
Tinley Park TIF Districts  



What is Tax Increment Financing (TIF)? 

 One of the most effective tools available to 
municipalities to encourage economic 
development 
 

 One of the few economic development tools 
available in Illinois 
 

 Provide municipalities additional options for 
funding needed public improvements 



What is Tax Increment Financing (TIF)? 

 Help local governments restore “blighted” 
areas or jumpstart economically sluggish 
parts of town 
 

 Help local governments attract private 
development and new businesses  

 



What is Tax Increment Financing (TIF)? 

 Help local governments make needed 
improvements such as new roads, sewers and 
water mains within the Redevelopment Project 
Area (RPA or TIF boundaries) 

 Improvements can often be done without 
additional assessment against property owners 
benefiting from the improvements 

 Allow redevelopment costs to be more 
comparable to green grass development costs - 
therefore “incenting” redevelopment to occur 



What is Tax Increment? 

 Tax increment is the difference between the 
amount of property tax revenue generated 
before a TIF district is established and the 
amount of property tax revenue generated after 
the TIF district has new development 

 Does not reduce property tax revenues 
available to other taxing bodies 

 Only property taxes generated by the 
incremental increase are available for use 
by and within the TIF 
 

 It is not a tax increase 
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How does TIF work? 



How is a TIF established? 

1) Identify an area with physical and economic deficiencies 
 

2) Prepare an Eligibility Report and Redevelopment Plan 
 

3) If necessary, prepare a Housing Study 
 

4) Hold a Public Information Meeting to discuss the proposed TIF 
 

5) Convene a Joint Review Board with representatives of 
overlapping taxing agencies 

 

6) Conduct a public hearing where residents and other 
interested parties can express their thoughts on the subject 

 

7) Village Board adopts TIF Ordinances to establish the TIF 

 



How is a TIF established? 

 No state or federal approval required 
 

 A TIF district exists for a maximum of 23 
years 

 Can be extended to 35 years but requires State 
General Assembly approval 

 Process and approvals can be very difficult 
 

 TIF districts may be terminated earlier if all 
financial obligations are paid and the 
Village Board votes to terminate the district 



How is eligibility determined? 

 Eligibility class definitions include: Blighted, 
Conservation, Combination of Blighted and 
Conservation, or Industrial Conservation 
 

 Criteria for eligibility must be distributed 
throughout the proposed Redevelopment Project 
Area (TIF boundaries) 
 

 TIF boundaries must equal or exceed 1½ acres 
 

 Must meet “but for” requirements – development 
or redevelopment would not reasonably occur 
without financial assistance and intervention by 
the municipality 



Eligibility Study 

Reviews and document criteria for eligibility 
 

Conservation   

 Land with buildings and/or improvements  

 Of 13 criteria, three must be met, AND more 
than 50% of buildings must be 35 years of age 
or older 

 

Blighted  

 Improved Land (land with buildings)  

 Vacant Land  
 

Industrial Conservation  
 



Redevelopment Plan 

Introduction and Eligibility 

 Describes the proposed TIF area and its issues   

 Redevelopment goals and objectives 

 Provides overall framework for guiding 
 decisions during implementation of the TIF plan 

 

Program Policies and Implementation  

 Outlines general activities and financing 
 techniques to achieve the redevelopment goals 
 and objectives                         



Redevelopment Plan 

  

Project Costs 

(informally referred to as the “TIF budget”) 

 Provides a maximum limit of expenditures by 
statutory categories covering the 23-year life 
of the TIF 
 

 Village is not committed to finance any or all 
of the redevelopment project costs in the 
plan 

 It is not a commitment to spend  



Housing Impact Study 

According to the TIF Act, the municipality 

must determine the need for a housing 

impact study (based on if 10 or more 

inhabited residential units are to be 

displaced) and certify if the housing impact 

eligibility criteria are not met. 

 



How is a TIF established? 

