
DeKalb County Enterprise Zone Advisory Board Meeting 
Via Zoom 

https://zoom.us/j/96951777306 
TUESDAY, JUNE 9, 2020 @ 4:00 PM CST 

 
Corrected MINUTES 

  
Roll Call by Paul Borek 
Attendance/Voting Members: Mike Kokott (Proxy for Jay Anderson), Cohen Barnes, Jill Hansen (Proxy for 
Dr. Laurie Borowicz) Paul Callighan, Troy Dukes, John Heckman (Proxy for Dr. Lisa Freeman) Brian Gregory, 
Gary Hanson, Chuck Kaiser, Kevin Lamb, Greg Millburg, Frank Roberts, Dan Templin and Bill Nicklas, and 
Tom Matya. 
Attendance/Ex-Officio Members: Randy Bourdages, Cindy Carpenter, Mark Ekstrom, Jennifer Jeep- 
Johnson, and Ted Strack. 
Staff: Paul Borek, Karen Hoyle, and Jan Kinczewski 
 
Approval of the Agenda 
After a delay due to technical difficulties, Cohen Barnes convened the meeting at 4:15 pm. The Agenda was 
approved by as presented voice vote on a motion by Paul Callighan seconded by Bill Nicklas. 
  
Approval of April 2, 2020 Minutes 
The Minutes were approved as presented on a motion by Greg Millburg, seconded by Kevin Lamb. 
  
Public Comments 
No one from the public was present to make comments. 
  
Approval of Wehrli Custom Fabrication Property Tax Abatement 
Paul Borek presented the application for property tax abatement on behalf of Wehrli Custom Fabrication. 
Owner Jason Worley is planning to construct a new 100,000 square foot building on Harvester Drive, just west 
of Zenz Buildings and Ken Spears Construction in DeKalb, as illustrated site location map, air photo and site 
plan or included in the meeting packet. The land parcels were verified to be within the DeKalb County 
Enterprise Zone. The cost of new building construction is estimated to be over $10 million. Wehrli would create 
33 full-time jobs at the new building site, exceeding the requirement of 20 permanent full-time jobs required for 
new construction by an industrial company in the Interstate Commerce Market of the DeKalb County 
Enterprise Zone. In addition, the company plans to increase employment between eight and 15 workers within 
two years of operating at the new building, the average wage for these positions will be $27 an hour. This 
exceeds the required 140% of the Illinois Minimum Wage (currently $12.95 per hour), and that starting wages 
will range from $12.00 - $20.00 per hour, exceeding the required 120% of the Illinois Minimum Wage (currently 
$11.10 per hour). 
  
Mr. Wehrli has approved the language in the qualification memo and a draft memorandum of understanding, 
including a commitment to invest of 10 million dollars, the construction of a 100,000 square foot building, the 
creation of 33 jobs at the new location at the average wage of $27 per hour. Wehrli also agrees to provide the 
affidavit each year, no later than September 1st, certifying current employment and the average wage. The 
company acknowledges that also that failure to maintain these employment levels may result in a termination 
reduction or repayment of abated property taxes. The term of the abatement would be nine years beginning 
with 90% in year one followed by 80, 70, 60, 50, 40, 30, 20, and 10 during subsequent years as per the 
program for manufacturers or industrial users. This expansion is needed to accommodate the growth of 
Wehrli’s fabrication business serving North American markets with diesel performance parts. Rapid growth has 
caused them to outgrow their current building in only two years. 
  
Wehrli Custom Fabrication specializes in high-performance diesel upgrades and a custom metal fabrication for 
pickup trucks, primarily, and other vehicles. As DeKalb County Enterprise Zone Administrator, Borek finds that 
this new building construction proposed by Wehrli Custom Fabrication fulfills the requirements of the Enterprise 
Zone tax abatement program and recommends that the advisory board concur with this finding. Upon 
concurrence, Borek will on behalf of DCEDC, execute a memorandum of understanding in accord, with the 
requirements of the designating ordinances, intergovernmental agreement, and the participation resolutions. 
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Gary Hanson inquired whether the 33 jobs were new jobs above the number at the current site, or whether 
included moving current employees. Borek stated that it included moving 30 current employees. Hanson said 
he would have interpreted the wording 33 full-time jobs at the new building site as 33 new or additional jobs. 
Borek stated that the project will result in 33 jobs at the new building upon completion of construction. Wehrli’s 
application projects the creation of 3 jobs initially, plus another 8 within two years of operation for a total of 
additional jobs.  
 
At Brian Gregory’s request, Borek confirmed that we’re looking at a net of 3 to 11 new jobs and that Wehrli did 
not receive a tax abatement when they moved to their current building two years ago; only the sales tax 
exemption on building materials used in the expansion. 
 
