


SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed in Section 1.]
FY 2021
Name of Redevelopment Project Area (below): 

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:

Tax Increment Allocation Redevelopment Act    
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 yes, please 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)]
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 Legal Counsel Opinion (labeled Attachment C). x

Statement setting forth all activities undertaken in furtherance of the objectives of the redevelopment plan, including any project 
implemented and a description of the redevelopment activities. [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 (labled 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 yes, please enclose the Agreement(s) (labeled Attachment E).

x

Is 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) (D) and 5/11-74.6-22 (d) (7) (D)]
If yes, please enclose the Additional Information (labeled Attachment F).

x

Did the municipality's TIF advisors or consultants enter into contracts with entities 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)]
If yes, please enclose the contract(s) or description of the contract(s) (labeled Attachment G).

x

Were there any reports submitted to  the municipality by  the joint review board? [65 ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6-22 
(d) (7) (F)]
If yes, please enclose the Joint Review Board Report (labeled Attachment H).

x

Were any obligations issued by the municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A) and 
5/11-74.6-22 (d) (8) (A)]
If yes, please enclose any Official Statement (labeled Attachment I). If Attachment I is answered yes, then the Analysis 
must be attached and (labeled Attachment J).

x

An 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 attachment I is yes, then Analysis MUST be attached and (labeled Attachment J).

x

Has a cumulative of $100,000 of TIF revenue been deposited 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 taxes 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, the audit report shall contain a letter from the independent certified public accountant indicating compliance or 
noncompliance with the requirements of subsection (q) of Section 11-74.4-3 (labeled Attachment L).

x

A list of all intergovernmental agreements in effect  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 the list only, not actual agreements (labeled Attachment M).

x

Please utilize the information below to properly label the Attachments. 

North York Street (Elmhurst TIF 4)

x
______

* Types include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combination/Mixed.

Under which section of the Illinois Municipal Code was Redevelopment Project Area designated? (check one):



FY 2021

Special Tax Allocation Fund Balance at Beginning of Reporting Period 1,899,600$        

SOURCE of Revenue/Cash Receipts:

 Revenue/Cash 
Receipts for 

Current 
Reporting Year 

 Cumulative 
Totals of 

Revenue/Cash 
Receipts for life 

of TIF % of Total
Property Tax Increment 1,606,842$        6,298,706$       43%
State Sales Tax Increment -$                      0%
Local Sales Tax Increment -$                      0%
State Utility Tax Increment -$                      0%
Local Utility Tax Increment -$                      0%
Interest 654$                  32,904$            0%
Land/Building Sale Proceeds 1,664,901$       11%
Bond Proceeds 5,000,000$       34%
Transfers from Municipal Sources -$                      0%
Private Sources -$                      0%

1,556,588$       11%

All Amount Deposited in Special Tax Allocation Fund 1,607,496$        

Cumulative Total Revenues/Cash Receipts 14,553,099$     100%

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

1,873,611$        

Transfers to Municipal Sources -$                   
Distribution of Surplus

Total Expenditures/Disbursements 1,873,611$        

Net/Income/Cash Receipts Over/(Under) Cash Disbursements (266,115)$          
 
Previous Year Adjustment (Explain Below) -$                       

.
FUND BALANCE, END OF REPORTING PERIOD* 1,633,485$        
  * If there is a positive fund balance at the end of the reporting period, you must complete Section 3.3

Previous Year Explanation: 

SECTION 3.1 - (65 ILCS 5/11-74.4-5 (d)(5)(a)(b)(d)) and (65 ILCS 5/11-74.6-22 (d) (5)(a)(b)(d))
Provide an analysis of the special tax allocation fund.

North York Street (Elmhurst TIF 4)



FY 2021

TIF NAME:  

Amounts Reporting Fiscal Year

Contractual Services - Professional and Consultant Fees                                9,028 
Other Expenses (includes SSA payments)                              44,705 

53,733$                                
2. Annual administrative cost.

-$                                          
3. Cost of marketing sites.

-$                                          

-$                                          

Retail Business Improvements                              14,000 

14,000$                                

Public Improvements                            275,743 

275,743$                              

1. Cost of studies, surveys, development of plans, and specifications. Implementation and administration 
of the redevelopment plan, staff and professional service cost.

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

Category of Permissible Redevelopment Cost [65 ILCS 5/11-74.4-3 (q) and 65 ILCS 5/11-74.6-10 (o)]

PAGE 1

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND 
(by category of permissible redevelopment project costs )

North York Street (Elmhurst TIF 4)

4. Property assembly cost and site preparation costs.

5. Costs of renovation, rehabilitation, reconstruction, relocation, repair or remodeling of existing public or 
private building, leasehold improvements, and fixtures within a redevelopment project area.

