
            
 
                              
                                                          
 
            AGENDA 

    
2024 Annual Meeting (TIF#3) 
Joint Review Board Meeting            10:00 AM                Friday, August 22, 2025 

 

Posted on August 15, 2025 at:                                                                                                                                                                      
Village of Carpentersville, 1200 L.W. Besinger Drive, Carpentersville, Illinois 60110                Page 1 of 1 

Village Board Room 
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 

I. Call to Order  

II. Selection of Public Member of the Joint Review Board 

III. Selection of the Chair of the Joint Review Board 

IV. Approval of the 9/27/24 Joint Review Board Minutes 

V. Review of the 2024 TIF 3 Annual Report 

VI. Public Question and Answer Period 

VII. Adjournment  

 
 
The Village of Carpentersville is subject to the requirements of the Americans with Disabilities Act of 1990. 
Individuals with disabilities who plan to attend this meeting and who require certain accommodations so 
that they can observe and/or participate in this meeting, or who have questions regarding the accessibility 
of the meeting or the Village’s facilities, should contact the Village at 224-293-1625 to allow the Village 
to make reasonable accommodations for those persons. 
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VILLAGE OF CARPENTERSVILLE 
  

JOINT REVIEW BOARD 
ROUTE 25 TAX INCREMENT FINANCING (TIF) DISTRICT #3 

ANNUAL MEETING FOR THE 2023 REPORT 
MEETING MINUTES 

 
Friday, September 27, 2024 

Village Board Room  
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 
JOINT REVIEW BOARD MEMBERS 
Public Member   Casey Kimbrough, Village Resident  
Village of Carpentersville Ben Mason, Assistant Village Manager & Finance Director  
Dundee Township Park District Dave Peterson, Executive Director 
CUSD 300   Jennifer Porter, Chief Financial Officer  
Elgin Community College  Absent   
Fox River Valley Public Library Heather Zapski, Executive Director  
Kane County   Absent  
Dundee Township  Arin Thrower, Dundee Township Supervisor  
Forest Preserve District  Absent 
of Kane County  
 
Additional Attendees: 
Tania Gomez   Carpentersville Village Clerk/ Assistant to the Village Manager  
John P. O’Sullivan   Carpentersville Village Manager  
Carrie Cichon   Carpentersville Human Resources Director/ Assistant Village Manager  
Greta Salamando   Carpentersville Business and Community Coordinator  
 
The meeting was called to order at 12:03 pm 
 
SELECTION OF THE PUBLIC MEMBER OF THE JOINT REVIEW BOARD 
Ms. Zapski made a motion for Casey Kimbrough as a nominee for the role of the public member of the 
Joint Review Board. Mr. Peterson seconded the motion. 

 
Vote on Motion: 

5 – Ayes (Mason, Peterson, Porter, Zapski, Thrower) 

0 – Nay  

3 – Absent  

Motion carries 

SELECTION OF THE CHAIR OF THE JOINT REVIEW BOARD 
Ms. Zapski motioned for Ben Mason to be the nominee for the Chair of the Joint Review Board meeting. 
Mr. Peterson seconded the motion. 
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Vote on Motion: 

6 – Ayes (Peterson, Porter, Zapski, Thrower, Kimbrough, Mason) 

0 – Nay 

3 – Absent  

Motion carries 

 
APPROVAL OF THE DECEMBER 7, 2023, JOINT REVIEW BOARD MINUTES 
Ms. Zapski motioned to approve the 2023 Joint Review Board minutes for TIF #3. Mr. Peterson seconded 
the motion—the motion was carried by a vote by voice vote.  
 
REVIEW OF THE 2023 TIF 3 ANNUAL REPORT 
Mr. Ben Mason reviewed the TIF 3 Annual Report. There was an error in project entry for this account, 
specifically a Public Works resurfacing project intended to be entered in TIF 5 was entered in TIF 3. The 
Finance Department will rectify this error to ensure accurate financial reporting of the TIF 3 fund and 
made a note as such in the annual TIF 3 report for FY23. 
 
The Village has been paying back advance loans to the TIF, from its General and Enterprise funds that 
were utilized to disburse funds up-front to satisfy the terms of a Redevelopment Agreement associated 
with the arrival and construction of Walmart circa 2017. Furthermore, Mr. Ben Mason pointed out that 
Walmart intends to appeal its most recent tax assessment. The Village will closely monitor this process to 
identity any potential financial impacts to annual tax increment. 
 
Ms. Zapski raised an inquiry regarding the requirements for corporations to appeal their property taxes. 
As clarified by Village Attorney Brad Stewart, the terms of the Redevelopment Agreement which were 
drafted by prior legal counsel to the Village, stipulated that Walmart would indeed be eligible to file a tax 
appeal if their property assessment reflects an increase exceeding 7% compared to the previous year. 
 
PUBLIC QUESTION AND ANSWER PERIOD 
No public questions 
 
ADJOURNMENT 
The meeting adjourned at 12:08 pm by voice vote on a Motion by Ms. Thrower, seconded by Ms. Zapski. 
 
 
Respectfully submitted. 
 

Tania Gomez  
Tania Gomez, Executive Assistant to the Village Manager  
 





FY 2024
Name of Redevelopment Project Area: 

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:
Under which section of the Illinois Municipal Code was the Redevelopment Project Area designated? (check one):

Tax Increment Allocation Redevelopment Act    

Industrial Jobs Recovery Law 

No Yes
For redevelopment projects beginning prior to FY 2022, 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).                                                                                                         
For redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions 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, enactment or extension, and a copy of the redevelopment plan (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 (labeled Attachment J).

x

An analysis prepared by a financial advisor or underwriter, chosen by the municipality, setting forth the nature and term of obligation; 
projected debt service including required reserves and debt coverage; and actual debt service. [65 ILCS 5/11-74.4-5 (d) (8) (B) and 
5/11-74.6-22 (d) (8) (B)]
If attachment I is yes, the Analysis and an accompanying letter from the municipality outlining the contractual relationship 
between the municipality and the financial advisor/underwriter MUST be attached (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

For redevelopment projects beginning in or after FY 2022, did the developer identify to the municipality a stated rate of return for each 
redevelopment project area? Stated rates of return required to be reported shall be independently verified by a third party chosen by 
the municipality.                                                                                                                                                                                         If 
yes, please enclose evidence of third party verification, may be in the form of a letter from the third party (labeled 
Attachment N).

x

SECTION 2 [Sections 2 through 8 must be completed for each redevelopment project area listed in Section 1.]

