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STATE OF ILLINOIS 
COMPTROLLER 

JUDY BAAR TOPINKA 

Name of Municipality: MORTON GROVE Reporting Fiscal Year: 

County: COOK Fiscal Year End: -----------
Unit Code: 016/365/32 

First Name: RYAN Last Name: HORNE 

2012 
12/31/2012 

-------------- --------------Address: 6101 CAPULINA AVENUE Title: VILLAGE ADMINISTRATOR 

Telephone: 847-965-4100 City: MORTON GROVE Zip: 60053 ----
E-Mail: rhome@mortongroveil.org 

I attest to the best of my knowledge, this report of the redevelopment project areas in: CityNillage 
of MORTON GROVE 

is complete and accurate at the end of this reporting Fiscal year under the Tax Increment Allocation 
Redevelopment Act (65 ILCS 5/11-74.4-3 el seq.} Or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. :::n~ho, tlpl/io/3 

Date 

Section 1 (65 ILCS 5/11-74.4-5 (d) (1.5) and 65 ILCS 5/11-74.6-22 (d (1.5 * 
~g~)W&.~ll~W~~t 1Ji?IV£:~~ ~lt~tnlJ~1lSlfi'.88.~g-s1,11.111e;~1aaC:MJJ ·1;~~-,;7· ~'.,\~!:~trt' 

Name of Redevelopment Project Area Date Designated Date Terminated 

LEHIGH FERRIS RPA 1/24/2000 
WAUKEGAN ROAD 5/9/1995 
DEMPSTER WAUKEGAN RPA 10/8/2012 

*All statutory citations refer to one of two sections of the Illinois Municipal Code: the Tax Increment Allocation 
Redevelopment Act [65 ILCS 5/11-74.4-3 et. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. 
seqJ 

.-: .. ,.·· .. :-

2012 Dempster -Waukegan 



SECTION 2 [Sections 2 through 5 must be completed for !!.9b redevelopment project area listed in Section 1.] 

Name of Redevelopment Project Area: 

Primary Use of Redevelopment Project Area•: 
If ••combination/Mixed" List Component Types: 
Under which section of the llllnois Municipal Coda was Redevelopment Project Area designated? (check one): 

Tax Increment Allocation Redevelopment Act _X Industrial Jobs Recovery Law 

No Yes 

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State 

Sales Tax Boundary? (65 ILCS 5/11-74.4·5 (d) (1) and 5/11-74.6-22 (d) (1)) 
If ves nlease enclose the amendment labeled Attachment A X 
Certification of the Chief Executive Officer of the municipality that the municipality has complied with all 

of the requirements of the Act during the preceding fiscal year. (65 ILCS 5/11-74.4·5 (d) (3) and 5/11-74.6 
22 (d) (3)1 
Please enclose the CEO Certification labeled Attachment B X 
Opinion of legal counsel that municipality is in compliance with the Act. (65 ILCS 5/11-74.4-5 (d) (4) and 

5/11-74.6-22 {d) (4)) 
Please enclose the Le~I Counsel Oclnlon labeled Attachment C X 
Were there any activities undertaken in furtherance of the objectives of · the redevelopment plan, 

including any project implemented in the preceding fiscal year and a description of the activities 

undertaken? [65 ILCS 5/11-74.4·5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A and B)] 
If yes, please enclose the Activities Statement labeled Attachment D 

X 
Were any agreements entered into by the municipality with regard to the disposition or redevelopment 

of any property within the redevelopment project area or the area within the State Sales Tax Boundary? 

(65 ILCS 5/11-74.4-5 {d} (7) (C) and 5/11-74.6-22 (d) (7) (C)) 
If ves. oleasa enclose the Aareementls\ labeled Attachment E X 
ls there additional Information on the use of all funds received under this Division and steps taken by the 

municipality to achieve the objectives of the redevelopment plan? (65 ILCS 5/11-74.4-5 (d) (7) {0) and 
5/11-74.6-22 (d) (7) (D)] 
If ves. nlease enclose the Additional Information labeled Attachment F X 
Did the municipality's TIF advisors or consultants enter into contracts with entitles or persons that have 

received or are receiving payments financed by tax increment revenues produced by the same TIF? [65 

ILCS 5/11-74.4-5 (d) (7) {E) and 5/11-74.6-22 (d) (7) (E)l 
If yes, please enclose the contract(s) or description of the contract(s) labeled Attachment G X 
Were there any reports or meeting minutes submitted to the municipality by the joint review board? {65 
ILCS 5/11-74.4-5 (d) (7) (F} and S/11-74.6-22 (d) (7) (F)] 
If ves. Dlease enclose the Joint Review Board Renort labeled Attachment H X 
Were any obligations issued by municipality? (65 ILCS 5/11-74.4-5 (d) (8) (A) and 
5/11-74.6-22 (d) (8) (A)] 
If ves. olease enclose the Official Statement labeled Attachment I X 
Was analysis prepared by a financial advisor or underwriter setting forth the nature and term of 

obligation and projected debt service including required reserves and debt coverage? (65 ILCS 5/11-74.4-
5 (d) (8} (B) and 5/11-74.6-22 (d) (8) (B}] 
If yes, please enclose the Analysis labeled Attachment J X 
Cumulatively, have deposits equal or greater than $100.000 been made into the special tax allocation 
fund? 65 ILCS 5/11-74.4-5 (d) (2) and 5/11-74.6-22 (d) (2) 
If yes, please enclose Audited financial statements of the special tax allocation fund 
labeled Attachment K X 
Cumulatively, have deposits of incremental revenue equal to or greater than $100,000 been made into 
the special tax allocation fund? (65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)) 
If yes. please enclose a certified letter statement reviewing compliance with the Act labeled 
Attachment L X 
A list of all intergovernmental agreements in effect in FY 201 0, to Which the municipality is a part. and an 
accounting of any money transferred or received by the municipality during that fiscal year pursuant to 
those intergovernmental agreements. (65 ILCS 5/11-74.4·5 (d) {10)) 
If yes, please.enclose list only of the intergovernmental agreements labeled Attachment M X 
• Types include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combination/Mixed. 

2012 Dempster· Waukegan 



SECTION 3.1 

Analysis of special tax allocation funds (refer to the attached table[ s ]). 



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

Provide an analysis of the special tax allocation fund. 

