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June 28, 2019 

HOW ARE MY PROPERTY TAXES CALCULATED? (if interested!) 

 

To the Citizens of the Village of Heyworth: 

 

 Unfortunately, property tax season is here.  By now, you should have received your first property tax 

bill installment.  We thought this may a good time to try to help explain your property tax bill and the 

calculation of property taxes because those can be confusing and complicated matters to understand.  

Unfortunately, they are also not very easy to explain, but we thought we’d try.  The following is intended to 

give some explanation as to how property taxes are adopted by taxing bodies, how that is used to calculate tax 

rates, how the collective taxing bodies’ tax rates form your tax bill and what you owe, and what role tax-

increment financing or TIF plays in these calculations.  

 

Definitions 

  

 One of the first things necessary to understand property taxes is to understand the words used.  The 

following are some key words used in property tax calculations: 

 

Tax levy means an ordinance passed by the taxing body that requests a certain dollar figure or amount 

of funds to be collected through property taxes for that taxing body.   

 

Fair market value or FMV means how much your property is worth (which for tax purposes is 

essentially determined or assessed by the township tax assessor, not necessarily how much you can sell 

your property for).   

 

Equalized Assessed Value or EAV, in Illinois (except for in Cook County) means your FMV 

multiplied by 1/3 (a house with a $150,000 FMV multiplied by 1/3 = $50,000 EAV).    

 

Taxable Equalized Assessed Value or EAV means the total EAV minus the EAV in TIF. 

 

Tax Caps means the maximum tax rate that a tax levy fund or extension can reach. 

 

Your Taxing Bodies 

 

If you live within the Village of Heyworth, there are 8 taxing bodies that your property taxes are paid 

to: (1) the Village; (2) the Heyworth School District (CUSD 4); (3) Randolph Township; (4) Randolph 

Township Road; (5) Randolph Township Fire Protection; (6) Heyworth Library District; (7) McLean County; 

and (8) Heartland Community College.  Some may also see TIF on their tax bills, but this is not a separate or 

additional tax (we’ll work on explaining some basics about TIF a little later).   

 

Calculating the Tax Rate 

 

Ultimately, taxing bodies don’t adopt a tax rate, they adopt a tax levy.  The levy is adopted by passing 

an ordinance.  To determine how much money to levy or request in the ordinance, the taxing body generally 
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looks at their next year’s budget and what expenses they will likely have so they can determine how much 

money they need to receive to pay for those expenses.  With each of those bodies, the tax rate that results from 

their levy request is calculated on a simple formula, which is:  

 

Levy / (EAV/100) = Tax Rate 

or 

Property tax dollar amount requested (levied) divided by the taxable EAV divided by 100 equals tax rate 

 

The Village’s Tax Rate Calculation 

 

The following is the application of this formula to the Village of Heyworth. The Village levied or 

requested, through its levy ordinance adopted on December 6, 2018, the amount of $83,748.  The Village also 

has a bond payment that is paid from general property taxes for the amount of $18,153, which general tax levy 

bonds are automatically added to a taxing body’s levy request.  The total levy request then for the Village was 

$101,901.  This levy ordinance was then filed with the County Clerk and the County Clerk, using the 

assessments of the township assessor, then applies the taxable EAV, which generally means the total EAV 

minus the EAV in TIF, to the Village’s levy request.  The taxable EAV for the Village limits for 2019 (which 

is tax year 2018) was $21,119,861. Thus, applying these figures using this formula (Levy / (EAV/100) = Tax 

Rate) looks like this: 

 

$101,901 / ($21,119,861/100) = .48248 

 

The tax rate of the Village for this year is .48248.   

 

Each taxing body has a different taxable EAV because their limits are not only the property within the 

Village limits, but also include properties outside of the Village limits.  However, each taxing body tax rate is 

calculated with the same formula.  Take the tax levy amount of each taxing body divided by that taxing body’s 

taxable EAV divided by 100 equals that taxing body’s tax rate.   

 

Comparatively, Bloomington’s tax rate is 1.08603, Chenoa’s tax rate is 1.19009, Colfax’s tax rate is 

.84721, Danvers’ tax rate is 1.26076, and LeRoy’s tax rate is .92410.  Of the 20 cities/villages in McLean 

County, only Downs (.40639), Hudson (.34531), and Saybrook (.27369) have lower tax rates than the Village 

of Heyworth, but Downs’ minimum water bills are $63.20 as compared to Heyworth’s being $44.23, and 

Hudson and Saybrook do not have sanitary sewer systems.     