Please utilize the information below to properly label the Attachments. 

x
______

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

TIF 3 Route 25



FY 2024

Special Tax Allocation Fund Balance at Beginning of Reporting Period (1,758,684)$       

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 995,017$           6,760,807$       59%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 30,798$             85,534$            1%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 343,106$           4,643,106$       40%
Private Sources 0%
Other (identify source _____________; if multiple other sources, attach 
schedule) 0%

All Amount Deposited in Special Tax Allocation Fund 1,368,921$        

Cumulative Total Revenues/Cash Receipts 11,489,447$     100%

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

127,026$           

Transfers to Municipal Sources
Distribution of Surplus

Total Expenditures/Disbursements 127,026$           

Net/Income/Cash Receipts Over/(Under) Cash Disbursements 1,241,895$        
 

Previous Year Adjustment (Explain Below)
.

FUND BALANCE, END OF REPORTING PERIOD* (516,789)$          
  * 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.

Transfer in of $343,106 was from TIF 5 Old Town, to correct clerical error from prior year, that originally expensed public 
works project Lord Avenue parking improvements to TIF 3 Route 25.

TIF 3 Route 25

Name of Redevelopment Project Area: 



FY 2024
Name of Redevelopment Project Area: 

Amounts Reporting Fiscal Year

Dues and Subscriptions - IL TIF Association                                  283 

Legal Fees - Zukowski Rogers Flood McArdle law firm                                  433 

LW Besinger Drive Phase II Engineering design - HR Green                           107,810 

108,526$                             
2. Annual administrative cost.

-$                                         
3. Cost of marketing sites.

-$                                         

Development of Plans for land acquisition - HR Green                               6,000 

Land Acquisition purchase agreement - Janet Scarpelli                             12,500 

18,500$                               

-$                                         

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.

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 

TIF 3 Route 25



-$                                         



-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

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 

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. 



-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

127,026$                         

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 2024

Name Service Amount

HR Green Engineering professional services 113,810.00$                         

Janet Scarpelli Landowner 12,500.00$                          

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

Section 3.2 B [Information in the following section is not required by law, but may be helpful in 
creating fiscal transparency.]

TIF 3 Route 25

Name of Redevelopment Project Area: 



FY 2024

FUND BALANCE BY SOURCE (516,789)$                                                  

1. Description of Debt Obligations  Amount of Original Issuance Amount Designated

Total Amount Designated for Obligations -$                                             -$                                                               

2. Description of Project Costs to be Paid  Amount of Original Issuance Amount Designated

Total Amount Designated for Project Costs -$                                                               

TOTAL AMOUNT DESIGNATED -$                                                               

SURPLUS/(DEFICIT) (516,789)$                                                  

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

TIF 3 Route 25

Name of Redevelopment Project Area: 



FY 2024

Indicate an 'X' if no property was acquired by the municipality within the 
redevelopment project area.

Property (1): Besinger Drive expansion
Street address: Part of 2 LW Besinger Drive
Approximate size or description of property: 0.012 acres
Purchase price: 12,500.00
Seller of property: Janet Scarpelli

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:

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 3 Route 25

Name of Redevelopment Project Area: 



x

3

No

TOTAL: 11/1/99 to Date
Estimated Investment for 
Subsequent Fiscal Year

Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) 21,000,000$               -$                                       -$                                

Public Investment Undertaken 6,996,619$                 -$                                       -$                                

Ratio of Private/Public Investment 3 0

Walmart Supercenter

Private Investment Undertaken (See Instructions) 21,000,000$               

Public Investment Undertaken 4,300,000$                 

Ratio of Private/Public Investment 4 38/43 0

LW Besinger Drive improvements

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 2,068,996$                 

Ratio of Private/Public Investment 0 0

Ball Avenue extension

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 627,623$                    

Ratio of Private/Public Investment 0 0

Project 4 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 5 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 6 Name:

Private Investment Undertaken (See Instructions)

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

SECTION 5 [20 ILCS 620/4.7 (7)(F)]

PAGE 1

FY 2024

TIF 3 Route 25

Name of Redevelopment Project Area: 

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

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 and 2b.)                                

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:

2b. Did the municipality undertake any NEW projects in fiscal year 2022 or any fiscal year thereafter within 
the Redevelopment Project Area?



Public Investment Undertaken

Ratio of Private/Public Investment 0 0



FY 2024

Number of Jobs Retained Number of Jobs Created
Job Description and Type 
(Temporary or Permanent) Total Salaries Paid

270 Full and Part Time Retail

-$                                            

Temporary Permanent Temporary Permanent

Stated Rate of Return

The number of jobs, if any, projected to be created at the 
time of approval of the redevelopment agreement. 

Project Name

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate of return 
identified by the developer to the municipality and verified by an independent third party, IF ANY:

Project Name

SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance of TIF in Illinois.                                                                                                                                                                                   
SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

The number of jobs, if any, created as a result of the development to 
date, for the reporting period, under the same guidelines and 
assumptions as was used for the projections used at the time of approval 
of the redevelopment agreement.

SECTION 6.2-For redevelopment projects beginning in or after FY 2022, complete the following information about projected job creation and actual job creation.                                                                                                                                                                                                                                                       

SECTION 6.1-For redevelopment projects beginning before FY 2022, complete the following information 
about job creation and retention.

TIF 3 Route 25

Name of Redevelopment Project Area: 

The amount of increment projected to be created at the 
time of approval of the redevelopment agreement.

SECTION 6.3-For redevelopment projects beginning in or after FY 2022, complete the following information about increment projected to be created and actual increment 
created.

Project Name

The amount of increment created as a result of the development to date, 
for the reporting period, using the same assumptions as was used for 
the projections used at the time of the approval of the redevelopment 
agreement.



FY 2024

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

TIF 3 Route 25

Name of Redevelopment Project Area: 

SECTION 7  [Information in the following section is not required by law, but may be helpful in evaluating 
the performance of TIF in Illinois.]

Rt 25 to the east, LW Besigner Drive on the west, Lake Marian to the north, Northlake Pkwy on the south

Enclosed

x

xMap of District

Legal description of redevelopment project area

Optional Documents



FY 2024

Base EAV

6,780,561$                                                     

x

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   

SECTION 8 [Information in the following section is not required by law, but may be helpful in evaluating the 
performance of TIF in Illinois.]

TIF 3 Route 25

Name of Redevelopment Project Area: 

Year of Designation

2012

Reporting Fiscal Year EAV

18,592,627

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   

Indicate an 'X' if the overlapping taxing districts did not receive a surplus.

Overlapping Taxing District
Surplus Distributed from redevelopment 

project area to overlapping districts

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.