6. Costs of the constructuion of public works or improvements.



-$                                          

-$                                          

Line of Credit - Note payable Interest                              30,135 
Line of Credit - Note payable                        1,500,000 

1,530,135$                           

-$                                          

-$                                          

-$                                          

11. Cost of reimbursing school districts for their increased costs caused by TIF assisted housing projects.

12. Cost of reimbursing library districts for their increased costs caused by TIF assisted housing projects. 

10. Capital costs.

7. Costs of eliminating or removing contaminants and other impediments.

8. Cost of job training and retraining projects.

9. Financing costs.

PAGE 2
SECTION 3.2 A 



-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

1,873,611$                           

17. Cost of day care services.

TOTAL ITEMIZED EXPENDITURES

13. Relocation costs. 

14. Payments in lieu of taxes.

15. Costs of job training, retraining, advanced vocational or career education.

16. Interest cost incurred by redeveloper or other nongovernmental persons in connection with a 
redevelopment project.

SECTION 3.2 A 
PAGE 3

18. Other.  



FY 2021

TIF NAME:

Name Service Amount
Elmhurst City Centre SSA 12,541.33$                           
Fifth Third Bank Line of Credit Debt Service 1,530,135.44$                      
Civiltech Engineering Inc. Engineering 14,708.77$                           
BLA Inc Engineering 75,462.46$                           
J A Johnson Paving Contract Paving 185,570.87$                         

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

Section 3.2 B

Optional:  Information in the following sections is not required by law, but would be helpful in creating fiscal 
transparency.

North York Street (Elmhurst TIF 4)



FY 2021
TIF NAME:  
FUND BALANCE BY SOURCE 1,633,485$                    

 Amount of Original 
Issuance Amount Designated

1. Description of Debt Obligations

Taxable G.O. Note Payable orig. dated 8/1/94 (Line of Credit) 10,000,000$               3,000,000$                            

Total Amount Designated for Obligations 10,000,000$          3,000,000$                    

2. Description of Project Costs to be Paid

Total Amount Designated for Project Costs -$                                   

TOTAL AMOUNT DESIGNATED 3,000,000$                    

SURPLUS/(DEFICIT) (1,366,515)$                   

SECTION 3.3 - (65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d)
Breakdown of the Balance in the Special Tax Allocation Fund At the End of the Reporting Period by source

North York Street (Elmhurst TIF 4)



FY 2021

TIF NAME: North York Street (Elmhurst TIF 4)

x
Check here if 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:

Property (5):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (6):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (7):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (8):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Provide a description of all property purchased by the municipality during the reporting fiscal year within the
redevelopment project area.

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



TIF Name:

x

12

TOTAL: 11/1/99 to Date

Estimated Investment 
for Subsequent Fiscal 

Year
Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) 109,777,158$             -$                                    -$                               
Public Investment Undertaken 7,823,691$                 463,600$                        428,000$                    
Ratio of Private/Public Investment 14 1/32 0

Project 1: Construction of Mariano's Fresh Market
Private Investment Undertaken (See Instructions) 18,000,000$               -$                                    -$                               
Public Investment Undertaken 1,250,000$                 -$                                    -$                               
Ratio of Private/Public Investment 14 2/5 0

Project 2: Hahn Street Red. Project (Does not include Public Invest. of $7,683,000 for land acquisition costs in TIF I)
Private Investment Undertaken (See Instructions) 53,943,994$               -$                                    -$                               
Public Investment Undertaken 5,928,152$                 -$                                    -$                               
Ratio of Private/Public Investment 9 1/10 0

Project 3: Larry Roesch Chrysler-Jeep Dodge Redevelopment Project (acquisition and renovations)
Private Investment Undertaken (See Instructions) 3,900,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

Project 4: Paragon Elmhurst Center, LLC
Private Investment Undertaken (See Instructions) 14,000,000$               -$                                    -$                               
Public Investment Undertaken 124,037$                    50,000$                          328,000$                    
Ratio of Private/Public Investment 112 20/23 0

Project 5: Wilkins Buick Inc./Wilkins Hyundai Mazda
Private Investment Undertaken (See Instructions) 7,000,000$                 -$                                    -$                               
Public Investment Undertaken 81,790$                      30,000$                          100,000$                    
Ratio of Private/Public Investment 85 55/94 0

Project 6: Thorntons Oil Corporation
Private Investment Undertaken (See Instructions) 1,500,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

1. NO projects were undertaken by the Municipality Within the Redevelopment Project Area.

2. The Municipality DID undertake projects within the Redevelopment Project Area. (If selecting this option, 
complete 2a.)                                

