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Glossary

Annexation
The acquisition of new territory by a municipality, 
usually by expanding boundaries into unincorporat -
ed areas.

Assessed Value
The valuation of a real estate asset that determines 
the amount of property tax applicable to it.

General Fund
The General Fund is a fund that supports general ac-
tivities not legally designated for a special purpose. 
This fund usually contains operating property tax 
revenues, and other general taxes. This fund usually 
�Ã�Õ�«�«�œ�À�Ì�Ã�� �>�V�Ì�ˆ�Û�ˆ�Ì�ˆ�i�Ã�� �Ü�ˆ�Ì�…�� �Ã�i�À�Û�ˆ�V�i�Ã�� �Ì�œ�� �L�i�˜�i�w�Ì�� �Ì�…�i�� �«�Õ�L-
�•�ˆ�V�]���•�ˆ�Ž�i���«�œ�•�ˆ�V�i�]���w�À�i�]���«�>�À�Ž�Ã�]���«�Õ�L�•�ˆ�V���Ü�œ�À�Ž�Ã�]���œ�À���>�˜�Þ���œ�Ì�…�i�À��
general services. 

Geoaccounting
Process of mapping a community’s revenues and 
expenditures to understand how different land uses 
�>�˜�`���`�i�Û�i�•�œ�«�“�i�˜�Ì���«�>�Ì�Ì�i�À�˜�Ã���«�i�À�v�œ�À�“���w�˜�>�˜�V�ˆ�>�•�•�Þ�°

�+�P�‚�N�N���&�G�X�G�N�Q�R�O�G�P�V
�	�Õ�ˆ�•�`�ˆ�˜�}���«�À�œ�•�i�V�Ì�Ã���Ì�…�>�Ì���º�w�•�•���ˆ�˜�»���Û�>�V�>�˜�Ì���•�œ�Ì�Ã���œ�À���Õ�˜�`�i�À�‡�Õ�Ì�ˆ-
lized land within existing urban areas.1

Land Uses
Regulating the use of land to achieve urban and re -
gional planning goals; land uses include commercial, 
residential, industrial, agricultural, open space, rec -
reational, etc.

1	 Source: mrsc.org
2	 Source: missingmiddlehousing.com

Lifecycle Cost
The whole range of maintenance, operations, and 
capital replacement that may happen multiple times 
over the full lifespan of a capital asset. These costs 
occur at different times but are eventual certainties.

Missing Middle Housing
A range of house scale buildings with multiple units 
- compatible in scale and form with detached single 
family homes - located in a walkable neighborhood. 2

�/�K�Z�G�F���7�U�G���&�G�X�G�N�Q�R�O�G�P�V
A development that combines two or more land uses 
on one site. A classic mixed use development type is 
�>���L�Õ�ˆ�•�`�ˆ�˜�}���Ü�ˆ�Ì�…���}�À�œ�Õ�˜�`�‡�y�œ�œ�À���À�i�Ì�>�ˆ�•���Ã�«�>�V�i�Ã���>�˜�`���>�«�>�À�Ì-
ments above

�/�W�N�V�K�H�C�O�K�N�[���*�Q�W�U�K�P�I
A development that consists of multiple, separate 
dwelling units within the same single building struc -
ture. 

�4�G�V�W�T�P���Q�P���+�P�X�G�U�V�O�G�P�V���
�4�1�+��
The measure of how much is earned over the course 
of an investment relative to the initial investment; 
�«�À�œ�w�Ì���“�ˆ�˜�Õ�Ã���V�œ�Ã�Ì�°

�5�K�P�I�N�G���(�C�O�K�N�[���*�Q�W�U�K�P�I
A housing type intended only for a single family’s 
use.

Value Per Acre
A metric used to evaluate the effectiveness of land 
use policy; property value divided by acres utilized.
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History of Urban3 & the Rebirth of Asheville
Before Urban3 helped communities understand the true value of good design, 
there was Julian Price (Figure 1). 

Julian moved to Asheville and saw the dilapidated state of the downtown against 
the backdrop of the stunning Blue Ridge Mountains and began to dream. In the 
early 1990s, Downtown Asheville, like many downtowns, faced an uncertain future 
after years of neglect and disinvestment. Its vacant storefronts and empty streets 
repelled visitors and locals alike, despite the beautiful scenery. The city had lost 
its soul.

Julian had inherited a family fortune and decided to invest his money into the 
people and places that, with a little help, could reinvigorate downtown. Despite 
�V�À�ˆ�i�Ã���œ�v���º�Ì�…�>�Ì�½�Ã���ˆ�“�«�œ�Ã�Ã�ˆ�L�•�i�»���>�˜�`���º�Ì�…�>�Ì�½�•�•���˜�i�Û�i�À���Ü�œ�À�Ž���…�i�À�i�]�»�����Õ�•�ˆ�>�˜���V�À�i�>�Ì�i�`���Ì�…�i���`�i�Û�i�•-
opment company Public Interest Projects in 1990 and tapped Pat Whalen to take 
�Ì�…�i���•�i�>�`�°�����À�°���7�…�>�•�i�˜���v�œ�V�Õ�Ã�i�`���Ç�x�¯���œ�v���Ì�…�i���f�£�x���“�ˆ�•�•�ˆ�œ�˜���«�œ�À�Ì�v�œ�•�ˆ�œ���œ�˜���w�Ý�ˆ�˜�}���L�Õ�ˆ�•�`�ˆ�˜�}�Ã�]��
and the remaining 25% was invested in entrepreneurs as a revolving fund. The 
investments focused on catalytic projects with a focus on making downtown more 
liveable as a neighborhood. Julian wasn’t afraid to get down in the weeds—he 
�«�ˆ�V�Ž�i�`���Õ�«���Ì�À�>�Ã�…���>�˜�`���w�Ý�i�`���«�>�À�Ž���L�i�˜�V�…�i�Ã�]���L�Õ�Ì���…�i���>�•�Ã�œ���…�>�`���>���V�À�Þ�Ã�Ì�>�•���V�•�i�>�À�]���L�ˆ�}�‡�«�ˆ�V�Ì�Õ�À�i���Û�ˆ�Ã�ˆ�œ�˜�°�����i���Ž�˜�i�Ü���Ì�…�>�Ì���ˆ�˜�Û�i�Ã�Ì-
ing in restaurants, local media outlets, mixed use buildings, and a self-help credit union would gradually create 
a self-sustaining ecosystem that would attract downtown residents, invite tourists, and help small businesses 
thrive. Together, these ingredients brought Downtown Asheville back to life (Figure 2).

Urban3 was created at Public Interest Projects to share the lessons of community revitalization and explain the 
importance of municipal economics to communities across the country.

Figure 1.  Julian Price

Figure 2.  A building in downtown Asheville before (left) and after (right) revitalization
Source: urbanthree.com

�$�G�H�Q�T�G After
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�7�i�� �>�À�i�� �>�� �V�œ�˜�Ã�Õ�•�Ì�ˆ�˜�}�� �w�À�“�� �Ã�«�i�V�ˆ�>�•�ˆ�â�ˆ�˜�}�� �ˆ�˜�� �•�>�˜�`�� �Û�>�•�Õ�i�� �i�V�œ�˜�œ�“�ˆ�V�Ã�]��
property tax analysis, and community design. Our approach 
bridges the gap between economic analysis, public policy, and 
urban design. Our work will empower your community with the 
�>�L�ˆ�•�ˆ�Ì�Þ���Ì�œ���«�À�œ�“�œ�Ì�i���`�i�Û�i�•�œ�«�“�i�˜�Ì���«�>�Ì�Ì�i�À�˜�Ã���Ì�…�>�Ì���L�œ�Ì�…���Ã�i�V�Õ�À�i���ˆ�Ì�Ã���w�Ã-
cal condition and create a strong sense of place.

We provide communities with an in-depth understanding of their 
�w�˜�>�˜�V�ˆ�>�•�� �…�i�>�•�Ì�…�� �>�˜�`�� �L�Õ�ˆ�•�Ì�� �i�˜�Û�ˆ�À�œ�˜�“�i�˜�Ì�� �L�Þ�� �“�i�>�Ã�Õ�À�ˆ�˜�}�� �`�>�Ì�>�� �>�˜�`��
visualizing the results (Figure 3).

About the Author

Figure 3.  A per acre 3D visualization of Auckland, New Zealand; highest value parcels are in purple, lowest appear in green
Source: Urban3
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Introduction to Joliet
Joliet is situated within Will and Kendall Counties in Illinois and serves as the county seat of Will County. The 
permanent settlement of the area that would become Joliet by white European settlers began in the 1830s. 
Joliet incorporated as a city in 1852. The completion of the Illinois and Michigan Canal in 1848, Rock Island 
Railroad line in 1852, Chicago and Alton Railroad line in 1854 and Michigan Central Railroad line in 1855 – all 
through Joliet – attracted industry and trade. Of note was the Joliet Steel Mill, which attracted a large labor 
force along with a variety of other industries over the years. Throughout the initial years of the twentieth century, 
Joliet prospered as an industrial town, providing employment opportunities and supporting economic growth. 
���œ�Ü�i�Û�i�À�]���`�Õ�À�ˆ�˜�}���Ì�…�i���£�™�Ç�ä�Ã�]�����œ�•�ˆ�i�Ì���i�˜�Ì�i�À�i�`���>���«�i�À�ˆ�œ�`���œ�v���ˆ�˜�`�Õ�Ã�Ì�À�ˆ�>�•���`�i�V�•�ˆ�˜�i���>�Ã���“�>�˜�Þ���Ì�À�>�`�ˆ�Ì�ˆ�œ�˜�>�•���ˆ�˜�`�Õ�Ã�Ì�À�ˆ�i�Ã���À�i�•�œ�V�>�Ì�i�`��
or reduced their workforce. It wasn’t until the 1990s that Joliet began to adapt to the industrial decline and start -
ed to leverage its transportation infrastructure to become a major logistics, warehousing, and distribution hub. 