Fund Balance at Beginning of Reporting Period 

RevenuelCash Receipts Deposited in Fund During Reporting FY: 

Property Tax Increment 
State Sales Tax Increment 
Local Sales Tax Increment 
State Utility Tax Increment 
Local Utility Tax Increment 
Interest 
Land/Building Sale Proceeds 

Bond Proceeds 

Transfers from Municipal Sources 
Private Sources 
Other (identify source · if multiple other sources, attach 
schedule) 

Total Amount Deposited in Special Tax Allocation 

Fund During Reporting Period 

Cumulative Total Revenues/Cash Receipts 

Total Expenditures/Cash Disbursements (Carried forward from Section 3.2) 

Distribution of Surplus 

Total Expenditures/Disbursements 

NET INCOME/CASH RECEIPTS OVER/(UNDER) CASH DISBURSEMENTS 

FUND BALANCE, END OF REPORTING PERIOD 

I Reporting Year I Cumulative 

IS - 1 

% of Total 

$ - $ - 0% 

0% 

0% 
0% 

0% 

s - $ - 0% 

$ - 0% 

s - 0% 

0% 
0% 

s - 0% 

Is -I 
Is - 1 0%1 

Is 112,9741 

Is 112,9741 

Is (112,974)1 

Is (112,974}1 

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

2012 Dempster - Waukegan 



SECTION 3.2 

Itemized list of expenditures from special tax allocation funds . (refer to the attached table[ s]). 



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

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND 

(by category of permissible redevelopment cost, amounts e,cpended during reporting period; 

FOR AMOUNTS >$10,000 SECTION 3.2 B MUST BE COMPLETED 

Category of Pennlaslble Redevelopment Cost [65 ILCS 5111-74.4-3 (q) and 65 ILCS 5111-74.6-10 to)] 

1. Costs of studies. administration and professional services-Subsections (Q)(1) and (o) (1) 

Professional service 

Professional service - Legal 

2. Cost of marketing sites-Subsections (q){1.6) and (0)(1.6) 

3. Propeny assembly. demolition, site preparation and environmental site improvement costs. 
Subsection (q)(2). (o)(2) and (o){3) 

14, ~osts 01 renaDllnauon, reconsuucuon, repair or remoaeung ana rep1acemem or ex1sung puouc 
buildings. Subsection (q)(3) and (o)(4) 

5. Costs of construction of public works and improvements. Subsection (q)(4) and (0)(5) 
Street Improvement 

6. Costs of removing contaminants required by environmental laws or rules (0)(6) - Industrial Jobs 
Recovery TIFs ONLY 

7. c.:ost ot Job training ano retrarmng, ineluamg "weltare to wane programs suosecuon (Q>l::>), (O)lf) 

and (0)(12) 

8. Financing costs. Subsection (q} (6) and (0)(8) 

9. Approved capital costs. Subsection (q)(7) and (0)(9) 

10. Cost of Reimbursing school distrids for their increased costs caused by TIF assisted housing 
projects. Subsection (q)(7 .5} - Tax Increment Allocation Redevelopment TIFs ONLY 

11 . Relocation costs. Subsection (q)(8) and (o)(10) 

12. Payments in lieu of taxes. Subsection (q)(9) and (o)(11} 

:1J. l..OSts o, JOO 1ram1ng, reuarrung aavanceo voca11ona1 or career eauca11on prov1aea oy otner 
taxing bodies. Subsection (q)(10) and (0)(12) 

14. Costs of reimbursing private developers for interest expenses incurred on approved 
redevelopment projects. Subsection (q)(11)(A-E) and (o)(13)(A-E} 

15. Costs of construction of new housing units for low income and very low-income households. 
Subsedion (Q)(11)(F) - Tax Increment Allocation Redevelopment TIFs ONLY 

16. Cost of day care services and operational costs of day care centers. Subsection (q) (11.5) - Tax 
Increment Allocation Redevelopment TIFs ONLY 

!TOTAL ITEMIZED EXPENDITURES 

2012 

80,937 
32,037 

-

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

s 

Is 

Reporting Fiscal Year 

- ·· ·-

-

···.·~ j 

·, 
. ·· ·-· 

• - • I-., .. 7.~ 

112.974 

, · I ·.·,: 
, _.J 

. - . . 

-- ·- E 
- - :·.; 

. I 

- -- --· 
1 

! 

. - __ j 

· I 

. - •· ·· .. 1 
- ~ 

112,974 I 
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Section 3 .. 2 B 

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

The·re were no vendors, including other municipal funds, paid in excess of 
$10,000 during the current reporting period. 

Name Service 

Cohen, Salk & Huvard PC Legal Services $ 
SB Friedman & Company Consultant Services s 

2012 

Amount 

32,037.00 
75,392.85 

Dempster - Waukegan 



SECTION 3.3 

Special tax allocation fund balances ( end of reporting period). (Refer to the attached table[ s ]). 



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

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

(65 ILCS 5/11-74.4-5 (d) (5) (D) and 65 ILCS 5/11-74.6-22 (d) (5) (D)) 

FUND BALANCE, END OF REPORTING PERIOD 

1

1. Description of Debt Obligations 

Total Amount Designated for Obligations 

1

2. Description of Project Costs to be Paid 

Total Amount Designated for Project Costs 

TOTAL AMOUNT DESIGNATED 

SURPLUS*/(DEFICIT) 

I : 

I s 

Is (112,974)1 

Amount Designated 

:1~ : I 

-I s -I 

I s - 1 

Is -I 
Is (112,974}1 

* NOTE: If a surplus is calculated, the municipality may be required to repay the amount to overlapping taxing 

districts (See instructions and statutes) 

2012 
. ~ ,;.l- ~~: .. 

Dempster - Waukegan 



SECTION 4.0 

A description of all property purchased by the municipality within the redevelopment proj ect 
areas including: 

1. Street address 

2. Approximate size or description of property 

3. Purchase price 

4. Seller of property 

(refer to the attached table[ s ]). 

. -:: ...... ~ 



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

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

redevelopment project area. 

_x_ No property was acquired by the Municipality Within the Redevelopment Project Area 

Property Acquired by the Municipality Within the Redevelopment Project Area 

Property (1): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

Property (2): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

Property (3): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

Property (4): 

Street address: 

Approximate size or description of property: 

Purchase price: 

Seller of property: 

2012 Dempster - Waukegan 



SECTION 5.0 

Review of public and private investments. (refer to the attached table[ s ]). 



SECTION 5 • 65 ILCS 5/11-74.4-5 (d) (7) (G) and 65 ILCS 5/11-74.6-22 (d) (7) (G) 

Please include a brief description of each project. 

__ No Projects Were Undertaken by the Municipality Within the Redevelopment Project Area 

TOTAL: 

Private Investment Undertaken (See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 

Project 1: 

Private Investment Undertaken (See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 

Project 2: 

Private Investment Undertaken (See Instructions) 

Public Investment Undertaken 

Ratio of Private/Public Investment 

m 
Investment for 

Subsequent Fiscal Total Estimated to 
11/01/2012 to Date Year Complete Project 

$ - $ - $ 
$ - s - $ 

- -

s - $ 

$ - s 
- -

$ - $ 
$ - s 

- -

-
-

-
-

-
-

2012 Dempster - Waukegan 



2012 

Optional: Information in the following sections is not required by law, but would be helpful in evaluating the perfonnance 
of TIF in Illinois. 