    2a. The total number of ALL activities undertaken in furtherance of the objectives of the redevelopment 
plan: 

LIST ALL projects undertaken by the Municipality Within the Redevelopment Project Area:

*PROJECT NAME TO BE LISTED AFTER PROJECT NUMBER

Select ONE of the following by indicating an 'X':

SECTION 5 - 20 ILCS 620/4.7 (7)(F)
PAGE 1

FY 2021

North York Street (Elmhurst TIF 4)

Page 1 is to be included with TIF report. Pages 2 and 3 are to be included ONLY if projects are listed.



Project 7: BrewPoint
Private Investment Undertaken (See Instructions) 350,000$                    -$                                    -$                               
Public Investment Undertaken 60,000$                      -$                                    -$                               
Ratio of Private/Public Investment 5 5/6 0

Project 8: Edward-Elmhurst Health / MedProperties Group
Private Investment Undertaken (See Instructions) 4,000,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

Project 9*: Elmhurst Self Storage
Private Investment Undertaken (See Instructions) 2,400,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

Project 10*: GEM Car Wash
Private Investment Undertaken (See Instructions) 1,000,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

Project 11*: TransChicago Truck Group
Private Investment Undertaken (See Instructions) 1,900,000$                 -$                                    -$                               
Public Investment Undertaken -$                               -$                                    -$                               
Ratio of Private/Public Investment 0 0

Project 12*: Culver's
Private Investment Undertaken (See Instructions) 1,750,000$                 -$                                    
Public Investment Undertaken 90,000$                      
Ratio of Private/Public Investment 19 4/9 0

Project 13*: Sign & Façade Grant Programs
Private Investment Undertaken (See Instructions) 33,164$                      
Public Investment Undertaken 14,000$                      150,000$                        
Ratio of Private/Public Investment 2 7/19 0

Project 14*: Street/Infrastructure Improvements
Private Investment Undertaken (See Instructions) -$                               
Public Investment Undertaken 275,712$                    233,600$                        
Ratio of Private/Public Investment 0 0

Project 15*: 
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

        
PAGE 2      **ATTACH ONLY IF PROJECTS ARE LISTED**



SECTION 6
FY 2021

TIF NAME:

Year redevelopment 
project area was 

designated Base EAV
Reporting Fiscal Year 

EAV
2012 31,832,410$                   57,222,710$                   

______

SECTION 7
Provide information about job creation and retention:

Number of Jobs 
Retained

Number of Jobs 
Created

Description and Type 
(Temporary or 

Permanent) of Jobs Total Salaries Paid
-$                                     
-$                                     
-$                                     
-$                                     
-$                                     
-$                                     
-$                                     

SECTION 8
Provide a general description of the redevelopment project area using only major boundaries:

Optional:  Information in the following sections is not required by law, but would be helpful in evaluating the 
performance of TIF in Illinois. *even though optional MUST be included as part of the complete TIF report

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

List all overlapping tax districts in the redevelopment project area.  
If overlapping taxing district received a surplus, list the surplus.

North York Street (Elmhurst TIF 4)

Overlapping Taxing District
Surplus Distributed from redevelopment 

project area to overlapping districts

Check if the overlapping taxing districts did not receive a surplus.

DuPage County -$                                                                                
DuPage County Forest Preserve -$                                                                                
DuPage Water Commission -$                                                                                
DuPage Airport Authority -$                                                                                
Addison Township -$                                                                                
Addison Township Road -$                                                                                
York Township -$                                                                                
York Township Road -$                                                                                
Elmhurst Public Library -$                                                                                
Elmhurst Park District -$                                                                                
Unit School District #205 -$                                                                                
Junior College #502 -$                                                                                
City of Elmhurst / SSAs -$                                                                                

EnclosedOptional Documents
Legal description of redevelopment project area
Map of District
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RICHARD F. PELLEGRINO 

DONALD ..J. STORINO II 
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MARK R. STEPHENS 

OF COUNSEL 

IN REPLY REFER TO FILE NO. 

