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AGENDA 
REGULAR MEETING OF THE BOARD OF TRUSTEES OF THE VILLAGE OF FORSYTH, ILLINOIS 

6:30 P.M. 
TUESDAY, FEBRUARY 3, 2026 

VILLAGE HALL, 301 SOUTH ROUTE 51, FORSYTH, ILLINOIS 
 
CALL TO ORDER 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
PRESENTATION: BUSEY FARM REPORT 
 
CONSENT AGENDA: Items listed under the Consent Agenda are considered to be routine in nature and will be 
acted upon by one motion and one vote.  If separate action on any particular item is desired, the item will be removed 
from the Consent Agenda and will be considered separately. 
 

1. APPROVAL OF MINUTES OF THE REGULAR MEETING OF JANUARY 20, 2026 
2. APPROVAL OF WARRANTS 

 
PUBLIC COMMENT: At this time, the public has the opportunity to express views or make comments to the Mayor 
and Board of Trustees on agenda items or any other Village issue.  Comments must be limited to not more than three 
(3) minutes. 
 
ADMINISTRATION REPORTS 

1. LAW ENFORCEMENT REPORT 
2. VILLAGE STAFF REPORTS 

 
OLD BUSINESS 

1. DISCUSSION AND POTENTIAL ACTION REGARDING DISC GOLF REDESIGN PROPOSAL 
(PUBLIC WORKS DIRECTOR DARIN FOWLER) 

 
NEW BUSINESS 

1. ORDINANCE NUMBER 2026-5 AN ORDINANCE APPROVING AND AUTHORIZING THE 
EXECUTION OF A FIRST AMENDMENT TO THE REDEVELOPMENT AGREEMENT BY AND 
BETWEEN THE VILLAGE OF FORSYTH AND 12 C PROPERTIES, LLC SERIES 1 AND MATTHEW 
W. CRAWFORD (VILLAGE ADMINISTRATOR JILL APPLEBEE) 

2. ORDINANCE NUMBER 2026-6 AN ORDINANCE APPROVING AND ADOPTING THE SECOND 
AMENDMENT TO THE COMMERCIAL REVITALIZATION TIF GRANT PROGRAM FOR THE 
FORSYTH TAX INCREMENT FINANCING DISTRICT (VILLAGE ADMINISTRATOR JILL 
APPLEBEE) 

3. ORDINANCE NUMBER 2026-7 AN ORDINANCE ADDING TERRITORY TO ENTERPRISE ZONE 
AND APPROVING THE AMENDMENT OF THE ENACTING ORDINANCE AND 
INTERGOVERNMENTAL AGREEMENT (AMENDMENT 11) (VILLAGE ADMINISTRATOR JILL 
APPLEBEE) 

4. DISCUSSION AND POTENTIAL ACTION REGARDING POTENTIAL TIF ASSISTANCE FOR 
WHISTLING PINES TOWNHOME AND COMMERCIAL DEVELOPMENT (VILLAGE 
ADMINISTRATOR JILL APPLEBEE) 

5. DISCUSSION AND POTENTIAL ACTION REGARDING ANDREW HENDRIAN TIF GRANT 
REQUEST (VILLAGE ADMINISTRATOR JILL APPLEBEE) 

6. DISCUSSION AND POTENTIAL ACTION REGARDING DIAMONDS & YOLK TIF GRANT 
REQUEST (VILLAGE ADMINISTRATOR JILL APPLEBEE) 

7. DISCUSSION AND POTENTIAL ACTION REGARDING J FOUR INC. TIF GRANT REQUEST 
(VILLAGE ADMINISTRATOR JILL APPLEBEE) 
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ADJOURNMENT 
Topic: February  3, 2026 
Time: Feb 3, 2026 06:30 PM Central Time (US and Canada) 
Join Zoom Meeting  https://us06web.zoom.us/j/81143121165  Meeting ID: 811 4312 1165    
One tap mobile+13126266799,,81143121165# US (Chicago) 
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Busey Ag Services 

Village of Forsyth Farm 

2024 

• Income from 2024 crops sold in 2025 

o 85.00 Acres Corn   $32,436.16 

o 72.10 Acres Soybeans   $76,986.38 

$109,422.54 

• Expenses  

o 2025    $29,081.80 

• Net     $80,546.88 

o 2025 distribution $90,000.00 

2025 Soybeans Harvest (Income in 2026) 

• 79.60 bushels per acre 

• 106.00 acres 

2026 

• Plan to plant Corn, seed to be determined  

Income figures provided are based on sales of grain harvested in the previous crop year. 

 

Other notes  

Crop production in 2025 on the Village of Forsyth Farm fell above average when looking at yields over 
the last few years.  Higher yields in 2025 will allow for potentially better returns per acre than in 
previous years.   However, there is uncertainty in the grain markets – soybeans specifically – because of 
what the export market will look like.  There have been some early opportunities for taking advantage of 
export news, but USDA production numbers also came back higher than expected.  Ongoing 
negotiations with trade partners continues to produce uncertainty.  This causes a situation where 
markets do not really know how to respond.  As we move forward in 2026, the outlook for commodities 
is uncertain with numerous wild cards in play for the year ahead. 

In terms of potential farm improvement projects, the drainage issue on the southwest end of the farm 
that has been mentioned in the past was not an issue in 2025.  I will continue to monitor that portion of 
the farm and assess the need to take action to avoid the loss of future production.   
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CONSENT AGENDA 
 

ITEM 1 
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MINUTES OF A REGULAR MEETING OF THE BOARD OF TRUSTEES 

OF THE VILLAGE OF FORSYTH, ILLINOIS, 
HELD AT 6:30 P.M. ON TUESDAY, JANUARY 20, 2026 

AT FORSYTH VILLAGE HALL 
 
CALL TO ORDER 
 
Mayor Peck called the meeting to order at 6:30 P.M. 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
Upon a call of the roll, the following members were physically present: Mayor Jim Peck, Trustee 
Jeremy Shaw, Trustee Jeff London, Trustee Lauren Young, Trustee Chelsie Kidd, Trustee Dave 
Wendt 
 
Absent: Trustee Jim Ashby (family death) 
 
Staff Present: Village Administrator Jill Applebee, Village Clerk Cheryl Marty, Village Attorney 
Lisa Petrilli, Planning and Zoning Director Ryan Raleigh, Village Engineer Representative 
Stephanie Brown, Village Treasurer Rhonda Stewart, Village Library Director Melanie Weigel, 
Public Works Director Darin Fowler 
 
Absent: Village Engineer Jeremy Buening 
 
Others Present: Joe Vavrina 
 
CONSENT AGENDA 
 

1. APPROVAL OF MINUTES OF THE REGULAR MEETING OF DECEMBER 16, 2025 
2. APPROVAL OF WARRANTS  
3. TREASURER’S REPORT FOR THE MONTH OF DECEMBER 31, 2025 

 
MOTION 
 
Trustee London made a Motion to approve the Consent Agenda as presented and Trustee Kidd 
seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 
 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 
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Village of Forsyth 
Board Meeting Minutes 
January 20, 2026 
  

Motion declared carried. 
 
 

PUBLIC COMMENT: At this time, the public has the opportunity to express views or make 
comments to the Mayor and Board of Trustees on agenda items or any other Village issue. 
Comments must be limited to not more than three (3) minutes. 
 
None. 
 
 
ADMINISTRATION REPORTS 
 

1. Law Enforcement Report   
Sheriff Deputy Armstrong had no report. 

 
2. Village Staff Reports  

Mayor Peck had no questions for the staff. Trustee Shaw inquired as to when we will see 
a sales tax impact from the cannabis sales. Administrator Applebee replied that it usually 
takes three to four months for the reporting to catch up. 

 
 
OLD BUSINESS 
 
NEW BUSINESS 
 

1. ORDINANCE NUMBER 2026-1 AN ORDINANCE APPROVING VARIANCES OF 
DEVELOPMENT ORDINANCE SECTION 4.6.C RELATING TO SETBACK AND 
LIGHTING AT THE PROPERTY LOCATED AT 1275 N. ROUTE 51 (PLANNING 
AND ZONING DIRECTOR RYAN RALEIGH) 

 
Planning and Zoning Director Raleigh explained the details of this request and referred 
specifically to the Chick-fil-A site plan. The Planning and Zoning Commission had 
unanimously approved recommendation of this variance. In response to Trustee London’s 
inquiry, Village Attorney Petrilli explained our development ordinance is not completely 
clear so the variances are presented in this fashion according to the current development 
ordinance. The development ordinance is noted to need further review and refinement. A 
Board discussion followed relating to setback and lighting at the property. 

 
 MOTION 
 

Trustee London made a Motion to approve the Ordinance as presented and Trustee Wendt 
seconded the Motion.  
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Village of Forsyth 
Board Meeting Minutes 
January 20, 2026 
  

Upon a call of the roll, the vote was as follows: 
 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 
 
Motion declared carried. 
 

 
2. ORDINANCE NUMBER 2026-2 AN ORDINANCE APPROVING VARIANCES OF 

DEVELOPMENT ORDINANCE SECTION 7.4.C RELATING TO SIGNAGE FOR THE 
PROPERTY LOCATED AT 1275 N. ROUTE 451 (PLANNING AND ZONING 
DIRECTOR RYAN RALEIGH) 

 
Planning and Zoning Director Raleigh explained the details of the signage requests. The 
Planning and Zoning Commission recommended approval of this with one nay vote. 
Starbucks is currently the tallest sign and this one will be shorter at 80 feet. A brief 
discussion ensued. 

 
 MOTION 
 

Trustee Kidd made a Motion to approve the Ordinance as presented and Trustee Wendt 
seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 

 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 
 
Motion declared carried. 
 

 
3. ORDINANCE NUMBER 2026-3 AN ORDINANCE APPROVING MINOR 

AMENDMENT TO PLANNED UNIT DEVELOPMENT AT A PORTION OF THE 
PROPERTY DESCRIBED AS HICKORY POINT MALL TAX LOT 13-2 APPLEBEE’S 
(PIN: 07-07-22-227-006) (PLANNING AND ZONING DIRECTOR RYAN RALEIGH) 

 
Planning and Zoning Director Raleigh explained the amendment details of this PUD. 
Trustee Wendt said some residents have concern regarding potential traffic backup. Chick-
fil-A representative Joe Vavrino explained that a grand opening team is assigned to each 
new store and all managers are trained to deal with traffic. Having duel drive-up lanes 
should alleviate this problem. A brief discussion was held. The Planning and Zoning 
Commission unanimously recommended approval of this amendment. 
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Village of Forsyth 
Board Meeting Minutes 
January 20, 2026 
  

 MOTION 
 

Trustee Wendt made a Motion to approve the Ordinance as presented and Trustee Young 
seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 
 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 
 
Motion declared carried. 

 
 

4. ORDINANCE NUMBER 2026-4 AN ORDINANCE APPROVING VARIANCE OF 
SETBACK FOR RESIDENTIAL PROPERTY AT LOT 35 PRAIRIE WINDS 
SUBDIVISION 3RD ADDN, FORSYTH, ILLINOIS (PLANNING AND ZONING 
DIRECTOR RYAN RALEIGH) 

 
Planning and Zoning Director Raleigh explained the details of the variance request from 
this resident. The setback request is for 22 inches. A brief discussion was held. 

 
 MOTION 
 

Trustee Wendt made a Motion to approve the Ordinance as presented and Trustee London  
seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 
 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 
 
Motion declared carried. 

 
 

5. DISCUSSION AND POTENTIAL ACTION REGARDING POWER MOWER 
PURCHASE (PUBLIC WORKS DIRECTOR DARIN FOWLER) 

 
Public Works Director Fowler explained the need for this purchase. The current old 
machine no longer performs as needed without having expensive repairs. He explained the 
mower’s special functions along with the safety features it offers. The cost is $93,778.36 
which is under the budgeted amount of $99,000. A brief discussion was held.  
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Village of Forsyth 
Board Meeting Minutes 
January 20, 2026 
  

 MOTION 
 

Trustee Young made a Motion to approve the power mower purchase as presented and 
Trustee London seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 
 
Yeas:  5 – Wendt, Shaw, London, Kidd, Young 
Nays:  0 – None 
Absent:  1 – Ashby 

 
Motion declared carried. 
 