Barnes inquired whether the net new jobs projected meet the recommendations of the Enterprise Zone 
program to ensure that the State and we locally are getting a return on investment in the spirit of the program. 
Borek stated the DeKalb County Enterprise Zone requires the creation of 20 new jobs for construction of a new 
industrial building or 10 jobs for expansion of an existing building. This abatement is requested to induce 
Wehrli to conduct its expansion in DeKalb County and not elsewhere. 
 
Cindy Carpenter inquired when construction might begin. Nicklas said that decision is dependent upon the 
outcome of our deliberations today regarding the Enterprise Zone tax abatement. The general site plan that is 
under review and the building plans are to come in any day. Jerry Krusinski is the general contractor, so it's a 
first-class operation. Jan Kinczewski noted that Wehrli’s application anticipates starting in September. 
 
Ted Strack stated it's all how you define what the creation of a job is. If we include existing jobs and those 
created, they met the threshold; but if we're looking for new jobs, they have not.  
 
Nicklas asked Borek to fill in the advisory board as to whether this is a departure from past practice here or 
mirrors what has been done on other projects regarding the recognition of new jobs to the site or existing jobs 
at the old site? Do state statutes say how we are supposed to define this? If this is how the state system 
works, then it might be consistent. If this is a departure at the DeKalb County level, then we need an 
explanation of that. Is there any state law or guidance on what this means? 
 
Borek stated that for the 3M project, prior to the establishment of the Enterprise Zone program, job 
creation/retention at the new project site was the only consideration. The tax abatement program has not 
considered or contemplated the maintenance of jobs that had other sites within DeKalb County or elsewhere. 
The trigger was the provision of jobs at the new construction site, leveraging the investment in construction and 
new tax revenue, and the ability to continue and expand operations within the county. 3M ultimately increased 
employment significantly but not upon building completion. 
 
Strack expressed concern that the company could construct new buildings every 20 years, qualify for tax 
abatement, sell their old building, and capture appreciated value. Barnes expressed that while possible, the 
cost and disruption would make it unlikely. 
 
Gregory asked whether there was state law or guidance on how they handle this. Of course, we want to keep 
jobs in the County. And I think the example here today because it is within one city, is maybe raising more 
flags than if it were a company that could be looking at moving from one city to another or outside the county. It 
is a pretty important policy question that we must give some thought to today when we're making this decision 
because we'll set the tone for the future. 
 
Borek stated that the State of Illinois does not have any requirements pertaining to jobs or wages. Many Illinois 
Enterprise Zones do not have job or wage criteria. The requirements are those of our local Designating 
Ordinances and Intergovernmental Agreement. The operative definition is new to the location, to the new 
building site. That is where the jobs are administered and have been measured in the past. This is not a new 
twist for this company. This is what has been consistent with the IGA.  
 
Tom Matya expressed that while we're not talking about a significant number of jobs, for this company, it is 
an increase of one third in their workforce in two years. And the other way of looking at it is there will be an 
open facility that they are vacating where hopefully we could recruit and bring in another company at some 
point in time.  



 
Paul Callighan added the following point of clarification. If this were an expansion to their existing facility, they 
would clearly meet the requirement of adding 10 additional jobs because they are adding three plus another 
eight. It's just a unique situation where they are doing a full new building, but in fact, it was attached to their 
existing facility, they would clearly have met the required 10 additional full-time jobs. 
 
Barnes noted that based on this discussion he would entertain a motion to approve this item as presented. 
Upon a motion by Bill Nicklas, seconded by Tom Matya, the motion was approved with all ayes with one 
abstention (Gary Hanson.) 
 
High Impact Project Revenue-Cost Analysis 
During DeKalb County Enterprise Zone Advisory Board discussions leading to the approval of High Impact 
Project Tax Enterprise Zone Abatements on December 19, 2019, and the April 2, 2020, Advisory Board 
Meeting, questions were raised regarding the 15-year/20-year tax abatements for High Impact Industrial and 
Knowledge-based projects. In response to these questions, it was stated that: 
- The benefits in revenue generation and job creation greatly outweighed the costs. 
- The developer and taxing bodies planned and provided for public improvements to support the development 
of the ChicagoWest Business Center area south of I-88, minimizing public costs. 
- Industrial development in DeKalb County had been flat for many years and increased industrial EAV was 
needed to better diversify the tax base required to support public services. 
- DCEDC and the developer screen out inappropriate use long before projects get to the final stages of review 
and approval. 
 
