds -$                       -$                      0%

Bond Proceeds -$                       -$                      0%

Transfers from Municipal Sources -$                       -$                      0%

Private Sources -$                       -$                      0%

Other (identify source _____________; if multiple other sources, attach 

schedule) -$                       -$                      0%

All Amount Deposited in Special Tax Allocation Fund 378,684$           

Cumulative Total Revenues/Cash Receipts 4,635,542$       100%

Total Expenditures/Cash Disbursements (Carried forward from 

Section 3.2)

257,199$           

Transfers to Municipal Sources 30,000$             

Distribution of Surplus

Total Expenditures/Disbursements 287,199$           

Net/Income/Cash Receipts Over/(Under) Cash Disbursements 91,485$             

 

Previous Year Adjustment (Explain Below) -$                       

.

FUND BALANCE, END OF REPORTING PERIOD* 216,112$           

  * If there is a positive fund balance at the end of the reporting period, you must complete Section 3.3

Previous Year Explanation: 

SECTION 3.1 - (65 ILCS 5/11-74.4-5 (d)(5)(a)(b)(d)) and (65 ILCS 5/11-74.6-22 (d) (5)(a)(b)(d))

Provide an analysis of the special tax allocation fund.

Carlyle TIF #1



FY 2020

TIF NAME:  

Amounts Reporting Fiscal Year

Professional Consulting Services                                1,924 

1,924$                                  

2. Annual administrative cost.

ITIA Dues                                   183 

Annual Administrative Expenses                              31,524 

31,707$                                

3. Cost of marketing sites.

-$                                          

Annual Wal-Mart TIF Reimbursement Payment                            127,731 

Annual Clarion Healing Center Reimbursement                              12,934 

Annual Tractor Supply Project Reimbursement                              34,497 

175,163$                              

Annual NAPA (McKay) Reimbursement Payment                                6,830 

Annual Wilken Crecent Moon Reimbursement Payment                                4,769 

Annual Bretz Lodge Reimbursement Payment                              19,463 

31,062$                                

Engineering for Travel Center                                4,440 

Engineering for Governor's Drive/Williams Rd                                2,003 

Reimbursement for Dorothy Lane Expansion (Neumann)                              10,900 

17,343$                                

1. Cost of studies, surveys, development of plans, and specifications. Implementation and administration 

of the redevelopment plan, staff and professional service cost.

SECTION 3.2 A- (65 ILCS 5/11-74.4-5 (d) (5) (c) and 65 ILCS 5/11-74.6-22 (d) (5)(c)) 

Category of Permissible Redevelopment Cost [65 ILCS 5/11-74.4-3 (q) and 65 ILCS 5/11-74.6-10 (o)]

PAGE 1

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND 

(by category of permissible redevelopment project costs )

Carlyle TIF #1

4. Property assembly cost and site preparation costs.

5. Costs of renovation, rehabilitation, reconstruction, relocation, repair or remodeling of existing public or 

private building, leasehold improvements, and fixtures within a redevelopment project area.

6. Costs of the constructuion of public works or improvements.



-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

11. Cost of reimbursing school districts for their increased costs caused by TIF assisted housing projects.

12. Cost of reimbursing library districts for their increased costs caused by TIF assisted housing projects. 

10. Capital costs.

7. Costs of eliminating or removing contaminants and other impediments.

8. Cost of job training and retraining projects.

9. Financing costs.

PAGE 2

SECTION 3.2 A 



-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

                                       - 

-$                                          

257,199$                              TOTAL ITEMIZED EXPENDITURES

13. Relocation costs. 

14. Payments in lieu of taxes.

15. Costs of job training, retraining, advanced vocational or career education.

16. Interest cost incurred by redeveloper or other nongovernmental persons in connection with a 

redevelopment project.

SECTION 3.2 A 

PAGE 3

18. Other.  

17. Cost of day care services.



FY 2020

TIF NAME:

Name Service Amount

Wal Mart Stores Inc. Site Development 127,731.43$                         

Clarion Healing Center Site Development 12,933.75$                           

3PP Carlyle LLC Site Development 34,497.45$                           

Bretz Lodge & Winery Renovations 19,463.26$                           

List all vendors, including other municipal funds, that were paid in excess of $10,000 during the current reporting year.

Section 3.2 B

Optional:  Information in the following sections is not required by law, but would be helpful in creating fiscal 

transparency.

Carlyle TIF #1



FY 2020

TIF NAME:  

FUND BALANCE BY SOURCE 216,112$                       

 Amount of Original 

Issuance Amount Designated

1. Description of Debt Obligations

Total Amount Designated for Obligations -$                          -$                                   

2. Description of Project Costs to be Paid

Private Redevelopment Projects 8,973,515$                    

Public Infrastructure Projects 9,715,316$                    

Eligible Capital Expenditures 5,971,619$                    

Administration & Marketing 3,981,392$                    

Total Amount Designated for Project Costs 28,641,842$                  

TOTAL AMOUNT DESIGNATED 28,641,842$                  

SURPLUS/(DEFICIT) (28,425,730)$                 

SECTION 3.3 - (65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d)

Breakdown of the Balance in the Special Tax Allocation Fund At the End of the Reporting Period by source

Carlyle TIF #1



FY 2020

TIF NAME: Carlyle TIF #1

x
Check here if no property was acquired by the Municipality within 

the Redevelopment Project Area.

Property Acquired by the Municipality Within the Redevelopment Project Area.

Property (1):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (2):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (3):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (4):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (5):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (6):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (7):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (8):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Provide a description of all property purchased by the municipality during the reporting fiscal year within the

redevelopment project area.

SECTION 4  [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)]



TIF Name:

x

13

TOTAL: 11/1/99 to Date

Estimated Investment 

for Subsequent Fiscal 

Year

Total Estimated to 

Complete Project

Private Investment Undertaken (See Instructions) 28,327,510$               -$                                    -$                               

Public Investment Undertaken 5,187,734$                 35,000$                          500,000$                    

Ratio of Private/Public Investment 5 35/76 0

Project 1*:  Super 8

Private Investment Undertaken (See Instructions) 1,720,000$                 

Public Investment Undertaken 768,345$                    

Ratio of Private/Public Investment 2 21/88 0

Project 2*: Fishermans Cove Project (Huels)

Private Investment Undertaken (See Instructions) 910,000$                    

Public Investment Undertaken 34,826$                      

Ratio of Private/Public Investment 26 10/77 0

Project 3*: Carlyle Resorts Inc.

Private Investment Undertaken (See Instructions) 6,270,000$                 

Public Investment Undertaken 644,929$                    

Ratio of Private/Public Investment 9 13/18 0

Project 4*: NAPA Auto Parts (McKays)

Private Investment Undertaken (See Instructions) 400,000$                    

Public Investment Undertaken 227,603$                    

Ratio of Private/Public Investment 1 25/33 0

Project 5*: Wilken Crescent Moon

Private Investment Undertaken (See Instructions) 142,980$                    

Public Investment Undertaken 81,132$                      

Ratio of Private/Public Investment 1 16/21 0

Project 6*: Wintermann Carlyle Auction Center

Private Investment Undertaken (See Instructions) 414,720$                    

Public Investment Undertaken 109,654$                    

Ratio of Private/Public Investment 3 61/78 0

1. NO projects were undertaken by the Municipality Within the Redevelopment Project Area.

2. The Municipality DID undertake projects within the Redevelopment Project Area. (If selecting this option, 

complete 2a.)                                