 

6. DISCUSSION AND POTENTIAL ACTION REGARDING LIBRARY SIDING 
CHANGE ORDERS (PLANNING AND ZONING DIRECTOR RYAN RALEIGH) 

 
Planning and Zoning Director Raleigh explained the details of the requested change orders 
for the library siding. These changes include replacements of drip edge on 10 gables, brake 
metal on top of brick areas, drip edge on eaves, and installation of new vinyl tile flooring 
in the kitchen area. The total cost of these four change orders is $22,894.00 and is still 
under budget. A short discussion followed. 
 

 MOTION 
 

Trustee Kidd made a Motion to approve the change order as presented and Trustee Wendt  
seconded the Motion.  
 
Upon a call of the roll, the vote was as follows: 
 
Yeas:  4 –Wendt, London, Kidd, Young 
Nays:  1 – Shaw 
Absent:  1 – Ashby 
 
Motion declared carried. 

 
ADJOURNMENT 
 
Trustee Wendt made the Motion to adjourn and Trustee London seconded the Motion. All Board 
members agreed by voice vote, and the meeting was adjourned at 7:15 p.m. 
 

By:   Cheryl Marty   
              Village Clerk 
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Village of Forsyth 
Board Meeting Minutes 
January 20, 2026 
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 SYS DATE:01/30/26                   VILLAGE OF FORSYTH                  SYS TIME:08:31
                               A / P   W A R R A N T   L I S T                    [NW1]
                                      REGISTER #  80
 DATE: 12/31/25                  Wednesday December 31,2025                    PAGE   1

 PAYABLE TO                                                    AMOUNT
    INV NO            G/L NUMBER       DESCRIPTION                                DISTR
=======================================================================================

 01 AGGRESSIVE DEVELOPMENTS OF                               10571.10
    123125            18-00-928        '25 TIF REIMBURSEMENT                   10571.10

 01 AMAZON CAPITAL SERVICES                                    183.81
    123125-2          01-53-671        BOOKS                                     183.81

 01 CHASTAIN & ASSOCIATES, LLC                               22241.89
    123125-2          01-11-532        '25 ADMIN ADVISORY                       1305.40
    123125-2          01-11-532        SITE PLAN CHICK-FILA                      505.60
    123125-2          01-11-532        PW SECOND ADDITION                       2148.84
    123125-2          01-52-532        '25 PARK ADVISORY                        2106.01
    123125-2          30-00-835        M/F GRADE SCHOOL BIKE PATH               6341.93
    123125-2          30-00-898        PW N/S ROAD OF CH 20                     1868.80
    123125-2          30-00-882        '25 ROAD MAINT                            746.29
    123125-2          30-00-810-8      WTR TWRS GRD STORAGE AERATOR              875.04
    123125-2          15-00-864-2      MOON STREET SIDEWALKS                    6046.38
    123125-2          15-00-874-2      BARNETT AVE IMPROVEMENTS                  297.60

 01 DECATUR PUBLIC TRANSIT SYSTEM                            13653.86
    13156             01-10-913        '25 BUS SERVICE FEES                    13653.86

 01 DYNAGRAPHICS, INC                                          447.77
    262112            01-10-917        RUDOLPH MARKET YARD SIGNS                 447.77

 01 HICKORY POINT BANK                                       10426.31
    123125            18-00-928        '25 TIF REIMBURSEMENT                   10426.31

 01 JACOB & KLEIN, LTD.                                       1501.10
    123125            18-00-549        4TH QTR TIF FEES                         1501.10

 01 MAROA-FORSYTH CUSD # 2                                  141205.84
    123125            18-00-999-7      '25 TIF REIMBURSEMENT                  141205.84

 01 NAPA AUTO PARTS                                            104.98
    153362            01-41-612        EQUIP MAINT                                24.99
    153440            01-41-612        EQUIP MAINT                                79.99

 01 PRAIRIE COMPUTER NETWORK SOLUT                            2689.99
    1666              01-53-549        SET UP COMPUTER                           600.00
    1667              01-53-549        COMPUTER & MONITOR                       2089.99

 01 SORLING, NORTHRUP, HANNA, CULL                            5187.50
    235005            01-11-533        DEC '25 LEGAL SERVICE                    5187.50

 01 IMPERIAL DADE                                             1335.00
    39877235          01-41-616        ICE MELT/SNOW REMOVAL                     672.50
    39911904          01-41-616        ICE MELT/SNOW REMOVAL                     662.50

 01 SULLIVAN CONTRACTORS                                    330866.85
    123125-04         30-00-898        FORSYTH ACCESS ROAD OFF CH 20          330866.85

 01 SUPPLE                                                    5965.00
    5718B             01-53-651-3      SHELVING                                 4990.00
    5719B             01-53-651-3      SHIPPING ON SHELVING                      975.00

 01 THE ECONOMIC DEVELOPMENT GROUP                            8774.63
    123125            18-00-549        4TH QTR TIF FEES                         8774.63

   **  TOTAL CHECKS TO BE ISSUED                            555155.63

Page 12 of 112



 SYS DATE:01/30/26                   VILLAGE OF FORSYTH                  SYS TIME:08:31
                               A / P   W A R R A N T   L I S T                    [NW1]
                                      REGISTER #  80
 DATE: 12/31/25                  Wednesday December 31,2025                    PAGE   2

     FUND                                                      AMOUNT
    INV NO            G/L NUMBER       DESCRIPTION                                DISTR
=======================================================================================

    GENERAL FUND                                             35633.76

    MOTOR FUEL TAX FUND                                       6343.98

    TIF DISTRICT FUND                                       172478.98

    CAPITAL PROJECT FUND                                    340698.91

      *** GRAND TOTAL ***                                   555155.63

          TOTAL FOR REGULAR CHECKS:                        555,155.63
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 SYS DATE:01/30/26                   VILLAGE OF FORSYTH                  SYS TIME:09:02
                               A / P   W A R R A N T   L I S T                    [NW1]
                                      REGISTER #  81
 DATE: 02/03/26                  Tuesday February 03,2026                      PAGE   1

 PAYABLE TO                                                    AMOUNT
    INV NO            G/L NUMBER       DESCRIPTION                                DISTR
=======================================================================================

 01 AMAZON CAPITAL SERVICES                                    531.47
    013026            01-53-651        OFFICE SUPPLIES                           105.78
    013026            01-53-671        BOOKS                                     152.27
    013026            01-53-913        PROGRAMMING                               235.84
    013026            01-53-659        LIBRARY SUPPLIES                           37.58

 01 DEMCO, INC                                                 292.25
    7751688           01-53-659        LIBRARY SUPPLIES                          175.10
    7752291           01-53-659        LIBRARY SUPPLIES                          117.15

 01 DRAKE-SCRUGGS EQUIPMENT INC.                               915.12
    0019714           01-41-612        EQUIP MAINT V-PLOW                        915.12

 01 FUN-TO-GO LLC                                              973.00
    56957549          01-53-913        PROGRAMMING                               973.00

 01 CENGAGE LEARNING INC/GALE                                  326.89
    999101911621      01-53-671        BOOKS                                     104.21
    999101971972      01-53-671        BOOKS                                      20.99
    999102094420      01-53-671        BOOKS                                      49.48
    999102139443      01-53-671        BOOKS                                      62.97
    999102146156      01-53-671        BOOKS                                      89.24

 01 JAY KAN, INC                                              4954.00
    9713              16-00-893-1      FENCE PRIVACY DECORATIVE SLATS           4954.00

 01 HOBBY LOBBY STORES, INC.                                    23.78
    013026            01-53-912        LIBRARY ACCESSORIES                        15.99
    013026            01-53-651        OFFICE SUPPLIES                             7.79

 01 INDELCO PLASTICS CORPORATION                                63.76
    SO0586229         51-00-612        FUEL LINE REPAIR                           63.76

 01 LOWE'S COMPANIES, INC.                                      21.88
    013026            01-52-652        OP SUPPLIES                                21.88

 01 MENARDS                                                    515.80
    013026            01-52-652        OP SUPPLIES                                75.60
    013026            01-53-611        BLDG MAINT SUPPLIES                        48.39
    013026            01-52-655        FUEL                                       38.32
    013026            51-00-652        OP SUPPLIES                               199.89
    013026            01-11-611        BLDG MAINT SUPPLIES                        39.84
    013026            01-41-613        VEHICLE MAINT SUPPLIES                     70.91
    013026            01-41-652        OP SUPPLIES                                17.86
    013026            01-52-652        OP SUPPLIES                                24.99

 01 FORSYTH UNITED METHODIST CHURC                            1000.00
    013026            01-52-929        '26 PARKING LOT AGREEMENT                1000.00

 01 MORGAN DISTRIBUTING, INC.                                 2260.67
    INV-121091        01-41-655        FUEL                                      788.32
    INV-121091        01-52-655        FUEL                                     1084.82
    INV-121228        51-00-612        WELL PUMP EQUIP MAINT                     387.53

 01 COMPASS MINERALS AMERICA                                  5130.26
    1601676           01-41-616        SALT FOR ROADS                           5130.26

 01 NAPA AUTO PARTS                                             47.98
    156185            01-41-613        VEHICLE MAINT                              47.98
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 SYS DATE:01/30/26                   VILLAGE OF FORSYTH                  SYS TIME:09:02
                               A / P   W A R R A N T   L I S T                    [NW1]
                                      REGISTER #  81
 DATE: 02/03/26                  Tuesday February 03,2026                      PAGE   2

 PAYABLE TO                                                    AMOUNT
    INV NO            G/L NUMBER       DESCRIPTION                                DISTR
=======================================================================================

 01 QUADIENT, INC                                               60.00
    62551749          01-11-512        RENTAL POSTAGE MACHINE 2-13/5-12-26        60.00

 01 AMANDA LOCKE                                               100.00
    013026            01-11-929-1      REFUND FOR COMM ROOM 2-6-26               100.00

 01 AT & T                                                     876.09
    013026            52-00-552        783 STVNS CRK JAN '26 CELL PHONE          218.00
    013026            52-00-552        101 HUNDLEY JAN '26 CELL PHONE            217.99
    013026            52-00-552        440 HUNDLEY JAN '26 CELL PHONE            217.99
    013026            52-00-552        815 FORSYTH PKWY JAN '26 CELL PHONE       222.11

 01 THIRD MILLENNIUM ASSOCIATES, I                             446.51
    33869             51-00-549-1      W/S BILLING SERVICES FOR 2-1 BILLS        223.25
    33869             52-00-549-1      W/S BILLING SERVICES FOR 2-1 BILLS        223.26

 01 UTILITY SUPPLY OF AMERICA, INC                            2138.67
    INV00943754       51-00-656        LAB CHEMICALS                            2138.67

 01 US POSTAL SERVICE (CAPS)                                   795.31
    013026            51-00-549-1      POSTAGE FOR 2-1 W/S BILLS                 397.65
    013026            52-00-549-1      POSTAGE FOR 2-1 W/S BILLS                 397.66

 01 VILL OF FORSYTH                                            150.00
    013026            01-11-571        W/S SERVICES 12-20-25 TO 1-20-26          150.00

 01 WATER SOLUTIONS UNLIMITED, INC                             895.66
    7313218           51-00-656        CHEMICALS                                 895.66

 01 WILLIAM RUSSELL STUART                                     180.00
    013026            01-11-547        1260 US 51 ELECTRIC INSPECTION             60.00
    013026-1          01-11-547        393 W WEAVER ELECTRIC INSPECTION           60.00
    013026-1          01-11-547        131 SHADOW RIDG ELECTRIC INSPECTION        60.00

   **  TOTAL CHECKS TO BE ISSUED                             22699.10
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 SYS DATE:01/30/26                   VILLAGE OF FORSYTH                  SYS TIME:09:02
                               A / P   W A R R A N T   L I S T                    [NW1]
                                      REGISTER #  81
 DATE: 02/03/26                  Tuesday February 03,2026                      PAGE   3

     FUND                                                      AMOUNT
    INV NO            G/L NUMBER       DESCRIPTION                                DISTR
=======================================================================================

    GENERAL FUND                                             11941.68

    HOTEL/MOTEL TAX FUND                                      4954.00

    WATER OPERATIONS                                          4306.41

    SEWER OPERATIONS                                          1497.01

      *** GRAND TOTAL ***                                    22699.10

          TOTAL FOR REGULAR CHECKS:                         22,699.10
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 5 N. Country Club Rd. | Decatur, IL 62521 | 217.422.8544 | chastainengineers.com 

ENGINEER’S REPORT 
Forsyth: February 3, 2026 Board Meeting 

Submitted by Jeremy Buening, P.E., S.E. 