EXHIBIT C: Legal Counsel Opinion





EXHIBIT K: Audited Financial Statement



 

VILLAGE OF CARPENTERSVILLE, ILLINOIS 

REPORT ON SUPPLEMENTARY INFORMATION AND 

REPORT ON MANAGEMENT’S ASSERTION OF 

COMPLIANCE WITH PUBLIC ACT 85-1142 

 

TAX INCREMENT FINANCING FUND #3 

ROUTE 25 

For the Year Ended December 31, 2024 



VILLAGE OF CARPENTERSVILLE, ILLINOIS 
TAX INCREMENT FINANCING FUND #3 
ROUTE 25 
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1415 West Diehl Road, Suite 400 
Naperville, IL 60563 

630.566.8400 

 
INDEPENDENT AUDITOR’S REPORT 

ON SUPPLEMENTARY INFORMATION 

 
 
The Honorable Village President and 
Members of the Board of Trustees 
Village of Carpentersville, Illinois 
 
We have audited the financial statements of the governmental activities, the business-type activities, 
each major fund and the aggregate remaining fund information of the Village of Carpentersville, 
Illinois (the Village) as of and for the year ended December 31, 2024, which collectively comprise the 
basic financial statements of the Village and have issued our report thereon dated June 18, 2025 which 
expressed an unmodified opinion. 
 
Our audit was conducted for the purpose of forming opinions on the financial statements that 
collectively comprise the Village’s basic financial statements. The supplementary financial 

information (balance sheet and schedule of revenues, expenditures, and changes in fund balance) is 
presented for the purpose of additional analysis and is not a required part of the basic financial 
statements. The supplementary financial information is the responsibility of management and was 
derived from and relate 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 
June 18, 2025 
 

- 1 -



SUPPLEMENTARY INFORMATION 



Cash 1,078,950$    
Property taxes receivable 887,596         

                        
TOTAL ASSETS 1,966,546$    

LIABILITIES

Accounts payable 64,212$         
Advances from other funds 1,531,527      

                        
Total liabilities 1,595,739      

DEFERRED INFLOWS OF RESOURCES

Unavailable revenue 887,596         

Total liabilities and deferred inflows of resources 2,483,335      
                        

FUND BALANCE

Unassigned (deficit) (516,789)        
                        

Total fund balance (deficit) (516,789)        
                        

TOTAL LIABILITIES, DEFERRED INFLOWS 

  OF RESOURCES AND FUND BALANCE 1,966,546$    

OF RESOURCES AND FUND BALANCE

ASSETS 

LIABILITIES, DEFERRED INFLOWS 

December 31, 2024

VILLAGE OF CARPENTERSVILLE, ILLINOIS

BALANCE SHEET
TAX INCREMENT FINANCING FUND #3

ROUTE 25

(See independent auditor's report on supplementary information.)
- 3 -



VILLAGE OF CARPENTERSVILLE, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES AND
CHANGES IN FUND BALANCE

For the Year Ended December 31, 2024
\

REVENUES 

Property taxes 995,017$       
Interest 30,798           

Total revenues 1,025,815      

EXPENDITURES

Community development 716                
Capital outlay 126,310         

Total expenditures 127,026         

EXCESS (DEFICIENCY) OF REVENUES 
  OVER EXPENDITURES 898,789         

OTHER FINANCING SOURCES (USES)

Transfers in 343,106         

Total other financing sources (uses) 343,106         

NET CHANGE IN FUND BALANCE 1,241,895      

FUND BALANCE (DEFICIT), JANUARY 1 (1,758,684)     

FUND BALANCE (DEFICIT), DECEMBER 31 (516,789)$      

ROUTE 25
TAX INCREMENT FINANCING FUND #3

(See independent auditor's report on supplementary information.)
- 4 -



EXHIBIT L: Auditors Compliance Letter



 

 

1415 West Diehl Road, Suite 400 
Naperville, IL 60563 

630.566.8400 

 
INDEPENDENT ACCOUNTANT’S REPORT  

 
 
The Honorable Village President and 
Members of the Board of Trustees 
Village of Carpentersville, Illinois 
 
We have examined management’s assertion that the Village of Carpentersville, Illinois (the Village), 
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) during the year ended December 31, 
2024. Management is responsible for the Village’s assertion. Our responsibility is to express an 
opinion on management’s assertion about the Village’s compliance with the specific requirements 
based on our examination. 
 
Our examination was made in accordance with the standards established by the American Institute of 
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 Village’s compliance with the specified 
requirements. 
 
In our opinion, management’s assertion that the Village of Carpentersville, Illinois, complied with the 
aforementioned requirements for the year ended December 31, 2024, is fairly stated in all material 
respects. 
 
This report is intended solely for the information and use of the Board of Trustees, management, the 
Illinois Department of Revenue, Illinois State Comptroller’s office and the Joint Review Board and 
should not be used by anyone other than these specified parties. 
 
 
 
Naperville, Illinois 
June 18, 2025 
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            AGENDA 

    
2024 Annual Meeting (TIF#5) 
Joint Review Board Meeting            10:00 AM                Friday, August 22, 2025 

*Immediately following the FY24 TIF 3 discussion 
 

Posted on August 15, 2025 at:                                                                                                                                                                      
Village of Carpentersville, 1200 L.W. Besinger Drive, Carpentersville, Illinois 60110                Page 1 of 1 

Village Board Room 
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 

I. Call to Order  

II. Selection of Public Member of the Joint Review Board 

III. Selection of the Chair of the Joint Review Board 

IV. Approval of the 9/27/24 Joint Review Board Minutes 

V. Review of the 2024 TIF 5 Annual Report 

VI. Public Question and Answer Period 

VII. Adjournment  

 
 
The Village of Carpentersville is subject to the requirements of the Americans with Disabilities Act of 1990. 
Individuals with disabilities who plan to attend this meeting and who require certain accommodations so 
that they can observe and/or participate in this meeting, or who have questions regarding the accessibility 
of the meeting or the Village’s facilities, should contact the Village at 224-293-1625 to allow the Village 
to make reasonable accommodations for those persons. 
 