    2a. The total number of ALL activities undertaken in furtherance of the objectives of the redevelopment 

plan: 

LIST ALL projects undertaken by the Municipality Within the Redevelopment Project Area:

*PROJECT NAME TO BE LISTED AFTER PROJECT NUMBER

Select ONE of the following by indicating an 'X':

SECTION 5 - 20 ILCS 620/4.7 (7)(F)

PAGE 1

FY 2020

Carlyle TIF #1

Page 1 is to be included with TIF report. Pages 2 and 3 are to be included ONLY if projects are listed.



Project 7*: Bretz Lodge

Private Investment Undertaken (See Instructions) 740,000$                    

Public Investment Undertaken 189,222$                    

Ratio of Private/Public Investment 3 51/56 0

Project 8*: Wal-Mart Project

Private Investment Undertaken (See Instructions) 10,175,699$               

Public Investment Undertaken 1,847,661$                 

Ratio of Private/Public Investment 5 35/69 0

Project 9*: Clarion Healing Center

Private Investment Undertaken (See Instructions) 104,000$                    

Public Investment Undertaken 137,701$                    

Ratio of Private/Public Investment 71/94 0

Project 10*: Carlyle Pain & Rehab Clinic

Private Investment Undertaken (See Instructions) 379,339$                    

Public Investment Undertaken 351,661$                    

Ratio of Private/Public Investment 1 7/89 0

Project 11*: Dorothy Lane Improvement Project

Private Investment Undertaken (See Instructions) 65,000$                      

Public Investment Undertaken 45,000$                      

Ratio of Private/Public Investment 1 4/9 0

Project 12*: Tractor Supply Project

Private Investment Undertaken (See Instructions) 2,200,000$                 

Public Investment Undertaken 750,000$                    

Ratio of Private/Public Investment 2 14/15 0

Project 13*: Paragpur Travel Center

Private Investment Undertaken (See Instructions) 4,805,772$                 

Public Investment Undertaken 35,000$                          500,000$                    

Ratio of Private/Public Investment 0 0

Project 14*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 15*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

        

PAGE 2      **ATTACH ONLY IF PROJECTS ARE LISTED**



SECTION 6

FY 2020

TIF NAME:

Year redevelopment 

project area was 

designated Base EAV

Reporting Fiscal Year 

EAV

______

SECTION 7

Provide information about job creation and retention:

Number of Jobs 

Retained

Number of Jobs 

Created

Description and Type 

(Temporary or 

Permanent) of Jobs Total Salaries Paid

-$                                     

-$                                     

-$                                     

-$                                     

-$                                     

-$                                     

-$                                     

SECTION 8

Provide a general description of the redevelopment project area using only major boundaries:

Overlapping Taxing District

Surplus Distributed from redevelopment 

project area to overlapping districts

Check if the overlapping taxing districts did not receive a surplus.

Optional:  Information in the following sections is not required by law, but would be helpful in evaluating the 

performance of TIF in Illinois. *even though optional MUST be included as part of the complete TIF report

Provide the base EAV (at the time of designation) and the EAV for the year reported for the redevelopment project area

List all overlapping tax districts in the redevelopment project area.  

If overlapping taxing district received a surplus, list the surplus.

Carlyle TIF #1

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

-$                                                                                

EnclosedOptional Documents

Legal description of redevelopment project area

Map of District







Annual Tax Increment Finance Report 
Office of the Illinois Comptroller 
Carlyle, Illinois 
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ATTACHMENT D 
 

 
 

Statement setting forth all activities undertaken in furtherance of the objectives of 
the redevelopment plan, including any project implemented in the preceding fiscal 
year and a description of the activities under taken ( 65 ILCS 5/11-74.4-5 (d) (7) (A 
and B) and 5/11-74.6-22 (d) (7) (A and B) 

 

 
 
 
In the furtherance of the objectives of the redevelopment plan, the City continues to 
review potential development and redevelopment plans to undertake which would 
retain and recruit businesses to the City, while also making valuable infrastructure 
improvements throughout the area. It is the intent of the City to utilize TIF Funds in 
support of new business development projects and existing business expansion 
projects, as well as pursue public infrastructure projects which would enhance 
properties within the TIF District and create a competitive environment for 
investment. To date, there have been 13 private redevelopment projects supported 
through the use of TIF assistance, all of which are proving to be excellent additions to 
the community and have had significant impact on the tax base and the reduction and 
elimination of blighting characteristics.  
 

During FY20, one new project was approved which allows for the provision of TIF 
assistance in conjunction with the development of a new retail “travel center” and gas 
station. This development requires extensive engineering and infrastructure 
development and is projected to be an excellent revenue generator for the City, while 
also addressing an area of need in the community that was found to have some 
external leakage. Without the TIF District in place, this project may not otherwise 
have occurred at this location and may have sought a site with less development 
constraints.  
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PARAGPUR TRAVEL CENTER 
TUT PROPERTIES, INC. 

TAX INCREMENT FINANCING REDEVELOPMENT AGREEMENT – CARLYLE TIF #1 
 
This tax increment financing redevelopment agreement (hereinafter referred to as 

“Agreement”) is made and entered into as of ___________________________________   ________, 2019, 

by and between the City of Carlyle, Illinois, an Illinois municipal corporation, and Tut 

Properties, Inc. 

RECITALS 
 
A. On December 14, 1998, in accordance with the TIF Act, the City of Carlyle approved 

ordinances adopting tax increment financing and the Carlyle Tax Increment 
Financing Plan and Project, also known as the Carlyle TIF #1. 
 

B. The Developer has submitted a Redevelopment Proposal to the City for a project 
which could not or would not be undertaken without the use of tax increment 
financing assistance.  

 
B. The City Council, after reviewing the Redevelopment Proposal submitted by the 

Developer, believes that the Redevelopment Area as set forth herein in the 
Redevelopment Proposal, and the performance generally of this Agreement, are in 
the best interests of the City, and the health, safety, morals and welfare of its 
residents, and in accord with the public purposes specified in the Redevelopment 
Plan. 

 
AGREEMENT 
 
In consideration of the above premises and the mutual obligations of the parties hereto, 
each party hereby agrees as follows: 
 
1. Definitions As used in this Agreement, the following words and terms shall have the 
following meanings: 
 
“Administration Fee(s)”: a fee to be paid by the Developer to the City annually for the 
creation and administration of this Redevelopment Agreement and all matters related to 
the context of this Agreement.  The Administration Fee will be (1) an annual payment equal 
to 10% of the Developer’s Share approved by the City for reimbursement during each year, 
not to exceed $500.00. All Administration fees may be deducted from the Developer’s 
Share until a time at which the Administration Fees have been paid in full. Administration 
Fees may also be waived at the discretion of the City.  
 
“Affiliate”:  Shall mean, with respect to any business entity, any other business entity 
directly or indirectly controlled (including at least 51% voting control) by or under direct 

Jake
Typewritten text
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or indirect common control with such business entity.  A business entity shall be deemed to 
control another business entity if such controlling business entity possess solely, directly or 
indirectly the power to direct, or cause the direction of, the management and policies of the 
second business entity whether through the ownership of voting securities, common 
directors, trustees, partnership interest or member interest. 
 