These conclusions were quantified in a High Impact Benefit/Cost Analysis Table included in today’s packet. 
- Potential property tax revenue generation could reach over $158 million over a 20-year period from all 
potential phases of current High Impact ChicagoWest Business Center projects. The amount exceeds the 
property tax revenue projected from the major industrial operations in the City of DeKalb during the 20-year 
period (3M, Target, Panduit, Goodyear, and Nestle). 
- Potential new property tax revenue realized by DeKalb CUSD #428 could reach $96 million over a 20-year 
period from all potential phases of High Impact ChicagoWest Business Center projects. 
- Infrastructure improvements are estimated to be $11,610,000, of which $3,995,000 are projected from public 
sources, including $1,495,000 from the State of Illinois and $2,500,000 from local government. 
- Potential Equalized Assessed Value (EAV) is estimated to be over $195 million from all phases of the current 
High Impact ChicagoWest Business Center development (Projects Hammer and Ventus). This amount would 
represent a 191% increase in current DeKalb County Industrial EAV. Adding this amount of Industrial EAV to 
the DeKalb County tax base would increase the Industrial EAV to 12% of the total EAV, a 250% increase from 
the 4% levels maintained for more than 30 years.  
- Job creation from current High Impact ChicagoWest Business Center projects is projected to be a minimum 
of 500 and could exceed 1,000. 
 
All taxing bodies in the DeKalb Township and Afton Township jurisdictions of the City of DeKalb unanimously 
approved municipal property abatement agreements and DeKalb County Enterprise Zone participation 
resolutions in support of the High Impact ChicagoWest Business Center projects. 
 
Strack expressed appreciation of the revenue analysis but noted that the expense side of the equation required 
consideration. In doing a simplistic analysis, he totaled the city budget of $100 million, school district $46 
million, and park district $7 million. Allocating that across the county amounted to $4,500 per person. Applied 
to 1,000 new people over 20 years will amount to $90 million If you consider state and federal budget deficits, 
that almost doubles, consuming the $158 million in new revenue. Omitted in error by transcribers, Ted Strack 
had included in his analysis DeKalb County has a budget of $100 million.  We apologize for the oversight and 
have included this correction to the updated and approved Minutes at the August 17th, 2020 “Special” Meeting. 
 
Bill Nicklas corrected some of those assumptions that skew the analysis, such as $100 million is three times 
the city’s operating budget. In addition, real estate taxes fund pensions, not operating expenses. They rely on 
sales and use taxes. Property taxes are more significant for school and special purpose units of government. 
This is only part of the consideration. As a result of Ferrara and Ventus, land transactions are increasing, 
trading at development price, not farmland prices that increase valuation and tax revenue long-term. 



Calculations and analysis would have to take that into consideration to prepare a sound analysis. Nicklas also 
noted that individual taxing bodies like the park district do not have to participate. 
 
Strack reiterated his interest in limits to duration and amount of incentives. Nicklas agreed that limits based on 
calculation are prudent and each community will have to make those judgments. What was done with the High 
Impact Amendments last Fall was needed for larger and more impactful industrial investments that would not 
be realized here without the tax incentives. They have other options and would not be here otherwise. 
 
Cindy Carpenter indicated that regarding the long-term incentives, the major concern of District 428 was how 
many students would be generated for the district to serve. This is difficult to predict. Additional EAV is very 
enticing. Their budget is $96 million with half coming from property taxes, the other half split between state and 
federal sources. 
 
Barnes commended the discussion noting that every project is different. Ventus is a huge property tax revenue 
generator with fewer employees and student potential, whereas Ferrara with significant employment potential 
may generate more students but will also increase residential development and possibly rental income and 
revenue for the community. 
 
Brian Gregory added that these high impact projects and incentives do not affect the Sycamore Park District. 
They are limited to the Interstate Commerce Market Area within 3 ½ miles of I-88, basically, DeKalb and 
Cortland. Barnes noted that Strack’s comments were more wholistic, applying to the county, to which Strack 
agreed 
 
Incentive Amendment Participation Resolutions 
Borek advised the board that Participation Resolutions addressing the Incentive Amendments approved last 
Fall will be prepared for consideration by the balance of taxing bodies not immediately affected. These 
Amendments addressed the NIU Research Park, Speculative Buildings, Significant Build Out and 
Rehabilitation and Data Centers, as well as wage escalators in line with the Illinois Minimum Wage schedule. 
 
Her being no further business, the meeting was adjourned upon motion by Tom Matya, seconded by Paul 
Callighan. The meeting adjourned at 5:03 PM (approximately). 
 
 
Respectfully given; 
 
 

 
 
Paul. Borek 
DeKalb County Enterprise Zone Administrator 