SECTION 6 
Provide the base EAV (at the time of designation) and the EAV for the year reported for the redevelopment project area 

Year redevelopment 
project area was 

designated Base EAV 
Reporting Fiscal Year 

EAV 

20121 $ 30,s19, 764 I s 

List all overlapping tax districts in the redevelopment project area. 

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

_X_ The overlapping taxing districts did not receive a surplus. 

-I 

surplus D1a1r1nuted rrom redevelopment 
Overlapping Taxing District project area to overlapping districts 

$ 
$ 
$ 
s 
$ 
s 
s 
s 
$ 
$ 
$ 
$ 
s 
s . 
$ 

SECTION7 

Provide information about job creation and retention 

uescnpuonana 1ype 
Number of Jobs (Temporary or 

Number of Jobs Retained Created Pennanent) of Jobs Total Salaries Paid 

$ 
N/A N/A $ 

$ 

s 
s 
s 
$ 

SECTION 8 

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

Optional Documents Enclosed 
Legal description of redevelopment project area X 
Map of District X 

-
-
-
-
-
-
-
-
-
-
. 
-
-
-
-

-
-
-
-
-
-
-

Dempster - Waukegan 



ATTACHMENT "A" 

Amendments to the redevelopment plans, the redevelopment projects and/or area boundaries 

There were no amendments to the Redevelopment Plans or the Redevelopment Project Areas 
within the reporting Fiscal Year. 



ATTACHMENT "B" 

Mayor Certification of the municipality. 

The municipality has complied with all of the requirements of the Act during the repo1iing Fiscal 
Year. 



e . t·· y· f, ' ' . ,, . ~- ,.. ij' - . :; or ,l 011 -,_ Jro 
~ 

Finance Depa.."C"'tment 
Direct Fax 847 /663~3028 

Dempster-\Vaukegan Tax Increment Financing Redevelopment 
District 

Certificate of Con1pliance 

REPORT PERIOD: January l. 201 ~ to December 3 1. ~O 1: 

DATE OF REPORT: Septcmher :23, 2013 

In accordance with the Tax Increment Allucation Redevelopment Act or the State of Illinois (65 
I LCS 5/1 1-74 .4 ), l am submitting this ccni ficd st~11en1en1 as to the follo\,·i ng : 

I haw! re, 1iewed the audi1 pe,formcd h_, . Sikich Gardner & Co. LU' on hehu({ q( 

the Village of A1orwn CinJ\'L' as ,Fell us public records. proceedings. und 
documents regarding the Dempster-Waukegan Tax lncremu1! Financing Dis1ric1. 
Basal upon this revie\r 1 cc.>rt(/.l' the f'i/lage o( . .\iorton Gro,·c is in fi1II cumpficmce 
wilh rhe Ac!. 

Sincerely~ 

~s~J\' 
Daniel Di!'v1aria 
Village Prcsidcm 

Cc: Village Board of Trustees 

R 'T IF IZl:pon!.\2012 TIF RI.YOIU\ 20 12 t\·1~1,·or s Cc:n · Oc:n1pstc:r-\Vaukcgan TIF.doc: :,.,; 

Richard T. Flickin~cr Municipal Center 
610 l Capul i 11.1 A venue • Mnn6n C r\J\ 'C. l llinoi :--. h005 ~; 2tJ,-: ~ 

T d: (S-l-7 1 9()5--+ l 00 · -. ··, - ax: r ~~-+7 ; %S-~ I h~ 

e 

! • 



ATTACHMENT "C" 

Opinion of legal counsel. 

The municipality has complied with the Act. 



illae .o, f _qlfi t ~ o C)''lf.ior . on g:rove 

September 23, 2013 

The Honorable Daniel DiMaria. Mayor 
Village of Morion Grove 
6101 Capulina Avenue 
iv1orton Grove. IL 60053 

RE: Audit of the Financial Statements 
Fiscal Year ending December 31, 2012 

Finance Department 
Direct Fax 84 7 /663-3028 

Dcrnpster-Waukcgan Tax Increment Financing Redevelopment District 

Dear ivlayor DiMaria: 

OPINION OF CORPORATJON COUNSEL 

-----~ 

1. Teresa Hoffman Liston. Corporation Counsel for the Village of iv1orton Grove. Cook County. Illinois. \Vas the 
Corporation Counsel for the fiscal year beginning January 1. 2012. and L'.nding December 31. 20 I 2, and have 
rcvicv,1ed infonnation provided to me by the Village· s administrJtion and staff penaining to the Dcmpster­
Waukcpm Tax increment Financing Redevelopment Projtct Area. 

Based solely upon the infom1ation with \Vhich I have been provided and without making any independent 
review or im·estigation of that information. and relying on the accuracy. authenticity. and genuineness of all of 
the said infom1ation proYided~ it is my opinion that. as 10 the matters of which l am a\vare and have been 
speci fica!ly brought to my attention. the Village of i'vlorton GroYe. Cook County. IIIinois has complied with the 
rcquirt=ments of the Illinois Tax lncrement Redevelopment Allocation /\ct ( 65 lLCS 5/1 l -74.-+-1 ·t. seq. "L 

This opinion relates only lo the time period or this report and is based upon the infomrntion with which 1 have 
hecn provided by the Village's administration and staff. 

Cc: Village Board of Trustees 

R T l! . l{::pons·.20 I::: TIF REPORT 20 l::: L~gal Opiniori- Dt'.rnr,<.1::r-\\ ,rnk::gan TIF .dvc\ 

Richard T. Flickinger ;\Junicipal Ccnk·r 
()101 Capulina Avenue• l\forron Cirow. I liim,·~ 60053-.::: 98~ 

Tel: -(-847) % ~-4 100 Fa;·: (g47) %5-416.:2 



ATTACHMENT "D" 

Statement setting forth all activities undertaken in the furtherance of the objectives of the 
Redevelopment Plans, including: 

• Any project implemented during the reporting fiscal year; and 

• A description of the redevelopment activities w1dertaken. 

No project implemented or redevelopment activities were entered into by the Village in the 
reporting year. 



ATTACHMENT "E" 

Description of agreements regarding property disposition of redevelopment 

No agreements regarding prope1iy disposition or redevelopment were entered into by the Village 
in the reporting year. 



ATTACHMENT "F" 

Additional information on uses of funds related to achieving objectives of the redevelopment 
plans. 

The Village continues to apply incremental taxes to eligible TIF costs and infrastructure. 



ATTACHMENT "G" 

Information regarding contracts with TIF consultants . 