“Agreement Term”: The period of time in which this agreement is in full force and effect. 
For this agreement, that period of time will begin upon the date of execution of this 
agreement, and continuing until the end of the natural life of the Carlyle TIF #1 District, 
which is set to expire on December 14, 2033.   
  
“City”:  The City of Carlyle, Clinton County, Illinois, a statutory City of Clinton County, and a 
political subdivision of the State of Illinois. 
 
“City Council”:  The City Council of the City of Carlyle, Illinois. 
 
“Construction Plans”:  Plans, drawings, specifications and related documents, and 
construction schedules for the construction of the Work (as shown on the attached Concept 
Plan or on the attached Development Plan, if necessary), together with all supplements, 
amendments or corrections, submitted by the Developer and approved by the City in 
accordance with this Agreement. 
 
“Developer”:  Tut Properties, Inc. 
 
“Developer’s Portion of the Redevelopment Project”:   The construction and development of 
a new gas station and convenience store facility on the Property, including any and all 
reasonably required site preparation, pre-construction planning and engineering, 
demolition, infrastructure and roadway construction, utility installation, and other work 
required to support such a project; all to be used for activities in accordance with the 
Redevelopment Plan. 
 
“Developer’s Share”:   Means, the portion of the TIF Revenues generated by the Property 
and received by the City annually, which are to be reimbursed back to the Developer for 
certain Eligible Redevelopment Project Costs incurred during the performance of the Work. 
For the purposes of this agreement, the Developer’s Share will be 80%, with the total 
amount reimbursed during the Agreement Term not to exceed the Reimbursement 
Limit. The first payment of the Developer’s Share will be calculated based on the TIF 
Revenues assessed to the Property during the first year of full assessment of the Property 
after substantial completion of the Work, with the final payment being issued based on TIF 
Revenues assessed during the calendar year ending on December 31, 2033 and collected 
in 2034 (See Exhibit 1 – Example Payment Schedule). Monies are to be paid from the 
Special Allocation Fund 34, Carlyle Tax Increment Financing Project Area #1 (TIF #1).  The 
Developer is not eligible to receive the Developer’s Share until the Work has been verified 
to have been completed by the City. The Developer’s Share may be subject to the deduction 
of an Administration Fee.  
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“Eligible Redevelopment Projects Costs”:    Any and all costs incurred pursuant to Section 
11-74.4-3 of the TIF Act, and that qualify under Section 11-74.4-3 (q) as determined by the 
City, in the City’s sole discretion. 
 
“Property”:  That property to be used by Developer as more generally defined as being 
located on approximately 8.31 acres of vacant ground between Governors Run Drive and 
State Route 127 at the north end of the City of Carlyle, Illinois 62239 (Clinton County PIN: 
08-08-07-304-005)  and described more fully in Appendix A – Project Location.  
 
“Redevelopment Area”:  A certain area of the City of Carlyle known as the “Carlyle 
Redevelopment Project Area #1”, also known as TIF #1. 
 
“Redevelopment Plan”:  A plan entitled “Carlyle Redevelopment Project Area Tax 
Increment Financing Redevelopment Plan #1” which was approved on December 14, 1998, 
and as from time to time amended. 
 
“Redevelopment Project”:  Those activities described as the Redevelopment Project in the 
Redevelopment Plan, Redevelopment Proposal, and this Agreement. 
 
“Redevelopment Project Costs”:  The sum total of all reasonable or necessary costs actually 
incurred and paid in performing the Work, and any such costs incidental to the 
Redevelopment Plan or Redevelopment Project, provided however, that Redevelopment 
Project Costs shall not include any internal costs of Developer and shall not include any 
amounts for overhead, margin, profit or the like in connection with goods or services 
supplied to Developer by any Affiliate of Developer, except to the extent that such items are 
commercially reasonable and competitive with similar charges in arms-length transactions. 
 
“Redevelopment Proposal”: The description of the intended scope and scale of the project 
as described by the Developer in the submitted application for tax increment financing 
assistance, as well as any and all accompanying site plans, drawings, or other descriptions 
of the intended project.  
 
“Reimbursement Limit”: The maximum amount of money the Developer may be 
reimbursed in accordance with this agreement; that amount not to exceed a dollar figure 
equal to 100% of the Eligible Redevelopment Project Costs verified by the City to have 
been incurred during the performance of the Work required to complete the project.   
 
"Special Allocation Fund": The Special Allocation Fund 34, Carlyle Tax Increment Financing 
Project Area. (TIF #1 Fund) 
 
"TIF Act": The Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4 et. seq. 
 
"TIF Revenues":  The ad valorem taxes, if any, arising from the tax levies upon taxable real 
property in the portion of the TIF Redevelopment Area related to the Redevelopment  
Project by any and all taxing districts or municipal corporations having the power to tax 
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real property in the TIF Redevelopment Area, which taxes are attributable to the increase 
in the then current equalized assessed valuation of each taxable lot, block, tract, or parcel of 
real property in the portion of the TIF Redevelopment Area related to the Redevelopment  
Project (those units of Property defined in Appendix A of the Carlyle Tax Increment 
Financing Project Area #1) over and above  the Total Initial Equalized Assessed Value of 
each such portion of property within the TIF Redevelopment Area, all as determined by the 
County Clerk of the County of Clinton, Illinois, in accordance with Section 11-74.4-8 of the 
TIF Act.  For purposes of this Agreement, the “then current equalized assessed valuation” 
shall mean the equalized assessed valuation for each taxable lot, block, tract or parcel of 
real property within the portion of the TIF Redevelopment Area related to the 
Redevelopment Project for the first year following full assessment of said real property 
after substantial completion of the Work within the Redevelopment Project.  
 
"Work":  All work necessary to prepare the Property for, and to implement the portion of, 
the Redevelopment Project set forth in Section 2.1.a. below, including but not limited to, the 
construction and development of a new gas station and convenience store facility on the 
Property, including any and all reasonably required site preparation, pre-construction 
planning and engineering, demolition, infrastructure and roadway construction, utility 
installation, and other work required to support such a project; all to be used for activities 
in accordance with the Redevelopment Plan. 
 
"Zoning Approvals":  All plat approvals, re-zoning or other zoning and ordinance changes, 
site plan approvals, conditional use permits, or other subdivision, signage, zoning, or 
similar approvals required from the City for the implementation of the Redevelopment 
Project and which are consistent with the Redevelopment Plan and this Agreement and all 
Federal, state and local laws, ordinances, codes and regulations (except that with respect to 
the City's Zoning Ordinances, such applications may contain such non-conformance or 
variance to the extent contemplated by the  Redevelopment Plan and this Agreement). 

 
Capitalized terms not otherwise defined in this Agreement shall have the meaning ascribed 
to them in the Redevelopment Plan. 
 
2. Redevelopment Project The City and Developer agree to carry out the Redevelopment 
Project in accordance with the Redevelopment Plan and this Agreement. 
 