ELMH-86 

RE: CITY OF ELMHURST, ILLINOIS 
TAX INCREMENT REDEVELOPMENT PROJECT AREA NO. 4 
NORTH YORK STREET TIF DISTRICT 

Dear Ladies and Gentlemen: 

We do hereby certify that the law firm of Storino, Ramello & Durkin serves as Legal Counsel for 
the City of Elmhurst, Illinois. We further state that to the best of our knowledge and belief, during the 
Fiscal Year ending December 31, 2021, the City was in compliance with the Tax Increment Allocation 
Redevelopment Act [65 ILCS 5/11-74.4, et seq. (State Bar Ed. 20 16)] for the above TIF district. 

In rendering this opinion, we have relied upon representations of the City with respect to certain 
material facts solely within the City's knowledge, including, but not limited to, (i) the use of tax 
increment funds, and (ii) the timing and contents of all information required to be provided to the Joint 
Review Board ("JRB") or the State of Illinois under the Act. This opinion represents our legal judgment 
based upon our review of the law and the facts that we deem relevant to render such opinion. We do not 
express any opinions other than that which is set forth in this letter. No opinions other than those 
specifically set forth herein are to be implied, and we specifically disclaim any opinions by inference and 
implication from those stated herein. We express no opinion concerning, and assume no responsibility 
for, the effect of any event, action, change of law or other development that may occur subsequent to the 
date of this correspondence. Additionally, no opinion is rendered regarding the timeliness of any reports 
filed by the City or conducting of any JRB meetings by the City pursuant to the Act. 

This opinion is rendered solely for your information and no other parties shall be entitled to rely 
on any matters set forth herein without the express written consent of the undersigned. 

STORINO, RAMELLO & DURKIN 
Legal Counsel, City of~ (') _ 

~-v0. ':")~ 
BWB/jac Brian W. Baugh 

1086107.1 

Attachment C



Activities Statement 
NORTH YORK STREET (TIF 4)       ATTACHMENT   D 
Section 2 – Activities Statement 
For period ended 12/31/2021 
 
 

Statement setting forth all 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. 

  
Redevelopment – Previously, the City Council approved Resolution (R-51-2012) approving a 
redevelopment agreement with York Street Ventures for the development of a Mariano’s Fresh 
Market. As part of the agreement, an economic incentive of $1.25M was provided to the 
developer - $625,000 upon opening and $625,000 180 days later. The project is completed. 
 
During fiscal year 2014, the City selected Morningside Hahn, LLC to be the designated developer 
of the City-owned Hahn Street property for a six-story mixed use retail/apartment development 
with private and public parking and a civic plaza. Also, the City Council approved an Ordinance 
(ZO-14-2014) granting a conditional use permit and associated variations for the development of 
the Hahn Street properties by Morningside Hahn, LLC. During fiscal year 2015, the City Council 
approved an Ordinance (O-24-2015) authorizing the execution of the redevelopment agreement 
by and between Morningside Hahn, LLC and the City of Elmhurst. To facilitate the development 
of the Hahn Street properties by Morningside Hahn, LLC, the City Council approved an Ordinance 
(O-41-2015) vacating a portion of Hahn Street and the adjacent southbound public alley. During 
fiscal year 2016, the City Council approved an Ordinance (O-66-2016) amending (1st amendment) 
the RDA with Morningside Hahn LLC, to provide for reimbursement to the developer for a 
required code-compliant fire suppression system. During fiscal year 2017, Morningside Elmhurst 
LLC approved a special warranty deed transferring the ownership of the public plaza to the City 
of Elmhurst. 
 
During fiscal year 2016, the City Council approved an Ordinance (O-29-2016) authorizing the 
execution of the redevelopment agreement by and between Wilkins Buick, Inc.  The City Council 
also approved an Ordinance (O-31-2016) authorizing the execution of the redevelopment 
agreement by and between Paragon Elmhurst Center, LLC.   
 
During fiscal year 2017, the City Council approved an Ordinance (O-14-2017) authorizing the 
execution of the redevelopment agreement by and between Brewpoint LLC and the City of 
Elmhurst. The City Council also approved a Resolution (R-96-2017) amending the redevelopment 
agreement that extends the required occupancy date for Brewpoint from August 15, 2017 to 
November 30, 2017.  
 
During fiscal year 2019, the City Council approved an Ordinance (O-04-2019) authorizing the 
execution of the redevelopment agreement by and between Hollis of Palos, LLC and the City of 
Elmhurst. 