Page 1 Joint Review Board – TIF 5 
 

VILLAGE OF CARPENTERSVILLE 
 

JOINT REVIEW BOARD 
OLD TOWN TAX INCREMENT FINANCING (TIF) DISTRICT #5 

ANNUAL MEETING FOR THE 2023 REPORT 
MEETING MINUTES 

 
Friday, September 27, 2024 

Village Board Room  
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 
JOINT REVIEW BOARD MEMBERS 
Public Member   Casey Kimbrough, Village Resident  
Village of Carpentersville Ben Mason, Assistant Village Manager & Finance Director  
Dundee Township Park District Dave Peterson, Executive Director 
CUSD 300   Jennifer Porter, Chief Financial Officer  
Elgin Community College  Absent   
Fox River Valley Public Library Heather Zapski, Executive Director  
Kane County   Absent  
Dundee Township  Arin Thrower, Dundee Township Supervisor  
Forest Preserve District  Absent 
of Kane County  
 
Additional Attendees: 
Tania Gomez   Carpentersville Village Clerk/ Assistant to the Village Manager  
John P. O’Sullivan   Carpentersville Village Manager  
Carrie Cichon   Carpentersville Human Resources Director/ Assistant Village Manager  
Greta Salamando   Carpentersville Business and Community Coordinator  
 
The meeting was called to order at 12:08 pm 
 
SELECTION OF THE PUBLIC MEMBER OF THE JOINT REVIEW BOARD 
Ms. Porter made a motion for Casey Kimbrough as a nominee for the role of the public member of the 
Joint Review Board. Ms. Zapski seconded the motion. 

 
Vote on Motion: 

5 – Ayes (Mason, Peterson, Porter, Zapski, Thrower) 

0 – Nay  

3 – Absent  

Motion carries 

 
SELECTION OF THE CHAIR OF THE JOINT REVIEW BOARD 
Ms. Thrower motioned for Ben Mason to be the nominee for the Chair of the Joint Review Board meeting. 
Mr. Peterson seconded the motion. 
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Vote on Motion: 

6 – Ayes (Peterson, Porter, Zapski, Thrower, Kimbrough, Mason) 

0 – Nay 

3 – Absent  

Motion carries 

 
APPROVAL OF THE DECEMBER 7, 2023 JOINT REVIEW BOARD MINUTES 
Mr. Peterson motioned to approve the 2023 Joint Review Board minutes for TIF #5. Ms. Zapski seconded 
the motion—the motion was carried by a vote by voice vote.  
 
REVIEW OF THE 2023 TIF 5 ANNUAL REPORT 
Mr. Mason reviewed the 2023 annual report. As of the end of 2023, TIF 5 has shown a positive financial 
trajectory, rising from an initial $4.2 million to $4.8 million. This fund currently requires a re-classification 
of a Public Works resurfacing project, which would lower its balance to $4.5 million.  
 
Key projects funded through TIF 5 in 2023 include the engineering and planning costs for the Riverfront 
project and the removal of the Fox River Railroad Truss Bridge.  
 
Annual costs in this fund include OTTO Tech Center, Brix on the Fox, and Rosati's redevelopment 
agreements. 
 
Mr. Mason noted that the Iron Flats development is currently on hold. The Village is actively seeking new 
development partners to ensure that this initiative progresses effectively. 
 
PUBLIC QUESTION AND ANSWER PERIOD 
No public questions  
 
ADJOURNMENT 
The meeting adjourned at 12:19 pm by voice vote on a Motion by Mr. Peterson, seconded by Ms. Zapski. 
 
 
Respectfully submitted. 
 

Tania Gomez  
Tania Gomez, Executive Assistant to the Village Manager  
 





FY 2024
Name of Redevelopment Project Area: 

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:
Under which section of the Illinois Municipal Code was the Redevelopment Project Area designated? (check one):

Tax Increment Allocation Redevelopment Act    

Industrial Jobs Recovery Law 

No Yes
For redevelopment projects beginning prior to FY 2022, 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).                                                                                                         
For redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions 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, enactment or extension, and a copy of the redevelopment plan (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 (labeled Attachment J).

X

An analysis prepared by a financial advisor or underwriter, chosen by the municipality, setting forth the nature and term of obligation; 
projected debt service including required reserves and debt coverage; and actual debt service. [65 ILCS 5/11-74.4-5 (d) (8) (B) and 
5/11-74.6-22 (d) (8) (B)]
If attachment I is yes, the Analysis and an accompanying letter from the municipality outlining the contractual relationship 
between the municipality and the financial advisor/underwriter MUST be attached (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

For redevelopment projects beginning in or after FY 2022, did the developer identify to the municipality a stated rate of return for each 
redevelopment project area? Stated rates of return required to be reported shall be independently verified by a third party chosen by 
the municipality.                                                                                                                                                                                         If 
yes, please enclose evidence of third party verification, may be in the form of a letter from the third party (labeled 
Attachment N).

X

SECTION 2 [Sections 2 through 8 must be completed for each redevelopment project area listed in Section 1.]

Please utilize the information below to properly label the Attachments. 

x
______

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

TIF 5 Old Town



FY 2024

Special Tax Allocation Fund Balance at Beginning of Reporting Period 4,824,705$        

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 894,549$           7,428,135$      93%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 223,254$           585,172$         7%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source _____________; if multiple other sources, attach 
schedule) 0%

All Amount Deposited in Special Tax Allocation Fund 1,117,803$        

Cumulative Total Revenues/Cash Receipts 8,013,307$      100%

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

2,019,253$        

Transfers to Municipal Sources 343,106$           
Distribution of Surplus

Total Expenditures/Disbursements 2,362,359$        

Net/Income/Cash Receipts Over/(Under) Cash Disbursements (1,244,556)$       
 
Previous Year Adjustment (Explain Below)

.
FUND BALANCE, END OF REPORTING PERIOD* 3,580,149$        
  * 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.

Transfer out of $343,106 was to TIF 3 Route 25, to correct clerical error from prior year, that originally expensed public 
works project of Lord Avenue improvements to TIF 3 Route 25. Lord Avenue project was inb fact a TIF 5 project, and the 
transfer out (to TIF 3) represents the $325,000 project costs plus interest in the amount of $18,106 attributed to those 
funds required to disburse back to TIF 3 Route 25 to correct the error and ensure the adjustments to each TIF account is 
made whole.

TIF 5 Old Town

Name of Redevelopment Project Area: 



FY 2024
Name of Redevelopment Project Area: 

Amounts Reporting Fiscal Year

Dues and Subscriptions-TIF Association                                  283 

Legal Fees-ZRF&M Law Firm                                  433 

Riverfront Park Phase 2 Engineering-HR Green                           262,273 

Riverfront Park-Professional Services-Appraisal (Nasitar)                               3,950 

Abandoned Bridge Removal-Inspections-HR Green                             45,660 

Riverfront Park-Site Preparation Inspctions-HR Green                             22,904 

335,503$                             
2. Annual administrative cost.