2.1 Developer Undertakings. The Developer agrees, subject to the terms and 
conditions hereof to undertake the Developer's Portion of the Redevelopment 
Project, viz.: 

 
a) The construction of a gas station/convenience store facility of approximately 

20,700 square feet in size that includes the following: 

i. 6 dispensaries (12 nozzles) for retail sale of gasoline 

ii. 3 dispensaries (6 nozzles) for retail sale of diesel fuel 
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iii. A car wash facility 

iv. At least 20 parking spaces, including 2 handicap accessible spaces 

b) The installation of a combination of fencing, dirt berms, and landscaping to 
provide a visual and noise barrier to nearby residents.  

c) The installation of a private frontage road with access from State Route 127 
that is to be maintained by the Developer. 

d) The construction of an IDOT approved left-turn lane from State Route 127 to 
entrance of required private frontage road.  

e) The installation of adequate signage encouraging trucks and other large 
vehicles to enter and exit the property through the State Route 127and not 
from Governor’s Drive. 

f) The Developer agrees not to allow overnight parking for trucks or other large 
vehicles anywhere on the property or private frontage road 

g) The Developer agrees to meet all U.S. Army Corps of Engineers regulations 
and acquire any necessary permits prior to beginning construction, as may 
be required.  

h) The Developer agrees to complete the Redevelopment Project in one phase, 
with the completion of all required Work occurring within twelve (12) 
months of final IDOT approval of the left-turn lane from State Route 127. The 
Developer may be granted an extension to this deadline with written consent 
from the City. 

2.2 City Undertaking. The City agrees, subject to the terms and conditions hereof, to 
use diligent efforts to expeditiously consider all Zoning Approvals necessary to 
commence and complete the Redevelopment Project so long as the application and 
documentation of such Zoning Approval Requests are in compliance with the 
Redevelopment Plan and all applicable Federal, state and local laws, ordinances, 
codes and regulations. 

 
3.  Acceptance of Proposal/Developer Selection:  The City hereby accepts the 
Redevelopment Proposal, as amended hereby, and selects the Developer exclusively to 
perform the Work as outlined herein, in accordance with the terms of this Agreement.  In 
the event of any conflict between the Redevelopment Proposal or Redevelopment Plan and 
the terms hereof, the terms hereof shall control. 
 
4. Plans and Approvals 
 

4.1 Changes During the progress of the Work, the Developer may make such 



City of Carlyle, IL | TIF Agreement | Carlyle TIF #1 

  
 Page 6 
 
 

reasonable changes, including, without limitation, modification of the construction 
schedule, including dates of commencement and completion, modification of the 
areas in which this work is to be performed, expansion or deletion of items, and any 
and all such other changes as site conditions or orderly development may dictate 
and as may be in substantial conformance with the Redevelopment Plan and this 
Agreement, provided that the Developer shall first obtain the consent of the City, 
which consent shall not be unreasonably withheld or delayed, before the Developer 
makes any such changes. 

 
4.2 Zoning Approvals The City agrees to cooperate with the Developer and to 
expeditiously process and timely consider all applications for the Zoning Approvals 
which are in substantial conformance with the Redevelopment Plan and this 
Agreement, and are not contrary to any Federal, state or local law, ordinance, code 
or regulation (except that with respect to the City's Zoning Ordinances, such 
applications may contain such nonconformance or variance to the extent 
contemplated by the Concept Plan, the Redevelopment Plan and this Agreement), all 
in accordance with the applicable City ordinances and laws of the State of Illinois, 
and to take all further actions relating to Zoning Approvals (after processing in 
accordance with applicable laws and ordinances) as are consistent with the 
Redevelopment Plan and this Agreement. 
 

5. Payment of the Developer’s Share 
 

5.1 Requests for Payment of the Developer’s Share      The Developer shall submit 
Requests for Payment of the Developer’s Share (“Requests”) in substantially the 
same form as set forth in Exhibit 2 - Request for Reimbursement on or before 
December 31st of any given year during the Term of this agreement in order to be 
eligible to receive payment of the Developer’s Share for taxes payable during that 
year.  All Requests shall be accompanied by invoices, statements, vouchers or bills 
for the amount requested (including evidence of payment thereof as to any amounts 
for which payment or reimbursement is requested) and lien waivers for all services 
or materials furnished by subcontractors, except as to any retainage, related to 
amounts for which reimbursement is requested.  The Developer must also show 
proof that all Real Estate Property Taxes attributable to the Property are paid in full 
to date and that all sales tax owed to the City of Carlyle is paid in full.  Payment of 
the Developer’s Share will be forfeited for any year in which appropriate requests 
for payment, including all applicable documents and proof of payment, are not 
supplied by December 31st. Forfeited payments will not count towards the 
applicable Reimbursement Limit, and will not be recoverable in future years. The 
acquisition, production, and submission of all necessary documents and information 
required to effectuate payment of the Developer’s Share will be the sole 
responsibility of the Developer.   
 
5.2 City's Determination of Payment of the Developer’s Share  The City shall 
approve or disapprove any Request within 30 days of the submittal thereof.  If the 
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City disapproves any Request or any portion thereof, it shall state in writing the 
reasons therefore and provide the Developer a reasonable opportunity to clarify or 
correct the Request. 

 
5.3  Payment of the Developer’s Share Within 30 days of receipt and deposit of 
the Property’s TIF Revenues into the City’s Special Allocation Fund, the City shall 
pay the Developer the Developer’s Share to the extent monies are available in the 
Special Allocation Fund.  Such payment shall continue until such time as the earlier 
of the following: (i) the Developer Portion of the Redevelopment Project is no longer 
used for the purposes outlined in this Agreement; (ii) the Reimbursement Limit is 
reached; (iii) the Agreement Term is reached; (iv) the Carlyle Tax Increment 
Financing Area (TIF #1) expires or is otherwise terminated.  

 
In the event the Developer defaults on the obligations and/or the Property becomes 
vacant of a commercial business for a period of 6 months or more within 5 years 
from the signing of this Agreement, the Developer shall return to the City a sum of 
20% of the total amount of Developer’s Share paid from the City to the Developer 
for every year of the first five years of this Agreement in which obligations are not 
met.  If a default occurs within one (1) year of the signing of this Agreement, the 
Developer will return 100% to the City.  If a default occurs between one (1) year and 
two (2) years from the signing of this Agreement, the Developer will return 80% to 
the City.  If a default occurs between two (2) years and three (3) years from the 
signing of this Agreement, the Developer will return 60% to the City.  If a default 
occurs between three (3) years and four (4) years from the signing of this 
Agreement, the Developer will return 40% to the City.  If a default occurs between 
four (4) years and five (5) years from the signing of this Agreement, the Developer 
will return 20% to the City. 
 
5.4  Reimbursements Limited to Eligible Redevelopment Projects Costs      Nothing 
in this Agreement shall obligate the City to pay or to reimburse the Developer for 
any cost that is not incurred pursuant to Section 11-74.4-3 of the TIF Act and that 
does not qualify under Section 11-74.4-3 (q) as determined by the City.  The 
Developer shall, at the City's request, provide (a) itemized invoices, receipts or other 
information, if any, requested by the City to confirm that any such costs are so 
incurred and do so qualify, and (b) an opinion of counsel to the Developer that such 
cost is eligible for reimbursement under the TIF Act.  