Project 6928 – Maroa-Forsyth Grade School Bike Path 
This project consists of the construction of a new bike path from the end of the existing bike path at the 
intersection of Cox St at Smith St to the east entrance to the Maroa-Forsyth Grade School. The 
construction of this project is funded through IDOT’s ITEP program so federal procedures must be 
followed. 

All construction is complete and the final walk-through was completed on October 14th, 2025. The only 
punch list item identified was for the germination of the grass seed. Once that occurs, the project will 
officially be closed out.  

Project 8595 – Barnett Ave Improvements 
This project consists of the rehabilitation and/or reconstructing Barnett Ave from the mall entrance to 
Koester Drive. The construction of this project is being funded by DUATS federal funds so federal 
procedures must be followed. Appraisers are finishing up their work so we can complete the design 
and move into the bidding phase.  

Project 8700 – Water Towers, Ground Storage Tank, & Aerator Maintenance 
This project consists of painting and general repairs on the two water towers, the ground storage tank 
at the water treatment plant, and the aerator standpipe at the water treatment plant.  

The kickoff meeting was held on Tuesday, December 2, 2025. The contractor, Dynamic Industrial 
Services Inc. is anticipating the following construction schedule: North Tower in May, South Tower in 
August, and the Ground Storage Tank and the Aeration Standpipe in November. A contract for 
engineering construction services will be forthcoming in early spring.   

Project 9177.02 – Prairie Winds Access Road and Utility Construction 
Signed contracts have been received and the Notice to Proceed has been issued. Roadway curb and 
gutter and pavement installations are complete. Earthwork is complete. Pavement striping and 
signage are on hold until the weather hits an appropriate temperature.  

Project 9294 – Moon Street Improvements   
This project completes the Phase II design for the Moon Street sidewalk improvements. The proposed 
improvements include replacing existing sidewalks and install new sidewalks. Sidewalks interconnect 
with each other as well as neighboring schools and library. Improvements also include driveway 
replacement, drainage structure adjustment and installation, curb and gutter replacement, grading, 
storm sewer installation, and parkway restoration.  

Chastain has been completing additional design and compiling project plans. The Environmental 
Survey Report has been submitted to IDOT for review.   
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Village of Forsyth 
301 South Route 51 

Forsyth, IL. 62535 
(217) 877 – 9445 

www.forsyth-il.gov 

 

Public Works Report 1-27-26 

Village: 

* We maintained the Village Hall (daily cleaning service, etc…), the Library (daily cleaning service, 

etc…), and other property / easements throughout the Village. 

* We worked on locates, permits, ordinances, inspections, and concerns in relation to residents, existing 

and possible new businesses. 

* Snow removal. 

 

Village to do list: 

* Need to repair storm grates / sink holes throughout the Village.  

 

Village Priorities for the upcoming months: 

Street repairs (crack/pothole repairs), sidewalks, new businesses / sub-d reviews, stump removals. 

 

 

Parks:   

* General park cleanup. 

* Working with Declan Stewart (Eagle Scout Project) on new trail exercise equipment installation. 

* Working with Herman Bros Fisheries for a plan to stock Forsyth Nature Park Pond, and Veterans Pond 

(if needed).  New donated (Michael Daugherty) fish habitats placed in ponds. 

 

Parks to do list: 

* HS ball season starts in February, with games starting Mid-March. 

* Have punch list to complete on fields before opening day. 

* Veterans Pond aerator is sinking again (failed plug or bad base (crack)). May need to order new (but 

expensive and not budgeted). 

 

Park Priorities for the upcoming months: 

Field 3 fence / dugouts, Fields 1,2 fence slats, docks, trail lighting.  

 

 

Water Treatment Plant / Sewer: 

* Continued with meeting monthly / annual Illinois EPA sampling, analysis requirements and reporting.  

* Still working on Water Treatment Plant restoration following August ‘25 lightning strike (VFD’s quote 

obtained – working with insurance, North Tower/Well 3/Stevens Creek LS SIM cards sent to Second 

Sight – establish cellular communications). 

* Annual #2 ClariCone maintenance under way. 

* Illinois EPA lead/copper sampling reduction request needs drafted and sent out. 

* Working with Layne to schedule preventive maintenance and well capacity testing out at Wells 3,4,5,6. 

 

Water / Sewer priorities and to do list is:  

* Plant Chemical scale replacements, filtered water pump changeout/PM/spare, north and south Tower 

maintenance (contracted out, to begin in March (hopefully).   
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Village of Forsyth 
301 South Route 51 

Forsyth, IL. 62535 
(217) 877 – 9445 

www.forsyth-il.gov 

Thanks, Darin Fowler – Public Works                 
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Four classes of 5  grade students from MFGS recently visited the library as part of their Living

Museum project. Students took a tour of the library, checked out books on their biography subjects

and took time to examine the Honoring the Legacy: Black History in Illinois display.  Library staff will

continue to work with students on using online resources like our databases to search for additional

information as they prepare for their Museum Day in early March.  

th

Due to inclement weather, the Toy Swap was rescheduled for Saturday, January 31.  Over 15 families

chose to participate in the swap and we’re excited to offer this opportunity in the future. 

We continue to partner with the Maroa Public Library to host a Winter Reading Challenge for

students at MFGS and MFMS.  This challenge continues into mid-February.  Students will read to

complete the bingo board activities and then turn in their form to earn a chance at a prize basket.

We are thankful for the willingness of school staff to support this project. 

The Feed the Need Food Pantry shelf continues to be used regularly. We will hold a canned food drive

at our February Bingo at the Library event to help support its continued use. 

The Library’s annual Used Book Sale took place January 26-31. Proceeds help fund future library

programs and events. 

Looking ahead to February, Community Watch returns on February 3 while the U of I will be hosting

a Floriography program on February 5. Other adult activities include a “What’s in My Food?” watch

party and Bingo at the Library on February 10, Food for Thought Book Club on February 12 and the

continuation of Chair Yoga with Annette via Zoom every Monday and Wednesday.

FPL is hosting its annual Valentine’s for Vets program, where community members can make

Valentine’s cards for our veterans. FPL will distribute them to the Danville VA to be shared with the

veterans they serve. Other Valentine’s Day activities include a “Make Your Valentine’s Box” drop-in

on February 5.

Kids are invited to watch the live action Lilo and Stitch while enjoying popcorn and drinks at our

Kids’ Movie event on February 13. 

Upcoming Saturday drop-ins include a Create Your Own Photo Tile drop-in on February 14 and

Board Games at the Library on February 21. 

LIBRARY UPDATES: LIBRARY UPDATES: 

Library Director’s ReportLibrary Director’s Report

VILLAGE BOARD MEETING
FEBRUARY 3, 2026

VILLAGE BOARD MEETING
FEBRUARY 3, 2026

Melanie Weigel, 
Director

Melanie Weigel, 
Director

HONORING THE LEGACYHONORING THE LEGACY

“This exhibit is superb. Some panels are deeply

painful; some are genuinely inspiring; some

taught me pieces of Illinois history I hadn’t

known. The African American class at Mt. Zion

HS and its supporters did a brilliant job of this.”

“This exhibit is superb. Some panels are deeply

painful; some are genuinely inspiring; some

taught me pieces of Illinois history I hadn’t

known. The African American class at Mt. Zion

HS and its supporters did a brilliant job of this.”

Feedback from a Forsyth Community
Member on the Display

Feedback from a Forsyth Community
Member on the Display
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MEMORANDUM 

 

To:   The Honorable President and Board of Trustees 

From:   Darin Fowler, Public Works Director 

Date:   February 3, 2026 

Subject:  LedgeStone Disc Golf – Village Park Course Redesign Proposal & Timing 

Considerations 

 

Purpose 

This memo provides an overview of the Disc Golf Course Design Proposal prepared by 

LedgeStone Disc Golf for Village Park and highlights the critical timing associated with this 

project in order to meet the proposed June 2026 Grand Opening and align with the Forsyth Open 

and regional disc golf schedule. 

 
Project Overview 

Following a site visit and review of the existing course, LedgeStone has proposed a comprehensive 

redesign that would result in: 

• Two distinct 18-hole courses beginning near the same parking area: 

o A recreational / beginner-friendly course using portions of the existing layout and 

wooded areas near Hole 1 

o A new advanced-level course built around the pond and open areas to the north and 

west 

• Significant improvements to course flow, safety, and playability 

• Creation of a layout that would make Village Park a statewide destination for disc golfers 

of all skill levels 

The design leverages existing wooded areas, open fields, and park features while minimizing tree 

removal and enhancing landscaping. 

The course maps in Appendix A (pages 6–8) show how the redesigned recreational course remains 

near the baseball diamonds and wooded creek area, while the advanced course expands toward the 

pond and open green space. 

 
Key Design Elements 

Recreational Course (Redesign of Current Layout) 

• Uses first nine holes of current course and expands into wooded area 

• Improves scoring, flow, and variety 

• Adds new wooded holes while maintaining current park compatibility 

Advanced Course (New Layout) 

• Incorporates holes 10–17 of current course with significant redesign 

• Adds new holes in open field areas 

• Includes landscaped mounds, tree plantings, and a signature elevated green modeled after 

international championship courses 

These features are specifically designed to elevate Forsyth’s reputation as a premier disc golf 

destination. 

 
Budget & Installation Impacts 

To accomplish this redesign, the proposal identifies: 
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• 31 new tee pad locations required across both courses 

• Reuse of many of the 19 existing tee pads 

• Tree trimming/clearing, mound creation, and tree planting 

• New signage, baskets, and course wayfinding 

Much of the work would be completed by Village staff with guidance from LedgeStone. 

 
Critical Timeline 

LedgeStone’s proposed timeline is very specific and time-sensitive: 

Design Phase (Nov 2025 – Jan 2026) 

✔ Site visit completed 

✔ Initial design work completed 

✔ Final review with Village staff in January 

Installation Phase (January – May 2026) 

• January: Staff marking locations on site 

• January–March: Tree trimming, mowing, clearing (Village) 

• March: Site verification visit 

• March–May: Installation of tee pads, baskets, signage 

• March–May: Tree planting and landscaping 

Grand Opening: June 2026 

This schedule is designed to ensure the course is fully operational for the 2026 Forsyth Open and 

summer disc golf tourism season. 

 
Why Timing Matters 

For this project to be successful: 

• Staff must begin marking, clearing, and prep work immediately 

• Tee pad and basket installation must occur early spring 

• Landscaping and tree planting must be done in the proper planting window 

• Delays beyond February/March would jeopardize the June opening and impact the ability 

to utilize the course for the Forsyth Open and peak tourism season 

This is not a project that can be delayed into late spring without affecting the overall outcome and 

opportunity. 

 
Recommendation 

Staff recommends Board discussion and direction on proceeding with the LedgeStone design plan 

as presented so that installation work can begin within the required timeframe to meet the June 

2026 completion target. 

This proposal represents a significant opportunity to elevate Village Park as a regional disc golf 

destination, but the window to execute this plan is limited. 