While no long term contracts or agreements regarding TIF consultants were entered into by the 
Village in the reporting year. 
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Legislative Summary 
Resolution 12-41 

AUTHORIZING A CONTRACTUAL AGREEMENT WITH S.B. FRIEDMAN AND COMPANY TO 
PERFORM A PRELIMINARY STUDY RELATING TO THE POSSIBLE CREATION OF A 

BUSINESS DEVELOPMENT DISTRICT FOR THE PRAIRIE VIEW SHOPPING PLAZA AND 
ADJACENT AREA 

Introduced: 
Synopsis: 

Purpose: 

Background: 

Programs. Departs 
or Groups Affected 
Fiscal Impact: 
Source or Funds: 
Workload Impact: 

Admin Recommend: 
Second Reading: 
Special Consider or 
Requirements: 

May 14.1012 
This resolution will auchorize a contract between the Village of Monon Grove and S.B. Friedman and 
Company to perform an eligibility study and redevelopment plan nnd assist with designated services for a 
proposed business district for that area which is commonly known as the Dempster/Waukegan Road 
Redevelopment Project Area. 
The creation of a business district will assist the Village to meet its goals 10 address blighting condiaions in 
the Dempster/Waukegan Redevelopment Project Are" and will free up revenue that will be used to suppon 
Revenue Sharing Agreements with local school districts, 
The Prairie View Shopping Center and adjacent areas have seen delerioration over the past several years. In 
2011. S.B. Friedman and Company undertook a study with the creation of D Tax Increment Financing District 
for this area ond found the area met the qualificntions for blight us required by the TaK increment Alloca1ion 
Redevelopment Act. The Corporate Authorities pursuant 10 Ordinances 12-15. 12-16. and 12-17 have or will 
approve D redevelopment plan and project area. tax increment financing. and designate the 
Dempster/Waukegan Redevelopment Project Area pursuant to the TIF Act. In order to create this TIF 
District. the Village convened a Joint Review Board consisting of representatives from local taxing bodies. 
The Joint Review Board has recommended approval of the creation of the Tlf District provided the Villa,gc 
enters into Revenue Sharing Agreements with School District 67 and School District 70. School District 67 
and School District 70 have approved in principle Revenue Sharing Agreements which would provide 
revenue 10 the school districts equal to¼% of the Local Option Municipal Sales Ta.~es collected by the 
Village within the TIF District. The creation of a business district would aUow the Village to impose and 
collect additional sales taxes in this District which wm assisl the Village in meeting its obligations under the 
contemplated Revenue Sharing Agreements. A Business Dis1rict can be established as long as it meets at 

least one factor as set fonh in the Illinois Business District Act. These factors include inadequate s1r-ee1 
layoul. deterioration of site improvements. improper subdivision or obsolete planning.. unsani1ary or unsafe: 
conditions. or dangerous conditions. Since S.B. Friedman and Company has already conducted n study of 
this area. Village staff approached S.B. Friedman for a proposal to conduct an eligibili1~· study. pn:parc a 
redevelopment plan. and assist the Villag.e in the creation nia Business District. A copy of S.B. Fricdman·s 
proposal is attached hereto as Exhibit .. A". S. B. Friedman proposes to conduct an eligibility Study of the Tl F 
District.. prepare a redevelopmem phm and project. and assist &he Village in the public approval pmcL-SS. h is 
estimated this work will take approxirmnely 60 doys for the preparation of the eUgibilily study and plan and 
approximately another 60 days for the opprovn\ process. In order for the Villnge to begin collecting 
additional sales taKes in the Districl as of January I. 20 I J. it is necessary the ordinances 10 create a Businc!is 
Oistricr be approved and filed with lhc approprinte governmental authorities on or before October 1. 20 I 1. 
S.B. Friedman's proposal for its services are approximately $21.000 which Village staff reviewed and 
deemed to be reasonable. 
Administration. Community ond Economic Development. Finance. and Legal Depanmcnts 

S21.000 
General Fund 
The Village Administrator. Director of Community and Economic Development Dircc1or. Finance Dim:1ur. 
and Corporation Counsel will assist S.B. Friedman and Company in the preparation of lhc eligibilily study 
and plan and completion of1he approval process. 
Approval as presented 
NIA 
None 

• illag.e Administrator 
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RESOLUTION 12-41 

AUTHORIZING A CONTRACTUAL AGREEMENT 
WITH S.B. FRIEDMAN AND COMPANY 

TO PERFORM A PRELIMINARY STUDY RELATING TO THE POSSIBLE CREATION 
OF A BUSINESS DEVELOPMENT DISTRICT 

FOR THE PRAIRIE VIEW SHOPPING PLAZA AND ADJACENT AREA 

WI-IEREAS. the Village of Monon Grove (Villagc) .. locnted in Cook County. Illinois. is a home 

rule unit of government under the provisions of Article 7 of the 1970 Constitution of the Stale of l1linois. 

can exercise any power and perfonn any function penaining to its government affairs. including hut not 

limited to the power to tax and incur debt: and 

WHEREAS .. the Prairie View Shopping Plaza (Center) is located at the southeast comer of 

Dempster and Waukegan Road in the Village of Morton Grove. and consists of approximately 26.5 acres 

in the Villagc·s C-1 Commercial District: and 

WHEREAS9 the Prairie View Shopping Plaza and adjacent areas have seen deterioration over the 

past several years. In 2011. S.B. Friedman and Company undertook a study for the creation of a Tax 

Increment Financing District for this area. and found the area met the qualifications for blight for the 

creation of a Tax Increment Financing District: and 

WHEREAS, the Board pursuant to Ordinance 12-15 AdoptinK and ApprrJl•ing u Tu.,: /ncreme111 

Rede,,elopmcmt Plan and Project Areu in the Vi/luge. Ordina11ce 12-16 Desi,:naling 1he 

Dempster/Waukegan Redevelopment Prt,jec:1 Areu Pursuant w the Tux Increment Allm:c,ti,m 

Rede,,efopmenl Act .. and Ordi11a11ce 12-17 Adoplinn a Tax Increment All"calicm Financinx Re.,pectinK 

tlic: DempslerlWaukcRun Rede,•,!lopmenl PrtJject Area in the I-ii/age~ and 

WHEREAS, in order to create this Tax Increment Financing Distric~ the Village established a 

Joint Review Board consisting of representatives from local taxing bodies including Elementary School 

District 67 and Elementary School District 70 .. Onkton Community College DistricL Niles Township 

High School District 219. the Morton Grove Park District. the Morton Grove Public Library. and Niles 

Township. The Joint Review Board reviewed and concurred with the findings set forth in the S.8. 