 
5.5  City's Obligations Limited to Special Allocation Fund  Notwithstanding any other 
term or provision of this Agreement, the City's obligations pursuant to this 
Agreement are limited to monies in the Special Allocation Fund, and from no other 
source, up to the Reimbursement Limit, should the Work be completed.  This 
agreement does not compel the City’s General Fund, or any other source of funds, to 
provide monies for any amount or obligation identified herein.  
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6.    Notices  Any notice, demand, or other communication required by this Agreement to 
be given by either party hereto to the other shall be in writing and shall be sufficiently 
given or delivered if dispatched by certified United States First Class Mail, postage prepaid, 
or delivered personally, 
   
1) In the case of the Developer, to: 
 

Tut Properties, Inc. 
Attn: Surjit Tut 
10 Winged Foot Drive 
Highland, IL 62249 
 

2) In the case of the City, to: 
 

City of Carlyle 
Attn: TIF Administrator 
850 Franklin Street 
Carlyle, Illinois 62231 

 
or to such other address with respect to either party as that party may, from time to time, 
designate in writing and forward to the other as provided in this Section. 
 
7.  Conflict of Interest  The parties agree to abide by all applicable federal, state and local 
laws, ordinances and regulations relating to conflict of interest. Additionally, but not in 
limitation of the foregoing, no member of the City Council or any branch of government of the 
City who has any power of review or approval of any of the undertakings contemplated herein 
shall participate in any decisions relating thereto which affect his or her personal interests or 
the interests of any corporation, partnership or other entity in which he or she is directly or 
indirectly interested. Any member, official, employee or agent of the City now having or 
subsequently acquiring any personal interest, direct or indirect, or now having or 
subsequently acquiring any interest in any corporation, partnership or association which has 
any interest in the Redevelopment Area, or in any contract or proposed contract in connection 
with the redevelopment, rehabilitation or financing of the Redevelopment Area, shall 
immediately disclose in writing to the City Council the nature of such interest and seek a 
determination with respect to such interest by the City Council and in the meantime shall not 
participate in or attempt to influence any actions or discussions relating to the Redevelopment 
Area. 
 
8. Maintenance of Redevelopment Area   The Developer shall maintain or cause to be 
maintained all of the Work and the Developer's Portion of the Redevelopment Project, the 
Property and all buildings and improvements within its control in the Redevelopment Area in 
accordance with all federal, state and local laws, regulations, codes and ordinances. 
 
9.  Representative Not Personally Liable   No official, agent, employee, or representative of 
the City shall be personally liable to the Developer in the event of any default or breach by any 
party under this Agreement, or for any amount which may become due to any party or on any 
obligations under the terms of this Agreement. 
 
10. Release and Indemnification 
 

(a) Developer covenants and agrees that the City and its governing body members, 
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officers, agents, servants and employees shall not be liable for, and agrees to indemnify 
and hold harmless the officers, agents, servants, and employees thereof against, any loss 
or damage to property or any injury to or death of any person occurring at or about or 
resulting from any defect in the Acquisition of the Property or construction of the Work. 

 
(b) The City and its governing body of members, officers, agents, servants, and 

employees shall not be liable for any damage or injury to the persons or property of the 
Developer or any of its Affiliates or its officers, agents, servants or employees or any 
other person who may be about the Property Work due to any act of negligence of any 
person except to the extent that such liability is covered by and payable under 
applicable liability insurance. 
 
(c) All covenants, stipulations, promises, agreements and obligations of the City 
contained herein shall be deemed to be the covenants, stipulations, promises, 
agreements and obligations of the City and not of any of its governing body members, 
officers, agents, servants or employees in their individual capacities. 

 
(d) No official, employee, agent or representative of the City shall be personally liable to 
the Developer or any of its Affiliates in the event of a default or breach by any party 
under this Agreement. 

 
(e) Notwithstanding anything herein to the contrary, the City shall not be liable to the 
Developer or any of its Affiliates for damages arising in any way from  this Agreement, 
or any other obligation or agreement made in connection therewith or from any breach 
thereof, or arising from  a declaration by a final judgment by a court of competent 
jurisdiction that all or any portion of the Act is unconstitutional or that any ordinance of 
the City adopted in connection with the Redevelopment Proposal, Redevelopment Plan 
or the TIF Act is invalid or unconstitutional in whole or in part; provided that nothing in 
this Section shall limit claims by Developer or any of its Affiliates against the Special 
Allocation Fund or actions by Developer seeking specific performance of relevant 
contracts. 

 
(f) The Developer agrees to indemnify and hold the City, its employees, agents and 
independent contractors, harmless from, and against any and all suits, claims, damages, 
liabilities and costs and attorney’s fees (a "claim"), resulting from, arising out of, or in 
any way connected with (1) the Redevelopment Plan or Redevelopment Proposal or 
their approval, (2) this Agreement, the City's ownership, control, operation or condition 
of  all or any part of the property located within the Property; or any other agreement 
or obligation made in connection therewith or their approvals, (3) any legal action 
brought challenging all or any of the foregoing or challenging or counterclaiming in any 
eminent domain action, (4) the construction of the Work, and (5) the negligence or 
willful misconduct of the Developer, its employees, agents or independent contractors 
in connection with the management, development, redevelopment and construction of 
the Work. In any action concerning or to enforce any of the terms and conditions of this 
Agreement or any related obligations of Developer, the Developer shall pay all the City’s 
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expenses, attorney’s fees, and costs and the City may withhold from any amounts 
otherwise due the Developer under this Agreement or any other obligation of the City 
to the Developer, any amounts due from the Developer under this Agreement or any 
other obligation of the Developer to the City. 
 

11. Nondiscrimination  In the performance of their obligations hereunder, Developer shall 
not discriminate on the basis of race, religion, sex, color, national origin, veteran status, age or 
physical handicap, and the parties shall take such affirmative action as may be appropriate to 
afford opportunities to everyone in all operations on the Property, including enforcement, 
contracting, operating, maintenance and purchasing.  Developer shall comply with all 
applicable federal, state and local laws, ordinances, executive orders and regulations regarding 
equal employment, nondiscrimination and affirmative action. 
 
12. Representation of the City    The City represents and warrants that: 
 

(a)  Organization and Authority    The City (i) is an Illinois municipal corporation, and 
(ii) has full corporate power to execute and deliver and perform the terms and 
obligations of this Agreement. The City has been authorized by all necessary action to 
execute and deliver this Agreement, which shall constitute the legal, valid and binding 
obligation of the City, enforceable in accordance with its terms. 

 
(b) No Defaults or Violations of Law  The execution and delivery of this Agreement 
will not conflict with or result in a breach of any of the terms of, or constitute a default 
under any indenture, mortgage, deed of trust, lease or other agreement or instrument 
to which the City is a party of by which it is bound or the City's charter, or any of the 
rules or regulations applicable to the City. 

 
13. Representations of the Developer The Developer represents and warrants that: 
 

(a)  Organization and Authority The Developer (i) is duly organized under the laws 
of the State of Illinois and is in good standing under the laws of the State of Illinois, and 
(ii) has full corporate power to execute and deliver and perform the terms and 
obligations of this Agreement. The Developer has been authorized by all necessary 
corporate action to execute and deliver this Agreement, which shall constitute the legal, 
valid and binding obligation of the Developer, enforceable in accordance with its terms 
and that the Agreement shall constitute the legal, valid and binding obligation of the 
Developer enforceable by City in accordance with its terms. 
 