 

Suggested Motion  

I move to authorize staff to proceed with the LedgeStone Disc Golf Course redesign project at 

Village Park as presented, including site preparation, tee pad and basket installation, landscaping, 

and signage, in order to meet the proposed June 2026 completion timeline, with project costs to be 

not to exceed budgeted amount of $80,000. 
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Disc Golf Course Design at Village Park 

Design Overview 

Results of Initial Site Visit and Design Analysis 

Our initial goals for this project were to: 

1. Add a new, beginner-friendly course in the new land made available by the Village. 

2. Update the existing course to improve the overall design and ensure that it 

continues to be a desirable destination for players from around the state. 

3. Start both courses in the same general area to enable all disc golfers to park in the 

same lot, regardless of which course they are playing. 

After a detailed review of the new land and analysis of tournament statistics, safety and 

flow of the current course, we realized that a new approach was necessary to achieve our 

shared goals. 

Overview of Proposed Design 

Our proposed design will create two unique 18-hole disc golf courses in Village Park, both 

starting near Hole 1 of the current course: 

- A new layout of the current course, targeted for recreational players, using the area 

that contains the first nine holes of the current course and expanding into the 

wooded area adjacent to the fairway of current Hole 1. 

- An advanced course, with challenges more appropriate for experienced players and 

featuring design elements that would be totally unique in Illinois. These 18 new 

holes will be located around the pond and expand into the fields to the north and 

west of the existing course. 
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This design strategy will provide players of every skill level the opportunity to enjoy disc golf 

at Village Park and will make Village Park a destination for disc golfers around the state, 

spurring year-round tourism for players who want to come play disc golf for an entire 

weekend in the area. 

This Google Map provides course layouts for each of these new designs. Course maps for 

each course and additional design details are available in Appendix A. 

Individual Course Design Details 

1. Redesign of Current Course (Recreational Level) 

The redesign of the current course uses the area that contains the first nine holes of the 

current course and expands into the wooded area adjacenttothefairwayof current Hole 1. 

Some key design elements: 

• Improving the overall flow and individual hole designs to leverage modern course 

design concepts, improving both scoring and enjoyment of the course. 

• Using additional areas adjacent to the baseball diamonds and tennis courts. 

• Three new holes would be cut into the wooded area west of the current fairway of 

Hole 1 to add variety and challenge to the layout. These holes would add a new 

element of difficulty to the course and will quickly become favorites of all who play 

the course. We would collaborate with Village staff to minimize the amount of tree 

removal to create these holes and ensure thatthis area can be maintained 

throughoutthe year. 

2. New Advanced Level Course 

The new advanced level course would begin on Hole 1 O of the current course, a short walk 

from the main parking lot, and would play in the more open areas around the pond and 

extend into the new open areas northwest of the current course. Some key design 

elements: 

• The existing holes in this area (holes 10-17 of the current course) would be redesigned 

to improve course flow, adjusttheir difficulty and flow better with new holes in this 

area. 
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• Two new holes would be cut into the wooded area southwest of the pond to add variety 

to the layout. We would collaborate with Village staff to minimize the amount of tree 

removal to create these holes and ensure thatthis area can be maintained throughout 

the year. 

• Six new holes would be created in the large open area northwest of the current course. 

Because this land is mostly open, with very few trees and other natural obstacles 

necessary to create a disc golf course, we hope to leverage new tree plantings and 

landscaping features to improve the quality of the holes in this area. 

o We'd like to create several mounds of varying sizes throughoutthis area to 

increase the challenge of the holes and to make this area look more like a 

traditional golf course. 

o For one hole, we'd like to create a large mound for the green, similar to the 

world-famous green in Tampere, Finland (featured in the 2025 World 

Championships): 

• We'd like to plant as many new trees in this area as possible to increase the difficulty of 

these holes and to provide shade in the warmer months. 

• These mounds and tree plantings are represented in our design maps (see Appendix A 

for additional details). 
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Potential Budget and Timeline Impacts 

In order to realize our proposed design, some additional investments of time and 

resources will be necessary: 

New tee pads will need to be created for most of the holes on both courses. 

o The redesigned recreational course uses four of the existing tees. 

o The new advanced course uses one of the existing tees. 

o A total of 31 new teeing areas will need to be created for both new courses. 

The material costs for new tees may be mitigated by choosing to move some of the 

existing tees to new locations. This approach has been used successfully in other 

designs. The current course has 19 tees which could be reused forth is purpose. 

- Tree plantings for the advanced course will require some investment of time and 

materials. However, the number and size of trees can be adjusted to help keep the 

project within budget. 

- The creation of mounds in the new open area of the advanced course will require 

investment of time and materials and may require some landscape design 

expertise. However, the number and size of these mounds can be adjusted to help 

keep the project within budget. 

Despite these potential impacts, we strongly feel thatthis design approach is the best path 

forward to achieve the goals of the Village to drive more tourism to the area and to grow the 

Forsyth Open in the years ahead. 

Updated Project Plan and Timelines 

Initial Design Phase (November 2025-January 2026): 

• Site visit 

• Develop initial design for new 18-hole beginner course 

• Identify potential changes to existing course 

• Review, revise and finalize design with Village staff (January 2026) 

Installation Phase (January- May 2026): 

• Site visit- marking key locations with Village staff (January 2026) 

• Mowing, tree trimming and clearing (January-March 2026, performed by Village) 

• Site visit (March 2026) 

• Verify clearing and other course prep work 
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• Identify placement for new tees and baskets 

• Identify locations for tree planting and/or other landscaping 

• Design new signage 

• Installation of tee pads, baskets and signage (March-May 2026, performed by 

Village staff and/or contractors 

• Tree planting and landscaping (March-May 2026, performed by Village staff and/or 

contractors) 

Grand Opening: June 2026 
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Appendix A- Course Design Maps and Resources 

Course Map - Redesign of Current Course {Recreational Levell 
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Course Map - New Advanced Level Course 
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Tree Plantings and Landscaping Features for New Advanced Level Course 
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MEMORANDUM 

To:   The Honorable President and Board of Trustees 

From:   Jill Applebee, Village Administrator 

Date:   February 3, 2026 

Subject:  First Amendment to Redevelopment Agreement – 12 C Properties, LLC Series 1 

(RTB Fitness Center) 

 

Purpose 

This memo provides background regarding the proposed First Amendment to the Redevelopment 

Agreement between the Village of Forsyth and 12 C Properties, LLC Series 1 and Matthew W. 

Crawford for the RTB Fitness Center development located at the southwest corner of Shafer Street 

and Sawyer Road within the Forsyth TIF District.  

 
Background 

In August 2024, the Village entered into a Redevelopment Agreement associated with the sale of 

approximately 12 acres of Village-owned property for development of the RTB Fitness Center. As 

part of that agreement, a promissory note was issued related to the land incentive provided by the 

Village. 

As construction planning has progressed, it became necessary to clarify the project completion 

timeline and align the promissory note forgiveness terms with a firm and measurable completion 

date. 

 
What This Amendment Does 

The First Amendment makes three important clarifications while leaving all other terms of the 

original agreement in place: 

• Establishes a firm project completion deadline of July 31, 2026, with allowance for Force 

Majeure conditions. 

• Clearly defines what constitutes project completion, including: 

o Completion of the commercial building and required public improvements per the 

approved PUD, 

o Approval by the Village building inspector, and 

o The RTB Fitness Center being open to the public. 

• Updates the Promissory Note to clarify that the $184,684 principal and accrued interest 

will be forgiven upon: 

o Project completion, or 

o July 31, 2026, whichever occurs first, provided the Developer is not in default. 

This ensures the Village’s land incentive is directly tied to timely delivery and operation of the 

project.  

 
Recommendation 

Staff recommends approval of the ordinance authorizing execution of this First Amendment. 

 
Suggested Motion 

I move to approve Ordinance No. 2026-____ authorizing the execution of the First Amendment to 

the Redevelopment Agreement between the Village of Forsyth and 12 C Properties, LLC Series 1 

and Matthew W. Crawford. 
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ORDINANCE NO. 2026 - 5 

 
 
 

VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS 

FORSYTH TAX INCREMENT FINANCING (TIF) DISTRICT 

AN ORDINANCE APPROVING AND AUTHORIZING 
THE EXECUTION OF A FIRST AMENDMENT TO THE 

REDEVELOPMENT AGREEMENT 

by and between 

THE VILLAGE OF FORSYTH 

and 

12 C PROPERTIES, LLC SERIES 1 

and 

MATTHEW W. CRAWFORD 

 
 

 
ADOPTED BY THE CORPORATE AUTHORITIES 

OF THE VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS, 
ON THE 3RD DAY OF FEBRUARY, 2026. 

 
 

PUBLISHED IN PAMPHLET FORM BY AUTHORITY OF THE BOARD OF TRUSTEES OF 

THE VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS, 

THIS 3RD DAY OF FEBRUARY, 2026. 
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ORDINANCE NO. 2026 - 5 
VILLAGE OF FORSYTH, ILLINOIS 

FORSYTH TAX INCREMENT FINANCING (TIF) DISTRICT 
AN ORDINANCE APPROVING AND AUTHORIZING 

THE EXECUTION OF A FIRST AMENDMENT 
REDEVELOPMENT AGREEMENT 

by and between 
THE VILLAGE OF FORSYTH 

and 
12 C PROPERTIES, LLC SERIES 1 and MATTHEW W. CRAWFORD 

BE IT ORDAINED BY THE VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS 
THAT: 

1. The First Amendment to the Redevelopment Agreement attached hereto as Exhibit A by and 
between the Village of Forsyth, Macon County, Illinois, an Illinois Municipal Corporation (the 
“Village”) and 12 C Properties, LLC Series 1, an Illinois Limited Liability Company, and 
Matthew W. Crawford is hereby approved. 

2. The Mayor is hereby authorized and directed to enter into and execute on behalf of the Village 
said First Amendment to the Redevelopment Agreement and the Village Clerk of the Village 
of Forsyth is hereby authorized and directed to attest such execution. 

3. The First Amendment to the Redevelopment Agreement shall be effective the date of its 
approval on the 3rd day of February, 2026. 

4. This Ordinance shall be in full force and effect from and after its passage and approval as 
required by law. 

 
 
 

(The remainder of this page is intentionally blank.) 
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UPON MOTION by Trustee  , seconded by Trustee  , 
and PASSED, APPROVED AND ADOPTED by roll call vote of the Corporate Authorities of the 
Village of Forsyth, Macon County, Illinois, on the 3rd day of February, A.D., 2026, and deposited 
and filed in the Office of the Village Clerk of said Village on that date. 

 

PRESIDENT AND VILLAGE 
BOARD OF TRUSTEES 

AYE VOTE NAY VOTE ABSTAIN/ABSENT 

Jeff London    

Bob Gruenewald    

Marilyn Johnson    

David Wendt    

Jeremy Shaw    

Lauren Young    

Jim Peck, President    

TOTAL VOTES:    

 

 
APPROVED:   Date:  

Village President 
 

 
ATTEST:   Date:  

Village Clerk 
 
 
 
 
 
 
 
 
 

 
ATTACHMENT: 

EXHIBIT A. FIRST AMENDMENT TO THE REDEVELOPMENT AGREEMENT BY AND BETWEEN THE 
VILLAGE OF FORSYTH AND 12 C PROPERTIES, LLC SERIES 1 AND MATTHEW W. CRAWFORD. 
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FIRST AMENDMENT TO THE 
REDEVELOPMENT AGREEMENT 

by and between 
VILLAGE OF FORSYTH 
FORSYTH TIF DISTRICT 

and 
12 C PROPERTIES, LLC SERIES 1 AND MATTHEW W. CRAWFORD 

THIS FIRST AMENDMENT TO THE REDEVELOPMENT AGREEMENT 
(including Exhibits) is entered into this 3rd day of February, A.D., 2026, by and between the 
VILLAGE OF FORSYTH (Village), an Illinois Municipal Corporation, Macon County, Illinois, and 
12 C PROPERTIES, LLC SERIES 1, an Illinois Limited Liability Company, and MATTHEW W. 
CRAWFORD (collectively, the “Developer”). 