Riverfront Park Newspaper Notice-RFP (Grading and Excavation)                                    99 

Riverfront Park Document Shipping (Administrative and clerical)                                    18 

117$                                    
3. Cost of marketing sites.

-$                                         

-$                                         

Brix on the Fox-RDA                             35,881 

Otto Tech Center RDA                           234,000 

Former Rosoti's RDA-Western Avenue LLC                             42,114 

311,995$                             

Abandoned Railroad Bridge Removal-Copenhaver                           961,468 

Riverfront Park Site Pre-Bode Supply Company (Tree Removal)                             17,970 

Riverfront Park Site Preparation-Earthworks                           390,200 

Carpenter Creek Maintenacne-Baxter and Woodman                               2,000 

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 

TIF 5 Old Town

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.



1,371,638$                          



-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

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 



-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

-$                                         

2,019,253$                      

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 2024

Name Service Amount

HR Green Engineering Services 330,837.00$                         

Copenhaver Construction Demolition Contractor 961,468.00$                         

Earthwerks Grading and Excavation 390,200.00$                         

Bode Supply Company Tree Services 17,970.00$                          

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

Section 3.2 B [Information in the following section is not required by law, but may be helpful in 
creating fiscal transparency.]

TIF 5 Old Town

Name of Redevelopment Project Area: 



FY 2024

FUND BALANCE BY SOURCE 3,580,149$                                                 

1. Description of Debt Obligations  Amount of Original Issuance Amount Designated

Total Amount Designated for Obligations -$                                              -$                                                               

2. Description of Project Costs to be Paid  Amount of Original Issuance Amount Designated
Otto Tech Center 2,330,000$                                                 
Brix on the Fox 62,314$                                                      
Former Rosati's-Western Avenue LLC 262,683$                                                    
M&M Patio and Stone Property Acqusition 230,000$                                                    
Riverfont Park 7,000,000$                                                 
Acme Redevelopment Agreement 300,000$                                                    
Spring Hill Veteran Clinic 30,000$                                                      

Total Amount Designated for Project Costs 10,214,997$                                               

TOTAL AMOUNT DESIGNATED 10,214,997$                                               

SURPLUS/(DEFICIT) (6,634,848)$                                               

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

TIF 5 Old Town

Name of Redevelopment Project Area: 



FY 2024

x
Indicate an 'X' if no property was 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:

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 5 Old Town

Name of Redevelopment Project Area: 



x

17

4

TOTAL: 11/1/99 to Date
Estimated Investment for 
Subsequent Fiscal Year

Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) 22,271,976$               -$                                       -$                                

Public Investment Undertaken 6,111,894$                 7,349,000$                        2,918,000$                 

Ratio of Private/Public Investment 3 38/59 0

Former Rosati's Development

Private Investment Undertaken (See Instructions) 1,400,000$                 

Public Investment Undertaken 145,203$                    40,000$                             262,000$                    

Ratio of Private/Public Investment 9 43/67 0

Phase 1 OTTO Tech Center

Private Investment Undertaken (See Instructions) -$                                -$                                       -$                                

Public Investment Undertaken 300,000$                    -$                                       -$                                

Ratio of Private/Public Investment 0 0

Spring / Washington Culvert Replacment

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 874,399$                    

Ratio of Private/Public Investment 0 0

Fox River Renovation

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 101,743$                    

Ratio of Private/Public Investment 0 0

Burial of Overhead Utilities

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 871,864$                    

Ratio of Private/Public Investment 0 0

Carpenter Park Renovation

Private Investment Undertaken (See Instructions)

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 and 2b.)                                

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:

2b. Did the municipality undertake any NEW projects in fiscal year 2022 or any fiscal year thereafter within 
the Redevelopment Project Area?

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

SECTION 5 [20 ILCS 620/4.7 (7)(F)]

PAGE 1

FY 2024

TIF 5 Old Town

Name of Redevelopment Project Area: 

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



Public Investment Undertaken 10,860$                      

Ratio of Private/Public Investment 0 0



Brix on the Fox

Private Investment Undertaken (See Instructions) 950,000$                    

Public Investment Undertaken 138,912$                    35,000$                             70,000$                      

Ratio of Private/Public Investment 6 26/31 0

Carpenter Park Blvd Building Demo

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 95,000$                      

Ratio of Private/Public Investment 0 0

155 Washington St M&M Patio Property Acq

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 370,000$                    230,000$                    

Ratio of Private/Public Investment 0 0

Phase 2 OTTO Tech Center

Private Investment Undertaken (See Instructions) 15,421,976$               

Public Investment Undertaken 1,170,000$                 234,000$                           2,096,000$                 

Ratio of Private/Public Investment 13 2/11 0

McNamee Park Site Impvrovements

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 50,603$                      

Ratio of Private/Public Investment 0 0

Carpenter Creek Maintenance

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 8,265$                        

Ratio of Private/Public Investment 0 0

Riverfront Park

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 804,198$                    7,000,000$                        

Ratio of Private/Public Investment 0 0

Veteran's Garden Renovation

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 15,173$                      

Ratio of Private/Public Investment 0 0

Abandoned Railroad Bridge Removal

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 1,100,000$                 

Ratio of Private/Public Investment 0 0

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



Acme RDA

Private Investment Undertaken (See Instructions) 4,500,000$                 

Public Investment Undertaken -$                                40,000$                             260,000$                    

Ratio of Private/Public Investment 0 0

Huntley Square Demolition and Concept Plans

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 55,674$                      

Ratio of Private/Public Investment 0 0

Project 18 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 19 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 20 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 21 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 22 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 23 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 24 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 25 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken
Ratio of Private/Public Investment 0 0

PAGE 3   **ATTACH ONLY IF PROJECTS ARE LISTED**



FY 2024

Number of Jobs Retained Number of Jobs Created
Job Description and Type 
(Temporary or Permanent) Total Salaries Paid

80 Permanent

-$                                            

Temporary Permanent Temporary Permanent

0 20 0 0

Stated Rate of Return

The amount of increment projected to be created at the 
time of approval of the redevelopment agreement.

SECTION 6.3-For redevelopment projects beginning in or after FY 2022, complete the following information about increment projected to be created and actual increment 
created.

Project Name

The amount of increment created as a result of the development to date, 
for the reporting period, using the same assumptions as was used for 
the projections used at the time of the approval of the redevelopment 
agreement.

SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance of TIF in Illinois.                                                                                                                                                                                   
SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

The number of jobs, if any, created as a result of the development to 
date, for the reporting period, under the same guidelines and 
assumptions as was used for the projections used at the time of approval 
of the redevelopment agreement.