(b)  No Defaults or Violations of Law  The execution and delivery of this Agreement, 
and the General Contract by the Developer will not conflict with or result in a breach of 
any of the terms of, or constitute a default under, any indenture, mortgage, deed of 
trust, lease or other agreement or instrument to which the Developer is a party or by 
which they are bound or their respective articles incorporation, bylaws, or any of the 
rules or regulations applicable to the Developer of any court or other governmental 
body. 
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(c) Pending Litigation Except with regard to those matters which counsel to the City 
and counsel to the Developer have discussed, no litigation, proceedings or 
investigations are pending or, to the knowledge of the Developer, threatened against 
the Developer, except claims which if adversely determined will not, in the opinion of 
counsel to the Developer, materially and adversely affect the financial condition or 
operations of the Developer. In addition (except with regard to those matters which 
counsel to the City and counsel to the Developer have discussed), no litigation, 
proceedings or investigations are pending or, to the knowledge of the Developer, 
threatened against the Developer seeking to restrain, enjoin or in any way limit the 
approval or issuance and delivery of this Agreement by the Developer or which would 
in any manner challenge or adversely affect the corporate existence or powers of the 
Developer to enter into and carry out the transactions described in or contemplated by 
the execution, delivery, validity or performance by the Developer of the terms and 
provisions of this Agreement. 

 
(d) Full Disclosure   There is no fact which the Developer has not disclosed to the City 
in writing which materially affects adversely or, so far as the Developer can now 
foresee, will materially affect adversely the financial condition of the Developer or its 
ability to own and operate its properties or to carry out its obligations under this 
Agreement or the General Contract. 
 

14.  Inspection   The Developer shall allow authorized representatives of the City access to the 
work site from time to time upon reasonable advance notice prior to the completion of the 
Work for reasonable inspection thereof. 

 
15.  Choice of Law   This Agreement shall be taken and deemed to have been fully executed by 

parties in, and governed by the laws of, the State of Illinois for all purposes and intents. 
 
16.  Entire Agreement; Amendment     The parties agree that this Agreement constitutes the 

entire agreement between the parties and that no other agreements or representations 
other than those contained in this Agreement have been made by the parties. This 
Agreement shall be amended only in writing and effective when signed by the authorized 
agents of the parties. 

 
 17. Entire Agreement; Termination     The City shall retain the right to terminate this 

Agreement at any of the following moments: (i) the Reimbursement Limit is reached; (ii) 
the date the Carlyle Tax Increment Financing Area #1 (TIF #1) expires; (iii) the Developer 
has failed to meet to the deadlines for the start or completion of the Work as outlined 
within section 2.1, and no extensions have been granted.   

  
18.  Severability   In the event any term or provision of this Agreement is held to be 

unenforceable by a court of competent jurisdiction, the remainder shall continue in full 
force and effect, to the extent the remainder can be given effect without the invalid 
provision. 
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19. Assignment   The rights and obligations of the Developer under this Agreement shall be 

fully assignable by means of written notice to the City.  The City shall not unreasonably 
withhold its consent provided that the nature of the Redevelopment Project is not 
substantially changed.  No such assignment shall be deemed to release the Developer of its 
obligations to the City under this Agreement unless the specific consent of the City to 
release the Developer’s obligations is first obtained in writing. 

 
 
IN WITNESS WHEREOF, the City and Developer have caused this Agreement to be executed in 

their respective names and caused their respective seals to be affixed thereto, and attested 
as to the date first above written. 

 
 
 
"CITY"     CITY OF CARLYLE, ILLINOIS DATE_________________ 
 
      
 

___________________________________________________________ 
 Mayor 
 The Honorable Judy Smith 
 
 
 
“DEVELOPER”   TUT PROPERTIES, INC DATE_________________ 
  
  
 
 Sign:______________________________________________________ 

     
By:___Surjit Tut, Managing Member____________________ 

  
 
 Sign:________________________________________________________ 

     
By:___Rajvinder K. Tut, Managing Member______________ 
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APPENDIX A 
 

PROJECT LOCATION 
 

 
ADDRESS: TBD (Carlyle TIF #1) 
 
PIN: 08-07-13-304-005 
 
LEGAL: TBD 
 
MAP: 
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EXHIBIT 1 
 

Example Payment Schedule 
 

The following payment schedule assumes that the first year of full assessment will be 2021.  
 
 
 

CURRENT YEAR YEAR ASSESSED YEAR COLLECTED/ 
PAYMENT 

REIMBURSED 

Payment Number 

2021 2021 2022 1 

2022 2022 2023 2 

2023 2023 2024 3 

2024 2024 2025 4 

2025 2025 2026 5 

2026 2026 2027 6 

2027 2027 2028 7 

2028 2028 2029 8 

2029 2029 2030 9 

2030 2030 2031 10 

2031 2031 2032 11 

2032 2032 2033 12 

2033 2033 2034 13 

 
 

 
Payments will be based on the amount of TIF Increment generated by the Property and 
received by the City during the year the increment is collected (taxes assessed in 2021 will be 
collected in 2022).  
 
At the time of execution of this agreement, the exact dollar figure of Eligible Redevelopment 
Project Costs is unknown. Actual eligible costs will have to be determined upon completion of 
the project and submission of proof of costs incurred to be verified and accounted for by the 
City. The total payment the Developer may receive in accordance with this agreement will be 
limited by those approved costs.  
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EXHIBIT 2 
 

REQUEST FOR REIMBURSEMENT 
 
 

Request for Reimbursement of Eligible Redevelopment Project Costs 
 

TO:  TIF Administrator 
Carlyle City Hall 
850 Franklin St. 
Carlyle, Illinois 62231 

 
You are hereby requested and directed as per the Redevelopment Agreement between the City 

of Carlyle, IL and ________________________________________________________ to pay the Developer’s 

Share from the Special Allocation Fund (TIF #1) for TIF Revenue generated on 

parcel(s):______________________________ during the _________ payable ________ property tax period, for 

those TIF eligible costs items related to the following Redevelopment Project Costs: 

 
Vendor    Description of Work Performed  Amount 

   

   

   

   

   

   

   

   

   

   

 
 
 

Total Costs Submitted:________________________  Request #____________________________ 

 
Terms not otherwise defined herein shall have the meaning ascribed to such terms in the 
Redevelopment Agreement. The undersigned is the Developer under the Redevelopment 
Agreement which request is being made between the City and the Developer. 



City of Carlyle, IL | TIF Agreement | Carlyle TIF #1 

  
 Page 15 
 
 

The undersigned, on behalf of the Developer, hereby states and certifies to the City that: 
 

1. Each item listed above is a Redevelopment Project Cost and was incurred in connection 
with the construction of the Redevelopment Project. 
 

2. All real estate and sales taxes attributable to the Property have been paid in full proof of 
which is attached to this Request for Payment. 

 
3. These Redevelopment Project Costs have been incurred by the Developer and have been 

paid by the Developer and are payable or reimbursable under the Redevelopment 
Agreement. 
 

4. Each item listed above has not previously been paid or reimbursed from moneys in the 
Special Allocation Fund and no part thereof has been included in any other certificate 
previously filed with the City. 
 

5. There has not been filed with or served upon the Developer any notice of any lien, right 
of lien or attachment upon or claim affecting the right of any person, firm or corporation 
to receive payment of the amounts stated in this requires, except to the extent that any 
such lien is being contested in good faith. 