PREAMBLE 

WHEREAS, the Village has the authority to promote the health, safety and welfare of the 
Village and its citizens, and to prevent the spread of blight and deterioration and inadequate public 
facilities, including sanitary sewer, by promoting the development of private investment in the 
marketability of property thereby increasing the tax base of the Village and providing employment for 
its citizens; and 

WHEREAS, Illinois statute (65 ILCS 5/8-1-2.5) allows a municipality to appropriate and 
expend funds for economic development purposes, including, without limitation for commercial 
enterprises that are deemed necessary or desirable for the promotion of economic development within 
the community; and 

WHEREAS, pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11- 
74.4 et seq., as amended (the ATIF Act@), the Village has the authority to provide incentives to owners 
or prospective owners of real property to acquire, redevelop, rehabilitate and/or upgrade such 
property by reimbursing such owner(s) for certain costs incurred in connection with the acquisition, 
redevelopment, rehab and/or upgrades from increases in real estate tax revenues (“Tax Increment”) 
resulting therefrom or from other Village revenues to the extent specified and agreed herein; and 

WHEREAS, on January 2, 2018, recognizing the need to foster the development, expansion 
and revitalization of certain properties which are vacant, underutilized, or undeveloped, the Village 
adopted Tax Increment Financing under the Act, approved a Redevelopment Plan and designated a 
Redevelopment Area known as the Forsyth TIF District (hereinafter referred to as the “TIF 
District”); and 

WHEREAS, on August 6, 2024 the Parties entered into a Redevelopment Agreement (the 
“Original Agreement”) for 12 acres of property that was owned by the Village and located at the 
southwest corner of Shafer St. and Sawyer Road, Forsyth, IL (Part of PIN 07-07-14-200-007, the 
“Property”); and 

WHEREAS, based on incentives offered by the Village, the Developer has acquired the 
Property from the Village and is undertaking site improvements to construct a commercial building 
for the operation of the RTB Fitness Center business located thereon (the “Project”); and 
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WHEREAS, it is the intent of the Village to encourage economic development which will 
increase the real estate tax revenue of the Village, which increased incremental taxes will be used, in 
part, to finance incentives to assist redevelopment within the TIF District and other contiguous 
redevelopment project areas; and 

WHEREAS, the Developer’s proposed Project is consistent with the TIF District 
Redevelopment Plan and Projects for the Redevelopment Project Area as amended and further 
conforms to the land uses of the Village as adopted; and 

WHEREAS, the Developer requested that incentives for the development be provided by 
the Village from incremental increases in real estate taxes of the Village generated from within the TIF 
District and the Village agreed to such incentives; and 

WHEREAS, the Village has determined that this Project required the incentives requested as 
set forth herein and that said Project will, as a part of the Redevelopment Plan, promote the health, 
safety and welfare of the Village and its citizens by attracting private investment to prevent blight and 
deterioration and to generally enhance the economy of the Village; and 

WHEREAS, the Village has reviewed the conditions of the Property and has reason to believe 
that the costs of the necessary private improvements to be incurred by the Developer in furtherance 
of the Project are eligible project costs under the Act and are consistent with the Redevelopment Plan 
as amended of the Village; and 

WHEREAS, the Village is entering into this Agreement having encouraged and induced the 
Developer to complete the Project located on the Property; and 

NOW, THEREFORE, the Parties, for good and valuable consideration, the receipt of which 
is acknowledged, agree to amend the terms of the Original Agreement as follows: 

A. AMENDED “A. PRELIMINARY STATEMENTS” 

Section A(4) of the Original Agreement shall be deleted in its entirety and replaced with the following: 

4. The Developer shall complete the Project on or before July 31, 2026, subject to extension due 
to Force Majeure (defined below). The Project shall be deemed to be complete when the 
Developer has constructed the commercial building and all pertinent public improvements on 
the Property as laid out in the Plan Unit Development set forth in Exhibit 5 attached hereto, 
the completed commercial building and public improvements have been deemed to meet all 
Village building codes and ordinances and have been approved by the Village building 
inspector, and the RTB Fitness Center business located on the Property is open for business 
to the public. 

B. AMENDED “M. TIME; FORCE MAJEURE” 

Section M of the Original Agreement shall be deleted in its entirety and replaced with the following: 

For this Agreement, time is of the essence. The Developer shall complete the Project on or 
before July 31, 2026. However, neither the Developer nor the Village shall be deemed in default with 
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respect to any obligations of this Agreement on either of their part to be performed if Developer or 
Village fails to timely perform the same and such failure is due in whole, or in part, to any strike, lock-
out, civil disorder, inability to procure materials, weather conditions, wet soil conditions, failure or 
interruptions of power, condemnation, riots, insurrections, war, fuel shortages, Acts of God, acts 
caused directly or indirectly by the Village (or Village=s agents, employees or invitees) when applicable 
to Developer or third parties, or any other cause beyond the reasonable control of Developer or 
Village. 

C. AMENDED “EXHIBIT 4. PROMISSORY NOTE” 

The second and third paragraphs of Exhibit 4 (Promissory Note) of the Original Agreement shall be 
deleted in its entirety and replaced with the following: 

The term of this Promissory Note shall commence on the date the Parties hereto close on the 
Property and end on the date of completion of the project or July 31, 2026, whichever occurs first. 

Provided that the Borrower is at all times in compliance with the Redevelopment Agreement 
and this Promissory Note, the full principal balance of $184,684.00, plus any accrued interest thereon, 
shall be forgiven by the Lender upon completion of the Project or July 31, 2026, whichever occurs 
first. Provided that the Borrower does not Default or otherwise breach this Promissory Note or the 
Redevelopment Agreement, the full principal amount of this Promissory Note and any accrued 
interest thereon shall be forgiven upon the expiration of this Promissory Note. 

D. PRIOR AGREEMENT TERMS APPLY 

All terms of the Original Agreement and any Exhibits thereto shall remain in effect and apply to this 
First Amendment unless specifically modified by this First Amendment. 
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IN WITNESS WHEREOF, the Parties hereto have caused this First Amendment to the 
Agreement to be executed by their duly authorized officers on the above date at Forsyth, Illinois. 

 
 

VILLAGE OF FORSYTH, ILLINOIS, an 
Illinois Municipal Corporation 

BY: 

12 C PROPERTIES SERIES 1, an Illinois 
Limited Liability Company 

BY: 
 
 
 

  

President, Village of Forsyth Matthew W. Crawford, Member 
 
 

  

 
ATTEST: 

Date 
and 

Date 

MATTHEW W. CRAWFORD, individually 
 
 

 

Village Clerk, Village of Forsyth 

 
Date 

Matthew W. Crawford 
 
 
 

Date 
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MEMORANDUM 

To: 

From: 

Date: 

Subject: 

The Honorable President and Board of Trustees 

Jill Applebee, Village Administrator 

February 3, 2026
Second Amendment to the Commercial Revitalization TIF Grant Program 

Purpose 

This memo provides an explanation regarding the proposed Second Amendment to the 

Commercial Revitalization TIF Grant Program within the Forsyth TIF District.  

Background 

The Commercial Revitalization TIF Grant Program was established in 2018 and amended in 2022 

to encourage storefront, façade, and exterior building improvements within the TIF District. The 

program has been successful in promoting private investment and improving the appearance and 

condition of commercial properties. 

Due to the increased level of redevelopment activity occurring in Forsyth, the current annual 

funding cap has become restrictive. 

What This Amendment Does 

This amendment does not change eligibility requirements, review procedures, or reimbursement 

standards. Instead, it increases the Village’s ability to utilize this successful program. 

Key provisions include: 

• Beginning in FY2026, the Village may allocate up to $200,000 annually from the TIF 
Fund for this program. (Currently $50,000)

• Individual grants remain limited to:

o 50% of verified project costs

o Maximum $25,000 per project

• All existing requirements remain in place:

o 50% equity match,

o Completion within 180 days,

o Staff review and Board approval.

This amendment allows the Village to respond to demand without being constrained by prior lower 

funding limits.  

Recommendation 

Staff recommends approval of the ordinance adopting this Second Amendment to the program. 

Suggested Motion 

I move to approve Ordinance No. 2026-____ adopting the Second Amendment to the Commercial 

Revitalization TIF Grant Program for the Forsyth TIF District. 
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ORDINANCE NO. 2026 - 6 

 
VILLAGE OF FORSYTH, 
COUNTY OF MACON, 
STATE OF ILLINOIS 

 
AN ORDINANCE APPROVING AND ADOPTING THE 

SECOND AMENDMENT TO THE 
COMMERCIAL REVITALIZATION TIF GRANT PROGRAM 

for the 

FORSYTH TAX INCREMENT FINANCING DISTRICT 
 
 
 
 
 
 
 
 
 

 
ADOPTED BY THE PRESIDENT AND BOARD OF TRUSTEES 

OF THE VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS 

ON THE 3RD DAY OF FEBRUARY, 2026. 

 

 
PUBLISHED IN PAMPHLET FORM BY AUTHORITY OF THE BOARD OF 

TRUSTEES OF THE VILLAGE OF FORSYTH, MACON COUNTY, ILLINOIS, 

THIS 3RD DAY OF FEBRUARY, 2026. 
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ORDINANCE NO. 2026 - 6 

AN ORDINANCE APPROVING AND ADOPTING THE 
SECOND AMENDMENT TO THE 

COMMERCIAL REVITALIZATION TIF GRANT PROGRAM 
FOR THE FORSYTH TAX INCREMENT FINANCING DISTRICT 

PREAMBLE 

WHEREAS, the statutes of the State of Illinois by the “Tax Increment Allocation 
Redevelopment Act,” 65 ILCS 5/11-74.4-1 et seq., as amended, hereinafter referred to as the 
“TIF Act,” provided that municipalities may create within their corporate boundaries Tax 
Increment Financing Redevelopment (“TIF District”) Areas, Plans and Projects and to 
amend them from time to time; and 

WHEREAS, on January 2, 2018 and pursuant to the TIF Act, the Village of 
Forsyth, Macon County, Illinois (“Village”) by its duly elected President and Board of 
Trustees heretofore approved a Redevelopment Plan and Projects; adopted Tax Increment 
Financing pursuant to the TIF Act; and designated a Redevelopment Project Area known as 
the Forsyth Tax Increment Financing District (“Forsyth TIF District”) which is currently 
scheduled to end with real estate tax year 2041 payable 2042; and 

WHEREAS, pursuant to Illinois Statute 65 ILCS 5/8-1-2.5 the City has the 
authority to appropriate and expend funds for economic development purposes, including, 
without limitation, the making of grants to commercial enterprises that are deemed 
appropriate for the promotion of economic development within the municipality; and 

WHEREAS, on August 20, 2018, in furtherance of the goals and objectives of the 
Forsyth TIF District Redevelopment Plan and Projects, the Village established the 
“Commercial Revitalization TIF Grant Program” (the “Grant Program”) to promote 
improvements to commercial storefronts and the sides of commercial buildings which face 
Village streets and are located within the Forsyth TIF District, which was amended on 
November 1, 2022 (the “First Amendment”); and 

WHEREAS, the Village now wishes to further amend the Grant Program (the 
“Second Amendment”) to increase the annual allocation amount; and 

WHEREAS, the City proposes to annually allocate an amount not to exceed Two 
Hundred Thousand and 00/100 Dollars ($200,000.00) within the Forsyth TIF District 
Special Tax Allocation Fund each fiscal year during the remaining life of the Forsyth TIF 
District for the purpose of providing grants to property owners and/or business owners 
undertaking TIF eligible redevelopment projects as allowed under the Grant Program; and 

WHEREAS, each said grant shall be limited to Fifty Percent (50%) of total 
verified costs incurred for the Project, not to exceed a maximum of Twenty-Five 
Thousand and 00/100 Dollars ($25,000.00); and 
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WHEREAS, the Grant Program as amended by the Second Amendment shall 
commence on the date of the approval of this Ordinance; and 

WHEREAS, subject to the availability of funds, the Program shall hereby 
automatically renew on January 1st of each proceeding year during the remaining life of the 
Forsyth TIF District, including legislative extensions thereof, if any, unless amended or all 
Program obligations have been completed and the Program is terminated by the Forsyth 
Corporate Authorities on an earlier date; and 

WHEREAS, pursuant to the terms of the Grant Program, all applications for 
benefits must be reviewed and recommended by the Village Staff prior to final approval by 
the Board of Trustees; and 

WHEREAS, Property that includes a site for which a Program grant has been 
awarded must be located within the Forsyth TIF District; and; 

WHEREAS, each Program Application is to be submitted to the Village within sixty 
(60) days prior to the applicant undertaking the project; and 

WHEREAS, each Program Applicant must verify a minimum equity match of Fifty 
Percent (50%) of the total project costs and complete the Project within 180 days of 
approval of the Program Application by the Board of Trustees; and 

WHEREAS, all grant awards shall be paid by the Village to the Applicant from the 
Forsyth TIF District Special Tax Allocation Fund as reimbursements for TIF eligible project 
costs which have been incurred by the Applicant and reviewed and verified by the Village 
pursuant to the TIF Act; and 

WHEREAS, the President and Board of Trustees have determined that the First 
Amendment to the Grant Program will aid in the elimination of blighting conditions as set 
forth in this Program and is in the best interests of the citizens of the Village of Forsyth. 