 
 
 
 



Activities Statement 
NORTH YORK STREET (TIF 4)       ATTACHMENT   D 
Section 2 – Activities Statement             (Continued) 
For period ended 12/31/2021 

 

Façade Program/Sign/Retail Business Grant – During 2018, resolutions adopting the Façade (R-
110-2018), Sign (R-111-2018) and Retail Business Grant (R-109-2018) programs were approved 
by the City Council. The programs are now available for businesses in the North York Street 
Redevelopment Project Area. The programs set criteria and guidelines for businesses looking to 
invest and/or reinvest in economic development. During 2021, funding for the three grant 
programs totaled $14,000.   
 

Special Service Areas - Previously, the City established two Special Service Areas (SSA #6 and SSA 
#7) within the Central Business District. The two special service areas replace the original SSA 
(#2) that had a ten-year term.  SSA #7 also had a ten-year term and expired in 2014. The City 
Centre, Inc. (C.C.I.) receives funds for operating from a Special Service Area Real Estate Tax.  The 
C.C.I. has elected its own Board of Directors, has retained full time staff and developed a work 
program for promotion of and coordination of advertising and events within the downtown area.  
The parcels south of North Avenue are located within the boundary of SSA #6. During FY 2016, 
the City received an Order of Disconnection of certain property from SSA #6. The properties 
disconnected from SSA #6 include the residential properties of the Elmhurst 255/Morningside 
project.  During FY 2021, C.C.I. received SSA funds in the amount of $12,541. 
 
Other Public Improvements 
In 2021, the City began engineering to design the North York sidewalk and the North York 
resurfacing projects.  The City also resurfaced Addison between Diversey and Wrightwood.   
 

Tax Increment Financing District Management –  
During 2015, the City Council approved an Ordinance (O-42-2015) amending the official 
Comprehensive Plan of the City of Elmhurst adopting the North York Street Corridor Plan.  During 
FY 2016, the City Council approved a Resolution (R-97-2016) approving and adopting the North 
York Street Corridor Streetscape Plan.   
 

During 2018, the City and Elmhurst CUSD 205 signed a Memorandum of Understanding (MOU) 
agreeing to develop and enter into a Comprehensive Intergovernmental Agreement (IGA) that 
would include storm water management improvements in the City and improve District 205’s 
facilities. One of the terms in the MOU includes the City porting $1,500,000 from the Central 
Business District RPA (TIF I) for District 205 facility improvements. All or a portion of the funds 
could be ported to the North York RPA (TIF IV) and/or the Downtown RPA (TIF VI) and if funds are 
ported to the North York RPA, the amount would not diminish the obligation under the current 
IGA. Additional terms are also included relating to the 2004 IGA associated with the CBD TIF and 
the establishment of the Downtown TIF. On December 16, 2019, the Comprehensive IGA was 
approved.  During FY 2020, the City ported $1,500,000 from the Central Business District RPA (TIF 
I) to the North York RPA (TIF IV) for District 205 facility improvements within the TIF IV 
redevelopment project area. The facility improvements were completed in 2020 and the funds 
were distributed to District 205. The City also approved Resolution R-59-2020, amending the 
2019 Comprehensive IGA to allow additional time to perform certain terms of the agreement.    
       



Additional information 
NORTH YORK STREET (TIF 4)       ATTACHMENT   F 
Section 2 – Additional Information 
For period ended 12/31/2021 
 
 
1) 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 
 

  
Previously, the City of Elmhurst entered into a loan agreement (Line of Credit) with a 
consortium of local lending institutions headed by Fifth/Third Bank, Elmhurst.  This 
agreement, entered into as of July 31, 1994, provides funding to be made available to the City 
on a “draw-down/as needed” basis for purposes appropriate to achieve the objectives of the 
four redevelopment plans. During fiscal year 2017, the City and Fifth/Third Bank entered into 
an agreement to modify and extend the term of the loan. The agreement extended the loan 
until October 31, 2020, increased the maximum principal amount of the Note from 
$5,000,000 to $7,500,000 and allows all current and future redevelopment districts to access 
the line of credit. During fiscal year 2018, the City incurred $119,540 in interest expense on 
the Line of Credit. The outstanding balance as of December 31, 2018 was $5,000,000. In 2019, 
the City and Fifth/Third Bank entered into an agreement to modify and extend the term of the 
loan. The agreement extended the loan until October 31, 2021, increased the maximum 
principal amount of the Note from $7,500,000 to $10,000,000 and reduced the interest rate. 
During FY 2020, the City ported $1,500,000 from the Central Business District RPA (TIF I) to the 
North York RPA (TIF IV) for District 205 facility improvements within the TIF IV redevelopment 
project area. The facility improvements were completed in 2020 and the funds were 
distributed to District 205.  In 2021, the City amended the loan agreement to extend the 
maturity to October 31, 2023.  During the current fiscal year, the City incurred $30,135 in 
interest expense and repaid $1.5 million in principal on the loan. As of December 31, 2021, 
the outstanding Line of Credit balance for TIF 4 is $3,000,000. 
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INDEPENDENT AUDITOR’S REPORT 