Joliet’s land area is approximately 69 square miles. As the third-most populous city in Illinois, it faces numer -
ous challenges related to effective land use planning and sustainable development. Today, large-scale freight, 
�ˆ�˜�Ì�i�À�“�œ�`�>�•�]���>�˜�`���`�ˆ�Ã�Ì�À�ˆ�L�Õ�Ì�ˆ�œ�˜���v�>�V�ˆ�•�ˆ�Ì�ˆ�i�Ã���«�•�>�Þ���>���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���À�œ�•�i���ˆ�˜�����œ�•�ˆ�i�Ì�½�Ã���i�V�œ�˜�œ�“�Þ�]���Ü�…�ˆ�•�i���œ�˜�}�œ�ˆ�˜�}���À�i�`�i�Û�i�•�œ�«�“�i�˜�Ì��
efforts seek to balance economic growth and community development. But there are questions around opti -
mizing growth in the city. With Joliet’s expansion over the past decades, the city and the broader region must 
�“�>�Ž�i���ˆ�“�«�œ�À�Ì�>�˜�Ì���`�i�V�ˆ�Ã�ˆ�œ�˜�Ã���>�L�œ�Õ�Ì���v�Õ�Ì�Õ�À�i���`�i�Û�i�•�œ�«�“�i�˜�Ì���Ì�œ���i�˜�…�>�˜�V�i���•�œ�˜�}�‡�Ì�i�À�“���w�˜�>�˜�V�ˆ�>�•���Ã�Õ�Ã�Ì�>�ˆ�˜�>�L�ˆ�•�ˆ�Ì�Þ���>�˜�`���œ�Û�i�À�>�•�•��
economic vitality. 

Urban3 assisted Joliet in analyzing and visualizing various aspects of the city’s economic and infrastructure sys-
tems. This report includes an evaluation of revenue streams, particularly property tax, using both 2D and 3D 
graphics to show the relative economic potency of different land uses. The analysis also covers sales tax poten-
cy, equity challenges, growth patterns, existing infrastructure costs, and lifecycle liabilities associated with these 
systems. Through this comprehensive analysis, the City of Joliet will gain insights into development patterns 
�>�˜�`���Ì�…�i�ˆ�À���w�˜�>�˜�V�ˆ�>�•���ˆ�“�«�>�V�Ì�Ã�]���•�i�>�`�ˆ�˜�}���Ì�œ���L�i�Ì�Ì�i�À���ˆ�˜�v�œ�À�“�i�`���`�i�V�ˆ�Ã�ˆ�œ�˜�‡�“�>�Ž�ˆ�˜�}�°��

Understanding Local Finance
�/�œ�� �>�Ã�Ã�i�Ã�Ã�� �>�� �V�œ�“�“�Õ�˜�ˆ�Ì�Þ�½�Ã�� �w�˜�>�˜�V�ˆ�>�•�� �…�i�>�•�Ì�…�]�� �Ü�i�� �“�Õ�Ã�Ì��
begin by examining its underlying tax structure. 
Most communities rely on a mixture of revenues, 
primarily from taxes, user fees, and state and federal 
governments. Taxes tend to comprise a large share 
of local revenue. Communities use these funds to 
run their government, pay for public services, and 
build and maintain infrastructure. When available 1, 
spatial data allows Urban3 to map and visualize both tax revenue and infrastructure costs, an approach we call 
�º�}�i�œ�>�V�V�œ�Õ�˜�Ì�ˆ�˜�}�°�»���7�i���Õ�Ã�i���}�i�œ�>�V�V�œ�Õ�˜�Ì�ˆ�˜�}���Ì�œ���Õ�˜�V�œ�Û�i�À���Ì�…�i���À�i�•�>�Ì�ˆ�œ�˜�Ã�…�ˆ�«���L�i�Ì�Ü�i�i�˜���•�>�˜�`���Õ�Ã�i���`�i�V�ˆ�Ã�ˆ�œ�˜�Ã���>�˜�`���«�Õ�L�•�ˆ�V��
revenue production. 

When public revenues vary geographically, comparisons can be made with other spatially relevant factors, such 
as development and commuting patterns, as well as public investment. Analyzing both the sources of govern -

1	 Physical infrastructure like roads, water, sewer, and stormwater systems impose long term costs on a community. These costs pertain to the 
�œ�«�i�À�>�Ì�ˆ�œ�˜�Ã���>�˜�`���“�>�ˆ�˜�Ì�i�˜�>�˜�V�i���œ�v���ˆ�˜�v�À�>�Ã�Ì�À�Õ�V�Ì�Õ�À�i���Ã�Þ�Ã�Ì�i�“�Ã���>�˜�`���˜�i�i�`���>���Ã�Ì�i�>�`�Þ���y�œ�Ü���œ�v���«�Õ�L�•�ˆ�V���À�i�Û�i�˜�Õ�i���•�ˆ�Ž�i���«�À�œ�«�i�À�Ì�Þ���Ì�>�Ý�i�Ã���>�˜�`���Ã�i�À�Û�ˆ�V�i���v�i�i�Ã���Ì�œ���L�>�•�>�˜�V�i���Ì�…�i�Ã�i��
costs. When conducting a geoaccounting analysis, it is important to have detailed data on public revenue streams and geospatial infrastructure data.

�p�6�Q���C�U�U�G�U�U���C���E�Q�O�O�W�P�K�V�[�o�U��
�‚�P�C�P�E�K�C�N���J�G�C�N�V�J�����Y�G���O�W�U�V���D�G�I�K�P��
�D�[���G�Z�C�O�K�P�K�P�I���K�V�U���W�P�F�G�T�N�[�K�P�I���V�C�Z��

structure .”
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�“�i�˜�Ì���À�i�Û�i�˜�Õ�i�Ã���>�˜�`���Ì�…�i���«�>�Ì�Ì�i�À�˜�Ã���Ì�…�i�Þ���v�œ�•�•�œ�Ü���ˆ�Ã���V�À�ˆ�Ì�ˆ�V�>�•���Ì�œ���«�•�>�˜�˜�ˆ�˜�}���v�œ�À���>���Ã�Ì�À�œ�˜�}���w�˜�>�˜�V�ˆ�>�•���v�Õ�Ì�Õ�À�i�°��

�/�…�i���7�ˆ�•�•���
�œ�Õ�˜�Ì�Þ���-�Õ�«�i�À�Û�ˆ�Ã�œ�À���œ�v���‚�Ã�Ã�i�Ã�Ã�“�i�˜�Ì�Ã���"�v�w�V�i���>�˜�`���Ì�…�i�����i�˜�`�>�•�•���
�œ�Õ�˜�Ì�Þ���‚�Ã�Ã�i�Ã�Ã�œ�À�Ã���>�À�i���À�i�Ã�«�œ�˜�Ã�ˆ�L�•�i���v�œ�À���>�Ã�Ã�i�Ã�Ã-
ing real property at least once every four years and assigning values annually. In Will and Kendall counties, the 
property tax system is based on the taxable value, which is determined by taking the market value and account -
ing for exemptions. There are a variety of property tax exemptions available in Illinois, but the most common is 
the homestead exemption. This 
gives property owners who use 
their property as their primary 
residence a tax break.  

Figure 4 demonstrates the prop -
erty tax calculation in Illinois. The 
assessed value of a property is 
calculated by applying the ap -
propriate exemptions and multi -
plying the resulting value by the 
assessment rate. This assessed 
value is then equalized by multi -
plying it by an appropriate factor, 
ensuring that all properties are 
assessed consistently across the 
jurisdiction. Finally, the current 
tax rate is applied to the equal -
ized assessed value to determine 
the total tax bill.

Figure 4.  Note (1): In 2024, equalization factor was 1 for both Will and Kendall Counties. It ensures 
all property is assessed at 1/3rd of market value.
Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue

Illinois Tax Bill Formula

Figure 5.  
Source: City of Joliet 2024 Actual Financial Summary (2024)

General Fund Budget: Fiscal Year 2024
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Overview of the Budget
Figure 5 and Figure 6���«�À�œ�Û�ˆ�`�i���>�˜���œ�Û�i�À�Û�ˆ�i�Ü���œ�v�����œ�•�ˆ�i�Ì�½�Ã���w�Ã�V�>�•���>�V�Ì�ˆ�Û�ˆ�Ì�Þ���ˆ�˜�����9���Ó�ä�Ó�{�]���ˆ�•�•�Õ�Ã�Ì�À�>�Ì�ˆ�˜�}���Ì�…�i���y�œ�Ü���œ�v���v�Õ�˜�`�Ã���v�À�œ�“��
various revenue sources and their subsequent allocation across expense categories. Sales and property taxes 
are the largest sources of revenue for the city, accounting for more than half of its revenue. Income taxes and 
�œ�Ì�…�i�À���Ì�>�Ý�i�Ã���>�•�Ã�œ���À�i�«�À�i�Ã�i�˜�Ì���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���Ã�œ�Õ�À�V�i�Ã���œ�v���À�i�Û�i�˜�Õ�i���v�œ�À�����œ�•�ˆ�i�Ì�°

In 2024, total general fund revenues amounted to $226 million, distributed across several categories. Sales 
�Ì�>�Ý�i�Ã���V�œ�˜�Ã�Ì�ˆ�Ì�Õ�Ì�i���>���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���Ã�œ�Õ�À�V�i���œ�v���À�i�Û�i�˜�Õ�i�]���>�V�V�œ�Õ�˜�Ì�ˆ�˜�}���v�œ�À���Î�ä�¯���­�f�È�™���“�ˆ�•�•�ˆ�œ�˜�®�°���*�À�œ�«�i�À�Ì�Þ���Ì�>�Ý�i�Ã���>�V�V�œ�Õ�˜�Ì�i�`���v�œ�À��
22% ($49 million), while other taxes and income taxes accounted for 
12% ($26 million) and 11% ($26 million), respectively, of the overall rev-
enue. The remaining 24% ($54 million) consisted of all other revenue 
sources. For our analysis, we have mapped property tax and sales tax, 
�Ü�…�ˆ�V�…���>�V�V�œ�Õ�˜�Ì���v�œ�À���Ó�Ó�¯���>�˜�`���Î�ä�¯���œ�v�����œ�•�ˆ�i�Ì�½�Ã���Ì�œ�Ì�>�•���L�Õ�`�}�i�Ì���À�i�Û�i�˜�Õ�i���ˆ�˜�����9��
2024. 

The total general fund expenditures amounted to $191 million in 2024. 
Public Safety and General Government account for the largest share 
of expenditures at 45% ($86 million) and 34% ($65 million), respectively. Around $13 million (7%) goes towards 
Community Development, $10 million (5%) towards Transportation, $8 million (4%) towards Fleet, $7 million 
(4%) towards Public Works, $0.8 million (0.4%) towards Parks and Recreation, and $0.5 million (0.3%) towards 
Transit.