SECTION 6.2-For redevelopment projects beginning in or after FY 2022, complete the following information about projected job creation and actual job creation.                                                                                                                                                                                                                                                       

SECTION 6.1-For redevelopment projects beginning before FY 2022, complete the following information 
about job creation and retention.

TIF 5 Old Town

Name of Redevelopment Project Area: 

The number of jobs, if any, projected to be created at the 
time of approval of the redevelopment agreement. 

Acme Redevelopment Agreement 

Project Name

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate of return 
identified by the developer to the municipality and verified by an independent third party, IF ANY:

Project Name
$0Acme Building Expansion $20,000 annually 



FY 2024

Enclosed

x

xMap of District

Legal description of redevelopment project area

Optional Documents

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

TIF 5 Old Town

Name of Redevelopment Project Area: 

SECTION 7  [Information in the following section is not required by law, but may be helpful in evaluating 
the performance of TIF in Illinois.]

Route 31 to the west, Maple Avenue to the north, Hillside to the south, and Wilmette to the east. 



FY 2024

Base EAV

14,553,905$                                                   

Indicate an 'X' if the overlapping taxing districts did not receive a surplus.

Overlapping Taxing District
Surplus Distributed from redevelopment 

project area to overlapping districts

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.

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   

SECTION 8 [Information in the following section is not required by law, but may be helpful in evaluating the 
performance of TIF in Illinois.]

TIF 5 Old Town

Name of Redevelopment Project Area: 

Year of Designation

2016

Reporting Fiscal Year EAV

$25,276,223

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   

-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   
-$                                                                   



Attachment A

Amendments

Village Ordinance 24-71

Approving a Redevelopment Agreement with Acme Industrial Company
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1415 West Diehl Road, Suite 400 
Naperville, IL 60563 

630.566.8400 

 
INDEPENDENT AUDITOR’S REPORT  

ON SUPPLEMENTARY INFORMATION 

 
 
The Honorable Village President and 
Members of the Board of Trustees 
Village of Carpentersville, Illinois 
 
We have audited the financial statements of the governmental activities, the business-type activities, 
each major fund and the aggregate remaining fund information of the Village of Carpentersville, 
Illinois (the Village) as of and for the year ended December 31, 2024, which collectively comprise the 
basic financial statements of the Village and have issued our report thereon dated June 18, 2025 which 
expressed an unmodified opinion. 
 
Our audit was conducted for the purpose of forming opinions on the financial statements that 
collectively comprise the Village’s basic financial statements. The supplementary financial 

information (balance sheet and schedule of revenues, expenditures, and changes in fund balance) is 
presented for the purpose of additional analysis and is not a required part of the basic financial 
statements. The supplementary financial information is the responsibility of management and was 
derived from and relate 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 
June 18, 2025 
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SUPPLEMENTARY INFORMATION 



Cash and investments 3,689,568$    
Property taxes receivable 1,006,417      
Accrued interest 4,050             

                        
TOTAL ASSETS 4,700,035$    

LIABILITIES

Accounts payable 113,469$       
                        

Total liabilities 113,469         

DEFERRED INFLOWS OF RESOURCES

Unavailable revenue 1,006,417      

Total liabilities and deferred inflows of resources 1,119,886      
                        

FUND BALANCE

Restricted for public improvements 1,580,149      
Assigned for public improvements 2,000,000      

                        
Total fund balance 3,580,149      

                        
TOTAL LIABILITIES, DEFERRED INFLOWS 

  OF RESOURCES AND FUND BALANCE 4,700,035$    

OF RESOURCES AND FUND BALANCE

ASSETS 

LIABILITIES, DEFERRED INFLOWS 

December 31, 2024

VILLAGE OF CARPENTERSVILLE, ILLINOIS

BALANCE SHEET
TAX INCREMENT FINANCING FUND #5

OLD TOWN

(See independent auditor's report on supplementary information.)
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VILLAGE OF CARPENTERSVILLE, ILLINOIS

SCHEDULE OF REVENUES, EXPENDITURES AND
CHANGES IN FUND BALANCE

For the Year Ended December 31, 2024
\

REVENUES 

Property taxes 894,549$       
Investment income (loss) 223,254         

Total revenues 1,117,803      

EXPENDITURES

Community development 312,711         
Capital outlay 1,706,542      

Total expenditures 2,019,253      

EXCESS (DEFICIENCY) OF REVENUES
  OVER EXPENDITURES (901,450)        

OTHER FINANCING SOURCES (USES)

Transfers (out) (343,106)        

Total other financing sources (uses) (343,106)        

NET CHANGE IN FUND BALANCE (1,244,556)     

FUND BALANCE, JANUARY 1 4,824,705      

FUND BALANCE, DECEMBER 31 3,580,149$    

OLD TOWN
TAX INCREMENT FINANCING FUND #5

(See independent auditor's report on supplementary information.)
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Attachment L

Following is the Section “Q” letter dated June 18, 2025 for fiscal year 2024.



 

 

1415 West Diehl Road, Suite 400 
Naperville, IL 60563 

630.566.8400 

 
INDEPENDENT ACCOUNTANT’S REPORT  

 
 
The Honorable Village President and 
Members of the Board of Trustees 
Village of Carpentersville, Illinois 
 
We have examined management’s assertion that the Village of Carpentersville, Illinois (the Village), 
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) during the year ended December 31, 
2024. Management is responsible for the Village’s assertion. Our responsibility is to express an 
opinion on management’s assertion about the Village’s compliance with the specific requirements 
based on our examination. 
 
Our examination was made in accordance with the standards established by the American Institute of 
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 Village’s compliance with the specified 
requirements. 
 
In our opinion, management’s assertion that the Village of Carpentersville, Illinois, complied with the 
aforementioned requirements for the year ended December 31, 2024, is fairly stated in all material 
respects. 
 
This report is intended solely for the information and use of the Board of Trustees, management, the 
Illinois Department of Revenue, Illinois State Comptroller’s office and the Joint Review Board and 
should not be used by anyone other than these specified parties. 
 