 A TIF district can only be changed after it 
has been approved by going through a 
similar public process as is required to 
establish a TIF district (see steps 4-7 listed 
earlier) 

Applies to: 

 TIF boundaries  

 Cannot be expanded or changed 

 However, Parcels can be removed by Board action 

 Redevelopment Plan and Project 

 “TIF budget” cannot be changed 



Sources for TIF Information 

• Village Website 
• Via Open Government webpage 

• http://www.tinleypark.org/index.aspx?NID=701 

• Direct link to Village TIF information 

• http://www.tinleypark.org/index.aspx?NID=737 

 

• Cook County Clerk – Tax Extension 
• http://www.cookctyclerk.com/tsd/tifs/Pages/default.aspx 

 

• Illinois State Comptroller 
• Annual TIF Reports – fiscal years 2010-2012 

• http://www.comptrollerconnect.ioc.state.il.us/Office/LocalGovt/ViewTIFReports/
SelectLocalGov.cfm 

• Annual TIF reports – fiscal years 2013 forward 
• http://warehouse.illinoiscomptroller.com/FilteredSearching.cfm?SearchType=TI

FSearch 
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Sources for TIF Information 

• Illinois Tax Increment Association 
• http://www.illinois-tif.com/ 
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Oak Park Avenue 
TIF District 



Oak Park Avenue TIF District 

• Established 1994 

 

• First tax year 1995 (taxes paid 1996) 

 

• Last (23rd) tax year 2017 (taxes paid 2018) 

 

• Cook County Tax Codes 

• Bremen Township – 13139 

• Rich Township - 32117 

 

• Village Fund number 17 (17-00-000-xxxxx) 

 

• Also known as “Convention Center TIF” 

• Also known as “TIF #1” 



Established Development 

Oak Park Avenue TIF District 





Oak Park Avenue TIF District 

• Holiday Inn 

 

• “Always Open” shopping center 

NW corner 183rd Street and Oak Park Avenue 

 

• Park Avenue Townhomes  

179th Street (west of Oak Park Avenue) 

 

• Millennium Lakes Townhomes  

Generally southwest corner of 183rd Street 

and Oak Park Avenue 

Primary (taxable) developments without TIF assistance: 
 

Holiday Inn 



• Lakeview Townhomes 

White Egret Court at 178th Street and 

Oak Park Avenue 

Partially in OPA TIF and Main Street 

South TIF; plus non-TIF property 

 
 

• LA Fitness 

 
 

• Shopping center 

183rd Street and Convention Center 

Drive 

Partial in-TIF; plus non-TIF property 

Oak Park Avenue TIF District 
Primary (taxable) developments without TIF assistance (cont’d) 

 

Lakeview Townhomes 

LA Fitness 



• “Gambone’s” parking lot 

 Southwest corner of 179th Street and Oak Park 

Avenue 

 $47,000 TIF assistance 
 

• Cornerstone Center 

Northeast corner 183rd Street and Harlem Avenue 

 $406,000 TIF assistance 
 

• Tinley Pointe mixed use development  

North side of 183rd Street at Convention Center 

Drive 

 $367,603 TIF assistance 
 

• “Always Open” shopping center redevelopment 

Northwest corner 183rd Street and Oak Park Avenue 

 $35,000 façade incentive TIF assistance 
 

Oak Park Avenue TIF District 
Primary (taxable) developments with TIF assistance: 

Cornerstone Center 

Tinley Pointe 



• Tinley Park Convention 

Center 
 

• Central Middle School  

partially within-TIF 

Oak Park Avenue TIF District 
Non-taxable developments: 

Central Middle School 

Tinley Park Convention Center 



• Condominium building 

• Oak Park Avenue 

• south of 179th Street 

Oak Park Avenue TIF District 
Halo Projects –  

Private Investment Projects outside of TIF 

but occurring nearby (No TIF funds involved) 



Tinley Park 

Convention Center 
 
 

• Original 
• Addition 
• Total 

 
 

64,000 s.f. 
60,000 s.f. 

124,000 s.f. 

Oak Park Avenue TIF District 

Associatio
n 

8% 

Corporate 
49% 

Governme
nt 
1% 

SMERF 
25% 

Sports 
Group 

3% 

Consumer 
Show 

5% 

Trade 
Show 

2% 

Wedding 
7% 



Oak Park Avenue TIF District 

Convention Center is beneficial to local hotels – high occupancy = hotel taxes 



Potential Development Opportunities 

1 

2 

1 4.78 Acres 183rd St. & Convention Center Dr. 

Oak Park Avenue TIF District 



Potential Development Opportunities 

1 

2 

2  3.46 Acres 

179th  St. & Oak Park Ave. 