Figure 6.  
Source: City of Joliet 2024 Actual Financial Summary (2024)

General Fund Budget (Flow of Funds): Fiscal Year 2024

�p�5�C�N�G�U���C�P�F���R�T�Q�R�G�T�V�[��
taxes are the largest 
�U�Q�W�T�E�G�U���Q�H���T�G�X�G�P�W�G��

for the city .”
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Value Per Acre
Total taxable value is one way to assess a city’s overall value, but when it comes to understanding economic 
�«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ�]�� �ˆ�Ì�� �ˆ�Ã�� �˜�œ�Ì�� �>�•�Ü�>�Þ�Ã�� �Ì�…�i�� �“�œ�Ã�Ì�� �Õ�Ã�i�v�Õ�•�°�� �1�À�L�>�˜�Î�½�Ã�� �>�˜�>�•�Þ�Ã�ˆ�Ã�� �v�œ�V�Õ�Ã�i�Ã�� �œ�˜�� �Ì�…�i�� �º�«�i�À�� �>�V�À�i�»�� �“�i�Ì�À�ˆ�V�� �>�Ã�� �>�� �Õ�˜�ˆ�Ì�� �œ�v��
productivity. After all, cities and 
�V�œ�Õ�˜�Ì�ˆ�i�Ã���>�À�i�]���>�Ì���Ì�…�i�ˆ�À���Ã�ˆ�“�«�•�i�Ã�Ì�]���w-
�˜�ˆ�Ì�i���>�À�i�>�Ã���œ�v���•�>�˜�`�°�����œ�Ü���Ì�…�>�Ì���•�>�˜�`��
is used directly affects municipal 
budgets. The per acre metric 
normalizes total revenues and 
tax values, creating direct “ap -
ples-to-apples’’ comparisons uti -
lizing land consumed as a unit of 
productivity.

Using value per acre (VPA) to 
compare properties is like using 
miles per gallon (MPG) to com-
pare cars. When comparing cars, 
the miles a car can go per tank 
isn’t typically referenced because 
�ˆ�Ì�� �œ�˜�•�Þ�� �À�i�y�i�V�Ì�Ã�� �Ì�…�i�� �Ã�ˆ�â�i�� �œ�v�� �Ì�…�i��
�Ì�>�˜�Ž�]�� �˜�œ�Ì�� �Ì�…�i�� �i�˜�}�ˆ�˜�i�½�Ã�� �i�v�w�V�ˆ�i�˜�V�Þ�°��
We apply the same principle to 
�“�i�>�Ã�Õ�À�i�� �Ì�…�i�� �w�˜�>�˜�V�ˆ�>�•�� �«�À�œ�`�Õ�V�Ì�ˆ�Û-
ity of various development types 
across a community. 

The 2D maps in Figure 7 illustrate 
the difference between total val -
ue and value per acre of parcels 
in Will and Kendall Counties. 
When we normalize the taxable 
value per acre, we can compare 
the value productivity of different 
land use patterns and building 
typologies. When we view the 3D 
Value Per Acre Model (Figure 8), 
the larger purple spikes indicate 
properties that yield high prop -
erty value relative to parcel size. 
Only examining a development’s 
total value production overlooks 
the amount of land and other 
public resources consumed in 
order to produce revenue. Ex -
pansive developments with larg -
er footprints, such as sprawling Figure 7.  

Source: Kendall & Will Counties, IL (2024)

Total Assessed Value of 
Kendall County & Will County

Assessed Value Per Acre of 
Kendall County & Will County
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subdivisions, are typically more 
expensive to service with pub -
lic utilities (streets, water, sewer) 
than denser development pat -
terns. Because it is more spread 
out, sprawling development re -
quires longer stretches of infra-
structure to serve each unit.

Will and Kendall Counties’ Value 
Per Acre Model in Figure 9 shows 
that Downtown Joliet has a con -
centration of highly productive 
properties consisting of a wide 
variety of higher-density commer -
�V�ˆ�>�•���Õ�Ã�i�Ã�°�����>�À�À�>�…�½�Ã�����œ�Ì�i�•���E���
�>�Ã�ˆ�˜�œ��
has the highest Value Per Acre 
in the city of Joliet. Meanwhile, 
property productivity drops as 
we move outside of Downtown 
Joliet. Single family residential, auto-oriented commercial, and industrial properties in Joliet have some of the 
�•�œ�Ü�i�Ã�Ì���6�>�•�Õ�i�Ã���*�i�À���‚�V�À�i�°���/�…�i�Ã�i���Ì�…�i�“�i�Ã���V�>�˜���L�i���V�>�Ì�i�}�œ�À�ˆ�â�i�`���ˆ�˜���œ�À�`�i�À���Ì�œ���`�À�>�Ü���V�œ�˜�V�•�Õ�Ã�ˆ�œ�˜�Ã���>�L�œ�Õ�Ì���Ã�«�i�V�ˆ�w�V���•�>�˜�`���Õ�Ã�i��
decisions. This is illustrated in more detail in the Land Use Types section.

Figure 8.  
Source: Kendall & Will Counties, IL (2024)

3D Assessed Value Per Acre of 
Kendall County & Will County

Figure 9.  
Source: Kendall & Will Counties, IL (2024)

3D Assessed Value Per Acre of Joliet
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�2�T�Q�F�W�E�V�K�X�K�V�[���4�C�V�K�Q�U
Visual representations in Figure 
10 comparing the ratio of value 
to land area between Will and 
Kendall Counties and the City of 
Joliet help shed light on the rela -
tive magnitude of economic pro -
ductivity that Joliet and its down -
town contribute to the region. 
Joliet is 2.8 times as productive 
as the two counties combined. 
Downtown Joliet is 2.8 times as 
productive as the city, and 7.9 
times as productive as the two 
counties. Downtown’s strong 
productivity relative to the city 
and the counties is striking. This 
shows the value that the down-
town brings in terms of property 
tax revenue not just to the city 
but to the counties as well.

In these visual representations, 
���>�À�À�>�…�½�Ã�� ���œ�Ì�i�•�� �E�� �
�>�Ã�ˆ�˜�œ�� �ˆ�Ã�� �Ì�…�i��
tallest peak in the City of Joliet. 
���œ�Ü�i�Û�i�À�]�� �ˆ�Ì�� �>�•�Ã�œ�� �…�>�Ã�� �>�� �`�ˆ�Ã�«�À�œ-
portionately high Value Per Acre 
compared to surrounding down -
town properties. Figure 11 shows 
the variation in productivity of 
���œ�Ü�˜�Ì�œ�Ü�˜�� ���œ�•�ˆ�i�Ì�� �Ü�…�i�˜�� ���>�À�À�>�…�½�Ã��
���œ�Ì�i�•�� �E�� �
�>�Ã�ˆ�˜�œ�� �ˆ�Ã�� �V�œ�˜�Ã�ˆ�`�i�À�i�`��
�>�˜�`���Ü�…�i�˜���ˆ�Ì���ˆ�Ã���˜�œ�Ì�°���7�ˆ�Ì�…�����>�À�À�>�…�½�Ã�]��
Downtown Joliet is 2.8 times as 
productive as the city, and with -
out it, Downtown Joliet’s produc -
tivity drops down to 1.7 times as 
productive as the city.

Figure 10.  
Source: Kendall & Will Counties, IL (2024)

Productivity of 
Downtown Joliet 

vs. Counties

Productivity of Downtown 
Joliet vs. the City

Productivity of Joliet 
vs. the Coutnies

�p�,�Q�N�K�G�V���K�U�����������V�K�O�G�U��
�C�U���R�T�Q�F�W�E�V�K�X�G���C�U��
�V�J�G���V�Y�Q���E�Q�W�P�V�K�G�U��

�E�Q�O�D�K�P�G�F���q
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�6�C�Z�C�D�N�G���X�U�����'�Z�G�O�R�V��
Land
Figure 12 shows the comparison 
of taxable versus nontaxable land 
in Joliet. About 14% of the city’s 
land does not generate property 
tax revenue to support the provi -
�Ã�ˆ�œ�˜���œ�v���V�ˆ�Ì�Þ���Ã�i�À�Û�ˆ�V�i�Ã�°�����œ�Ü�i�Û�i�À�]���Ì�…�ˆ�Ã��
is neither a bad nor a good thing. 
It is something the city should be 
aware of, and it means that the 
remaining 73% of taxable land 
should be valued and used inten -
tionally. Additionally, 8% of the 
land is under railroad company 
ownership. Additionally, 8% of 
the land is under railroad owner -
ship. While these properties gen -
erate revenue, these payments made directly to the Illinois Department of Revenue, which then distributes tax 
revenues to the City via the County. In Downtown Joliet, approximately 49% of the land is taxable while 51% is 
non-taxable (Figure 13). The downtown has the opportunity to be the most productive part of the community, 

Figure 11.  
Source: Kendall & Will Counties, IL (2024)

Productivity Comparison in Downtown Joliet

Figure 12.  �I���ˆ�}�…�•�ˆ�}�…�Ì�i�`���«�>�À�V�i�•�Ã���>�À�i���Ì�>�Ý�i�`���Ì�…�À�œ�Õ�}�…���`�ˆ�v�v�i�À�i�˜�Ì���i�˜�Ì�ˆ�Ì�ˆ�i�Ã���>�˜�`���˜�œ�Ì���L�Þ���Ì�…�i���
�ˆ�Ì�Þ���œ�v�����œ�•�ˆ�i�Ì�°
Source: Kendall & Will Counties, IL (2024)

Taxable vs. Exempt Land in Joliet
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and utilizing just 49% for revenue 
is limiting. The community should 
seek a strategy for the leverage 
of the 47% non-taxable in a more 
�i�v�w�V�ˆ�i�˜�Ì�� �“�>�˜�˜�i�À�°�� �/�…�i�� �-�•�>�“�“�i�À�½�Ã��
Stadium, although producing 
sales tax, is an exempt proper-
ty utilizing 2% of the remaining 
non-taxable land in Downtown 
Joliet.

Land Use 
Types
The high-level Value Per Acre 
Model for Joliet gives us a great 
perspective on how different ar -
eas of the city compare in terms 
of productivity, but from here we 
can dig into individual properties 
to understand trends across land 
use types and how they compare 
to each other. Figure 14 compares the average Values Per Acre across the various property types in Joliet. Au-
to-oriented commercial and industrial properties are the lowest performing property types on average in Joliet.