NOW, THEREFORE, BE IT ORDAINED BY THE PRESIDENT AND 
BOARD OF TRUSTEES OF THE VILLAGE OF FORSYTH, MACON COUNTY, 
ILLINOIS, THAT: 

1. The “Commercial Revitalization TIF Grant Program” as amended by the Second 
Amendment is hereby approved and shall automatically renew each fiscal year on 
January 1st and continue for the remaining life of the Forsyth TIF District, including 
legislative extensions thereof, if any, or until such time funding allocated to the 
Program is no longer available, whichever occurs first. 

2. The “Commercial Revitalization TIF Grant Program” description, requirements, and 
program application as amended by the Second Amendment are hereby approved 
and the Board of Trustees for the Village of Forsyth (with oversight by the Village’s 
Special Counsel to the TIF District) are hereby authorized and directed to approve 
and execute on behalf of the Village said Program Applications and award grant 
funds relating to the “Commercial Revitalization TIF Grant Program” provided such 
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financial assistance is compliant with the statutory requirements of the Tax 
Increment Allocation Redevelopment Act (65 ILCS 5/11-74.4 et. seq.). 

3. All grants awarded through the “Commercial Revitalization TIF Grant Program” shall be 
paid to the Applicant by the Village from the Forsyth TIF District Special Tax 
Allocation Fund as reimbursements to Applicants for TIF eligible project costs 
which have been incurred by the Applicant and reviewed and verified by the Village 
pursuant to the TIF Act. 

4. Beginning in Fiscal Year 2026 and subject to the availability of funds, the Village of 
Forsyth is hereby authorized and directed to annually set aside and allocate a sum not 
to exceed Two Hundred Thousand and 00/100 Dollars ($200,000.00) within the 
Forsyth TIF District Special Tax Allocation Fund for the purpose of financing grants 
awarded to “Commercial Revitalization TIF Grant Program” applicants. 

5. All applications must be reviewed and recommended by the Village Community & 
Economic Development Coordinator, Village Administrator or other Village Staff as 
may be designated by the President, prior to final approval by Board of Trustees. 

6. Property that includes a site for which a Program grant has been awarded must be 
located within the Forsyth TIF District. 

7. Program Applications are to be submitted to the Village within sixty (60) days in 
advance of the applicant undertaking the project. 

8. Each Program Applicant must verify a minimum equity match of Fifty Percent 
(50%) of the total project costs and complete the Project within 180 days of approval 
of the Program Application by the Board of Trustees. 

9. All ordinances and parts of ordinances in conflict herewith are hereby repealed. 

10. This Ordinance shall be in full force and effect from and after its approval and 
publication as required by law. 

(The remainder of this page is intentionally blank.) 
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PASSED, APPROVED AND ADOPTED and published in pamphlet form by 
the Corporate Authorities of the Village of Forsyth, Illinois, on the 3rd day of February, 
A.D., 2026, and deposited and filed in the Office of the Village Clerk of said Village on that 
date. 

 

CORPORATE AUTHORITIES AYE VOTE NAY VOTE ABSTAIN/ 
ABSENT 

Jeff London    

Bob Gruenewald    

Marilyn Johnson    

David Wendt    

Jeremy Shaw    

Lauren Young    

Jim Peck, President    

TOTAL VOTES:    

 
APPROVED:  Date:  

Village President 

 
ATTEST:   Date:  

Village Clerk 
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MEMORANDUM 

 

To:   The Honorable President and Board of Trustees 

From:   Jill Applebee, Village Administrator 

Date:   February 3, 2026 

Subject:  Enterprise Zone Boundary Amendment- Mt. Zion Community Drive 

Redevelopment 

 

Purpose 

The purpose of this memo is to request Board consideration of an ordinance amending the 

Village’s Enterprise Zone designating ordinance and intergovernmental agreement to include 

additional parcels into the Decatur–Macon County Enterprise Zone as approved by the Enterprise 

Zone Board. 

This request is part of the Mt. Zion Community Drive Redevelopment project and is being 

processed under Enterprise Zone Application Option 2, which is intended to support regional 

economic competitiveness and redevelopment of areas experiencing persistent poverty. 

 
Background 

The Decatur–Macon County Enterprise Zone Board has approved a boundary amendment to 

include the parcels identified in Addendum A and shown on the map in Addendum B. 

The Enterprise Zone has historically been an important economic development tool for the Decatur 

Metropolitan Statistical Area (MSA), contributing to a reduction in the estimated poverty rate from 

18.7% in 2016 to 14.6% in 2023. Economic incentives associated with Enterprise Zone 

designation are often a key factor in encouraging private investment in distressed or underutilized 

areas. 

This amendment includes: 

• 21 parcels identified by PIN and legal description in Addendum A 

• Lots 54–74 of Mt. Zion Village East Second Addition 

• A required 3-foot connector strip to legally connect the parcels to the existing Enterprise 

Zone boundary 

 
What the Village is Being Asked to Do 

In order for this boundary amendment to be certified by the Illinois Department of Commerce and 

Economic Opportunity (DCEO), each participating governmental body must amend its original 

Enterprise Zone ordinance or resolution to include the additional parcels. 

 
Recommendation 

Staff recommends placing this item on the next Board agenda and approving the ordinance 

amending the Village’s Enterprise Zone designation to include the parcels identified in Addendum 

A for the Mt. Zion Community Drive Redevelopment project. 

 
Suggested Motion 

I move to approve the Ordinance adding territory to the Decatur–Macon County Enterprise Zone 

and amending the Village’s Enterprise Zone designating ordinance and intergovernmental 

agreement to include the parcels identified in Addendum A for the Mt. Zion Community Drive 

Redevelopment project. 
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THE VILLAGE OF FORSYTH 

 
MACON COUNTY, ILLINOIS 

 

 
ORDINANCE 

NUMBER 2026-7 
 

 
ORDINANCE ADDING TERRITORY TO ENTERPRISE ZONE AND APPROVING 

THE AMENDMENT OF THE ENACTING ORDINANCE AND 
INTERGOVERNMENTAL AGREEMENT (AMENDMENT 11) 

 

 
 
 
 
 

 
JIM PECK, Mayor 

CHERYL MARTY, Village Clerk 
 

JIM ASHBY 
CHELSIE KIDD 
JEFF LONDON 
JEREMY SHAW 
DAVID WENDT 

LAUREN YOUNG 
 

Village Trustees 
 
 
 

 

Published in pamphlet form by authority of the Mayor and Board of Trustees of the Village of 
Forsyth on  , 2026 

 
Sorling Northrup – 1 North Old State Capitol Plaza, Suite 200, Springfield, IL 62701 
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Ordinance No. 2026 - 7 
 

ORDINANCE ADDING TERRITORY TO ENTERPRISE ZONE AND APPROVING 
THE AMENDMENT OF THE ENACTING ORDINANCE AND 
INTERGOVERNMENTAL AGREEMENT (AMENDMENT 11) 

 
 

WHEREAS, the Village of Forsyth, Macon County, State of Illinois (“Village”), is a duly 

organized and existing municipality operating under and pursuant to the Illinois Municipal Code; 

and 

WHEREAS, on December 2, 2014, the Village approved an Ordinance Establishing the 

Decatur Macon County Enterprise Zone and the Decatur Macon County Enterprise Zone 

Intergovernmental Agreement; and 

WHEREAS, the Decatur Macon County Enterprise Zone was thereafter certified by the 

State of Illinois and created; and 

WHEREAS, the Ordinance Establishing the Decatur Macon County Enterprise Zone and 

the Decatur Macon County Enterprise Zone Intergovernmental Agreement has been amended ten 

(10) times; and 
 

WHEREAS, the corporate authorities of the Village find it is in the best interests of the 

Village to approve any necessary amendments to the Ordinances and documents creating the 

Decatur Macon County Enterprise Zone to include the territory set forth in Addendum A and 

shown in Addendum B with said amendment being the eleventh amendment. 

NOW THEREFORE, BE IT ORDAINED by the Mayor and Board of Trustees of the 

Village of Forsyth, Macon County, Illinois, as follows: 

Section 1. Recitals. The foregoing recitals shall be and are hereby incorporated into 
 

and made a part of this Ordinance as if fully set forth in this Section 1. 
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Section 2. Amendment to Territory of Decatur Macon County Enterprise Zone. The 
 

Village Board hereby approves an amendment to the territory of the Decatur Macon County 

Enterprise Zone to add the territory set forth in Addendum A of this Ordinance and further provides 

that Addendum A of Ordinance 934, as well as the Decatur Macon County Enterprise Zone 

Intergovernmental Agreement, shall be amended by adding the territory set forth in Addendum A 

and shown in Addendum B of this Ordinance. The Village Administrator and Village Clerk are 

authorized to execute any and all necessary documents to effectuate the addition of the territory 

set forth herein to the Decatur Macon County Enterprise Zone. 

Section 3.   Severability.  In the event a court of competent jurisdiction finds this 
 

Ordinance or any provision hereof to be invalid or unenforceable as applied, such finding shall not 

affect the validity of the remaining provisions of this Ordinance and the application thereof to the 

greatest extent permitted by law. 

Section 4.    Repeal and Savings Clause.  All Ordinances or parts of Ordinances in 
 

conflict herewith are hereby repealed. 
 

Section 5. Effectiveness. This Ordinance shall be in full force and effect from and 
 

after passage, approval and publication in pamphlet form as provided by law. 

SO ORDAINED this   day of February, 2026, at Forsyth, Macon County, Illinois. 
 

 YES NO ABSENT PRESENT 

     
ASHBY     
KIDD     
LONDON     
SHAW     
WENDT     
YOUNG     
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PECK     
     
TOTAL     

 
 
 
 

VILLAGE OF FORSYTH 
 
 

 
Jim Peck, Village Mayor 

 
 

Attest: 
 
 

 
Cheryl Marty, Village Clerk 
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ADDENDUM A 
 

12-17-03-102-068 
12-17-03-102-067 
12-17-03-102-066 
12-17-03-102-065 
12-17-03-102-064 
12-17-03-102-063 
12-17-03-102-062 
12-17-03-102-061 
12-17-03-102-060 
12-17-03-102-059 
12-17-03-102-058 
12-17-03-102-057 
12-17-03-102-056 
12-17-03-102-055 
12-17-03-102-054 
12-17-03-102-053 
12-17-03-102-052 
12-17-03-102-051 
12-17-03-102-050 
12-17-03-102-049 
12-17-03-102-048 

 
Lots 54, 55, 56, 57, 58, 59, 60, 61, 62, 63, 64, 65, 66, 67, 68, 69, 70, 71, 72, 73, and 74 of Mt. Zion Village 
East Second Addition, as per Plat recorded in Book 5000, on Page 131 of the Records in the Recorder’s 
Office of Macon County, Illinois. Situated in Macon County, Illinois. 