 
 
Naperville, Illinois 
June 18, 2025 
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Attachment M Name: Village of Carpentersville
TIF District: Old Town TIF 5

INTERGOVERNMENTAL AGREEMENTS
FY 2024

Name of Agreement Description of Agreement Amount Transferred Out Amount Received

An Intergovermental Agreement Between the Village of 
Carpentersville, Kane County, IL and CUSD No. 300 Regarding 
the Proposed Iron Flats Redevelopment Project within the Old 
Town TIF District of the Village of Carpentersville

Agreement Whereby the Village of Carpentersville agrees 
to commit a per capita disbursement to the local school 
District 300 for any school aged children residing at the 
Iron Flats apartment development None - project not begun

A list of all intergovernmental agreements in effect from FY 2010, 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)]















AGENDA

2024 Annual Meeting (TIF#6)
Joint Review Board Meeting 10:00 AM Friday, August 22, 2025

*Immediately following the FY24 TIF 5 discussion

Posted on August 15, 2025 at:
Village of Carpentersville, 1200 L.W. Besinger Drive, Carpentersville, Illinois 60110 Page 1 of 1

Village Board Room
1200 L.W. Besinger Drive
Carpentersville, IL 60110

I. Call to Order

II. Selection of Public Member of the Joint Review Board

III. Selection of the Chair of the Joint Review Board

IV. Approval of the 9/27/24 Joint Review Board Minutes

V. Review of the 2024 TIF 6 Annual Report

VI. Public Question and Answer Period

VII. Adjournment

The Village of Carpentersville is subject to the requirements of the Americans with Disabilities Act of 1990.
Individuals with disabilities who plan to attend this meeting and who require certain accommodations so
that they can observe and/or participate in this meeting, or who have questions regarding the accessibility
of the meeting or the Village’s facilities, should contact the Village at 224-293-1625 to allow the Village
to make reasonable accommodations for those persons.
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VILLAGE OF CARPENTERSVILLE 
  

JOINT REVIEW BOARD 
2022 TAX INCREMENT FINANCING (TIF) DISTRICT #6 

ANNUAL MEETING FOR THE 2022 REPORT 
MEETING MINUTES 

 
Friday, September 27, 2024 

Village Board Room  
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 
JOINT REVIEW BOARD MEMBERS 
Public Member   Casey Kimbrough, Village Resident  
Village of Carpentersville Ben Mason, Assistant Village Manager & Finance Director  
Dundee Township Park District Dave Peterson, Executive Director 
CUSD 300   Jennifer Porter, Chief Financial Officer  
Elgin Community College  Absent   
Fox River Valley Public Library Heather Zapski, Executive Director  
Kane County   Absent  
Dundee Township  Arin Thrower, Dundee Township Supervisor  
Forest Preserve District  Absent 
of Kane County  
 
Additional Attendees: 
Tania Gomez   Carpentersville Village Clerk/ Assistant to the Village Manager  
John P. O’Sullivan   Carpentersville Village Manager  
Carrie Cichon   Carpentersville Human Resources Director/ Assistant Village Manager  
Greta Salamando   Carpentersville Business and Community Coordinator  
 
The meeting was called to order at 11:49 am 
 
SELECTION OF THE PUBLIC MEMBER OF THE JOINT REVIEW BOARD 
Ms. Zapski made a motion for Casey Kimbrough as a nominee for the role of the public member of the 
Joint Review Board. Mr. Peterson seconded the motion. 

 
Vote on Motion: 

5 – Ayes (Mason, Peterson, Porter, Zapski, Thrower) 

0 – Nay  

3 – Absent  

Motion carries 

SELECTION OF THE CHAIR OF THE JOINT REVIEW BOARD 
Ms. Zapski motioned for Ben Mason to be the nominee for the Chair of the Joint Review Board meeting. 
Mr. Peterson seconded the motion. 
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Vote on Motion: 

6 – Ayes (Peterson, Porter, Zapski, Thrower, Kimbrough, Mason) 

0 – Nay 

3 – Absent  

Motion carries 

REVIEW OF THE TIF 6 ANNUAL REPORT 
Mr. Ben Mason stated that the comptroller's office requested that a report be done for TIF #6 in 2023. He 
noted that there was $29,635.00 used to help with set up of this TIF district  
 
PUBLIC QUESTION AND ANSWER PERIOD 
No public questions 
 
ADJOURNMENT 
The meeting was adjourned at 12:03 pm by voice vote on a Motion by Mr. Armstrong, seconded by Ms. 
Porter. 
 
 
Respectfully submitted. 
 

Tania Gomez  
Tania Gomez, Village Clerk/ Assistant to the Village Manager  
 
 

 

 

 

 

 

 

 

 

 

 

 

 



VILLAGE OF CARPENTERSVILLE 
  

JOINT REVIEW BOARD 
2023 TAX INCREMENT FINANCING (TIF) DISTRICT #6 

ANNUAL MEETING FOR THE 2023 REPORT 
MEETING MINUTES 

 
Friday, September 27, 2024 

Village Board Room  
1200 L.W. Besinger Drive 
Carpentersville, IL 60110 

 
JOINT REVIEW BOARD MEMBERS 
Public Member   Casey Kimbrough, Village Resident  
Village of Carpentersville Ben Mason, Assistant Village Manager & Finance Director  
Dundee Township Park District Dave Peterson, Executive Director 
CUSD 300   Jennifer Porter, Chief Financial Officer  
Elgin Community College  Absent   
Fox River Valley Public Library Heather Zapski, Executive Director  
Kane County   Absent  
Dundee Township  Arin Thrower, Dundee Township Supervisor  
Forest Preserve District  Absent 
of Kane County  
 
Additional Attendees: 
Tania Gomez   Carpentersville Village Clerk/ Assistant to the Village Manager  
John P. O’Sullivan   Carpentersville Village Manager  
Carrie Cichon   Carpentersville Human Resources Director/ Assistant Village Manager  
Greta Salamando   Carpentersville Business and Community Coordinator  
 
The meeting was called to order at 12:19 pm 
 
SELECTION OF THE PUBLIC MEMBER OF THE JOINT REVIEW BOARD 
Ms. Zapski made a motion for Casey Kimbrough as a nominee for the role of the public member of the 
Joint Review Board. Ms. Zapski seconded the motion. 

 
Vote on Motion: 

5 – Ayes (Mason, Peterson, Porter, Zapski, Thrower) 

0 – Nay  

3 – Absent  

Motion carries 

SELECTION OF THE CHAIR OF THE JOINT REVIEW BOARD 
Ms. Zapski motioned for Ben Mason to be the nominee for the Chair of the Joint Review Board meeting. 
Ms. Thrower seconded the motion. 
 



Vote on Motion: 

6 – Ayes (Peterson, Porter, Zapski, Thrower, Kimbrough, Mason) 

0 – Nay 

3 – Absent  

Motion carries 

REVIEW OF THE TIF 6 ANNUAL REPORT 
Mr. Mason reviewed the annual report. He noted that setup costs led to a negative balance at the outset. 
However, the TIF ended 2023 with a positive balance of $9,951. Looking ahead, projections for 2024 
indicate a promising increase of $60,000. 
 