Figure 13.  
Source: Kendall & Will Counties, IL (2024)

Taxable vs. Exempt Land in Downtown Joliet

Figure 14.  
Source: Kendall & Will Counties, IL (2024), Google Maps

Comparison of Average Value Per Acre for All Types of Properties in Joliet
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In the Value Per Acre by Building Type charts in Figure 15�]���Ü�i���V�>�˜���V�œ�“�«�>�À�i���Ì�…�i���«�i�À�v�œ�À�“�>�˜�V�i�Ã���œ�v���º�•�œ�Ü���`�i�˜�Ã�ˆ�Ì�Þ�]�»��
�º�“�i�`�ˆ�Õ�“���`�i�˜�Ã�ˆ�Ì�Þ�]�»���>�˜�`���º�…�ˆ�}�…���`�i�˜�Ã�ˆ�Ì�Þ�»���«�À�œ�«�i�À�Ì�Þ���Ì�Þ�«�i�Ã���>�V�À�œ�Ã�Ã���À�i�Ã�ˆ�`�i�˜�Ì�ˆ�>�•�]���V�œ�“�“�i�À�V�ˆ�>�•�]���ˆ�˜�`�Õ�Ã�Ì�À�ˆ�>�•�]���>�˜�`���“�ˆ�Ý�i�`���Õ�Ã�i��
developments. This reveals a clear correlation between higher density developments and economic potency. 

Residential
There are three general housing types Urban3 analyzed in the Value Per Acre Model. These include single fam-
ily, Missing Middle, and multifamily. Single family homes in Joliet come in various shapes and sizes, on prop -
erties with widely varying acreages. On average, though, single family homes in Joliet generate $0.3 million 
�«�i�À���>�V�À�i���ˆ�˜���Û�>�•�Õ�i�°�����ˆ�Ã�Ã�ˆ�˜�}�����ˆ�`�`�•�i�����œ�Õ�Ã�ˆ�˜�}2, generally considered small- to medium-sized housing with multiple 
units, generates, on average, $0.4 million per acre in value. Multifamily housing generates, on average, $1 mil -
lion per acre in value.  

2	 �/�…�i���Ì�i�À�“���º���ˆ�Ã�Ã�ˆ�˜�}�����ˆ�`�`�•�i�����œ�Õ�Ã�ˆ�˜�}�»���Ü�>�Ã���w�À�Ã�Ì���V�œ�ˆ�˜�i�`���L�Þ���"�«�Ì�ˆ�V�œ�Ã�����i�Ã�ˆ�}�˜���v�œ�Õ�˜�`�i�À�����>�˜�ˆ�i�•���*�>�À�œ�•�i�Ž�°�����ˆ�Ã�Ã�ˆ�˜�}�����ˆ�`�`�•�i�����œ�Õ�Ã�ˆ�˜�}���V�œ�˜�Ã�ˆ�Ã�Ì�Ã���œ�v���L�Õ�ˆ�•�`�ˆ�˜�}��
types like duplexes, fourplexes, townhomes, and courtyard buildings that support walkability, local retail, and higher access to public transit, therefore 
improving overall community cohesion.

Figure 15.  
Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre Examples by Building Type in Joliet

�p�6�J�K�U���T�G�X�G�C�N�U���C���E�N�G�C�T���E�Q�T�T�G�N�C�V�K�Q�P���D�G�V�Y�G�G�P���J�K�I�J�G�T��
�F�G�P�U�K�V�[���F�G�X�G�N�Q�R�O�G�P�V�U���C�P�F���G�E�Q�P�Q�O�K�E���R�Q�V�G�P�E�[���q
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�%�Q�O�O�G�T�E�K�C�N
Commercial properties in Joliet, similar to residential properties, have varying sizes and acreages, which re -
�Ã�Õ�•�Ì�Ã���ˆ�˜���>���Ü�ˆ�`�i���À�>�˜�}�i���ˆ�˜���Û�>�•�Õ�i���«�i�À���>�V�À�i�°�����œ�Ü���V�>�À�‡�œ�À�ˆ�i�˜�Ì�i�`���Ì�…�i���«�À�œ�«�i�À�Ì�Þ���Õ�Ã�i���Ì�Þ�«�ˆ�V�>�•�•�Þ���…�>�Ã���>���•�>�À�}�i���ˆ�“�«�>�V�Ì���œ�˜���Ì�…�i��
Value Per Acre of the development. For example, commercial uses with extensive parking lots have relatively 
low Values Per Acre, such as Walmart, Sam’s Club, and Marycrest Plaza on West Jefferson Street. Small-scale 
commercial properties, like Linda’s Pizza on Taylor Street and City Tavern on West Jefferson Street, which have 
�Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���“�œ�À�i���L�Õ�ˆ�•�`�ˆ�˜�}���>�À�i�>���Ì�…�>�˜���«�>�À�Ž�ˆ�˜�}�]���…�>�Û�i���Ã�•�ˆ�}�…�Ì�•�Þ���…�ˆ�}�…�i�À���«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ���Ì�…�>�˜���L�ˆ�}���L�œ�Ý���V�œ�“�“�i�À�V�ˆ�>�•���«�À�œ�«-
erties. Downtown commercial properties, on the other hand, have the highest productivity in the city, with an 
average Value Per Acre of $5 million. 

Industrial
Approximately 29% of Joliet’s land is consumed by industrial properties. There are various types of manufac -
turing plants, warehousing, and distribution centers in the city. When classifying industrial properties in the 
�V�œ�˜�Ì�i�Ý�Ì���œ�v���1�À�L�>�˜�Î�½�Ã���Ü�œ�À�Ž�]���Ì�…�i���ˆ�˜�Ì�i�˜�Ã�ˆ�Ì�Þ���œ�v���ˆ�˜�`�Õ�Ã�Ì�À�ˆ�>�•���Õ�Ã�i���ˆ�Ã���“�œ�À�i���ˆ�“�«�œ�À�Ì�>�˜�Ì���Ì�…�>�˜���•�œ�œ�Ž�ˆ�˜�}���>�Ì���`�i�˜�Ã�ˆ�Ì�Þ���œ�À���y�œ�œ�À�‡�>�À�i�>��
ratio (FAR). Low intensity industrial use exhibits lower levels of employment, building coverage, and operational 
activity, whereas the opposite is true for higher intensity industrial properties. In Joliet, there are several low 
and medium intensity industrial properties across the city, particularly around downtown and along commercial 
�V�œ�À�À�ˆ�`�œ�À�Ã�°�����ˆ�}�…���ˆ�˜�Ì�i�˜�Ã�ˆ�Ì�Þ���ˆ�˜�`�Õ�Ã�Ì�À�ˆ�>�•���«�À�œ�«�i�À�Ì�ˆ�i�Ã���Ã�Õ�V�…���>�Ã���•�œ�}�ˆ�Ã�Ì�ˆ�V�Ã���V�œ�“�«�>�˜�ˆ�i�Ã�]���Ü�>�À�i�…�œ�Õ�Ã�i�Ã�]���>�˜�`���`�ˆ�Ã�Ì�À�ˆ�L�Õ�Ì�ˆ�œ�˜���V�i�˜�Ì�i�À�Ã��
are mostly located in the southern portion of Joliet. Interestingly, there is little difference in productivity among 
industrial properties of varying intensities in Joliet.

Mixed Use
Mixed use properties are some of the most productive uses in Joliet. These are a subset of downtown com -
mercial properties with an average of $1.6 million per acre. Mixed use properties, which combine residential, 
�V�œ�“�“�i�À�V�ˆ�>�•�]���œ�À���œ�v�w�V�i���Ã�«�>�V�i�]���>�À�i���}�À�i�>�Ì���Ü�>�Þ�Ã���Ì�œ���œ�«�Ì�ˆ�“�ˆ�â�i���Ì�…�i���i�V�œ�˜�œ�“�ˆ�V���«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ���œ�v���>���«�>�À�V�i�•�°�����˜�����œ�•�ˆ�i�Ì�]���Ì�…�i�À�i���>�À�i��
several mixed use properties in and around down -
�Ì�œ�Ü�˜�°�� ���œ�Ü�i�Û�i�À�]�� �Ì�…�i�À�i�� �À�i�“�>�ˆ�˜�Ã�� �Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�� �«�œ�Ì�i�˜�Ì�ˆ�>�•��
for existing commercial properties to be mixed use 
in the future. 

Lasting Value
There are many historic buildings in downtown Jo -
liet that have existed for more than a hundred years. 
These older structures, and the services they contin-
ue to offer, are the foundation that has generated 
the long-lasting economic productivity of Joliet’s downtown. By allowing these buildings to remain, the City of 
Joliet has cultivated its downtown as its most productive economic center while avoiding the hefty costs that 
come with redevelopment. Bay’s Professional Center, built in 1919, is the second most productive building in 
���œ�•�ˆ�i�Ì�� �>�v�Ì�i�À�����>�À�À�>�…�½�Ã���
�>�Ã�ˆ�˜�œ�°�����Ì�� �ˆ�Ã���ˆ�“�«�œ�À�Ì�>�˜�Ì�� �Ì�œ���˜�œ�Ì�i�� �Ì�…�>�Ì�� �Ã�œ�“�i�� �œ�v���Ì�…�i�� �“�œ�Ã�Ì�� �«�À�œ�`�Õ�V�Ì�ˆ�Û�i�� �L�Õ�ˆ�•�`�ˆ�˜�}�Ã���ˆ�˜�� �`�œ�Ü�˜�Ì�œ�Ü�˜��
Joliet do not provide parking. On street parking, parking decks, and parking spaces in and around other busi -
nesses are the only options. We have seen trends in other cities where the development of parking decks has 
opened up space for more productive land development patterns.

�p�/�K�Z�G�F���W�U�G���R�T�Q�R�G�T�V�K�G�U�����Y�J�K�E�J��
�E�Q�O�D�K�P�G���T�G�U�K�F�G�P�V�K�C�N�����E�Q�O�O�G�T�E�K�C�N����
�Q�T���Q�H�‚�E�G���U�R�C�E�G�����C�T�G���I�T�G�C�V���Y�C�[�U��

�V�Q���Q�R�V�K�O�K�\�G���V�J�G���G�E�Q�P�Q�O�K�E��
�R�T�Q�F�W�E�V�K�X�K�V�[���Q�H���C���R�C�T�E�G�N���q
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Zoning
Figure 16 shows the zoning distribution within the City of Joliet. By examining zoning, we gain insights into the 
�Ã�«�>�Ì�ˆ�>�•���œ�À�}�>�˜�ˆ�â�>�Ì�ˆ�œ�˜���>�˜�`���i�V�œ�˜�œ�“�ˆ�V���Ã�ˆ�}�˜�ˆ�w�V�>�˜�V�i���œ�v���•�>�˜�`���Õ�Ã�i���V�>�Ì�i�}�œ�À�ˆ�i�Ã�°���/�…�ˆ�Ã���À�i�Û�i�>�•�Ã���…�œ�Ü���Ì�…�i�Þ���V�œ�˜�Ì�À�ˆ�L�Õ�Ì�i���Ì�œ���Ì�…�i��
overall development landscape and dollar value of the city. 