Union Square 

 

• 17 total units 

• 4 structures 

• Approved by the 

Plan 

Commission in 

Fall 2015 

Oak Park Avenue TIF District 



Oak Park Avenue Complete Streets improvements supported by TIF 

Oak Park Avenue TIF District 



TIF Equalized Assessed Valuation 

1994 – 2014 

(in millions) 
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Oak Park Avenue TIF District 



Gross Expected Incremental Tax Revenue 

1995 – 2014 

(in millions) 
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Oak Park Avenue TIF District 



Change in Equalized Assessed Value 

1994 – 2014 

Oak Park Avenue TIF District 

Increment 

94% 

Base 

6% 



 

TIF Incremental Revenues: 
 

 Currently produces  more than $4.7 million in incremental tax 

revenue annually 

 

 Produced more than $50.7 million cumulatively (21 years) 

 
 
 

TIF incentive payments supporting private 

developments:  

 

 Cumulatively less than $1.4 million in assistance paid 

 

 Represents 2.7% of cumulative revenues 

Oak Park Avenue TIF District 



Main Street North 
TIF District 



Main Street North TIF District 

• Established 2003 

 

• First tax year 2004 (taxes paid 2005) 

 

• Last (23rd) tax year 2026 (taxes paid 2027) 

 

• Cook County Tax Codes 

• Bremen Township – 13155 

 

• Village Fund number 18 (18-00-000-xxxxx) 

 

• Also known as “TIF #2” 



Main Street North TIF District 

Old Tinley Park Arms (PASS) 

Springfort Hall 





Main Street North TIF District 

 Amazing Smiles dental office and 

apartment remodel 
 

 Egg Headz Café (former 

Wheatfield/Walgreen’s site) 
 

 Fulton House remodel/enhancement 

(currently Gigi’s Playhouse) 
 

 Hope Montessori School 

expansion/remodel 
 

 Siam Marina restaurant remodel 
 

 Liberty Supply mixed use 

expansion/remodel 

Primary (taxable) developments without TIF assistance: 

Amazing Smiles 

Egg Headz Cafe 



 “Old Tinley Park Arms” mixed use 

development (P.A.S.S.) 

$150,000 TIF assistance 

 

 Springfort Hall mixed-use 

development 

$250,000 TIF assistance 

 

 “Elmore Plaza” public parking lot – 

west of shopping center 

~$159,000 cost 

 

Primary (taxable) developments with TIF assistance: 

Main Street North TIF District 

Old Tinley Park Arms (PASS) 

Springfort Hall 



 Remodel former Jewel/video 

store at 16948 S. Oak Park 

Avenue 

Multi-tenant mixed use 

No TIF assistance 

 

Proposed/pending: 

Main Street North TIF District 

Former video store/Jewel grocery store 



 Improvement/reconstruction of 171st 

Street and Oak Park Avenue intersection 

(add southbound right turn lane) 

 

 Construction of new Bertrand H. Fulton 

elementary school 

No TIF Funds expended 

 

 New vehicular bridge over Midlothian 

Creek – Forest Glen Drive 

No TIF Funds expended 

 

 Midlothian Creek Pedestrian Bridge 

Main Street North TIF District 
Non-taxable developments: 

Midlothian Creek Pedestrian Bridge 

Bertrand H. Fulton School 



 Parkside home 

expansions/remodeling 

Main Street North TIF District 
Halo Projects –  

Private Investment Projects outside of TIF 

but occurring nearby  (No TIF funds involved) 



Development Activity 

Siam Marina Restaurant 
- Building & Site Improvements 

3 

2 

2 

1 

1 

Liberty Supply (Old Tinley Glass Site) 
- Building & Site Improvements 

Elmore Plaza 
- Conceptual Improvements 

3 

Main Street 

North 

TIF District 



Siam Marina 
 

• Building Improvements 

• Parking & Landscaping 

Improvements 

Main Street 

North 

TIF District 



Liberty Supply 
 

 

• Building Expansion 

• Removing Front Parking 

• Landscaping Improvements 
BEFORE 

AFTER (looking north) AFTER (looking south) 

Main Street 

North 

TIF District 



Elmore Plaza - Concept 
 

• Concept of possible Improvements 

• Addition of second floor apartments 

and façade enhancement 

• Would change tax classification and 

reduce property tax assessment 

• No action.  Owners have been 

reluctant to invest in the property 

Main Street North TIF District Main Street North TIF District 



TIF Equalized Assessed Valuation 

2001 – 2014 
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Gross Expected Incremental Tax Revenue 