Friedman report and recommended approval of the three ordinances set forth above provided the Village 

enters into a Revenue Sharing Agreement with the elementary school districts: and 

WHEREAS, the Village and School District 67 and School District 70 have approvc.'Cl in 

principle Revenue Sharing Agreements whereby School District 6 7 and School District 70 shall rc..--ceive 
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revenue equal to one quaner percent (0.25%) of the Local Option Municipal Sales Taxes colle~ted by 

the Village within the TIF District; and 

WHEREAS. in order to provide additional funds for the payment of these Revenue Sharing 

Agreements. the Village is investigating whether it may create a Business District within the TIF 

District: and 

WHEREAS. a Business District is created pursuant to the Illinois Business District Act 65 ILCS 

5-11-74.3 which can be established so long as the area meets at least one or o combination of factors 

including the predominance of non-existent or inadequate street layout: deterioration of site 

improvements: improper subdivision or obsolete planning; unsanitary or unsafe conditions~ conditions 

that endanger life or property by fire: or other causes: and 

WHEREAS. if a Business District is established. the Village can elect by ordinance lo impose 

retail-sales taxes in one quarter percent (0.25%) increments up to one percent ( 1 %) within the District: 

said funds can be used within the District for costs allowable under the Illinois Business District Act 

and 

WHEREAS. in order to detennine whether the TIF District also meets the qualifications for a 

Business District it is necessary to undertake an additional study: and 

WHEREAS. S.B. Friedman and Company has the knowledge and expertise in preparing 

Business District Studies. and has already perf onned certain research and has knowledge of the 

proposed Business District area; and 

WHEREAS .. Village staff believes S.B. Friedman·s knowledge as to the Waukegan/Dempster 

TIF District Area will be beneficial in assessing the feasibility of the creation of a Business District for 

this area; and 

WHEREAS. S.B. Friedman has provided a proposal to conduct a preliminary study at a cost of 

approximately twenty thousand dollars ($20.000) which is attached hereto as Exhibit -A-: and 

WHEREAS. authorization is needed to direct S.B. Friedman and Company to conduct the study 

as described above. 

NOW. THEREFORE. BE IT RESOLVED BY THE PRESIDENT AND BOARD OF TRUSTEES OF 

THE VILLAGE OF MORTON GROVE. COOK COUNTY. ILLINOIS AS FOLLOWS: 

SECTION I: The Corporate Authorities do hereby incorporate the foregoing WHEREAS 

clauses into this Resolution as though fully set forth therein thereby making the findings as hereinabovc 

set forth. 



SECTION 2: The Village Pn:sidl!nl of tht.: Villagr of Morton (jro,c is hcn:hy authorized w 

execute. and the Village Ch:rk to attest to a contmcwal agreement with S.B. Friedman and Company to 

undcnakc u study related 10 tht: creation or a Busint.:ss Distri<.:t for the Prairie Vit!\\ Shopping Pla;,,.a aml 

acljaccnt propcnie~ relative to the creation of u Tu~ Increment Financing (TIF) District rm 1h~ Prairie 

View Shopping Pla7...a. but only if the owners or the Prairil.! View Shopping Plaza ugrcc in writing to 

rcimhursc the Village for the cost of this study. 

SECTION 3: The Village Administrator nnd Communit> and Economic De\'l:lopmi:nl Direc1or 

urc hcrehy authorized Lo coordinate the: implementation nf'this contrnc1 with S. B. Friedman and 

Company. 

SECTION 4: This Resolution shall be in full force and i:ffect upon its passage und uppnwal. 

PASSED this 14th doy of Mi.1y 2012. 

Trustee DiMaria 

Trustee Gom hcrg 

Trustee Cirt:ar 

Trustee tv1arcus 

Truster Thill 

Trustee Toth 

,) 

/1 

.-i ! 

/...... ~-

APPROVED hy mr: this l-+1
li day or ivlay ~011 

:\Tl'ESTED and FILED in mY o!fo.:c 
This I 5th DAY or ~fay 2012 .. 

Tony S. 1'.ali.1g1:mkos. Village C ·1i.:rk 
Village of f\ilorton Grove 
Cook County. Illinois 
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EXHIBIT "A" 

I SB Friedman 
Development Advisors 

S.B.Friedman&Company ! 221 NonhlaSalle !,1reet.Sul1e 820 ! Chicago, IL 60601 ! T (312)4,4-4250 ~ F (lt2l424-4Jfil 

May9,2012 

Mr. Ryan Home 
Village Administrator 
VIiiage of Monon Grove 
6101 Capulina Ave. 
Morton Grove, IL 60053-2902 

Re: Business District EllslbDlty Studv and Redevelopment Plan and Designation Proposal 

Dear Mr. Horne: 

S. B. Friedman & Company is pleased to present this proposal to . prepare an Eligibility Study and 
Redevelopment Plan and assist with designation services for a proposed Business District in the Village 
of Morton Grove, Illinois. This proposal letter outlines our proposed scope of services, timeframe and 
fees. 

Project Understanding 

It is our understanding that the Village of Morton Grove (Hthe Village•) is considering creating a Business 
District covering the area within the proposed Dempster/Waukegan Tax Increment Financing (TIF) 
District ('ilF District") boundary. The primary goal of the proposed Business District is to provide a 
source of funds to assist in redeveloping commercial property within the study area. The Village 
anticipates using Business District funds to construct public improvements within the area, including 
upgrading stormwater facilities, and to facilitate commercial/retail building construction. In order to 
establish the district, the Village ls seeking assistance in preparing a Business District Eligibility Studv and 
Redevelopment Project and Plan, and securing plan approval/district designation. 

Scope of SeNices 

Our proposed scope of the services for this assignment is broken down into three phases: 

1) Frame Eligibility Anaiysis 
2) Plan and Repon Preparation 
3) Public Approval Process 

Tne following outlines our spedfic scope of services for each phase. 

PHASE t: CONDUCT/FRAME ELIGIBILITY STUDY FOR THE PROPOSED BUSINESS DISTRICT 

We wlll begin this phase by confirming the study area boundary and timeframe with Village staff and 
other counsel as necessary. It is our understanding that the Village would Hite to target January 2013 as 

SB FRIEDMAN I ~OPMENT ADVISORS www.sbfriedman.com 
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Village of Morton Grove Business District Designation 

the effective date for the Business District tax increase. We will work with you to draft a Business District 
designation schedule that strives to meet your preferred timeline balanced with statutory requirements. 

There is a reasonable amount of overlap between the eligibility criteria outlined in the TIF statute and in 
the Business District statute. Since the Village contemplates having the same boundary for both the TIF 
District and the Business District, we will capitalize on the research completed for the TIF eligibility study 
to frame the rationale for establishing a Business District. 