In Joliet, about 46% of land (17,600 acres) is in Single Family use. This 
is the single largest category of developed land. The Single Family 
zoning category accounts for about 61% ($3 billion) of the total val -
ue, as shown in Figure 17. Therefore, Single Family is 1.3 times as 
productive as the area it takes up. Multifamily housing occupies 5% 
�­�£�]�Ç�ä�ä�� �>�V�À�i�Ã�®�� �œ�v�� ���œ�•�ˆ�i�Ì�½�Ã�� �•�>�˜�`�� �>�À�i�>�°�� ���œ�Ü�i�Û�i�À�]�� �ˆ�Ì�� �}�i�˜�i�À�>�Ì�i�Ã�� �>�À�œ�Õ�˜�`�� �Ç�¯��
($320 million) of the city’s total value and is 1.4 times as productive as 
the area it covers. This may seem like high productivity, while, on the 
other hand, Missing Middle housing is 2.5 times as productive as the 
area it occupies in the city. Missing Middle housing in Joliet occupies 
only 900 acres in the city and generates $250 million in value. When 
we look at the taxable value relative to the area of these zoning cat -
egories, as shown in Figure 18, the differences in productivity among Single Family, Multifamily, and Missing 
Middle become evident. This is an important indicator to consider because it highlights how zoning categories 
�Ì�…�>�Ì���`�œ�˜�½�Ì���œ�V�V�Õ�«�Þ���“�Õ�V�…���>�À�i�>���V�>�˜���V�œ�˜�Ì�À�ˆ�L�Õ�Ì�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���Ì�œ���Ì�…�i���Ì�>�Ý���L�>�Ã�i�]���Ã�Õ�}�}�i�Ã�Ì�ˆ�˜�}���«�œ�Ì�i�˜�Ì�ˆ�>�•���œ�«�«�œ�À�Ì�Õ�˜�ˆ�Ì�ˆ�i�Ã���v�œ�À��
future development in the city.

Figure 16.  
Source: City of Joliet (2024)

Zoning in Joliet

�p�$�[���G�Z�C�O�K�P�K�P�I��
�\�Q�P�K�P�I�����Y�G���I�C�K�P��
insights into the 

�U�R�C�V�K�C�N���Q�T�I�C�P�K�\�C�V�K�Q�P��
�C�P�F���G�E�Q�P�Q�O�K�E��

�U�K�I�P�K�‚�E�C�P�E�G���Q�H���N�C�P�F��
use categories .”
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Figure 17.  
Source: City of Joliet (2024)

Zoning vs. Value in Joliet

Figure 18.  
Source: City of Joliet (2024), Google Maps

Zoning vs. Value of Residential Properties in Joliet
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Land Value Per Acre
The model presented in Figure 19, which focuses solely on Land Value Per Acre in Joliet, shows greater con-
sistency in Land Value Per Acre across the city compared to building or improvement value. But despite this 
consistency, some differences in parcel values remain evident. Notably, in areas served by major infrastructure 
and in some newer housing developments in the city, Land Value Per Acre is substantially higher. For instance, 
���œ�Ü�˜�Ì�œ�Ü�˜�����œ�•�ˆ�i�Ì�]���Ì�…�i���7�i�Ã�Ì�����i�v�v�i�À�Ã�œ�˜���-�Ì�À�i�i�Ì���V�œ�À�À�ˆ�`�œ�À�]���Ì�…�i���*�•�>�ˆ�˜�w�i�•�`���,�œ�>�`���V�œ�À�À�ˆ�`�œ�À�]���>�˜�`���À�i�Ã�ˆ�`�i�˜�Ì�ˆ�>�•���˜�i�ˆ�}�…�L�œ�À�…�œ�œ�`�Ã��
in the western portion of Joliet have among the highest land values per acre in the city. Large lot industrial use 
in the southern portion of Joliet has some of the lowest land Values Per Acre.

Sales Tax
While property taxes are an important source of revenue for Joliet, sales tax is the city’s largest source of tax 
revenue. Like property tax productivity, sales tax productivity is also dependent on how land is used. By un -
�`�i�À�Ã�Ì�>�˜�`�ˆ�˜�}���…�œ�Ü���`�ˆ�v�v�i�À�i�˜�Ì���«�À�œ�«�i�À�Ì�Þ���`�i�Û�i�•�œ�«�“�i�˜�Ì���«�>�Ì�Ì�i�À�˜�Ã���ˆ�˜�y�Õ�i�˜�V�i���Ã�>�•�i�Ã���Ì�>�Ý���«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ�]���`�i�V�ˆ�Ã�ˆ�œ�˜�‡�“�>�Ž�i�À�Ã���V�>�˜��
make knowledgeable choices about what development patterns to encourage. 

�/�œ���}�i�Ì���>���L�i�Ì�Ì�i�À���Ã�i�˜�Ã�i���œ�v���…�œ�Ü���•�>�˜�`���Õ�Ã�i���«�>�Ì�Ì�i�À�˜�Ã���>�v�v�i�V�Ì�����œ�•�ˆ�i�Ì���w�Ã�V�>�•�•�Þ�]���1�À�L�>�˜�Î���V�œ�“�L�ˆ�˜�i�`���L�œ�Ì�…���«�À�œ�«�i�À�Ì�Þ���­�œ�À�>�˜�}�i�Ã�®��
and sales (blues) taxes in the stacked model shown in Figure 20. Note that the model depicts sales tax revenue 
and property tax revenue on a per acre basis to make comparisons between sales and property tax productivity 
easier.

Figure 19.  
Source: City of Joliet (2024), Google Maps

3D Land Value Per Acre Model of Joliet
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The sales tax revenue per acre is estimated by assigning sales revenue from the Illinois Department of Revenue 
�Ì�œ���«�>�À�V�i�•�Ã���L�>�Ã�i�`���œ�˜���Ì�…�i�ˆ�À���V�Õ�À�À�i�˜�Ì���â�œ�˜�ˆ�˜�}���>�˜�`���}�i�˜�i�À�>�•�ˆ�â�i�`���Ã�>�•�i�Ã���V�•�>�Ã�Ã�ˆ�w�V�>�Ì�ˆ�œ�˜���V�œ�`�i�°�����Ì���ˆ�Ã���ˆ�“�«�œ�À�Ì�>�˜�Ì���Ì�œ���˜�œ�Ì�i���Ì�…�>�Ì��
the Sales Tax Per Acre model is only an approximate snapshot of sales productivity, as the sales tax revenues for 
individual properties were not publicly available. As shown in the model, the highest productivity properties, in 
terms of sales tax revenue, are located in Downtown Joliet and along busy auto-oriented corridors such as West 
���i�v�v�i�À�Ã�œ�˜���-�Ì�À�i�i�Ì���>�˜�`���*�•�>�ˆ�˜�w�i�•�`���,�œ�>�`�°�����i�Ã�«�ˆ�Ì�i���Ì�…�i���v�>�V�Ì���Ì�…�>�Ì���>���•�>�À�}�i���>�“�œ�Õ�˜�Ì���œ�v���>�Õ�Ì�œ�‡�œ�À�ˆ�i�˜�Ì�i�`���L�ˆ�}���L�œ�Ý���>�˜�`���ˆ�˜�`�Õ�Ã-
trial and commercial centers exist 
throughout the city, the dense 
development in Downtown Jo -
liet still provides the most potent 
sales tax productivity, as shown in 
Figure 20. Additionally, our anal -
�Þ�Ã�ˆ�Ã�� �ˆ�`�i�˜�Ì�ˆ�w�i�`�� �>�˜�� �œ�Õ�Ì�•�ˆ�i�À�� �ˆ�˜�� �Ì�…�i��
Kendall County portion of Joliet, 
a neighborhood commercial cen -
ter at the intersection of Canton 
Farm Road and Line Road, where 
the Sales Tax Per Acre is substantially higher than any other property in the city. This could be because the 
neighborhood commercial center serves a large number of people in that region, with no nearby access to 
other commercial areas.3

3 It is important to note that the Sales Tax Per Acre model is only an approximate snapshot of sales productivity, as the sales tax revenues for 
individual properties were not publicly available.

Figure 20.  Estimated sales tax revenue based on Illinois Department of Revenue. 3D extrusion is proportional to amount of revenue generated by sales 
�E���«�À�œ�«�i�À�Ì�Þ���V�œ�“�L�ˆ�˜�i�`�°
Source: Kendall & Will Counties, IL (2024)

Sales & Property Tax Value Per Acre in Joliet

�p�$�[���W�P�F�G�T�U�V�C�P�F�K�P�I���J�Q�Y���F�K�H�H�G�T�G�P�V���R�T�Q�R�G�T�V�[��
�F�G�X�G�N�Q�R�O�G�P�V���R�C�V�V�G�T�P�U���K�P�ƒ�W�G�P�E�G���U�C�N�G�U��
�V�C�Z���R�T�Q�F�W�E�V�K�X�K�V�[�����F�G�E�K�U�K�Q�P���O�C�M�G�T�U���E�C�P��

�O�C�M�G���M�P�Q�Y�N�G�F�I�G�C�D�N�G���E�J�Q�K�E�G�U���C�D�Q�W�V���Y�J�C�V��
�F�G�X�G�N�Q�R�O�G�P�V���R�C�V�V�G�T�P�U���V�Q���G�P�E�Q�W�T�C�I�G���q
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Figure 21 highlights the difference between sales and property tax productivity between an auto-oriented com -
mercial and a downtown commercial property. The Walmart property on West Jefferson Street consumes over a 
�…�Õ�˜�`�À�i�`���Ì�ˆ�“�i�Ã���“�œ�À�i���•�>�˜�`���Ì�…�>�˜���	�>�Þ�½�Ã���*�À�œ�v�i�Ã�Ã�ˆ�œ�˜�>�•���
�i�˜�Ì�i�À���ˆ�˜�����œ�Ü�˜�Ì�œ�Ü�˜�����œ�•�ˆ�i�Ì�°�����œ�Ü�i�Û�i�À�]���Ì�…�i���`�œ�Ü�˜�Ì�œ�Ü�˜���L�Õ�ˆ�•�`�ˆ�˜�}��
produces more than four times the sales tax revenue per acre than the Walmart. Add in the twenty-one times 
�…�ˆ�}�…�i�À���«�À�œ�«�i�À�Ì�Þ���Ì�>�Ý���À�i�Û�i�˜�Õ�i���«�i�À���>�V�À�i���œ�v���	�>�Þ�½�Ã���*�À�œ�v�i�Ã�Ã�ˆ�œ�˜�>�•���
�i�˜�Ì�i�À�]���>�˜�`���Ü�i���Ã�i�i���Ì�…�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���«�œ�Ì�i�˜�V�Þ���`�ˆ�v�v�i�À�i�˜�V�i��
between these two areas.