2002 – 2014 
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Main Street North TIF District 



Change in Equalized Assessed Value 

2001 – 2014 

Base

63% Increment

37%

Main Street North TIF District 



TIF Incremental Revenues: 

 

• Currently produces nearly $367,000  in incremental tax revenue 

annually 

 

• Produced nearly $4.9 million cumulatively (12 years) 

 

 

TIF incentive payments supporting private developments:  

 

• Cumulatively $559,000 in assistance paid 

 

• Represents 11.4% of cumulative revenues 

Main Street North TIF District 



Main Street South 
TIF District 



Main Street South TIF District 
• Established 2003 

• Expanded 2005 

 

• First tax year 2004 (taxes paid 2005) 

 

• Last (23rd) tax year 2026 (taxes paid 2027) 

 

• Cook County Tax Codes 

• Bremen Township – 13156 

 

• Village Fund number 19 (19-00-000-xxxxx) 

 

• Also known as “Expanded Main Street South TIF” 

• Also known as “Downtown TIF” 

• Also known as “TIF #3” 



Potential Developments 
 
1. Former Central Middle School Site 

2. South Street  

3. North Street 

4. Legacy Pond 

 

Established Development 

Main Street South TIF District 





Main Street South TIF District 

 Bettenhausen Motor Sales expansion 

(Fiat/Alfa-Romero) 

 Improvements hit tax rolls after creation of TIF 
 

 Lakeview Townhomes (White Egret Court  

at 178th Street and Oak Park Avenue) 

 Part in OPA TIF and Main Street South TIF 
 

 Citibank façade/landscape improvements 
 

 Oak Park Center redevelopment and 

improvement  

 Former P&R Auto Parts 
 

 Bailey’s Restaurant and Bar improvement 

and redevelopment  

 Former Jim’s Inn 

Primary (taxable) developments without TIF assistance: 

Citibank 

Bailey’s Restaurant & Bar 



Main Street South TIF District 

• Boulevard at Central Station 

South Street 

TIF assistance requested 

 

 

Pending/proposed: 



Main Street South TIF District 

• Oak Park Avenue train station 

 

• Zabrocki Plaza 

 

• Carl Vogt Building Plaza 

Non-taxable developments: 

Oak Park Avenue Train Station 

Carl Vogt Building Plaza 



Former Central Middle School Site 

Main Street South TIF District 



South Street 

Main Street South TIF 



Legacy Pond 

Main Street South TIF District 



TIF Equalized Assessed Valuation 

2001 – 2014 
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Gross Expected Incremental Tax Revenue 

2003 – 2014 
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Main Street South TIF District 



Change in Equalized Assessed Value 

2001 – 2014 

Base

98%

Increment

2%

Main Street South TIF District 



TIF Incremental Revenues: 
 

• Currently produces more than $37,000  in incremental tax revenue 

annually 

 

• Produced nearly $5.5 million cumulatively (12 years) 

 

 

TIF incentive payments supporting private 

developments:  

 

• Cumulatively NO ($0) TIF assistance paid 

 

Main Street South TIF District 



Mental Health Center Property 
TIF District 



Mental Health Center TIF District 

• Established 2015 

 

• First tax year expected 2016 (taxes paid 2017) 

 

• Last (23rd) tax year 2038 (taxes paid 2039) 

 

• Cook County Tax Codes 

• Bremen Township – 13185 

• Orland Township - 28092 

 

• Village Fund number 20 (20-00-000-xxxxx) 

 

• Also known as “State Campus TIF” 

• Also known as “TIF #4” 





Mental Health Center TIF District 

Primary (taxable) developments 

since inception include: 
 

• Porter Place – Anthem Memory Care, 

17833 S. Harlem Avenue 

66 suites;  

 future expansion to 82 suites 



Mental Health Center TIF District 

Pending/proposed and 

Development opportunities: 
 

• Master Planning for redevelopment of 

the 280-acre Mental Health Center 

property in process 

• Sites along east side of Harlem Ave 

• Sites along north side of 179th St 

• Sites along Sayre Ave 

• Site on west side of Oak Park Ave 

• Sites on Duvan Dr 

 