The Business District statute notes in 65 ILCS S/11·74.3-5 ("the Act") that one or a combination of the 
following factors must be present to the extent that it "constitutes an economic or social liability, an 
economic underutilization of the area, or a menace to the public health, safety, morals, or welfare'': 

• Predominance of defective, non.existent or inadequate street layout; 
. • Unsanitary or unsafe conditions; 
• Deterioration of site improvements; 
• Improper subdivision or obsolete platting; and/or 
• Existence of conditions that endanger life or property by fire or other causes. 

We expect to designate the Business District based on the presence of site improvement deterioration 
and improper subdivision/obsolete platting. 

Using our recent field research and other analysis from the TIF eligibility study as a basis, we will review 
the presence of factors to establish eligibility on the basis of blight and/or lack of investment (including 
refreshing our analysis where needed) and document our findings into a Redevelopment Plan and 
Project. 

PHASE II: PREPARE REDEVELOPMENT PLAN & PROJECT 

Activities in the Business District are governed by a Business District Development or Redevelopment 
Plan that must indude the following items: 

• Legal and Street description of the District's boundary, including a map 
• General desuiption of proposed projects 
• Location of proposed projects 
• District name 
• Estimated project costs 
• Anticipated sources of funds to pay project costs 
• Anticipated type and term of obligations to be issued 
• Tax rate(s) to be imposed 

A series of maps of the proposed Business District will also be prepared and included in the report. 
These maps wm include community context. proposed boundary and existing land use. 

The Eligibility Study and Redevelopment Plan document will be submitted to Village staff for review, and 
any recommended changes will be incorporated. The report will be finalized and filed with the Village 
Oerk. 

SB FRIEDMAN I DEVELOPMENT ADVISORS 2 www.sbfriedman.com 
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VIilage of Morton Grove Business District Designation 

PHASE Ill: PUBLIC APPROVAL PROCESS 

The Village wUI be required to provide public notice of select meetings per the Act. We will work with 
the Village attorney and/or other special counsel to ensure appropriate noticing. 

We will attend the following meetings: the Village Board Meetings introducing the ordinance(s) to 
designate the Business District; the Public Hearing: and the district approval meeting. For efficiency 
purposes, the enclosed budget assumes the Board meeting at which the ordinance to approve the 
Business District is introduced wlll occur on the same day as the Public Hearing. If requested, we can 
attend additional meetings. 

Timeframe and Fees for Designation 

On the basis of the scope of the work outlined herein and our experience with similar projects, we 
estimate that it will take approximately 60 davs from the initiation of Phase I until we file the plan with 
the Village Clerk, and approximately 30 to 60 days for the approval process. Again, we will work with vou 
to meet specific deadlines, where possible. 

Professional fees for this service will be based on time required at the billing rates of the S. 8. Friedman 
& Company personnel assigned to the project. The scope of the engagement and our experience with 
similar services indtcate that our professional fees and expenses, including a 3% contingency, are 
estimated as follows, and are detailed in the attached budget sheet. 

Phase t: 
Phase II: 
Phase Ill: 

Ell1lbltlty Study and Memo 
Prepare Redevelopment Plan & Project 
Public Approval Process 

Total Professional fees 

General Expenses 
Contingency 1-3%) 

Totals. B. Friedman & Co. Fees & Expenses 

Other District Deshmation Expenses 
Boundary Lepl Description (If different from TIF boundary) 
Notices In Newspaper of Local Circulat fon 

TOTAlCOSTS 

$7,050 
$7,800 
$S,.100 

$19,.950 

S500 
ssso 

$21,000 

To be incurred by vmage directly 
TBD 

· $21,000 

Actual billings wm be based on time expended at the special project hourly rates that are currently as 
follows: 

President 
Practice Leader 
Senior Project Manager 
Project Manager 

SB FRiEDMAN I DEVELOPMENT ADVISORS 

S2SO 
$225 
S200 
S175 
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Wlage of Morton Grove 

Associate Project Manager 
Associate 
Research Associate 
Intern/Data Entry/Support 

$150 
$115 
SlOS 
S 75 

Business District Designation 

Travel, publications, maps, outside data, report reproduction of the final plan, and other out-of•pocket 
expenses will be billed as incurred without markup. We have not included an allowance for the cost of 
placing notices in the local newspaper or a revised boundary legal description. 

This fee estimate Is subject to revision if the engagement entails more time than estimated due to 
problems that are encountered that could not reasonably have been foreseen at the commencement of 
the engagement, or if the scope is changed. In this event, we will discuss the matter with you so that a 
mutually acceptable revision may be made. If the time spent on this engagement is substantially less 
than we have estimated, we will bill you a lesser amount. This estimate contemplates the following 
meetings: 

• Village Board Meeting: Introduction of the Ordinance Proposing the Business District 
• Village Board Meeting: Introduction of the Ordinance to Approve the Business District/ Public 

Hearing 
• Business District Ordinance Approval Meeting 

Additional meeting time and additional services beyond what has been included in the budget will be 
bflled at project hourly rates outlined above. 

Invoices will be rendered monthly as our work progresses for services and costs incurred. These 
invoices are payable within 30 days. 

If at any point the decision is made to discontinue our services, our fee will be based upon the actual 
time expended and out-of-pocket costs incurred to that date. 

The attached •umitations of Engagement" apply to this assignment. 

SB FRIEDMAN I DEVELOPMENT ADVISORS 4 www.sbfriedman.com 
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Village or Monon Grove Business District Designation 

Acceptance Procedures 

Thank you for the opportunity to submit this proposal. Please contact Steve Friedman at (312) 424-4260 
or Jewell Walton at (312) 384-2403 if you have any questions regarding our proposal. 

To authorize us to begin this assignment, please sign below and return a copy to us as our authorization 
to proceed. 

Sincerely, 

;1/;l--1. µ-_. 
Stephen 8. Friedman, AICP, CRE 
President 

·;ylill~ 
Jewell Walton, AICP 
Project Manager 

Accepted: ~ ~J~ ./}/In/ff'· 
Sig ure I' Title 

Printed Name Date 

58 FRIEDMAN I DEVELOPMENT ADVISORS . s www.sbfriedman.com 
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Village of Monon Grove Business District Designation 

LIMITATIONS OF ENGAGEMENT 

Our report will be based on estimates, assumptions and other information developed from research, 
knowledge of the industry, and meetings during which we will obtain certain information. The sources 
of information and bases of the estimates and assumptions will be stated in the report. Some 
assumptions Inevitably will not materialize, and unanticipated events and circumstances may occur; 
therefore, actual results achieved during the period covered by our analysis will necessarily vary from 
those described in our report, and the variations may be material. 

The terms of this engagement are such that we have no obligation to revise the report to reflect events 
or conditions which occur subsequent to the date of the report. These events or conditions include, 
without limitation, economic growth trends, governmental actions, changes in assessment practices, 
changes in the statute, interest rates, and other factors. However, we will be available to discuss the 
necessity for revision in view of changes in the economic or market factors affecting the proposed 
project. 