Legacy of 
Redlining
In the 1930s, communities with 
populations over 50,000 across 
the United States were mapped 
to determine which areas of cities 
were safe or unsafe for banks to 
�i�Ý�Ì�i�˜�`���…�œ�“�i���i�µ�Õ�ˆ�Ì�Þ���•�œ�>�˜�Ã�°�����œ�Ü-
ever, these maps exhibited ex-
tremely racist tendencies and led 
�Ì�œ���“�>�˜�Þ���	�•�>�V�Ž�]�����ˆ�Ã�«�>�˜�ˆ�V�]���>�˜�`�����“-
migrant communities lacking the 
�>�L�ˆ�•�ˆ�Ì�Þ���Ì�œ���>�V�V�i�Ã�Ã���w�˜�>�˜�V�ˆ�˜�}���Ì�œ���«�Õ�À-
chase or renovate homes. These 
maps, produced by a federal 

Figure 21.  
Source: Kendall & Will Counties, IL (2024)

Comparing Sales Tax Productivity

Figure 22.  
Source: University of Richmond, HOLC

Joliet’s 1937 Redlining Map
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�>�}�i�˜�V�Þ���V�>�•�•�i�`���Ì�…�i�����œ�“�i���"�Ü�˜�i�À�Ã�½�����œ�>�˜���
�œ�À�«�œ�À�>�Ì�ˆ�œ�˜���­���"���
�®�]���V�>�“�i���Ì�œ���L�i���Ž�˜�œ�Ü�˜���>�Ã���º�À�i�`�•�ˆ�˜�ˆ�˜�}���“�>�«�Ã�»���L�i�V�>�Õ�Ã�i��
the areas deemed hazardous to provide loans in were colored red ( Figure 22). These often corresponded to 
�>�À�i�>�Ã���Ü�ˆ�Ì�…���…�ˆ�}�…���V�œ�˜�V�i�˜�Ì�À�>�Ì�ˆ�œ�˜�Ã���œ�v���	�•�>�V�Ž���«�i�œ�«�•�i�]�����ˆ�Ã�«�>�˜�ˆ�V���«�i�œ�«�•�i�]���>�˜�`�É�œ�À�����“�“�ˆ�}�À�>�˜�Ì�Ã�°�����i�>�˜�Ü�…�ˆ�•�i�]���>�À�i�>�Ã���“�œ�Ã�Ì�•�Þ��
occupied by White people were mapped in green or blue.  It is clear from the maps, that the preference for 
living West of the river was initiated in this phase, and perpetuated for over 30 years.

Though this practice was banned in 1968, the repercussions of this policy can still be seen today, particularly 
�Ü�…�i�˜���V�œ�˜�Ã�ˆ�`�i�À�ˆ�˜�}���«�À�œ�«�i�À�Ì�Þ���Û�>�•�Õ�i���«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ�°���1�À�L�>�˜�Î���œ�Û�i�À�•�>�ˆ�`���Ì�…�i���…�ˆ�Ã�Ì�œ�À�ˆ�V�����"���
���À�i�`�•�ˆ�˜�ˆ�˜�}���“�>�«���v�œ�À�����œ�•�ˆ�i�Ì���œ�˜�Ì�œ��
the Value Per Acre Model to see how single family properties across the various zones compare (Figure 23). 
A clear distinction can be seen between properties 
in green and blue map zones and those in yellow 
and red map zones. The nearly $196K per acre dif-
ference, on average, between green and red zones 
�Ã�…�œ�Ü�Ã�� �>�� �Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�� �ˆ�“�«�>�V�Ì�� �œ�v�� �Ì�…�i�� �•�>�V�Ž�� �œ�v�� �>�V�V�i�Ã�Ã�� �Ì�œ��
formal home equity in Joliet, decades after the pol -
icy was eliminated. Similarly, when the Land Value 
Per Acre model was overlaid on the redlining map, 
it was found that neighborhoods like Forest Park 
and the Southside Area, which were labeled yellow 
and red, respectively, have some of the lowest Land 
Values Per Acre. On the other hand, neighborhoods 
labeled green and blue, such as the Cathedral Area 
�>�˜�`���-�>�ˆ�˜�Ì���*�>�Ì�½�Ã�]���…�>�Û�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���…�ˆ�}�…�i�À���•�>�˜�`���«�À�œ�`�Õ�V�Ì�ˆ�Û�ˆ�Ì�Þ���­Figure 24).

Figure 23.  
Source: Kendall & Will Counties, IL (2024), University of Richmond, HOLC

Redlining & Value Per Acre in Joliet

�p�6�J�G���P�G�C�T�N�[�����������-���R�G�T���C�E�T�G��
�F�K�H�H�G�T�G�P�E�G�����Q�P���C�X�G�T�C�I�G�����D�G�V�Y�G�G�P��

�I�T�G�G�P���C�P�F���T�G�F���\�Q�P�G�U���U�J�Q�Y�U���C��
�U�K�I�P�K�‚�E�C�P�V���K�O�R�C�E�V���Q�P���V�J�G���N�C�E�M���Q�H��
�C�E�E�G�U�U���V�Q���H�Q�T�O�C�N���J�Q�O�G���G�S�W�K�V�[���K�P��
�,�Q�N�K�G�V�����F�G�E�C�F�G�U���C�H�V�G�T���V�J�G���R�Q�N�K�E�[��

�Y�C�U���G�N�K�O�K�P�C�V�G�F���q
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Annexation
The City of Joliet has experi -
�i�˜�V�i�`�� �Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�� �}�À�œ�Ü�Ì�…���ˆ�˜�� �L�œ�Ì�…��
population and land area since 
its incorporation as a city in 1852. 
Population growth steadily in -
creased over the decades, well 
after World War II, however, the 
geographic bounds of the city remained relatively small till 1940, at approximately 9 square miles. Over a 30-
�Þ�i�>�À���«�i�À�ˆ�œ�`�]�����œ�•�ˆ�i�Ì���}�À�i�Ü���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���>�˜�`���>�˜�˜�i�Ý�i�`���£�Î���Ã�µ�Õ�>�À�i���“�ˆ�•�i�Ã�]���Ü�…�ˆ�•�i���ˆ�Ì�Ã���«�œ�«�Õ�•�>�Ì�ˆ�œ�˜���`�i�˜�Ã�ˆ�Ì�Þ���À�i�>�V�…�i�`���˜�i�>�À�•�Þ��
3,000 people per square mile. Joliet’s population began to decline after 1970, and additional land was annexed 
�ˆ�˜���•�>�Ì�i�À���Þ�i�>�À�Ã�]���V�>�Õ�Ã�ˆ�˜�}���Ì�…�i���«�œ�«�Õ�•�>�Ì�ˆ�œ�˜���`�i�˜�Ã�ˆ�Ì�Þ���Ì�œ���`�À�œ�«���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���v�À�œ�“���ˆ�Ì�Ã���«�i�>�Ž���ˆ�˜���Ì�…�i���i�>�À�•�Þ���£�™�Ç�ä�Ã�°���/�œ�`�>�Þ�]�����œ�•�ˆ�i�Ì�½�Ã��
total land area is 69 square miles, with an approximate population density of 2,200 people per square mile, 
according to US Census Bureau estimates. Figure 25 shows how the city grew over the decades and how its 
population density changed.

To examine changes in economic productivity with respect to annexation patterns, Urban3 divided the city into 
two portions: Pre-1970 and Post-1970. The 1970s were a crucial time in Joliet’s history, as the city experienced 
major industrial decline and suburban expansion. In Figure 26, it is clearly evident that sales tax productivity is 
�Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���…�ˆ�}�…�i�À���ˆ�˜���Ì�…�i���*�À�i�‡�£�™�Ç�ä�����œ�•�ˆ�i�Ì���>�À�i�>���Ì�…�>�˜���ˆ�˜���Ì�…�i���*�œ�Ã�Ì�‡�£�™�Ç�ä���>�À�i�>�°���/�…�ˆ�Ã���V�>�˜���L�i���>�Ì�Ì�À�ˆ�L�Õ�Ì�i�`���Ì�œ���Ì�…�i���«�À�i�Ã�i�˜�V�i��
of numerous small scale commercial businesses in the core of the city. Property tax revenue per acre is also more 
than double its productivity in the Pre-1970 Joliet as compared to the Post-1970 city. This analysis highlights the 
�ˆ�“�«�œ�À�Ì�>�˜�V�i���œ�v���“�>�ˆ�˜�Ì�>�ˆ�˜�ˆ�˜�}���>�˜�`���ˆ�˜�Û�i�Ã�Ì�ˆ�˜�}���ˆ�˜���Ì�…�i���V�ˆ�Ì�Þ�½�Ã���`�œ�Ü�˜�Ì�œ�Ü�˜���>�˜�`���V�œ�À�i���Ì�œ���Ž�i�i�«���ˆ�Ì���w�Ã�V�>�•�•�Þ���…�i�>�•�Ì�…�Þ�°

Figure 24.  
Source: Kendall & Will Counties, IL (2024), University of Richmond, HOLC

Redlining & Land Value Per Acre in Joliet

�p�=�������?���U�C�N�G�U���V�C�Z���R�T�Q�F�W�E�V�K�X�K�V�[���K�U���U�K�I�P�K�‚�E�C�P�V�N�[��
�J�K�I�J�G�T���K�P���V�J�G���2�T�G�������������,�Q�N�K�G�V���C�T�G�C���V�J�C�P���K�P���V�J�G��
�2�Q�U�V�������������C�T�G�C�����6�J�K�U���E�C�P���D�G���C�V�V�T�K�D�W�V�G�F���V�Q���V�J�G��
�R�T�G�U�G�P�E�G���Q�H���P�W�O�G�T�Q�W�U���U�O�C�N�N���U�E�C�N�G���E�Q�O�O�G�T�E�K�C�N��

businesses in the core of the city .”
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Figure 25.  
Source: City of Joliet (2024)

Annexation History in Joliet

Figure 26.  
Source: City of Joliet (2024)

Annexation History Comparison by Time Period
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Return on Investment
Now that we have an understanding of the revenue implications of Joliet’s development pattern, we can move 
on to analyzing the city’s infrastructure systems and the costs associated with maintaining them. Urban3 con-
ducted an infrastructure analysis to understand the necessary costs associated with Joliet’s infrastructure sys-
tems (roads, water, sewer, and stormwater) by assessing how much the city has, what it would cost to replace, 
and how often it needs to be replaced. The analysis extracts and combines current budgeted spending and 
�V�>�«�ˆ�Ì�>�•�� �•�ˆ�v�i�V�Þ�V�•�i�� �˜�i�i�`�Ã�� �­�i�Ý�V�•�Õ�`�ˆ�˜�}�� �`�i�«�À�i�V�ˆ�>�Ì�ˆ�œ�˜�®�� �Ì�œ�� �i�Ã�Ì�ˆ�“�>�Ì�i�� �Ì�…�i�� �>�Û�i�À�>�}�i�� �V�>�Ã�…�� �y�œ�Ü�� �>�Û�>�ˆ�•�>�L�•�i�� �>�˜�`�� �˜�i�i�`�i�`�� �Ì�œ��
maintain the systems over a long-term timeframe.