Maple Hall – built 1967 

Spruce Hall – built 1965 



Mental Health Center TIF District 

Future public improvement projects planned 
 

• Reconstruction of 179th Street from rural profile (gravel/grass 

shoulder and roadside stormwater ditch) to urban profile (storm 

sewer and curb and gutter) 

 

• Burial of overhead utility wires along 179th Street and Harlem 

Avenue 

 



TIF Incremental Revenues: 

 

• No incremental revenue received yet 

 

 

TIF incentive payments supporting private developments:  

 

• Cumulatively NO ($0) TIF assistance paid 

 

Mental Health Center TIF District 



Proposed Legacy TIF District 



Proposed Legacy TIF District 
• Expected Approval 2016 

 

• First tax year expected 2017 (taxes paid 2018) 

 

• Last (23rd) tax year 2039 (taxes paid 2040) 

 

• Cook County Tax Codes 

• Bremen Township – 131xx (to be determined) 
 

• Village Fund number 16 (16-00-000-xxxxx) 
 

• Also known as “Panduit TIF” 
• Panduit refers to their original Ridgeland Avenue location 

as their “Legacy Site.” This TIF’s name is derived from this 

reference as the expected primary redevelopment area. 

• Also known as “TIF #5” 



Map of Redevelopment Project Area 



General Location 

 Approximate Boundaries 

 North –  Oak Forest Ave and a portion of railroad ROW 

 South –  175th Place, 176th St, 177th  St  

 East –  Village limits (east of Tinley Park HS) 

 West – 66th Court, 67th Avenue, 67th Court 

 

 Contains approximately 217 acres 

 

 Residential, industrial, institutional, commercial, 
railroad uses, and rights-of-way 

 



Conservation Area 

• Improved Land - 13 qualifying criteria: At least three must be 
met and more than 50% of buildings over 35 years of age   

 

• 5 eligibility criteria are met 

1. Obsolescence 

2. Deterioration 

3. Inadequate Utilities 

4. Lack of Community Planning 

5. Lagging EAV 

 Age requirement met 

 212 of 250 structures are over 35 years of age (85%) 

Proposed  Legacy TIF Qualifications 



 Lagging EAV 

 Property values have decreased nearly 42% over past 5 
years 

 (2009 to 2014) 

 

 Rate of decline in EAV is greater than any other Tinley Park 
TIF area 

 

 Rate of decline in EAV is greater than Tinley Park village-
wide 

Proposed Legacy TIF Qualifications 



Redevelopment Project Area (TIF boundaries) lacks a 
stormwater management system 

 Area developed prior to stormwater management standards 

 Limited existence of storm sewers or detention 
infrastructure in the area 

Existing water mains and sanitary sewers are aging 

 Undersized to support industrial activities 

 May be undersized to support redevelopment 

 Infiltration/Inflow of stormwater into sanitary sewers must 
be eliminated under MWRD regulations 

Proposed Legacy TIF Qualifications 



Housing Impact Study 

According to the TIF Act, the municipality must determine the 

need for a housing impact study, based on if 10 or more 

inhabited residential units are to be displaced, and certify if 

the above criteria are not met. 

 

The Village of Tinley Park certifies that:   

1) There are more than 75 inhabited residential units in the 

Redevelopment Project Area.  

2) This Redevelopment Plan and Redevelopment Project will 

not result in the displacement of residents from ten (10) or 

more inhabited residential units.  

3) A housing impact study is not required. 



TIF Redevelopment Plan Goals 

The following two pages summarize the 

goals of the proposed Legacy TIF as 

outlined in the Redevelopment Plan and 

Project document. 



TIF Redevelopment Plan Goals 

1. An improved quality of life in the Redevelopment 

Project Area and the Village. 
 

2. An environment within the Redevelopment Project 

Area that will contribute more positively to the 

health, safety and general welfare of the Village and 

preserve or enhance the value of properties in and 

adjacent to Redevelopment Project Area. 
 

3. An increased property tax base for all local 

governments having jurisdiction overlapping the 

Redevelopment Project Area. 



TIF Redevelopment Plan Goals 

4. A strengthened economy of the Village and the 

larger community. 
 

5. A stabilized business area for the Village. 
 

6. An improved physical condition of the 

Redevelopment Project Area and the Village. 

7. Sound economic development within the 

Redevelopment Project Area that is consistent with 

the comprehensive plan for the development of the 

Village as a whole. 