Our report will be intended solely for your information, for submission to the Village Board for purposes 
of establishing a Business District, and for use in evaluating a public-private development transaction(s) 
wtth proposed developer(s). tt should not be relied upon by any other person, firm or corporation, or 
for any other purposes. Neither the report nor its contents, nor any reference to our firm, may be 
induded or quoted in any offering circular or registration statement, appraisal, sales brochure, 
prospectus, loan, or other agreement, or document intended for use in obtaining funds from individual 
investors. 

Our services wilt not include the drafting of ordinances related to the establishment of the District or the 
adoption of Business District taxes. 

58 FRIEDMAN I DEVELOPMENT ADVISORS i www.sbfriedman.com 



ATTACHMENT "H" 

Report submitted by the Joint Review Board. 

No reports were submitted by the Joint Review Board. The Board met last on August 2, 
2012. Minutes of the meeting are attached 



1. 

MINUTES OF THE JOINT REVIEW BOARD MEETING 
DEMPSTER/WAUKEGAN ROAD TIF REDEVELOPMENT DISTRICT 

RICHARDT. FLICKINGER MUNICIPAL CENTER 
6101 CAPULINA 

MORTON GROVE, ILLINOIS 60053 
APRIL 5, 2012 

Call to Order. Pursuant to proper notice in accordance with the Open Meetings Act, the 
Dempster/Waukegan Road TIF Redevelopment District meeting was called to order at 
10:05 a.m. by Village Administrator Ryan Home. In attendance were: 

Village Administrator Pro Tern Ryan Horne 
Jewell Walton, Consultant, SB Friedman 
Morton Grove Park District Executive Director Brian Sullivan 
Paul O 'Malley, Superintendent, Niles School District 219 
Don Gelfund, Trustee, Niles Township 
Peter Falcone, Assistant to the Village Administrator 
Jim Fitton, Business Manager, Golf School District 67 
Jamie O' Reilly , Superintendent, Golf School District 67 
Trustee Shel Marcus, Village of Morton Grove 
John Said, Community & Economic Development Director 
Bruce Huvard, Special Council, TIF Project 
Dave Pump, Assistant Principal, School District 70 

Also in attendance was: 
Resident and Media Practitioner Eric Poders 

2. Confirmation of Public Member. Mr. Said stated Trustee Shel Marcus agreed to 
participate as the public member for the Dempster/Waukegan Road TIF District. 

3. Election of Todav' s Chairperson. Mr. Horne stated a chairperson needed to be elected 
for today' s meeting. A motion was made and seconded to have Mr. Brian Sullivan serve 
as chairperson. The motion passed unanimously via a voice vote. 

4. Presentation of the Overview of TIF Study and Redevelopment Plans - Jewell Walton 

a. SB Friedman has been hired to do the Eligibility Study and Redevelopment Plan 
for the Dempster/Waukegan Redevelopment Project area. The majority of the 
study area is near the intersection of Dempster and Waukegan Road. The rough 
boundaries for the study area are the Village limit to the west; to the north Prairie 
View Park including the utilities ; to the east by the forest preserve; and the south 
is the south edge of the self-storage business north line of middle lane on 
Waukegan Road. SB Friedman surveyed the area in detail , and the area does 
qualify as a blighted area under the TIF statute. There are 7 factors present from 
13 that qualified the area as blighted. There are 6 goals and objectives identified 
to redevelop the area. They include: repair/replacement /construction of 



5. 

6. 

infrastructure, rehabilitating existing properties, facilitate the renovations of 
existing buildings, facilitate assembly and site prep including cleanup, market 
sites, and provide resources for streetscaping. Without the TIF these items will 
most likely not occur. 

The proposed land use is primarily commercial and mixed uses. The proposed 
TIF has a total budget of $28.4 million for 23 years. Some of the larger 
allocations include $8 million for demolition and site prep, $7 .6 million for public 
improvements, $7 million for rehabilitation of buildings, and $4 million for 
interest costs. These items are included in the redevelopment plan and the 
Village's website. 

When working in these areas, building deterioration is not necessarily the 
reasoning behind a "blighted" area. Public infrastructure does get included. 

Mr. Bruce Huvard stated one of the objectives of using TIF money is to leverage 
the private investment. Private funds will come in and then spend considerably 
more than what the TIF budget states. This constitutes a healthy TIF project. 

The EA Vin the area has declined since 2009. The Village will work with the 
school district for a possible revenue sharing agreement. 

Mr. Huvard hopes by creating the TIF, it will bring new development and new 
tenants to existing development. The TIF starts spending money only when the 
individual projects are approved. All this can happen when a property owner sees 
a TIF then a timeline can be developed and passed along to a tenant. Mr. Horne 
stated sales taxes can be used to help pay revenue sharing agreements. 

Trustee Marcus stated the Village has been positive in working out an agreement 
with the taxing bodies. 

A question was asked if borrowing against other TIF's would be considered. Mr. 
Huvard stated it is possible under TIF to port funds; basically monies in 
contiguous TIF ' s can be spent on eligible costs. It would have to be an 
identifiable public improvement. 

Presentation of Ordinances to be Adopted bv the Village Board. The Joint Review Board 
is asked to recommend the Village Board approve three (3) ordinances. The first 
ordinance approves the redevelopment plan prepared by SB Friedman. The second 
ordinance designates the project area. The third ordinance adopts increment allocation 
financing. The earliest these ordinances would be presented to the Board would be May 
14, with a final vote of June 11, 2012. 

Consideration of Recommendations to Village Board review of findings. School District 
67 Superintendent Jamie O'Reilly stated that as the school representative sitting in this 
meeting she does not wish to make a recommendation until reviewing the information 



with her school district board for their direction. Brian Sullivan also planned to review 
this with his Board before making a recommendation. 

8. Adjournment. The next meeting date will be 10:00 a.m. , April 26, 2012, in the Richard 
T. Flickinger Municipal Center, Trustee ' s Conference Room. Mr. Huvard noted that at 
that time, the JRB will need to make a recommendation as state law requires such a 
recommendation within 30 days of the first JRB meeting. A motion was made and 
seconded and unanimously approved via a voice vote. There being no further business to 
come before this Board, a motion was made and seconded to adjourn the meeting at 
10:59 a.m., and was unanimously approved via a voice vote. 