ON SUPPLEMENTARY INFORMATION 

 

 

The Honorable Mayor 

Members of the City Council 

City of Elmhurst Illinois 

 

We have audited the financial statements of the governmental activities, the business-type activities, 

the discretely presented component unit, each major fund and the aggregate remaining fund 

information of the City of Elmhurst, Illinois (the City) as of and for the year ended December 31, 

2021, which collectively comprise the basic financial statements of the City and have issued our 

report thereon dated July 29, 2022, which expressed an unmodified opinion on those statements. 

 

Our audit was conducted for the purpose of forming an opinion on the financial statements as a 

whole. The supplementary information (combining balance sheet, combining schedule of revenues, 

expenditures, and changes in fund balances and schedules of revenues, expenditures, and changes in 

fund balance - actual) for the Redevelopment Projects Fund, Rt. 83 Commercial Development 

Projects Fund, North York Development Projects Fund, Church Road Lake Street Development 

Projects Fund, and Downtown Development Projects Fund are presented for purposes of additional 

analysis and is not a required part of the basic financial statements. Such information is the 

responsibility of management and was derived from and relates directly to the underlying accounting 

and other records used to prepare the basic financial statements. 

 

The information has been subjected to the auditing procedures applied in the audit of the basic 

financial statements and certain additional procedures, including comparing and reconciling such 

information directly to the underlying accounting and other records used to prepare the basic 

financial statements or to the basic financial statements themselves, and other additional procedures 

in accordance with auditing standards generally accepted in the United States of America. In our 

opinion, the information is fairly stated in all material respects in relation to the basic financial 

statements as a whole. 
 
 
 
Naperville, Illinois 

July 29, 2022 
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SUPPLEMENTARY INFORMATION 
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              (TIF 4)



Route 83 Church Road/

Commercial Lake Street North York Downtown Total

Redevelopment Development Development Development Development (Memorandum

Projects Projects Projects Projects Projects Only)

ASSETS

Cash 242,547$           1,898,409$        836,460$           1,638,801$          195,304$           4,811,521$        

Receivables  

Property tax -                    -                    529,470             1,574,924            449,550             2,553,944          

TOTAL ASSETS 242,547$           1,898,409$        1,365,930$        3,213,725$          644,854$           7,365,465$        

LIABILITIES, DEFERRED INFLOWS 

OF RESOURCES, AND FUND BALANCES

LIABILITIES

Accounts payable -$                  300,000$           7,226$               5,316$                 127,421$           439,963$           

Due to other funds -                    -                    -                    -                       546,627             546,627             

Total liabilities -                    300,000             7,226                 5,316                   674,048             986,590             

DEFERRED INFLOWS OF RESOURCES

Unavailable revenue - property taxes -                    -                    529,470             1,574,924            449,550             2,553,944          

Total deferred inflows of resources -                    -                    529,470             1,574,924            449,550             2,553,944          

Total liabilities and deferred inflows of resources -                    300,000             536,696             1,580,240            1,123,598          3,540,534          

FUND BALANCES

Restricted for redevelopment 242,547             1,598,409          829,234             1,633,485            -                    4,303,675          

Unassigned (deficit) -                    -                    -                    -                       (478,744)           (478,744)           

Total fund balances (deficit) 242,547             1,598,409          829,234             1,633,485            (478,744)           3,824,931          

TOTAL LIABILITIES, DEFERRED INFLOWS

  OF RESOURCES, AND FUND BALANCES 242,547$           1,898,409$        1,365,930$        3,213,725$          644,854$           7,365,465$        

CITY OF ELMHURST, ILLINOIS

COMBINING BALANCE SHEET 

TAX INCREMENT FINANCING DISTRICTS REDEVELOPMENT FUNDS

For the Year Ended December 31, 2021

(See independent auditor's report.)
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Route 83 Church Road/

Commercial Lake Street North York Downtown Total

Redevelopment Development Development Development Development (Memorandum

Projects Projects Projects Projects Projects Only)

 

REVENUES

Property tax -$                   -$                   569,402$           1,606,842$        426,743$           2,602,987$        

Charges for services -                     11,000               -                     -                     158,546             169,546             