TIF Redevelopment Plan Objectives 

The following three pages summarize the 

objectives of the proposed Legacy TIF as 

outlined in the Redevelopment Plan and 

Project document. 



TIF Redevelopment Plan Objectives 

1. Reduce or eliminate those conditions that are leading to or 

causing blight. 
 

2. Encourage a high-quality appearance of buildings, rights-of-

way and open spaces, and encourage high standards of 

design. 
 

3. Strengthen the economic well-being of the Redevelopment 

Project Area and the Village by increasing business activity, 

tax base and job opportunities. 
 

4. Assemble land into parcels of sufficient shape and size for 

disposition and redevelopment in accordance with this 

Redevelopment Plan and contemporary development needs 

and standards. 



TIF Redevelopment Plan Objectives 

5. Stimulate private investment in appropriate new construction and 

redevelopment. 
 

6. Provide needed public improvements or facilities in proper 

relationship to the projected demand for such facilities and in 

accordance with present-day design standards for such facilities. 
 

7. Provide needed incentives to encourage a broad range of 

improvements. 
 

8. Provide for the clean-up of hazardous waste, hazardous 

substances or underground storage tanks required by State or 

federal law where these are a material impediment to the 

development or redevelopment of the Redevelopment Project 

Area. 

 



TIF Redevelopment Plan Objectives 
 

9. Address any flooding or stormwater management 

problems that may develop as a result of redevelopment. 
 

10. Improve the visual attractiveness of the Village through 

landscaping and coordination of design in the 

Redevelopment Project Area. 
 

11. Enhance the sustainability of the community by 

improving its stature as a desirable place to live and 

work. 
 

12. Improve opportunities for residential, industrial and 

commercial development and redevelopment. 



TIF Redevelopment Plan Goals 

 There is no planned displacement of any existing 
residential units 

 There is no planned change to institutional uses 
(church and school properties) 

 Existing office/restricted industrial zoned properties 
may be converted to residential zoning 



TIF Redevelopment Plan Goals 

A major goal is to use tax increment to pay for 
infrastructure improvements potentially including: 
 

• Stormwater management improvements 

Installation and rehabilitation of storm sewers 

Construction of detention facilities 

• Water main replacement 

• Sanitary sewer rehabilitation and replacement 

• Roadway improvements 

• Sidewalk improvements and elimination of sidewalk 
gaps 

• Street lighting installation and upgrades (LED) 

• Traffic control improvements 

• Public landscaping enhancements 



TIF Redevelopment Plan 
Impacts to Other Taxing Districts 

The next three pages summarizes the projected 

impacts of anticipated redevelopment activities 

on the taxing bodies that overlap the TIF 

Redevelopment Project Area (TIF boundaries).  

These impacts are referenced in the 

Redevelopment Plan and Project document. 

 



TIF Redevelopment Plan 
Impacts to Other Taxing Districts 

Expected minimal impact, minimal increase in demand for 
services, or minimal negative financial impact 

 Cook County 

 Forest Preserve District of Cook County 

 Consolidated Elections 

 Bremen Township 

 South Cook County Mosquito Abatement District 

 

Possible increase in demand due to redevelopment 
 Metropolitan Water Reclamation District of Greater Chicago 

(MWRD) 

 



TIF Redevelopment Plan 
Impacts to Other Taxing Districts 

Possible increase in demand for services – Capital 
projects resulting from activities in the Redevelopment 
Project Area (TIF boundaries) may be supported by TIF 
funds 

Village of Tinley Park 

Tinley Park Public Library 

Tinley Park Park District 

 

Possible increase in demand for services – Job training 
activities may be supported by TIF Funds 

South Suburban Community College 



TIF Redevelopment Plan 
Impacts to Other Taxing Districts 

 Possible increase in demand for services  

 Capital projects resulting from activities in the Redevelopment 

Project Area (TIF boundaries) may be supported by TIF funds. 

  

 If additional students result from TIF supported 

redevelopment, Per Pupil reimbursement funds are 

available. 
 

 Community Consolidated School District 146 

 Bremen Community High School District 228 

 

 



Possible Redevelopment Areas 



Possible Redevelopment Areas 

Property East of Ridgeland Avenue is not ideally suited 
for office/commercial/industrial uses by today’s 
standards 

 

 Current utilities cannot support significant manufacturing 
activities. (Utility limitations were a factor in manufacturing 
activities being relocated/moved from site.) 