Figure 27 illustrates the quantity of the various infrastructure systems in Joliet. Looking at the annual lifecycle 
cost of these systems, we can understand the budgetary commitment required for their maintenance.  

Lifecycle Costing
When a community puts infrastructure in the ground, they are typically responsible for maintaining that infra -
structure in perpetuity. Lifecycle costing is an approach to infrastructure planning that annualizes the accumu -
lated costs of a unit of infrastructure to a yearly amount. By accounting for the full costs of maintaining and 
operating these systems year after year, Urban3 calculates an annualized lifecycle cost that estimates how much 
a city should spend each year to keep up with its infrastructure needs. Simply put, lifecycle costing is more ac -
curate to the longevity of a community. It is the maintenance plus the renewal of the system. In Figure 28, we 
see the current and needed infrastructure spending for four key systems: roads, water, sewer, and stormwater.

Figure 27.  
Source: City of Joliet (2024)

Infrastructure Types in Joliet
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Figure 28.  Totals may vary slightly due to rounding.
Source: City of Joliet (2024)

Lifecycle Costing of Joliet’s Infrastructure
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Urban3’s infrastructure analysis estimates the costs of Joliet’s infrastructure systems by accounting for the full 
lifecycle costs of maintaining and operating them year after year. The key takeaway is that once a road is built, 
it must be maintained and rebuilt repeatedly. Based on our analysis, Joliet is underfunding its infrastructure 
needs every year by $111 million. Any new infra-
structure added to the system only increases Joliet’s 
infrastructure maintenance obligations. These obli -
gations accumulate over time and lead to increasing 
liabilities that must be accounted for, as shown in 
Figure 28. Transportation systems have the widest 
gap between current and lifecycle spending needs, 
�Ü�ˆ�Ì�…���i�Ã�Ì�ˆ�“�>�Ì�i�`�� �•�ˆ�v�i�V�Þ�V�•�i�� �V�œ�Ã�Ì�Ã���˜�i�>�À�•�Þ���w�Û�i�� �Ì�ˆ�“�i�Ã���V�Õ�À-
rent spending. In essence, the obligation to main -
tain the infrastructure system is forever.

�4�G�X�G�P�W�G���X�U�����%�Q�U�V���#�P�C�N�[�U�K�U
After analyzing the city’s budget and incorporating Urban3’s infrastructure cost estimates, we spatialize both 
revenues and costs to understand how different land uses come with different levels of revenues and costs. 
Figure 29 illustrates the various revenue and cost streams, which are then mapped in Figure 30, with revenue 
per acre for each parcel in green and expenditure (cost) per acre in red. When we net out revenues and costs 
�>�˜�`���>�˜�>�•�Þ�â�i���Ì�…�i�“���œ�˜���>���«�i�À���>�V�À�i���L�>�Ã�ˆ�Ã�]���Ü�i���Ã�i�i���Ì�…�i���ˆ�“�«�>�V�Ì���Ì�…�>�Ì���`�ˆ�v�v�i�À�i�˜�Ì���•�>�˜�`���Õ�Ã�i�Ã���…�>�Û�i���œ�˜���w�Ã�V�>�•���V�œ�˜�`�ˆ�Ì�ˆ�œ�˜�Ã���>�V�À�œ�Ã�Ã��
the county.

Figure 29.  
Source: City of Joliet (2024)

Breakdown of Revenues & Costs in Joliet

�p�7�T�D�C�P���o�U���K�P�H�T�C�U�V�T�W�E�V�W�T�G���C�P�C�N�[�U�K�U��
�G�U�V�K�O�C�V�G�U���V�J�G���E�Q�U�V�U���Q�H���,�Q�N�K�G�V�o�U��

�K�P�H�T�C�U�V�T�W�E�V�W�T�G���U�[�U�V�G�O�U���D�[��
accounting for the full lifecycle 

�E�Q�U�V�U���Q�H���O�C�K�P�V�C�K�P�K�P�I���C�P�F��
�Q�R�G�T�C�V�K�P�I���V�J�G�O���[�G�C�T���C�H�V�G�T���[�G�C�T���q
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Figure 30.  
Source: City of Joliet (2024)

Revenues & Costs Per Acre in Joliet

Figure 31.  
Source: City of Joliet (2024)

Net Revenues & Costs Per Acre in Joliet
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Figure 31 shows the 3D Net Revenue Per Acre Model of parcels throughout Joliet. We see that approximately 
49,600 acres (91%) are net negative per acre, while the remaining 9% are net positive per acre. These parcels 
can be further explored by the city to understand how their land use and current development patterns contrib -
ute to negative cost impacts and, later, to identify areas for growth opportunities or possible redevelopment. 
On the other hand, the parcels that currently operate net positive per acre can be examined to determine how 
�V�Õ�À�À�i�˜�Ì���•�>�˜�`���Õ�Ã�i���>�˜�`���`�i�Û�i�•�œ�«�“�i�˜�Ì���«�>�Ì�Ì�i�À�˜�Ã���V�>�˜���v�Õ�À�Ì�…�i�À���Ã�Õ�«�«�œ�À�Ì�����œ�•�ˆ�i�Ì�½�Ã���v�Õ�Ì�Õ�À�i���}�À�œ�Ü�Ì�…���w�˜�>�˜�V�ˆ�>�•�•�Þ�°

In an effort to understand how different building types perform, Urban3 compared the net revenues per acre 
of some example buildings in Figure 32. It is evident from the comparison that the higher the density of use, 
the more positive is the net revenue on that property. Although most residential properties in Joliet are not 
able to cover their infrastructure costs, higher density of residential use helps in lowering these costs. Building 
typologies like townhomes and multifamily residential have lower net negatives costs per acre compared to 
single family housing. A similar pattern is observed in commercial development where the net revenue per acre 
increases with more compact commercial buildings. Big box commercial stores like Sam’s Club as shown in the 
image have lower net revenues per acre, regardless of density of use. Mixed use properties on the other hand 
have some of the highest net revenues per acre. Overall, Downtown properties are the most net positive in 
the city. It is important to note that many properties in Downtown are exempt and do not produce revenue to 
�V�œ�Û�i�À���Ì�…�i�ˆ�À���ˆ�˜�v�À�>�Ã�Ì�À�Õ�V�Ì�Õ�À�i���V�œ�Ã�Ì�Ã�°�����œ�Ü�i�Û�i�À�]���L�i�V�>�Õ�Ã�i���Ì�>�Ý�>�L�•�i���«�À�œ�«�i�À�Ì�ˆ�i�Ã���`�œ�Ü�˜�Ì�œ�Ü�˜���}�i�˜�i�À�>�Ì�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���>�“�œ�Õ�˜�Ì�Ã��
of revenue in sales and property taxes, they are able to cover the infrastructure costs of properties, sometimes 
well beyond the limits of downtown. These are important considerations for the city to keep in mind as devel -
opment continues across the area.

Figure 32.  
Source: Kendall & Will Counties, IL (2024), City of Joliet (2024), Google Maps

Net Infrastructure Revenue Per Acre Examples by Building Type in Joliet



29

Key Takeaways
�*�Q�Y���E�C�P���Y�G���K�P�E�T�G�C�U�G���Q�W�T���8�C�N�W�G���2�G�T���#�E�T�G�!

Build Your Core(s)! Shoot for 1:6 for Land Area to 
Value. 

A thriving downtown is vital to a city’s economic health, serving as 
a central hub for commerce and community engagement. Joliet’s 
downtown, with its rich history, holds immense potential for fostering 
economic growth and cultural vibrancy. Urban3’s work in various other 
places in the country has found that the most economically productive 
downtowns are at least six times as productive as the rest of the city. By 
investing in the preservation and enhancement of existing properties 
and developing new ones with creative uses, Joliet can not only main -
tain its unique character but also promote local businesses and stimu-
late economic activity. Downtown Joliet holds a current value of $25M, 
but at 1:6 land area to value ratio, it could be an $85M downtown. 
Additionally, other commercial nodes such as the Joliet Mall and Ridge 
Road Corridor provide excellent opportunities to serve as secondary 
cores for the city. Investing in these areas by developing medium to 
high density use properties can increase overall economic productivity. 

�1�«�`�>�Ì�i���9�œ�Õ�À�����>�˜�`���1�Ã�i���
�•�>�Ã�Ã�ˆ�w�V�>�Ì�ˆ�œ�˜�Ã�°

Urban3 encountered some limitations in the analysis due to a lack of 
�µ�Õ�>�•�ˆ�Ì�Þ���•�>�˜�`���Õ�Ã�i���`�>�Ì�>�°���/�…�i�À�i���Ü�i�À�i���ˆ�˜�V�œ�˜�Ã�ˆ�Ã�Ì�i�˜�V�ˆ�i�Ã���ˆ�˜���V�•�>�Ã�Ã�ˆ�w�V�>�Ì�ˆ�œ�˜���>�˜�`��
level of detailing in Joliet. As a result, certain land uses were not con -
sistent with the actual on-ground reality of the property’s use case. A 
�`�i�Ì�>�ˆ�•�i�`�� �•�>�˜�`�� �Õ�Ã�i�� �V�•�>�Ã�Ã�ˆ�w�V�>�Ì�ˆ�œ�˜�� �ˆ�Ã�� �«�>�À�Ì�ˆ�V�Õ�•�>�À�•�Þ�� �ˆ�“�«�œ�À�Ì�>�˜�Ì�� �>�Ã�� �ˆ�Ì�� �…�i�•�«�Ã�� �ˆ�˜��
distinguishing between various levels of use cases within one broad 
category. For example, a commercially zoned area can have multiple 
development types, like standalone commercial properties, mixed use 
�>�˜�`�� �œ�v�w�V�i�� �Ã�«�>�V�i�Ã�°�� �7�œ�À�Ž�ˆ�˜�}�� �Ü�ˆ�Ì�…�� �Þ�œ�Õ�À�� �V�œ�“�“�Õ�˜�ˆ�Ì�Þ�½�Ã�� �>�Ã�Ã�i�Ã�Ã�œ�À�� �ˆ�Ã�� �}�œ�œ�`��
�Ü�>�Þ���Ì�œ���>�`�`�À�i�Ã�Ã���Ì�…�i�Ã�i���ˆ�˜�V�œ�˜�Ã�ˆ�Ã�Ì�i�˜�V�ˆ�i�Ã�°���‚���`�i�Ì�>�ˆ�•�i�`���•�>�˜�`���Õ�Ã�i���V�•�>�Ã�Ã�ˆ�w�V�>�Ì�ˆ�œ�˜��
can allow for a more accurate assessment of economic productivity, 
promote compatible uses, and support long-term community goals. 