 
6. All necessary permits and approvals required for the portion of the Work on the 

Redevelopment Project for which this certificate relates have been issued and are in full 
force and effect. 

 
7. All work for which payment or reimbursement is requested has been performed in a 

good and workmanlike manner and in accordance with the Construction Plans. 
 

8. All Administration Fees have been paid in full/I agree to have any unpaid Administration 
Fee’s deducted from the Developer’s Share as necessary.  
 

 
Dated this ___________day of________________________________________, 20_____ 
 
 
 TUT PROPERTIES, INC. 
 
 By: ____________________________________________________ 
  
 Title(s) _______________________________________________ 
Approved for Payment: 
 
CITY OF CARLYLE, ILLINOIS 
 
By: _________________________________________________  
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Independent Auditors’ Report 
 

  August 24, 2020 
Honorable Mayor and Members of the Board of Aldermen 
City of Carlyle, Illinois 
Carlyle, Illinois 62231 
 
Report on Financial Statements 
 
We have audited the accompanying financial statements of the Illinois Tax Increment Financing District 
of the City of Carlyle, Illinois as of and for the year ended April 30, 2020, and the related notes to the 
financial statements, which collectively comprise the City’s basic financial statements as listed in the 
table of contents 
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these financial statements in 
accordance with accounting principles generally accepted in the United States of America; this includes 
the design, implementation, and maintenance of internal control relevant to the preparation and fair 
presentation of financial statements that are free from material misstatement, whether due to fraud or 
error. 
 
Auditors’ Responsibility 
 
Our responsibility is to express an opinion on these financial statements based on our audit.  We 
conducted our audit in accordance with auditing standards generally accepted in the United States of 
America.  Those standards require that we plan and perform the audit to obtain reasonable assurance 
about whether the financial statements are free of material misstatement. 
 
An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in 
the financial statements.  The procedures selected depend on the auditors’ judgment, including the 
assessment of the risks of material misstatement of the financial statements, whether due to fraud or error.  
In making those risk assessments, the auditor considers internal control relevant to the entity’s preparation 
and fair presentation of the financial statements in order to design audit procedures that are appropriate in 
the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity’s 
internal control.  Accordingly, we express no such opinion.  An audit also includes evaluating the 
appropriateness of accounting policies used and the reasonableness of significant accounting estimates 
made by management, as well as evaluating the overall presentation of the financial statements. 
 
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for 
our audit opinions. 
 
Basis for Adverse Opinion 
 
As discussed in Note #1, the financial statements present only the Illinois Tax Increment Financing 
District.  Accounting principles generally accepted in the United States of America require that City of 
Carlyle, Illinois’ financial statements present the governmental activities, the business-type activities, the 
aggregate discretely presented component units, each major fund, and the aggregate remaining fund 
information of the City of Carlyle, Illinois. 
 

-1-



Honorable Mayor and Members of the Board of Aldermen  August 24, 2020 
 
 
Adverse Opinion 
 
In our opinion, because of the significance of the matter discussed in the “Basis for Adverse Opinion” 
paragraph, the financial statements referred to above do not present fairly the financial position of City of 
Carlyle, Illinois as of April 30, 2020, or the changes in the financial position or cash flows thereof for the 
year then ended. 

 
Unmodified Opinion 
 
In our opinion, the financial statements referred to above present fairly, in all material respects, the 
financial position of the Illinois Tax Increment Financing District of the City of Carlyle, Illinois, as of 
April 30, 2020, and the changes in financial position and cash flows thereof for the year then ended in 
accordance with accounting principles generally accepted in the United States of America. 
 
 

 Respectfully submitted, 
                                                                                                
 
                                                                                             

 Centralia, Illinois 
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EXHIBIT A

TIF-1 TIF-2 TIF-3 Total 

Cash in Bank 124,627$     1,735$         64,176$       190,538$     
Accrued Interest -                   -                   -                   -                   

Total Assets 124,627$     1,735$         64,176$       190,538$     

Accounts Payable -$                 -$                 -$                 -$                 

Total Liabilities -                   -                   -                   -                   

Fund Balances (Deficit) 216,112       1,735           64,176         190,538       

Total Liabilities and  Fund Balances 216,112$     1,735$         64,176$       190,538$     

City of Carlyle, Illinois
Illinois Tax Increment Financing District

BALANCE SHEET
April 30, 2020

FUND BALANCES
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ASSETS

LIABILITIES

The accompanying notes are an integral part of these financial statements.

Illinois Tax Increment
Financing District



EXHIBIT B

TIF-1 TIF-2 TIF-3 Total 

Revenues:
Property Taxes 376,585$     598,493$     52,708$       1,027,786$  
Interest on Investments 2,099           1,851           951              4,901           

Total Revenues 378,684       600,344       53,659         1,032,687    

Expenditures:
Improvements 8,550           7,288           943              16,781         
Payments in Lieu of Taxes 217,125       632,998       34,513         884,636       
Administrative Expenses 31,524         49,863         10,790         92,177         

Total Expenditures 257,199       690,149       46,246         993,594       

Excess (Deficiency) of 
Revenues Over 
Expenditures 121,485       (89,805)        7,413           39,093         

Other Financing Sources (Uses):
Loan Proceeds -                   -                   -                   -                   
Transfers In -                   90,000         -                   90,000         
Transfers Out (30,000)        -                   (60,000)        (90,000)        

Total Other Financing Sources (Uses) (30,000)        90,000         (60,000)        -                   

Net Change in Fund Balances 91,485         195              (52,587)        39,093         

Fund Balances:

Beginning of Year 124,627       1,540           116,763       242,930       
End of Year 216,112$     1,735$         64,176$       282,023$     

Year Ended April 30, 2020

-5-

City of Carlyle, Illinois
Illinois Tax Increment Financing District

STATEMENT OF REVENUES, EXPENDITURES AND CHANGES IN FUND BALANCES

Illinois Tax Increment
Financing District

The accompanying notes are an integral part of these financial statements.



Budget Actual Budget Actual

Revenues Received:
Property Taxes 369,622$     376,585$     607,450$     598,493$     
Interest on Investments 700              2,099           620              1,851           

Total Revenues
Received 370,322       378,684       608,070       600,344       

Expenditures Paid:
Improvements 22,700         8,550           100,024       7,288           
Payments in Lieu of Taxes 371,423       217,125       631,943       632,998       
Administrative Expenses 31,524         31,524         49,863         49,863         

Total Expenditures
Paid 425,647       257,199       781,830       690,149       

Excess (Deficiency)
of Revenues
Received Over 
Expenditures Paid (55,325)        121,485       (173,760)      (89,805)        

Other Financing Sources (Uses):
Transfers From (To) Other Funds (68,628)        (30,000)        173,391       90,000         

Excess (Deficiency) of Revenues
Received and Other Financing
Sources Over Expenditures
Paid and Other Financing Uses (123,953)      91,485         (369)             195              

Fund Balances:

Beginning of Year (Deficit) 124,627       124,627       1,540           1,540           

End of Year (Deficit) 674$            216,112       1,171$         1,735           

Adjustments to 
Conform with GAAP -                   -                   

Fund Balance
End of Year (GAAP Basis) 216,112$     1,735$         

TIF-1 TIF-2

City of Carlyle, Illinois
Illinois Tax Increment Financing District

Year Ended April 30, 2020

STATEMENT OF REVENUES RECEIVED, EXPENDITURES PAID AND CHANGES IN FUND BALANCES -

Illinois Tax Increment Financing District

BUDGETARY BASIS



EXHIBIT C

TIF-3
Budget Actual

52,544$       52,708$       
100              951              

52,644         53,659         

19,109         943              
34,509         34,513         
10,790         10,790         

64,408         46,246         

(11,764)        7,413           

(104,763)      (60,000)        

(116,527)      (52,587)        

116,763       116,763       

236$            64,176         

-                   

64,176$       

-6-
The accompanying notes are an integral part of these financial statements. 