 Roadway limitations for truck traffic 

 Inconvenient access to truck routes and expressways 

 Cook County property tax structure generally unfavorable to 
office/commercial/industrial uses.  These uses are 
assessed 2.5 times greater than residential properties for 
tax purposes. 

 Geographic proximity to available Will County sites with 
lower property taxes 

 No similar types of office/commercial/industrial uses in close 
proximity – no synergy from neighbors 

 Site is landlocked – surrounded by developed residential 
neighborhoods and public Forest Preserves 



Possible Redevelopment Areas 

Former Panduit headquarters and manufacturing 

facility is difficult to adapt to new uses 

 Existing structure consists of at least 20 additions 

constructed over nearly a 50 year period 

 Building is 757,000 square feet and difficult to 

market due to its size 

 Building is not easily subdivided for multiple 

tenant use or related access 

 The site has been marketed.  No interest has 

been shown for adaptation of facility to new uses 



Stormwater Public Improvements 



Regional Detention Pond 

 Pond is not dependent on creation of proposed TIF 

 Pond is required to support downtown redevelopment 

sites 

 Panduit has offered to donate the pond site 

 Village has funds budgeted for pond construction 

 Pond will also support redevelopment of the Panduit site 

 Pond can also support stormwater improvements serving 

residential areas included in proposed TIF 

 Creation of proposed TIF provides Village additional 

options for funding improvements within the proposed 

TIF without requiring Special Assessments against 

property owners 



TIF Incremental Revenues: 
 

 Projected incremental taxes expected to be produced over the 23-

year life of the proposed TIF are estimated at $41.8 million 

cumulatively. 

 

 The availability of incremental tax revenues will be a primary 

limitation/governor on the redevelopment projects and 

improvements that can be undertaken using TIF funds. 

Projected Legacy TIF District 



Panduit Corporation 

 Largest employer in Tinley Park 

• Significant halo effect from both corporate and 

employee spending within the community 

 

 Second largest property taxpayer based on EAV 



Panduit Corporation 

 



Panduit Corporation 

 



Sample Tax Bill 

• The following is an example of a 2015 

Cook County property tax bill for a 

property within a TIF District. 

• Highlights (red box) added include: 

– Identification of the Tax Code for the TIF 

– Estimated share of the total tax bill amount 

that will go to the TIF 

• Note: The percentage is actually the prior year 

(2014) percentage share and not the actual share 

for the current tax year taxes (2015). 





Example Annual Comptroller TIF Report 

• The following is the Comptroller’s Annual 

TIF Report for the Oak Park Avenue TIF 

District covering the fiscal year ended April 

30, 2015 

• A “slide” in front of each section of the 

report will provide more information about 

what is being presented 



Example Annual Comptroller TIF Report 

• The Annual Comptroller TIF Report 

– To be completed by 180 days after close of the fiscal 

year (can request extension) 

– Copies are provided in electronic (PDF) form to 

• All overlapping taxing bodies 

• State Comptroller 

– Must be distributed prior to the annual Joint Review 

Board meeting 

• A meeting of all the overlapping taxing bodies to provide 

updates regarding the TIF district 

– Included in Village Open Government transparency 

disclosures via its website 



Example Annual Comptroller TIF Report 

• The first page provides basic information 

about the TIF including 

– Location of the TIF (County) 

– Fiscal year of the report 

– TIF Administrator contact information 

– Section 1 provides information about the TIF 

• Official name of the TIF 

• When TIF was created 

• When the TIF will end 





Example Annual Comptroller TIF Report 

• Section 2 contains  

– Summary of type of TIF 

– A checklist  

• This checklist also serves as an index to other 

document attachments that are included in the 

annual report 





Example Annual Comptroller TIF Report 

• Section 3.1 contains  

– “Checkbook” summary for the fiscal year 

• Beginning balance 

• Plus receipts (and reference to cumulative 

revenues over the life of the TIF) 

• Less expenditures (carried from Section 3.2) 

• Ending balance 

• Identify potential surplus (carried from Section 3.3) 

– A negative number (deficit) is okay during the life of the 

TIF.  If authorized, a surplus could be paid to the other 

taxing bodies overlapping the TIF area. 