Promote Intentional and Contextual Mixed Use.

The Joliet VPA model has shown that some of the most highly pro -
ductive buildings in the city are mixed use buildings at various den -
sities and scales. Some of the properties in downtown can also serve 
as future mixed use buildings to diversify their use. When considering 
future mixed use developments, it is important to consider spatial lo -
cation, neighborhood context, and connectivity to current or future 
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resources and services. The city must consider the infrastructure costs 
associated with new developments in order for mixed use buildings in 
Joliet to remain net positive.

�
�Ý�«�•�œ�À�i�����˜�w�•�•�����i�Û�i�•�œ�«�“�i�˜�Ì���"�«�«�œ�À�Ì�Õ�˜�ˆ�Ì�ˆ�i�Ã�°

A great way to optimize existing infrastructure is by investing in areas 
�Ì�…�>�Ì���…�>�Û�i���ˆ�˜�w�•�•���`�i�Û�i�•�œ�«�“�i�˜�Ì���œ�«�«�œ�À�Ì�Õ�˜�ˆ�Ì�ˆ�i�Ã�°���6�>�V�>�˜�Ì���>�˜�`���Õ�˜�`�i�À�Õ�Ã�i�`���•�œ�Ì�Ã��
serve as a sustainable option for creating density and developing them 
can improve the overall value of an area, both tangibly and intangibly. 
���˜�Ã�Ì�i�>�`���œ�v���Ã�«�À�>�Ü�•�ˆ�˜�}���œ�Õ�Ì�]���i�Ý�«�•�œ�À�i���œ�«�«�œ�À�Ì�Õ�˜�ˆ�Ì�ˆ�i�Ã���v�œ�À���ˆ�˜�w�•�•���`�i�Û�i�•�œ�«�“�i�˜�Ì��
in neighborhoods around Downtown Joliet to maximize use and min -
imize infrastructure costs. Adding more Missing Middle housing such 
as duplexes, fourplexes, and townhomes is a great step towards add -
ing diversity of use and more affordable housing options for people. 

�*�Q�Y���E�C�P���Y�G���O�K�P�K�O�K�\�G���Q�W�T���E�Q�U�V�U�!

���˜�œ�Ü���9�œ�Õ�À���
�œ�Ã�Ì�Ã���>�˜�`���
�œ�˜�Ã�i�µ�Õ�i�˜�V�i�Ã�°

�1�À�L�>�˜�Î���…�ˆ�}�…�•�ˆ�}�…�Ì�i�`���Ì�…�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì���V�œ�Ã�Ì�����œ�•�ˆ�i�Ì�� �ˆ�Ã���À�i�Ã�«�œ�˜�Ã�ˆ�L�•�i�� �v�œ�À���>�Ã�Ã�œ-
ciated with operating and maintaining infrastructure systems, as well 
as with providing other services. The costs of installing components of 
these infrastructure systems may not be borne by the city initially, but 
the ongoing costs of maintenance, and eventual replacement, typical -
ly are. When considering future development decisions, these costs 
should be considered in order to have a complete picture of the long-
�Ì�i�À�“���w�˜�>�˜�V�ˆ�>�•���ˆ�“�«�>�V�Ì���œ�v���`�i�Û�i�•�œ�«�“�i�˜�Ì�°

Come to Grips with Your Annexation Patterns.

���œ�•�ˆ�i�Ì���…�>�Ã���}�À�œ�Ü�˜���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì�•�Þ���œ�Û�i�À���Ì�…�i���«�>�Ã�Ì���`�i�V�>�`�i�Ã�°���/�…�ˆ�Ã���…�>�Ã���…�i�•�«�i�`��
Joliet to progress economically, however annexing more land has also 
imposed higher costs of infrastructure on the city. As Joliet moves 
forward with future development, Urban3’s analysis helps to ensure 
there can be a better understanding of the impact that different de -
�Û�i�•�œ�«�“�i�˜�Ì���Ì�Þ�«�i�Ã���Ü�ˆ�•�•���•�ˆ�Ž�i�•�Þ���…�>�Û�i���œ�˜���Ì�…�i���V�ˆ�Ì�Þ�½�Ã���w�˜�>�˜�V�i�Ã�°���/�…�i���Ã�ˆ�}�˜�ˆ�w�V�>�˜�Ì��
role that property tax, sale tax, and service charges play in the city’s 
revenue generation has an important impact on land development 
considerations. Similarly, there are dramatic differences in the cost of 
service delivery, especially related to key infrastructure systems that 
Joliet maintains. Therefore, it is important for the city to utilize the 
�•�>�˜�`�� �ˆ�Ì�� �…�>�Ã���i�v�w�V�ˆ�i�˜�Ì�•�Þ���ˆ�˜�� �Ì�i�À�“�Ã���œ�v���Ì�>�Ý���«�À�œ�`�Õ�V�Ì�ˆ�œ�˜�� �>�˜�`�� �Ã�i�À�Û�ˆ�V�i�� �`�i�•�ˆ�Û�i�À�Þ�]��
while also planning for future infrastructure replacement costs. As the 
city annexed more land, the potency of the downtown was minimized, 
which is typical of American city growth.  Not only should the down -
�Ì�œ�Ü�˜���…�>�Û�i���L�i�i�˜���º�}�À�œ�Ü�˜���Õ�«�»���>�Ã���Ì�…�i���V�ˆ�Ì�Þ���}�À�i�Ü�]���L�Õ�Ì���}�ˆ�Û�i�˜���Ì�…�i���«�>�Ì�Ì�i�À�˜���œ�v��
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�}�i�œ�}�À�>�«�…�ˆ�V���i�Ý�«�>�˜�Ã�ˆ�œ�˜�]���œ�Ì�…�i�À���Ì�Þ�«�i�Ã���œ�v���º�`�œ�Ü�˜�Ì�œ�Ü�˜�»���Ã�…�œ�Õ�•�`���…�>�Û�i���L�i�i�˜���V�Õ�•�Ì�ˆ�Û�>�Ì�i�`���>�Ã���…�ˆ�}�…�i�À���`�i�Ã�ˆ�}�˜���V�œ�À�i�Ã�°�����/�…�i�Ã�i��
are neighborhood service cores that have an urban design shape like a main street.  Finally, because the taxing 
�`�ˆ�Ã�Ì�À�ˆ�V�Ì�Ã���i�Ý�ˆ�Ã�Ì���ˆ�˜�����•�•�ˆ�˜�œ�ˆ�Ã�]���Ì�…�ˆ�Ã���`�œ�i�Ã���V�À�i�>�Ì�i���Ì�…�i���œ�«�«�œ�À�Ì�Õ�˜�ˆ�Ì�Þ���Ì�œ���w�˜�i���Ì�Õ�˜�i���Ì�…�i���Ã�i�À�Û�ˆ�V�i���i�Ý�«�i�˜�Ã�i�Ã���«�i�À���`�ˆ�Ã�Ì�À�ˆ�V�Ì���Ì�œ���V�À�i�>�Ì�i��
�“�œ�À�i���Ã�i�•�v�‡�Ã�Õ�v�w�V�ˆ�i�˜�Ì���v�Õ�˜�`�ˆ�˜�}�°

Consider the Long Term.

� �œ�Ì���i�Û�i�À�Þ�Ü�…�i�À�i���ˆ�˜���Ì�…�i���V�œ�“�“�Õ�˜�ˆ�Ì�Þ���˜�i�i�`�Ã���Ì�œ���L�i�V�œ�“�i���>�˜���i�Ý�Ì�À�i�“�i�•�Þ���`�i�˜�Ã�i���•�>�˜�`���Õ�Ã�i���«�>�Ì�Ì�i�À�˜�°���	�Õ�Ì���w�˜�`�ˆ�˜�}���>���L�>�•�>�˜�V�i��
�>�˜�`���i�˜�V�œ�Õ�À�>�}�ˆ�˜�}���˜�i�Ì���«�œ�Ã�ˆ�Ì�ˆ�Û�i���`�i�Û�i�•�œ�«�“�i�˜�Ì�Ã���ˆ�˜���Ã�“�>�À�Ì���«�•�>�V�i�Ã���Ü�ˆ�•�•���…�i�•�«���V�À�i�>�Ì�i���>���w�Ã�V�>�•�•�Þ���Ã�Õ�Ã�Ì�>�ˆ�˜�>�L�•�i���V�œ�“�“�Õ�˜�ˆ�Ì�Þ��
for the long term. More compact, mixed use development patterns tend to generate more revenue and lower 
costs. Making space for lower density residential development may be important for certain portions of the 
community, but there must be a balance of land uses and an understanding of the costs associated with differ -
ent land use choices. Approaching these decisions with eyes wide open will help Joliet remain both a desirable 
�«�•�>�V�i���Ì�œ���•�ˆ�Û�i���>�˜�`���>���w�Ã�V�>�•�•�Þ���…�i�>�•�Ì�…�Þ���V�œ�“�“�Õ�˜�ˆ�Ì�Þ�°



���>�Ì�>�‡�`�À�ˆ�Û�i�˜���Ã�Ì�œ�À�Þ�Ì�i�•�•�ˆ�˜�}

�2�T�K�P�E�K�R�C�N��    Joe Minicozzi, AICP

Project Manager    Adam Carr, AICP

Lead Analyst     Gurleen Kaur

Financial Analyst    Brooke Bailey

GIS Technician   Carolyn Frykberg

�$�W�U�K�P�G�U�U���&�G�X�G�N�Q�R�O�G�P�V���#�F�O�K�P���� ���i�˜�À�Þ���7�>�•�Ž�i�À

�)�T�C�R�J�K�E�U���5�R�G�E�K�C�N�K�U�V   Brooke Robinson

All maps are created with ESRI software, and all data used 
in this analysis and report (unless otherwise noted) was 

provided by the City of Joliet, Illinois.

�W�T�D�C�P�V�J�T�G�G���E�Q�O