Investment income 407                    768                    376                    654                    1                        2,206                 

Total revenues 407                    11,768               569,778             1,607,496          585,290             2,774,739          

 

EXPENDITURES

Current

Contractual services 4,459                 1,831                 7,294                 282,603             45,343               341,530             

Other expenses -                     -                     -                     46,164               219,136             265,300             

Capital outlay 1,249,732          3,337                 60,547               14,709               772,839             2,101,164          

Debt service

Principal -                     -                     500,000             1,500,000          -                     2,000,000          

Interest and issuance costs -                     -                     15,686               30,135               17,326               63,147               

Total expenditures 1,254,191          5,168                 583,527             1,873,611          1,054,644          4,771,141          

NET CHANGE IN FUND BALANCES (1,253,784)         6,600                 (13,749)              (266,115)            (469,354)            (1,996,402)         

FUND BALANCES (DEFICIT), JANUARY 1 1,496,331          1,591,809          842,983             1,899,600          (9,390)                5,821,333          

FUND BALANCES (DEFICIT), DECEMBER 31 242,547$           1,598,409$        829,234$           1,633,485$        (478,744)$          3,824,931$        

CITY OF ELMHURST, ILLINOIS

TAX INCREMENT FINANCING DISTRICTS REDEVELOPMENT FUNDS

COMBINING SCHEDULE OF REVENUES, 

EXPENDITURES AND CHANGES IN FUND BALANCES

For the Year Ended December 31, 2021

(See independent auditor's report.)
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CITY OF ELMHURST, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES, AND

CHANGES IN FUND BALANCE - ACTUAL

REDEVELOPMENT PROJECTS FUND

REVENUES

Investment income 407$              

Total revenues 407                

EXPENDITURES  

Current

Contractual services

Professional services 4,459             

Capital outlay

Facade renovation 1,249,732      

Total expenditures 1,254,191      

NET CHANGE IN FUND BALANCE (1,253,784)     

FUND BALANCE, JANUARY 1 1,496,331      

 

FUND BALANCE, DECEMBER 31 242,547$       

For the Year Ended December 31, 2021

(See independent auditor's report.)
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SCHEDULE OF REVENUES, EXPENDITURES, AND

CHANGES IN FUND BALANCE - ACTUAL

ROUTE 83 COMMERCIAL DEVELOPMENT PROJECTS FUND

For the Year Ended December 31, 2021

REVENUES

Charges for services 11,000$           

Investment income 768                  

Total revenues 11,768             

EXPENDITURES  

Current

Contractual services

Professional services 1,831               

Capital outlay 3,337               

Total expenditures 5,168               

NET CHANGE IN FUND BALANCE 6,600               

FUND BALANCE, JANUARY 1 1,591,809        

 

FUND BALANCE, DECEMBER 31 1,598,409$      

CITY OF ELMHURST, ILLINOIS

(See independent auditor's report.)
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REVENUES

Property tax 569,402$       

Investment income 376                

Total revenues 569,778         

EXPENDITURES

Current

Contractual services

Professional services 7,294             

Debt Service

Principal 500,000         

Interest 15,686           

Capital outlay

Other public improvements 60,547           

Total expenditures 583,527         

NET CHANGE IN FUND BALANCE (13,749)          

FUND BALANCE, JANUARY 1 842,983         

 

FUND BALANCE , DECEMBER 31 829,234$       

CITY OF ELMHURST, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES, AND

CHANGES IN FUND BALANCE - ACTUAL

CHURCH ROAD/LAKE STREET DEVELOPMENT PROJECTS FUND

For the Year Ended December 31, 2021

(See independent auditor's report.)
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REVENUES

Property tax 1,606,842$      

Investment income 654                  

Total revenues 1,607,496        

EXPENDITURES

Current

Contractual services

Professional services 282,603           

Other Expenses

Developer incentive 14,000             

Other expenses 32,164             

Debt service

Principal 1,500,000        

Interest 30,135             

Capital outlay

Other public improvements 14,709             

Total expenditures 1,873,611        

NET CHANGE IN FUND BALANCE (266,115)         

FUND BALANCE , JANUARY 1 1,899,600        

 

FUND BALANCE, DECEMBER 31 1,633,485$      

CITY OF ELMHURST, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES, AND

CHANGES IN FUND BALANCE - ACTUAL

NORTH YORK DEVELOPMENT PROJECTS FUND

For the Year Ended December 31, 2021

(See independent auditor's report.)
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REVENUES