Example Annual Comptroller TIF Report 

• Section 3.2A contains  

– Details of expenditures for the fiscal year 

• Expenditures are broken down into the 16 

allowable expenditure categories under the TIF 

statutes 

– Total of this detail carries over to the 

summary in Section 3.1 









Example Annual Comptroller TIF Report 

• Section 3.2B contains 

– Details of anyone who was paid $10,000 or 

more during the fiscal year 

• Who was paid 

• Purpose of the payment(s) 

• Total amount paid 





Example Annual Comptroller TIF Report 

• Section 3.3  
• “Breakdown of the Balance in the Special Tax Allocation 

Fund At the End of the Reporting Period” 

– Required to be completed if the year end Fund 

Balance computed under Section 3.1 is positive. 

– Identifies existing and potential future 

commitments against the Fund Balance 

– Used to determine if a Surplus exists that may 

require a payment to overlapping taxing bodies. 

– A negative number (deficit) is okay during the life 

of the TIF. 

– Surplus calculation carries over to Section 3.1 

 





Example Annual Comptroller TIF Report 

• Section 4 contains 

– Details of any property (real estate) 

purchased by the municipality (Tinley Park) 

within the TIF boundaries during the fiscal 

year.   

– Completed as necessary.  Often will be blank. 

• Address/where property is located 

• Approximate size of the property 

• Total amount paid 

• Who sold the property to the Village (previous 

owner) 





Example Annual Comptroller TIF Report 

• Section 5 contains 
– A financial summary of the projects undertaken within 

the TIF boundaries 

• Project identification 

• Amounts of Private and Public investment for 

project 

– Total amount paid from November 1999 (when TIF 

reporting was first required) to end of fiscal year 

– Estimate of what will be spend in the next fiscal year 

– Estimate of the total project costs through completion 

• Calculates a ratio of Private to Public investments 

for each project and a summary total of all projects 
(the higher the ratio, Private investment is greater than the 

Public/TIF spending.  Ideally should be a positive figure.) 







Example Annual Comptroller TIF Report 

• Sections 6 7 and 8 contains optional 

information about the TIF district and 

activity 

– Section 6 

• Equalized Assessed Value (EAV) 

– Base EAV (Frozen base value) 

– Most recent EAV available for the fiscal year 

• Detail of any distributions of surplus to other taxing 

bodies overlapping the TIF boundaries 



Example Annual Comptroller TIF Report 

• Sections 6 7 and 8  

• contains optional information about the TIF 

– Section 7 

• Information about job creation 

– Optional - If gathered and available 

– Section 8 

• General description of TIF boundaries 

• Detailed legal description 

• Map of TIF boundaries 

– Latter two items have been supplied with the initial TIF report 

filed for a TIF district and are not repeated in subsequent TIF 

reports 

– This information is available with the Open Government 

information the Village provides for each TIF on its website. 





Example Annual Comptroller TIF Report 

• Attachment B 

• Certification of the Chief Executive Officer 

– Attests to the municipality’s compliance with 

the TIF statutes 





Example Annual Comptroller TIF Report 

• Attachment C 

• Certification of legal counsel 

– Attests to the municipality’s compliance with 

the TIF statutes 





Example Annual Comptroller TIF Report 

• Attachment D 

• Statement of Activities 

– Provides a narrative description of activities 

taking place within the TIF 

– Each project is referenced in relation to the 

project number found in the Section 5 project 

financial summary 















Example Annual Comptroller TIF Report 

• Attachment H 

• Copies of minutes of Joint Review Board 

meetings held during the fiscal year 









Example Annual Comptroller TIF Report 

• Attachment K and L 

– Attachment K – Audit Report 

• A separate financial audit report is required to be 

prepared as part of the Annual Comptroller TIF 

Report every fiscal year once TIF revenues have 

cumulatively been greater than $100,000 

• Separate financial information for each TIF also is 

found in the Village’s Comprehensive Annual 

Financial Report (CAFR) 













Example Annual Comptroller TIF Report 

• Attachment K and L 

– Attachment L – Compliance Report 

• When TIF revenues have exceeded $100,000 

cumulatively, the auditors must provide an 

attestation of compliance with the TIF statutes to 

be included in the Annual Comptroller TIF Report 

• See also the certifications included as part of the 

Annual Comptroller TIF Report 

– Attachment B 

– Attachment C 





Example Annual Comptroller TIF Report 

• Attachment M 

• A list of all intergovernmental agreements 

in effect related to the TIF district, 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. 