Minutes prepared by Executive Secretary Marlene Kramaric 
Q:\TIF - Waukegan Road info - pies - etc\Waukegan Road TIFVRB 2012 mtg\4-5-12 JRB minutes 



MINUTES OF THE JOINT REVIEW BOARD MEETING 
DEMPSTER\WAUKEGAN ROAD TIF REDEVELOPMENT DISTRICT 

RICHARD T. FLICKINGER MUNICIPAL CENTER 
6101 CAPULINA 

MORTON GROVE, ILLINOIS 60053 
APRIL 26, 2012 

1. Call to Order. Pursuant to proper notice in accordance with the Open Meetings Act, the 
Dempster\ Waukegan Road TIF Redevelopment District meeting was called to order at 
10:02 a.m. by Village Administrator Ryan Horne. In attendance were: 

.., 

.) . 

4. 

Village Administrator Ryan Horne 
John Said, Community & Economic Development Director 
Tony Hofield, School District 70 
Mark Albers, Trustee, Morton Grove Library 
Jewell Walton, Consultant, SB Friedman 
Steve Friedman, Consultant, SB Friedman 

Continuation of initial Joint Review Board meeting_. Mr. Horne stated that at the April 5, 
2012, meeting it was decided to continue to April 26, 2012. Again, a motion is made to 
continue to May 3, 2012:. at 10:00 a.m. The motion was presented by Mr. Horne and 
seconded by Tony Hofield. The motion passed unanimously via a voice vote. 

Adjournment. There being no further business to come before this Board, a motion was 
made and seconded to adjourn the meeting at 10:06 a.m. , and was unanimously approved 
via a voice vote. 

Minutes prepared by Executive Secretary Marlene Kramaric 
Q \TIF - Waukegan Road info - pies - etc\Waukegan Road TIF\JRB 2012 mtg\4-26- 12 .IRB minutes-draft 
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MINUTES OF THE JOINT REVIEW BOARD MEETING 
DEMPSTER/WAUKEGAN ROAD TIF'REDEVELOPMENT DISTRICT 

RICHARD T. FLICKINGER MUNICIPAL CENTER 
6101 CAPULINA 

MORTON GROVE, ILLINOIS 60053 
MAY 3, 2012 

Pursuant to proper notice in accordance with the Open Meetings Act, the Joint Review Board of 
the Dempster/Waukegan Proposed Tax Increment Financing Redevelopment Project Area 
meeting was called to order at 10:00 a.m. by Morton Grove Park District Executive Director 
Brian Sullivan. 

Introductions were made and in attendance were: 
Jamie O'Reilly, Superintendent Golf School District 67 
Jim Fitton, Business Manager, Golf School District 67 
Bruce Huvard, Special Counsel, TIF Project 
Tony Hofeld, President, School District 70 
Jewell Walton, Consultant, SB Friedman 
Steve Friedman, Consultant, SB Friedman 
Tony Stegich, Vice President, School District 70 
Village Administrator Ryan Horne 
Brian Sullivan, Executive Director, Morton Grove Park District 
Gary Zabilka, Superintendent, School District 70 
Teresa Hoffman Liston, Corporation Counsel, Village of Morton Grove 
John Said, Director, Community & Economic Development 
Mark Albers, President, Morton Grove Library 
Paul Hally, Assistant Superintendent, Business Services, School District 219 
John Heinz, Chief Legal Officer, School District 219 

1. Continuation of Initial Joint Review Board Meeting. Special Counsel, Bruce Huvard, 
stated the purpose of this meeting was to continue to review the findings of the 
redevelopment plan and seek recommendations from the Joint Review Board. Paul 
Hally (District 219) requested a summary of the study. Steve Friedman, SB Friedman, 
then provided a brief study. He noted this area focused on the corners of the 
Dempster/Waukegan Road intersections. The TIF Project Area incorporated the Park 
District property, the vacant land adjacent to the Forest Preserve District, the AT&T 
switching station, the Prairie View Shopping Center, the Public Storage facility , the 
office building on the west side of Waukegan Road, Produce World, and Castle Honda. 
He noted the establishment of the TIF was initiated due to interest by the owners of the 
Prairie View Shopping Center to redevelop the site. They have proposed an 
approximately $50 million redevelopment which will include demolishing the center in 
two stages and rebuilding it as a hopefully mid-box retail use. It is expected 
redevelopment will increase both property values and sales taxes. Mr. Friedman stated it 
was important this area be addressed now because as a result of the 2008 economic 
meltdown, there is a lack of confidence in retail leasings on both sides. Developers are 
having a difficult time getting financing and retailers are reluctant to commit to new 



stores. In order to make this work through public incentive are needed to secure 
financing quickly and address extraordinary costs. Mr. Friedman has seen the same need 
in other shopping centers. Development of the Prairie View Shopping Center will be 
challenged financially due to MWRD standards which were imposed after the original 
buildings were completed. The standards apply any time there is any rehabilitation. Mr. 
Friedman stated it is also desirable to look to financing the new vacant Produce World 
site and the vacant land adjacent to the new Gunzo's store. At some point Castle Honda 
will either leave the Village or be forced by Honda Corporate to redevelop. It is 
anticipated the car dealership will need Village assistance to proceed; however this is not 
an immediate issue. 

I 

Mr. Friedman then reviewed the eligibility factors. In order for the area to be deemed 
blighted, five of thirteen factors must be found. In actuality, eight factors were found for 
this area including: 

Lack of overall growth in the area, 
Declining property values, 
Excessive obsolescence, 
Sites constructed below current building code standards, 
Excessive vacancies, 
Inadequate utilities, and 

, No comprehensive planning. 

The goal of the District is to incite commercial redevelopment. The TIF will be used to 
address site planning and development, site assembly, streetscape, public improvements, 
and will also look to ways to utilize the high traffic counts at the intersection that 
currently do not relate to the customers at the center. The budget for eligibility costs was 
estimated at $20 million. By law this can be increased by inflation plus 5% without a 
major amendment. All projects will be discussed annually at the Joint Review Board. 
The budget includes $7 million for public works, $7 million for rehabilitation, and $7 
million for site preparation and planning. Mr. Friedman noted funds can be moved 
between categories without amending the TIF budget. Special Counsel Bruce Huvard 
stated funds in the TIF budget would be used to leverage private investment. Mr. 
Friedman stated the hope was, always to leverage the public investment by five times. He 
noted that was not a hard or fast rule. 

A member of the Board asked questions regarding EA V growth projections. The current 
EA Vin the project area is $35 million. Based on redeveloping Prairie View and normal 
inflation, the EA V is expected to grow to $65 million over the life of the TIF. In answer 
to a question, Mr. Friedman stated the Joint Review Board does not approve TIF projects 
but gets a report every year. They will then review the annual audit and approve the 
amendments. 

District 67 Superintendent, Dr. Jamie Reilly stated since the last meeting she was pleased 
to announce the District and the Village had agreed in principal to an agreement which 
would minimize any negative impact the TIF may have on District 67. District 70 stated 