Property taxes 426,743$       

Charges for services 158,546         

Investment income 1                    

Total revenues 585,290         

EXPENDITURES

Current

Contractual services

Professional services 45,343           

Other expenses

Other expenses 219,136         

Debt service

Interest expense 17,326           

Capital Outlay

Other public improvements 772,839         

Total expenditures 1,054,644      

NET CHANGE IN FUND BALANCE (469,354)        

FUND BALANCE (DEFICIT), JANUARY 1 (9,390)            

 

FUND BALANCE (DEFICIT), DECEMBER 31 (478,744)$      

CITY OF ELMHURST, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES, AND

CHANGES IN FUND BALANCE - ACTUAL

DOWNTOWN DEVELOPMENT PROJECTS FUND

For the Year Ended December 31, 2021

(See independent auditor's report.)
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INDEPENDENT ACCOUNTANT’S REPORT 

ON MANAGEMENT’S ASSERTION OF COMPLIANCE 
 
The Honorable Mayor 
Members of the City Council 
City of Elmhurst, Illinois 
 
We have examined management’s assertion, included in its representation letter dated July 29, 2022 
that the City of Elmhurst, Illinois (the City) complied with the provisions of subsection (q) of 
Section 11-74.4-3 of the Illinois Tax Increment Redevelopment Allocation Act (Illinois Public Act 
85-1142) for the Redevelopment Fund, Rt. 83 Commercial Development Fund, North York 
Development Fund, Church Road Lake Street Development Fund, and Downtown TIF Fund during 
the year ended December 31, 2021. Management is responsible for the City’s assertion and for 
compliance with those requirements. Our responsibility is to express an opinion on management’s 
assertion about the City compliance based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the 
American Institute of Certified Public Accountants. Those standards require that we plan and 
perform the examination to obtain reasonable assurance about whether management’s assertion 
about compliance with the specified requirements is fairly stated, in all material respects. An 
examination involves performing procedures to obtain evidence about whether management’s 
assertion is fairly stated, in all material respects. The nature, timing, and extent of the procedures 
selected depend on our judgment, including an assessment of the risks of material misstatement of 
management’s assertion, whether due to fraud or error. We believe that the evidence we obtained is 
sufficient and appropriate to provide a reasonable basis for our opinion. 
 
We are required to be independent and meet our other ethical responsibilities in accordance with 
relevant ethical requirements relating to the engagement. 
 
Our examination does not provide a legal determination on the City of Elmhurst’s compliance with 
the specified requirements. 
 
In our opinion, management’s assertion that the City of Elmhurst complied with the aforementioned 
requirements for the year ended December 31, 2021 is fairly stated, in all material respects. 
 
This report is intended solely for the information and use of the Mayor, the Members of the City 
Council, management of the City, Illinois State Comptroller’s Office and the joint review boards and 
is not intended to be and should not be used by anyone other than these specified parties. 
 
 
 
Naperville, Illinois 
July 29, 2022 
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Attachment M Name: City of Elmhurst
TIF District: North York Street

(TIF IV)

Name of Agreement Description of Agreement
Amount 

Transferred 
Out

Amount Received

Intergovernmental Agreement between Declare surplus of 10% of increment -$               -$                        
the City of Elmhurst and Elmhurst School starting in year 11; maximum $6 million
District #205, dated April 2, 2013 reimbursement to District #205 for TIF
(Resolution # R-17-2013) eligible capital improvement expenses

(funding from unencumbered funds and
pledged funds from Hahn Development);
release of Hahn properties from CBD TIF
and included in North York Street TIF; and 
surplus distribution of $1.5 from Lake
Street TIF II.

Intergovernmental Agreement between Declare surplus of 10% of increment -$               -$                        
the City of Elmhurst and Elmhurst Park starting in year 11; and surplus 
District, dated June 4, 2013 distribution of $1.5 from Lake Street TIF II.
(Resolution # R-30-2013)

Intergovernmental Agreement between Stormwater improvements in the City; -$               -$                        
the City of Elmhurst and Elmhurst School District 205 facility improvements; porting
District #205, dated December 16, 2019 of $1,500,000 from TIF I to TIF IV and/or
(Resolution # R-141-2019) TIF 6 for District 205 facility improvements

(amount would not diminish obligation 
under 2013 IGA); Bryan Middle School
improvements; no claims against the City 
for 2004 IGA, abolishment if TIF I and 
eligibility/establishment of Downtown TIF. 

A list of all intergovernmental agreements in effect, 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)]

INTERGOVERNMENTAL AGREEMENTS
FY 2021
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