 
Connector Strip 

A 3-foot-wide connector strip from the Southwest corner of the property identified by PIN 12-17-03-
102-048 along the Northern side of E Woodland Ln connecting approximately 17 feet South of the 
Northeast corner of the property identified by PIN 12-17-04-233-021 which is currently in the existing 
enterprise zone. 
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ADDENDUM B 
 

 
PIN Owner Size (Acres) 
12-17-03-102-068 LEWIS STEVEN A  

 
 
 
 
 
 
 
 

 
Approx. 2.2 

12-17-03-102-067 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-066 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-065 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-064 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-063 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-062 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-061 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-060 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-059 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-058 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-057 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-056 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-055 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-054 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-053 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-052 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-051 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-050 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-049 LEWIS PROPERTY DEVELOPMENT LLC 
12-17-03-102-048 LEWIS PROPERTY DEVELOPMENT LLC 
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NEW BUSINESS 
 

ITEM 4 
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MEMORANDUM 

 

To:   The Honorable President and Board of Trustees 

From:   Jill Applebee, Village Administrator 

Date:   February 3, 2026 

Subject:  Preliminary Discussion – Potential TIF Assistance for Whistling Pines Townhome 

& Commercial Development (Magnolia Dr. / Route 51) 

 

Purpose 

This memo is intended to provide the Board with early awareness and request direction regarding 

a potential TIF assistance request associated with a proposed multifamily townhome development 

(“Whistling Pines”) and adjacent commercial development near Magnolia Drive and Route 51. 

This is not a request for approval. Staff is seeking guidance for initial offer to be given to Mr. 

Sullivan. 

 
Project Overview 

Staff recently met with Reed Sullivan (Sullivan Developers, LLC) to review the concept. 

The proposal includes: 

• 8 four-unit townhome buildings (originally 10 buildings were considered) 

• Creation of a shared recreational green space in place of one building 

• A potential clubhouse in place of the originally proposed two-unit building 

• 32 total townhome units 

• Each unit: 3 bedroom, 2.5 bath, 1-car garage 

• Target market: young professionals and downsizing residents seeking high-quality rental 

housing in Forsyth 

 
Investment & Value 

Per the TIF application: 

• Total projected investment: $7,520,000 

• Estimated value per building: $850,000 

• Estimated market value at completion: ~$6.8 million 

• Estimated EAV increase: $2,266,667 

TIF App 

A preliminary projection from TIF Illinois assuming a 75% developer / 25% Village share 

estimates: 

• Total projected net tax increment: $2.24 million over the life of the TIF 

• Developer share at 75%: ~$1.68 million 

• Village share: ~$560,000 

 
Nature of the TIF Request 

Reed has negotiated a land purchase of $500,000 and is requesting: 

• Reimbursement of land cost from the TIF Fund after construction is complete 

• This equates to: 

o $62,500 per building 

o $15,625 per unit (door) 

All other eligible costs (utilities, site prep, financing, etc.) would be reimbursed through a standard 
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percentage-based TIF structure over time. 

He has asked for 80/20 

No commitments have been made. 

 
Why This is a Policy Discussion 

This request is different from typical TIF requests because: 

• It involves housing, not commercial or industrial development 

• It asks for post-construction reimbursement of land cost, prior to full increment being 

realized 

• It would represent an up-front draw on the TIF Fund rather than reimbursement strictly 

from generated increment 

While the TIF Fund currently has the balance to evaluate a request of this nature, the timing and 

structure directly affect: 

• TIF cash flow 

• Future project capacity 

• How Forsyth chooses to use TIF as a development tool going forward 

 
Alignment with Village Goals 

Housing — particularly attainable, workforce, and downsizing housing — is an important part of: 

• Supporting local employers 

• Expanding the tax base 

• Long-term community sustainability 

• Filling a current housing gap in Forsyth 

This project directly aligns with those broader economic development goals. 

 
Staff Request for Direction 

Before staff spends time on deeper financial modeling or negotiation, we are seeking Board 

feedback on: 

• Whether the Board is open to exploring TIF participation for housing projects of this 

nature 

• What share percentage the Board would consider appropriate 

• Whether land reimbursement is a structure the Board is willing to consider 

• Any policy thresholds or limitations the Board would want applied 

• Whether this should be discussed at a future meeting or committee session 

 
Recommendation 

Staff recommends discussion for policy direction prior to further evaluation. 

This memo is intended to ensure Board guidance drives the next steps, not staff assumptions. 
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TAX INCREMENT FINANCING (TIF) DISTRICT

APPLICATION FOR TIF BENEFITS RELATING TO
PRIVATE (TIF) ELIGIBLE REDEVELOPMENT PROJECT COSTS

Pursuant to Section (65 ILCS 5/11-74.4-4(b)) of the Tax Increment Allocation Redevelopment Act (65 ILCS
5/11-74.4 et. seq.), municipalities may make and enter into contracts with private developers to induce
redevelopment projects which are necessary or incidental to the implementation and furtherance of its
redevelopment plan and project. Municipalities may also, under certain conditions, incur project redevelopment
costs and reimburse developers who incur redevelopment project costs which are authorized by a
redevelopment agreement (65 ILCS 5/11-74.4-4 (j)).

Private developers seeking reimbursement of TIF eligible redevelopment project costs are required by the
municipality to complete this application allowing the municipality to adequately determine the developer’s
eligibility for assistance from the Tax Increment Financing (TIF) District.  

INSTRUCTIONS: Complete each section and return via fax (309) 664-7878 or U.S. Mail to: The
Economic Development Group, Ltd., 1701 Clearwater Avenue, Bloomington, IL 61704.

PART I: DEVELOPER INFORMATION

Developer Legal/Business Name: ___________________________________________ Date: __________

Business type:    S Sole Proprietorship;   Partnership;  Corporation (State of Charter: _____________);
 Other (please describe): __________________________________________________ 

Developer’s Contact Information:

Name __________________________________________ Title ____________________________

Address _______________________________________________________________________

City ______________________________ State _____________________Zip ______ 

Daytime Phone ______________________________ Mobile _____________________________ 

Fax ______________________________ email ________________________________________

PART II: PROJECT INFORMATION

TIF District Name ________________________________ City __________________________________

Project Name __________________________________________________________________________

Anticipated Start Date _______________________ Anticipated Completion Date _______________________

Project Description  

Sullivan Developers 1/12/2026

✔ S - LLC

Sullivan Developeres - Reed Sullivan

405 W Wise Rd

Decatur IL 62526

217-413-0907

reed@sullivancontractors.net

Forsyth 

Forsyth Townhome

3/15/2025

A Proposed Multi-Family complex.  This project would consist of 8 - 4 unit buildings 
that bring high-end rental market to Forsyth.  Driving the young adult and people that 
are retiring who are looking to downsize have a place to stay.  The goal is to provide 
a high quality of living in a community setting.
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Project is classified as:       Industrial;        Commercial;      Residential

Project Street Address ___________________________________________________________________

Parcel(s) Relating to the above described project:

1. Property Identification Number (PIN) __________________________________________

Is this property within the TIF District Boundary (or proposed boundary)?     Yes  No

Date property was acquired: _______________________________

2. Property Identification Number (PIN) __________________________________________

Is this property within the TIF District Boundary (or proposed boundary)?     Yes        No

Date property was acquired: _______________________________

3. Property Identification Number (PIN) __________________________________________

Is this property within the TIF District Boundary (or proposed boundary)?       Yes        No

Date property was acquired: _______________________________

(Please list any additional parcels on separate sheet and attach)

IF RESIDENTIAL: what is the expected absorption rate or “build-out” for the project?

PHASE I: Number of lots = _________ @ $____________ per lot

Calendar Year Number of Homes or Units Avg. Fair Market Value
(House and Lot)

PHASE II: Number of lots = _________ @ $____________ per lot

Calendar Year Number of Homes or Units Avg. Fair Market Value
(House and Lot)

(Please describe additional phases on separate sheet and attach)

FOR ENTIRE PROJECT:

Total Projected Investment $__________________________ (Land and Real Estate Improvements Only)

Total Number of Jobs Created: __________________

✔

Proposed Land - Lot behind Dollar General - 650 S route 51

07-07-14-301-009

✔
Working on getting it under contract

2026 8 850,000

7,520,000
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Number of Jobs FTE (full-time equivalent): __________________

Current annual retail sales (if applicable - commercial projects only) . . . . . . . $_____________________

Projected (new) annual retail sales generated by this project . . . . . . . $_____________________

PART III.  ESTIMATED TIF ELIGIBLE PROJECT COSTS

Property Assembly Costs:

1. Land and buildings (acquisition costs) . . . . . . .

2. Site preparation, clearing and grading . . . . . . .

3. Demolition . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

Professional Fees:

1. Planning, engineering, architectural . . . . . . . . .

2. Legal . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

3. Accounting/financial . . . . . . . . . . . . . . . . . . . . .

4. Marketing (land only) . . . . . . . . . . . . . . . . . . . .

5. Other professional fees . . . . . . . . . . . . . . . . . . .

Job training and retraining services . . . . . . . . . . . . . .

Rehabilitation or renovation (existing buildings) . . . . .

Public infrastructure improvements . . . . . . . . . . . . . .
(Water, sewer, drainage, sidewalks, curb, etc.)

Utilities extension . . . . . . . . . . . . . . . . . . . . . . . . . . . .

Interest Buy-Down:
Principal $____     @ ________% per annum
for ______ years = Estimated Interest Expense

X 30% . . . . . . . . . . . . . . . . . . . . . . .

Miscellaneous/Other (please specify):

1. ___________________________ . . . . . . . . . .

2. ___________________________ . . . . . . . . . .

3. ___________________________ . . . . . . . . . .

TOTAL ESTIMATED ELIGIBLE COSTS . . . . . . . . . .

         Phase I:         Phase II:

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________   $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

$ ______________ $ ______________

 Additional Notes/Comments:

(Please describe estimated eligible project costs for additional phases on separate sheet and attach)

$ $

400,000

100,000

35,000

85,000

15,000

15,000

25,000

75,000

900,000

150,000

1,800,000 0
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PART IV.  DECLARATIONS

Municipality

Pursuant to the TIF Act, the municipality has the authority to make  and  enter  into  all  contracts  with
property  owners, developers, tenants, overlapping taxing bodies, and others necessary or incidental to the
implementation and furtherance  of  its  redevelopment plan and project.  Furthermore, the municipality may
incur project redevelopment costs and reimburse developers who incur redevelopment  project  costs
authorized  by   a   redevelopment agreement;  provided,  however,  that on and after the effective date of
the amendatory Act of the 91st General Assembly, no municipality  shall incur redevelopment  project  costs
(except for planning costs and any other eligible costs authorized by municipal  ordinance or resolution that
are  subsequently  included in the redevelopment plan for the area and are incurred by the municipality after
the ordinance  or  resolution is  adopted)  that are not consistent with the program for accomplishing the
objectives of the redevelopment plan as included in  that  plan  and approved  by  the  municipality  until  the
municipality has amended the redevelopment plan as provided elsewhere in the Act.

Jacob & Klein, Ltd. and The Economic Development Group, Ltd.