The Village has not identified any redevelopments in this TIF District as of now.  
 
PUBLIC QUESTION AND ANSWER PERIOD 
No public questions 
 
ADJOURNMENT 
The meeting was adjourned at 12:23 pm by voice vote on a Motion by Ms. Thrower, seconded by Ms. 
Zapski. 
 
 
Respectfully submitted. 
 

Tania Gomez  
Tania Gomez, Village Clerk/ Assistant to the Village Manager  
 
 

 

 





FY 2024
Name of Redevelopment Project Area:

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:
Under which section of the Illinois Municipal Code was the Redevelopment Project Area designated? (check one):

Tax Increment Allocation Redevelopment Act
Industrial Jobs Recovery Law

No Yes
For redevelopment projects beginning prior to FY 2022, 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).
For redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions 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, enactment or extension, and a copy of the redevelopment plan (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 (labeled Attachment J).

X

An analysis prepared by a financial advisor or underwriter, chosen by the municipality, setting forth the nature and term of obligation;
projected debt service including required reserves and debt coverage; and actual debt service. [65 ILCS 5/11-74.4-5 (d) (8) (B) and
5/11-74.6-22 (d) (8) (B)]
If attachment I is yes, the Analysis and an accompanying letter from the municipality outlining the contractual relationship
between the municipality and the financial advisor/underwriter MUST be attached (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

For redevelopment projects beginning in or after FY 2022, did the developer identify to the municipality a stated rate of return for each
redevelopment project area? Stated rates of return required to be reported shall be independently verified by a third party chosen by
the municipality. If
yes, please enclose evidence of third party verification, may be in the form of a letter from the third party (labeled
Attachment N).

X

SECTION 2 [Sections 2 through 8 must be completed for each redevelopment project area listed in Section 1.]

Please utilize the information below to properly label the Attachments.

X
______

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

TIF 6: SPRING HILL MALL #2



FY 2024

Special Tax Allocation Fund Balance at Beginning of Reporting Period 9,951$

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 54,016$ 93,805$ 97%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 2,201$ 3,041$ 3%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source _____________; if multiple other sources, attach
schedule) 0%

All Amount Deposited in Special Tax Allocation Fund 56,217$

Cumulative Total Revenues/Cash Receipts 96,846$ 100%

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

718$

Transfers to Municipal Sources
Distribution of Surplus

Total Expenditures/Disbursements 718$

Net/Income/Cash Receipts Over/(Under) Cash Disbursements 55,499$

Previous Year Adjustment (Explain Below)
.

FUND BALANCE, END OF REPORTING PERIOD* 65,450$
  * 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.

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:



FY 2024
Name of Redevelopment Project Area:

Amounts Reporting Fiscal Year

Proessional Services-ZRFM Law                                  434

434$
2. Annual administrative cost.
TIF Association Due                                  284

284$
3. Cost of marketing sites.

-$

-$

-$

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.

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

TIF 6: SPRING HILL MALL #2



-$



-$

-$

-$

-$

-$

-$

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

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.



-$

-$

-$

-$

-$

-$

718$

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 2024

Name Service Amount

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

Section 3.2 B [Information in the following section is not required by law, but may be helpful in
creating fiscal transparency.]

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:



FY 2024

FUND BALANCE BY SOURCE 65,450$

1. Description of Debt Obligations  Amount of Original Issuance Amount Designated

Total Amount Designated for Obligations -$ -$

2. Description of Project Costs to be Paid  Amount of Original Issuance Amount Designated

Total Amount Designated for Project Costs -$

TOTAL AMOUNT DESIGNATED -$

SURPLUS/(DEFICIT) 65,450$

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

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:



FY 2024

X
Indicate an 'X' if no property was 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:

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 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:



X

TOTAL: 11/1/99 to Date
Estimated Investment for
Subsequent Fiscal Year

Total Estimated to
Complete Project

Private Investment Undertaken (See Instructions) -$ -$ -$
Public Investment Undertaken -$ -$ -$
Ratio of Private/Public Investment 0 0

Project 1 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 2 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 3 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 4 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 5 Name:
Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 6 Name:
Private Investment Undertaken (See Instructions)

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

SECTION 5 [20 ILCS 620/4.7 (7)(F)]

PAGE 1

FY 2024

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:

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

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 and 2b.)

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:

2b. Did the municipality undertake any NEW projects in fiscal year 2022 or any fiscal year thereafter within
the Redevelopment Project Area?



FY 2024

Number of Jobs Retained Number of Jobs Created
Job Description and Type
(Temporary or Permanent) Total Salaries Paid

-$

Temporary Permanent Temporary Permanent

Stated Rate of Return

The number of jobs, if any, projected to be created at the
time of approval of the redevelopment agreement.

Project Name

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate of return
identified by the developer to the municipality and verified by an independent third party, IF ANY:

Project Name

SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance of TIF in Illinois.
SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

The number of jobs, if any, created as a result of the development to
date, for the reporting period, under the same guidelines and
assumptions as was used for the projections used at the time of approval
of the redevelopment agreement.

SECTION 6.2-For redevelopment projects beginning in or after FY 2022, complete the following information about projected job creation and actual job creation.

SECTION 6.1-For redevelopment projects beginning before FY 2022, complete the following information
about job creation and retention.

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:

The amount of increment projected to be created at the
time of approval of the redevelopment agreement.

SECTION 6.3-For redevelopment projects beginning in or after FY 2022, complete the following information about increment projected to be created and actual increment
created.

Project Name

The amount of increment created as a result of the development to date,
for the reporting period, using the same assumptions as was used for
the projections used at the time of the approval of the redevelopment
agreement.



FY 2024

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

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:

SECTION 7 [Information in the following section is not required by law, but may be helpful in evaluating
the performance of TIF in Illinois.]

West of Route 31, south of Main Street, and north of the corporate boundary line of the Village of West Dundee

Enclosed
x
xMap of District

Legal description of redevelopment project area
Optional Documents



FY 2024

Base EAV

7,668,000$

-$
-$
-$
-$

-$
-$
-$
-$
-$

SECTION 8 [Information in the following section is not required by law, but may be helpful in evaluating the
performance of TIF in Illinois.]

TIF 6: SPRING HILL MALL #2
Name of Redevelopment Project Area:

Year of Designation

2022

Reporting Fiscal Year EAV

8,168,887

-$
-$
-$
-$

Indicate an 'X' if the overlapping taxing districts did not receive a surplus.

Overlapping Taxing District
Surplus Distributed from redevelopment

project area to overlapping districts

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.
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