 

Applying the Village’s Tax Rate to Calculate Your Property Taxes 

 

 Once the County Clerk performs this tax rate calculation for each taxing body, all of the tax rates are 

added together and is applied to your property per the following formula: 

 

(Your Property EAV / 100) x Tax Rate = Property Tax Owed 

 

 For example, say you have a property that has a fair market value or FMV of $150,000.  The EAV for 

that property then is $50,000 (again FMV x 1/3 = EAV).  This EAV is then divided by 100 ($50,000 / 100 = 

$500) and then this $500 is multiplied by the tax rate (.48248) so the property taxes owed by this property 

owner to the Village itself (not including the other 7 taxing bodies) is $241.24.  Plugged into the formula, it 

looks like this: ($50,000/100) x .48248 = $241.24.   

 

So as compared to our neighbors of Downs for example, Heyworth’s property tax owed would be 

$241.24 for a $150,000 house.  In Downs, the property tax owed would be $203.20 (($50,000/100) x .40639 = 

$203.20) for a difference of $38.04.  If this house paid only the minimum water bill each month, the property 

owner would have less expense in Heyworth (Heyworth - $44.23 x 12 = $530.76; Downs - $63.20 x 12 = 

$758.40 for savings of water/sewer of $227.64 by living in Heyworth) of $189.60 ($227.64 - $38.04). 
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Tax Levy Considerations (Tax caps, truth-in-taxation, and exemptions…oh my!) 

 

 Because this is not complicated enough, there are other considerations that come into play with each 

tax levy, most of which are imposed by state law.  For example, each taxing body has limitations on what it 

can levy or request funds for, called extensions, for its operation.  The taxing body can only levy for certain 

expenses or extensions as authorized by law and sometimes those extensions have tax rate caps.  For example, 

when a taxing body votes on the levy ordinance, that ordinance should describe each extension or for what the 

taxes are going to be paid towards and all of those extensions are added up for the total levy amount.  When 

the Assessor’s Office then receives the levy, it applies the tax rate formula (Levy / (EAV/100) = Tax Rate) to 

each extension.  If that tax rate exceeds the tax cap (if there is a tax cap on that particular extension, some 

extensions have no tax cap), then the levy amount requested for that extension will be reduced so that that tax 

rate is equal to the tax cap.  Sounds complicated…but when you apply it, it makes more sense.  Here’s an 

example of the Village. 

 

 The Village, in its levy ordinance, requested $34,930 for general corporate taxes (the Village also 

requested $25,607 for IMRF, $8,850 for audit, $5,050 for liability insurance, $1,021 for park maintenance, 

$7,000 for social security payments and $1,290 for Medicare).  These, in total, equate to the $82,748 total levy 

referenced above.  This $34,930 general corporate tax extension has a tax cap imposed by state law of .25000.  

Using the tax rate calculation formula (Levy / (EAV/100) = Tax Rate), it looks like this for this extension: 

$34,930 / (21,119,861/100) = .165389.  Thus, there was no tax cap problem because the .165389 is under the 

.25000 tax cap rate.   

 

However, if the Village would have levied $60,000 for the general corporate tax, the tax rate would 

result in being higher than the tax rate cap ($60,000 / (21,119,861/100) = .284092.  When this occurs, the 

County Clerk would reduce the Village’s levy request for this particular extension to $52,799 instead of 

$60,000 ($52,799 / (21,119,861/100) = .25000) so that the tax cap is not exceeded. 

 

In addition, if a taxing body wants to levy taxes greater than 5% from last year, they must conduct a 

public meeting/hearing called a truth-in-taxation hearing.  For example, if the Village wants to levy $95,000 

for next year’s tax levy (remember this year’s tax levy was $83,748), then the Village would have to have a 

truth-in-taxation hearing because the $95,000 is more than 5% above the previous year’s levy ($95,000 / 

$83,748 = 113.4% or 13.4% more than last year).  If the Village did not properly have the truth-in-taxation 

hearing, the County Clerk would reduce down the levied amount to only 5% greater than last year or 

$87,935.40 ($83,748 x 105% = $87,935.40).  Keep in mind, with this example of raising the levy to the 

$87,935.40, which is $4,187.40 more than last year, there may not be a tax rate increase.  If EAV increases, 

more money can be levied without raising the tax rate (87,935.40 \ ($21,119,861+$200,000 new EAV/100) = 

.412458 tax rate).  Thus, new growth or new EAV significantly helps the tax rate for the community.  