As special TIF attorneys and TIF consultants (respectively for municipalities), Jacob & Klein, Ltd. (J&K) and
the Economic Development Group, Ltd. (EDG) will rely on the information and assumptions contained in the
foregoing material to prepare financial projections relating to this project and the potential benefits of tax
increment financing. J&K and EDG will not undertake an independent investigation to verify any of the
information or material contained herein.  No warranty, express or implied, as to the accuracy of the materials
and information contained herein or the results projected in any presentation is made by J&K or EDG, its
officers or employees.  J&K and EDG specifically disclaim the accuracy of the formulas and calculations used
to project potential TIF benefits and have no obligation to investigate or update, recalculate or revise the
calculations.  The material presented by J&K and EDG based on information provided herein is subject to
risks, trends and uncertainties that could cause actual events to differ materially from those presented.  Those
persons providing information contained in this Application for Reimbursement of TIF Eligible Project Costs
have represented to J&K and EDG that, as of the date it was provided, the information was accurate to the
best of their knowledge.  Any person viewing, reviewing or utilizing financial projections or other presentations
based on the information contained in this Application should do so subject to all of the foregoing limitations
and shall conduct independent investigation to verify the assumptions and calculations presented by J&K and
EDG.  By acceptance and use of any presentation created from the information contained herein, the user
accepts all of the foregoing limitations and releases J&K and EDG from any liability in connection therewith.

Private Developer

The Private Developer hereby asserts that this redevelopment project would not be completed without the use
of tax increment financing. 

The undersigned further certifies and warrants that to the best of his/her knowledge the information contained
in this Application for Reimbursement of Private (TIF) Eligible Redevelopment Project Costs is true, correct
and complete.

___________________________________________,  _________________,  _________________
Private Developer Title Date

OFFICE USE ONLY:

Date received _____________________ by ____________________________________________

© Copyright 2010, The Economic Development Group, Ltd., 1701 Clearwater Avenue, Bloomington, IL 61704.
H:\TIF\TIF Forms\DEVELOPER FORM\Developer Application_030210.wpd
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Description of Eligible Project Costs
for a Tax Increment Financing District in Illinois

Categories of permissible redevelopment costs included in the Illinois TIF Act:

1. Costs of studies, surveys, development of plans and specifications, implementation and administration of the
redevelopment plan.  For example, professional service costs: architectural, engineering, legal, financial, planning; and
administrative costs related to implementation of the redevelopment plan. (Private & Public)

2. Cost of marketing sites. (Private & Public)

3. Property assembly costs. For example, acquisition of land and other property, real or personal, or rights or interests
therein; demolition of buildings; and site preparation.  (Private & Public)

4. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private buildings. (Private & Public)

5. Costs of construction of public works or improvements.  For example, streets, sidewalks, water, sanitary and storm
sewer, etc.; and new public buildings (with some limitations).  (Private & Public)

6. Costs of eliminating or removing contaminants and other impediments such as site improvements that serve as an
engineered barrier addressing ground level or below ground environmental contamination, including parking lots and
other concrete or asphalt barriers; and the clearing/grading of land. (Private & Public)

7. Costs of job training and retraining projects. (Private & Public)

8. Financing costs – up to 30% of interest expense.  (Private & Public)

9. Obligations secured by the special tax allocation fund... may be issued to provide for redevelopment costs.  (Public)

10. Approved Capital Costs of taxing districts.  For example, all or a portion of a taxing district’s capital costs resulting
from the redevelopment project necessarily incurred or to be incurred within a taxing district (including the
municipality) in furtherance of the objectives of the redevelopment plan and project when approved by the
municipality.  (Public)

11. Relocation costs. (Private & Public)

12. Payment in lieu of taxes. (Public)

13. Up to 50% of cost of construction of low income and very low income new housing, owner occupied or rental. (Private)

© 2013 The Economic Development Group, Ltd. • Jacob & Klein, Ltd.
1701 Clearwater Avenue, Bloomington, IL 61704 / Tel: 309-664-7777   Fax: 309-664-7878
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ADVANCED DESIGNS INC. IS A PROFESSIONAL RESIDENTIAL DESIGN FIRM LOCATED IN OMAHA, NE. BECAUSE SITE CONDITIONS VARY ADVANCED DESIGNS CANNOT WARRANT THE SUITABILITY OF THESE PLANS FOR USE ON YOUR SPECIFIC SITE. CONSTRUCTION FROM THESE PLANS SHOULD NOT BE UNDERTAKEN WITHOUT THE ASSISTANCE OF A CONSTRUCTION PROFESSIONAL. HOMEOWNER/CONTRACTOR MUST THOROUGHLY REVIEW & VERIFY ALL DIMENSIONS, MATERIALS, STRUCTURAL, CODE, & SITE REQUIREMENTS PRIOR TO CONSTRUCTION. THEY RELEASE ADVANCED DESIGNS INC. FROM ANY LAWSUITS THAT MAY OCCUR DURING OR AFTER THE BUILDING PROCESS.
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MEMORANDUM 

To: The Honorable President and Board of Trustees 

From: Jill Applebee, Village Administrator 

Date: February 3, 2026 

Subject: Commercial Revitalization TIF Grant Request & Available Program Funding-

Andrew Hendrian

Purpose 

This memo provides a summary and staff review of the Commercial Revitalization TIF Grant 

application submitted by Andrew R. Hendrian for improvements to the property located at: 

PIN: 07-07-15-229-003 (zoned C-1) 

doc02937620260129104043 

Mr. Hendrian is requesting the maximum grant amount of $25,000. 

Project Summary 

The proposed project focuses on significant exterior site and visibility improvements intended to 

enhance the safety, functionality, and overall appearance of the property along the Route 51 

corridor, which directly aligns with the intent of the Commercial Revitalization TIF Grant 

Program. 

Scope of Improvements includes: 

1. Parking Lot Improvements

o Resurfacing and rehabilitation of the existing parking lot

o Base and surface repairs

o New asphalt surface and striping for improved safety and access

2. New Exterior Signage

o Design, fabrication, and installation of compliant exterior signage

o Oriented toward Route 51 for improved visibility and wayfinding

3. Additional Exterior Enhancements (if budget allows)

o Landscaping, site lighting, or other exterior improvements

Project Costs 

Estimated project costs based on preliminary contractor discussions: 

Improvement Estimated Cost 

Parking Lot $40,000 – $50,000 

Signage $10,000 – $15,000 

Exterior Enhancements $5,000 – $10,000 

Total Estimated Cost $55,000 – $75,000 

The applicant has certified total project costs will exceed $50,000 and has requested $25,000, 

which represents less than 50% of the total project cost, consistent with program requirements. 

Program Compliance 

This application meets the requirements of the Commercial Revitalization TIF Grant Program: 

• Property is located within the Forsyth TIF District

• Improvements are exterior and visible from Village streets

Page 79 of 112



• Project enhances safety, aesthetics, and commercial viability 

• Applicant will provide bids, drawings, and documentation prior to reimbursement 

• Project will be completed within the required 180-day timeframe following approval 

 
Funding Context 

This request can be considered within that expanded funding capacity rather than the prior $50,000 

limitation. 

 
Staff Recommendation 

Staff finds this project to be a strong example of the type of redevelopment the program was 

designed to encourage, particularly along the Route 51 corridor, and recommends approval of the 

full grant request. 

 
Suggested Motion 

I move to approve the Commercial Revitalization TIF Grant request submitted by Andrew R. 

Hendrian in an amount not to exceed $25,000, consistent with the requirements of the Commercial 

Revitalization TIF Grant Program and funded from the Forsyth TIF District Special Tax 

Allocation Fund. 
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MEMORANDUM 

 

To:   The Honorable President and Board of Trustees 

From:   Jill Applebee, Village Administrator 

Date:   February 3, 2026 

Subject:  Commercial Revitalization TIF Grant Request – B & L Bloom Hospitality 

(Diamonds & Yolk) 

 

Purpose 

This memo provides a summary and staff review of the Commercial Revitalization TIF Grant 

application submitted by B & L Bloom Hospitality on behalf of Diamonds & Yolk for exterior 

improvements to their commercial property located within the Forsyth TIF District. 

The applicant is requesting $25,000 in grant funding. 

 
Project Summary 

The project consists of exterior signage improvements to the building occupied by Diamonds & 

Yolk. The improvements are intended to enhance: 

• Visibility from Village streets 

• Exterior appearance of the property 

• Wayfinding and identification for patrons 

• Overall commercial presentation along the corridor 

A contractor proposal for the signage work is included with the application materials. 

 
Project Costs 

• Total Project Cost: Approximately $60,000 

• Grant Request: $25,00 

This request represents less than 50% of the total project cost and is consistent with the program 

requirement that applicants provide a minimum 50% equity match. 

 
Program Compliance 

This application meets the requirements of the Commercial Revitalization TIF Grant Program: 

• Property is located within the Forsyth TIF District 

• Improvements are exterior and visible from Village streets 

• Work complies with Village codes and zoning 

• Applicant has provided contractor documentation 

• Project will be completed within the 180-day requirement following approval 

• Landlord consent form is included for the leasehold improvement 

 
Staff Review 

While modest in size, this project aligns directly with the intent of the Commercial Revitalization 

TIF Grant Program — improving the exterior appearance and visibility of existing commercial 

businesses and contributing to the overall aesthetic quality of Forsyth’s commercial areas. 

 
Recommendation 

Staff recommends approval of the $25,000 grant request. 
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Suggested Motion 

I move to approve the Commercial Revitalization TIF Grant request submitted by B & L Bloom 

Hospitality (Diamonds & Yolk) in an amount not to exceed $25,000, consistent with the 

requirements of the Commercial Revitalization TIF Grant Program and funded from the Forsyth 

TIF District Special Tax Allocation Fund. 
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MEMORANDUM 

 

To:   The Honorable President and Board of Trustees 

From:   Jill Applebee, Village Administrator 

Date:   February 3, 2026 

Subject:  Commercial Revitalization TIF Grant Request – Four, Inc. (Jimmy John’s), 

Hickory Point Commons 

 

Purpose 

This memo provides a summary and staff review of a Commercial Revitalization TIF Grant 

application submitted by Four, Inc., operator of Jimmy John’s, for exterior improvements at the 

property located within the Forsyth TIF District. 

The applicant is requesting $21,000 in grant funding. 

 
Applicant & Property Information 

• Business: Jimmy John’s 

• Applicant: Four, Inc. 

• Property Owner: Hickory Point Commons, LLC 

• Zoning: Commercial 

• Property Location: Within the Forsyth TIF District 

• Anticipated Project Start: April 15, 2026 

• Estimated Completion: July 15, 2026 

 
Project Summary 

The proposed project includes multiple exterior improvements intended to enhance visibility, 

functionality, and customer experience, while improving the overall appearance of the commercial 

site. 

Proposed improvements include: 

• Replacement and installation of new exterior signage, including menu boards and drive-

thru signage 

• Speaker post and audio equipment upgrades 

• Drive-thru and parking-related signage 

• Associated exterior fixtures and site elements tied to the drive-thru operation 

Supporting invoices, vendor proposals, and equipment specifications were submitted with the 

application. 

 
Project Costs 

• Total Project Cost: $42,000 

• Grant Amount Requested: $21,000 

The requested grant represents 50% of total project costs, which is the maximum allowed under 

the Commercial Revitalization TIF Grant Program and does not exceed the per-project cap. 

 
Program Compliance 

Staff has reviewed the application and finds it compliant with the Commercial Revitalization TIF 

Grant Program requirements: 

• Property is located within the Forsyth TIF District 
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• Improvements are exterior and visible from public areas 

• Grant request does not exceed 50% of project costs 

• Project supports continued commercial use and investment 

• Project will be completed within the required 180-day timeframe following Board 

approval 

• Property owner consent documentation is included 

 

 
Staff Recommendation 

Staff recommends approval of the Commercial Revitalization TIF Grant request in the amount of 

$21,000, subject to verification of eligible costs and completion in accordance with program 

requirements. 

 
Suggested Motion 

I move to approve the Commercial Revitalization TIF Grant request submitted by Four, Inc. 

(Jimmy John’s) in an amount not to exceed $21,000, consistent with the requirements of the 

Commercial Revitalization TIF Grant Program and funded from the Forsyth TIF District Special 

Tax Allocation Fund. 
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