City of Carlyle 
Illinois Tax Increment Financing District 

NOTES TO FINANCIAL STATEMENTS 
April 30, 2020 

 
 
NOTE 1--SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
 General Information 
 

In accordance with the Illinois Tax Increment Allocation Redevelopment Act of the State of Illinois, 
the City created three tax increment financing (TIF) districts.  TIF-1 and 2 were created in 1998.  TIF-
3 was created in 2006. 
 
TIF-1 encompasses property within the City that is north of the intersection of “New” U.S. 50 and 
12th Street and that is zoned commercial or industrial.  TIF-2 encompasses commercial and industrial 
property that is south of this same intersection.  Typically, the commercial and industrial property 
withinTIF-2 is located on or near 12th or Franklin Streets.  TIF-1 and TIF-2 abut each other near the 
intersection of “New” U.S. 50 and 12th Street.  TIF-3 encompasses property that was annexed by the 
City in September of 2005 that is commonly referred to as Carlyle’s “West End.”  TIF-3 and TIF-2 
abut each other along the west property line of Fortis Plastics. 
 
TIF increments are used to incentivize commercial and industrial development in TIF-1 and TIF-2.  
TIF-3 was created specifically to assist in the development of a residential subdivision at Carlyle’s 
West End known as Old State Commons.  The increment in TIF-1 is used to either reimburse 
expenses incurred by commercial and industrials developments that are defined as eligible for 
reimbursements under State law or finance eligible activities undertaken by the City.  TIF-2 makes a 
similar use of the tax increment generated here, but the tax increment that is not pledged pursuant to a 
redevelopment agreement with a private developer is returned to the taxing districts with taxable 
property within TIF-2. 
 
TIF-3 is different, as it relates to TIF-1 and TIF-2.  TIF-3 is the City’s only TIF district that will assist 
a residential subdivision (Old State Commons).  As provided by State law, the City will share a 
portion of the increment generated by Old State Commons with the Carlyle Unit School District.  
Additionally, for a senior residential development known as the “Pointe,” the City will redirect 20% 
of the increment generated by this project to the School District.  
 
These financial statements reflect only the activity of the City of Carlyle, Illinois, Illinois Tax 
Increment Financing District funds.  The financial statements for the City of Carlyle, Illinois as of 
April 30, 2020, are separately reported and are not presented herein. 
 
The financial statements for the Illinois Tax Increment Financing District have been prepared in 
conformity with generally accepted accounting principles (GAAP) as applied to government units. 
 
Accounting Standards Board (GASB) is the accepted standard-setting body for establishing 
governmental accounting and financial reporting principles.  The more significant of the 
government’s accounting policies are described below. 
 
Basis of Presentation - Fund Accounting 
 
The City accounts for the activity of the Illinois Tax Increment Financing District in its Capital 
Project Fund, since capital projects funds (by definition) are used to account for financial resources to 
be used for the acquisition or construction of major capital facilities. 

-7- 



Basis of Accounting 
 
The City maintains its records on the basis of cash receipts and disbursements.  For financial 
statement presentation purposes, the accounts of the City have been adjusted to reflect assets and 
liabilities of the capital projects funds on the modified accrual basis of accounting.  Under the 
modified accrual basis of accounting, revenues are recorded when received in cash unless susceptible 
to accrual, i.e., measurable and available.  Available means collectible soon enough to be used to pay 
liabilities of the current period.  Taxes, liquor licenses, grants, traffic fines, and investment income 
are susceptible to accrual under the modified accrual basis of accounting.  Expenditures are recorded 
when the liability is incurred. 
 
Transfers 
 
Transfers of resources from a fund receiving revenue to the fund through which the resources are to 
be expended are recorded as operating transfers and are reported as other financing sources (uses) in 
the capital project funds. 
 
Use of Estimates 
 
The preparation of financial statements in conformity with generally accepted accounting principles 
requires management to make estimates and assumptions that affect the reported amounts of assets 
and liabilities and disclosures of contingent assets and liabilities at the date of the financial statements 
and reported amounts of revenues and expenses during the period.  Actual results could differ from 
those estimates. 
 
Budget and Appropriation 
 
The budget and appropriation ordinance for the Illinois Tax Increment Financing District funds is 
prepared on the cash basis of accounting which is the same basis used to maintain the records.  The 
budget and appropriation ordinance was passed on May 14, 2019 and was not amended.  Total fund 
expenditures may not legally exceed the appropriated expenditures.  The budget and appropriation 
ordinance lapses at the end of each fiscal year. 

 
NOTE 2--EXCESS EXPENDITURES OVER APPROPRIATIONS 
 
 There were no expenditures in excess of the appropriation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

-8- 



  GLASS AND SHUFFETT, LTD.  
 Certified Public Accountants 
 Members: 1819 West McCord Associate Office 
 American Institute of P.O. Box 489 961 Fairfax 
Certified Public Accountants Centralia, Illinois 62801 P.O. Box 322 
 Illinois Society of (618) 532-5683 Carlyle, Illinois 62231 
Certified Public Accountants FAX (618) 532-5684 618-594-4737 

 
 

INDEPENDENT AUDITORS’ REPORT ON COMPLIANCE  
 
 

    August 24, 2020 
Honorable Mayor and Members of 
   the Board of Aldermen 
City of Carlyle 
Carlyle, Illinois 62231 
 
We have audited the financial statements of the City of Carlyle Illinois, Illinois Tax Increment Financing 
District as of and for the year ended April 30, 2020, and have issued our report thereon dated, August 24,                 
2020.  We conducted our audit in accordance with auditing standards generally accepted in the United 
States of America. 
 
As part of obtaining reasonable assurance about whether the financial statements for the City of Carlyle, 
Illinois, Illinois Tax Increment Financing District are free of material misstatement, we performed tests of 
its compliance with certain provisions of subsection (q) of Section 11-74, 4-3 of the Illinois Compiled 
Statutes (65 ILCS 5) pertaining to the Tax Increment Act, noncompliance with which could have a direct 
and material effect on the determination of financial statement amounts.  However, providing an opinion 
on compliance with those provisions was not an objective of our audit and, accordingly, we do not 
express such an opinion.  The results of our tests disclosed no instances of noncompliance that are 
required to be reported. 
 
This report is intended for the information and use of the Board of Aldermen, management, federal and 
state awarding agencies, and pass-through entities and is not intended to be and should not be used by 
anyone other than these specified parties. 
 
  Respectfully submitted, 

                                                                                      
 
 

    Centralia, Illinois 
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