 

There are other considerations that effect the overall tax amount you may pay or these calculations 

including senior citizen exemptions, homestead exemptions, etc., but generally, each taxing body receives the 

dollar figure it levies unless the taxing body calculated its tax levy improperly by exceeding a tax cap on an 

extension or if it did not have a truth-in-taxation hearing. 

 

Taxes and TIF 

 

When it comes to tax-increment financing or TIF, it can be confusing as to what TIF is and how it 

impacts taxes.  TIF is not a new or additional tax.  TIF essentially freezes the taxable EAV of the property 

within the TIF area the year the TIF is established, which is called the base EAV or base value, for the life of 

the TIF, which is generally 23 years.  After the first year the TIF is created, any growth in property values or 

EAV above the base is called the increment.  What the TIF does is capture the new EAV generated or 

increment by the property.  The increment is not used in the calculation for the taxable EAV rate described 

above.  The taxes collected on the increment are given to the TIF district, which the Village administers.  The 

taxing bodies still have, every year, the same EAV amount from those properties the year the TIF was 
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established, they just don’t get to use the new EAV produced in the TIF to calculate their tax rates.  The total 

tax rate of all the taxing bodies within the Village still applies to all properties, including the properties in TIF, 

so the properties in TIF pay the same tax rate that properties not in TIF do; however, the new EAV stays with 

the TIF. 

 

The concept behind the TIF is that the increment generated can be used by the TIF district for the 

purposes described in the TIF Act, such as assist with blight as defined in the Act (examples includes demolish 

properties, incentivize growth when growth has not been occurring, help with property issues that stifle 

growth, etc.).  One of the main ways the Village administers and utilizes the TIF is to incentivize new 

development.  This is done by reimbursing some of the property taxes paid by the property owner or developer 

for TIF eligible expenses they paid for these blighted properties, such as building public infrastructure or 

making land developable in order to cause new growth.  The TIFs in Heyworth have been especially beneficial 

during its history by helping residential growth in the newer subdivisions of Heyworth at a time when 

residential growth was very much needed by our community as well as helped with some commercial growth 

(although there are obstacles that have made commercial growth a little slower than desired, which we’ll likely 

address in a future insert).   

 

The TIF, however, does not take money away from what other taxing bodies levy except, perhaps, if 

there is a tax cap issue for that taxing body.  Again, if you look back on how property taxes are calculated, 

taxing bodies levy a dollar figure, and the tax rate is calculated by taking the levy divided by the taxable EAV.  

If a taxing body levies $100,000, they will get $100,000, whether there is TIF or not.  What the TIF does is 

cause that taxing body to collect that $100,000 from say 900 properties, rather than 1,000 properties (except 

the base value EAV of those 100 TIF properties).  If there was not TIF, that taxing body would collect that 

$100,000 from the full 1,000 properties.  If TIF is used properly, these 100 properties would not be there but 

for the TIF.  In other words, the TIF caused those 100 properties to develop because of incentives or curing 

blight in the area, and if it weren’t for the TIF, those 100 properties would not have been developed.  We know 

from the developers of our newer subdivisions that they would not have developed as much as they did or at 

all but for the TIF. 

 

The Village continues to mature with administering the TIF to make them as effective as possible.  

There is a balance of trying to make sure that it addresses impacts that TIF may cause while at the same time 

making sure to have sufficient increment available to accomplish the main purpose of the TIF – development 

of areas that are blighted or stifled.  There may be other obstacles still in the way for that growth, such as 

available, developed and reasonably priced property, but the Village continues to find ways to use tools such 

as TIF to help get this accomplished. 

 

If you have further questions or want to check our homework (validate) the information contained in 

this letter, information about tax calculations can be found on the McLean County website at 

https://www.mcleancountyil.gov/DocumentCenter/View/5314/Tax-Extension-in-a-Nutshell-?bidId=.  

Information on taxing body tax calculations, including EAV, levy amounts, and tax rates, can also be found in 

in the Tax Computation Reports at https://www.mcleancountyil.gov/919/Tax-Computation-Reports.  

 

We hope this somewhat helped explain the complication that is your property taxes!   

 

 

        Respectfully yours, 

 

 

        Geoff Dodds 

        Village Administrator 

https://www.mcleancountyil.gov/DocumentCenter/View/5314/Tax-Extension-in-a-Nutshell-?bidId=
https://www.mcleancountyil.gov/919/Tax-Computation-Reports

