
ANNUAL TAX INCREMENT FINANCE

REPORT

Name of Municipality: 

County:

Unit Code:

Reporting Fiscal Year:

Fiscal Year End:

City of Chicago

Cook

016/620/30

First Name: 

Address:

Telephone:

Last Name:

Title:

Ciere

City Hall, 121 N LaSalle

(312) 744-4190

Boatright

Administrator

City: Chicago Zip: 60602

Email TIFreports@cityofchicago.org

(65 ILCS 5/11-74.4-5 (d) (1.5) and 65 ILCS 5/11-74.6-22 (d) (1.5)*)Section 1

FILL OUT ONE FOR  

Name of Redevelopment Project Area
Date Designated

 MM/DD/YYYY

Date Terminated

MM/DD/YYYY

EACH TIF DISTRICT

FY 2023

2023

12/31/2023

FY 2023 TIF Administrator Contact Information-Required

SUSANA A. MENDOZA
ILLINOIS STATE COMPTROLLER 

105th/Vincennes 10/3/2001 12/31/2025

107th/Halsted 4/2/2014 12/31/2038

111th/Kedzie 9/29/1999 12/31/2035

116th/Avenue O 10/31/2018 12/31/2042

119th/Halsted 2/6/2002 12/31/2026

119th/I-57 11/6/2002 12/31/2026

24th/Michigan 7/21/1999 12/31/2035

26th/King Drive 1/11/2006 12/31/2030

35th/Halsted 1/14/1997 12/31/2033

35th/State 1/14/2004 12/31/2028

35th/Wallace 12/15/1999 12/31/2023

43rd/Cottage Grove 7/8/1998 12/31/2034

47th/Ashland 3/27/2002 12/31/2026

47th/Halsted 5/29/2002 12/31/2026

47th/King Drive 3/27/2002 12/31/2026

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



47th/State 7/21/2004 12/31/2028

51st/Archer 5/17/2000 12/31/2024

51st/Lake Park 11/15/2012 12/31/2036

53rd Street 1/10/2001 12/31/2025

63rd/Ashland 3/29/2006 12/31/2030

63rd/Pulaski 5/17/2000 12/31/2024

67th/Cicero 10/2/2002 12/31/2026

67th/Wentworth 5/4/2011 12/31/2035

71st/Stony Island 10/7/1998 12/31/2034

73rd/University 9/13/2006 12/31/2030

79th Street Corridor 7/8/1998 12/31/2034

79th/Cicero 6/8/2005 12/31/2029

79th/Southwest Highway 10/3/2001 12/31/2025

79th/Vincennes 9/27/2007 12/31/2031

83rd/Stewart 3/31/2004 12/31/2028

87th/Cottage Grove 11/13/2002 12/31/2026

95th/Western 7/13/1995 12/31/2031

Addison South 5/9/2007 12/31/2031

Archer/Central 5/17/2000 12/31/2024

Archer/Western 2/11/2009 12/31/2033

Armitage/Pulaski 6/13/2007 12/31/2031

Austin Commercial 9/27/2007 12/31/2031

Avalon Park/South Shore 7/31/2002 12/31/2026

Avondale 7/29/2009 12/31/2033

Belmont/Central 1/12/2000 12/31/2024

Belmont/Cicero 1/12/2000 12/31/2024

Bronzeville 11/4/1998 12/31/2034

Bryn Mawr/Broadway 12/11/1996 12/31/2032

Canal/Congress 11/12/1998 12/31/2034

Central West 2/16/2000 12/31/2024

Chicago/Central Park 2/27/2002 12/31/2026

Chicago/Kingsbury 4/12/2000 12/31/2024

Cicero/Archer 5/17/2000 12/31/2024

Cicero/Stevenson 7/20/2022 12/31/2046

Clark/Montrose 7/7/1999 12/31/2035

Clark/Ridge 9/29/1999 12/31/2023

Commercial Avenue 11/13/2002 12/31/2026

Cortland/Chicago River 4/10/2019 12/31/2043

Devon/Sheridan 3/31/2004 12/31/2028

Devon/Western 11/3/1999 12/31/2023

Diversey/Chicago River 10/5/2016 12/31/2040

Diversey/Narragansett 2/5/2003 12/31/2027

Division/Homan 6/27/2001 12/31/2025

Edgewater/Ashland 10/1/2003 12/31/2027

Elston/Armstrong Industrial Corridor 7/19/2007 12/31/2031

Englewood Mall 11/29/1989 12/31/2025

Englewood Neighborhood 6/27/2001 12/31/2025

Ewing Avenue 3/10/2010 12/31/2034

Foster/California 4/2/2014 12/31/2038

Foster/Edens 2/28/2018 12/31/2042

Fullerton/Milwaukee 2/16/2000 12/31/2027

Galewood/Armitage Industrial 7/7/1999 12/31/2035



Goose Island 7/10/1996 12/31/2032

Greater Southwest Industrial (East) 3/10/1999 12/31/2035

Greater Southwest Industrial (West) 4/12/2000 12/31/2024

Harrison/Central 7/26/2006 12/31/2030

Hollywood/Sheridan 11/7/2007 12/31/2031

Homan/Arthington 2/5/1998 12/31/2034

Humboldt Park Commercial 6/27/2001 12/31/2025

Jefferson/Roosevelt 8/30/2000 12/31/2024

Kennedy/Kimball 3/12/2008 12/31/2032

Kinzie Industrial Corridor 6/10/1998 12/31/2034

Lake Calumet Area Industrial 12/13/2000 12/31/2024

Lakefront 3/27/2002 12/31/2026

LaSalle Central 11/15/2006 12/31/2030

Lawrence/Broadway 6/27/2001 12/31/2025

Lawrence/Kedzie 2/16/2000 12/31/2024

Lawrence/Pulaski 2/27/2002 12/31/2026

Lincoln Avenue 11/3/1999 12/31/2035

Little Village East 4/22/2009 12/31/2033

Little Village Industrial Corridor 6/13/2007 12/31/2031

Madden/Wells 11/6/2002 12/31/2038X

Madison/Austin Corridor 9/29/1999 12/31/2035

Michigan/Cermak 9/13/1989 12/31/2025

Midway Industrial Corridor 2/16/2000 12/31/2024

Midwest 5/17/2000 12/31/2036

Montrose/Clarendon 6/30/2010 12/31/2034

Near North 7/30/1997 12/31/2033

North Pullman 6/30/2009 12/31/2033

Northwest Industrial Corridor 12/2/1998 12/31/2034

Ogden/Pulaski 4/9/2008 12/31/2032

Ohio/Wabash 6/7/2000 12/31/2024

Peterson/Pulaski 2/16/2000 12/31/2024

Pilsen Industrial Corridor 6/10/1998 12/31/2034

Pratt/Ridge Industrial Park Conservation Area 6/23/2004 12/31/2028

Pulaski Industrial Corridor 6/9/1999 12/31/2035

Randolph/Wells 6/9/2010 12/31/2034

Red Line Extension 12/14/2022 12/31/2058

Red Purple Modernization Phase One (Transit TIF) 11/30/2016 12/31/2052

River West 1/10/2001 12/31/2025

Roosevelt/Cicero Industrial Corridor 2/5/1998 12/31/2034

Roosevelt/Clark 4/10/2019 12/31/2043

Roosevelt/Racine 11/4/1998 12/31/2034

Roseland/Michigan 1/16/2002 12/31/2026

Sanitary and Ship Canal 7/24/1991 12/31/2027

South Chicago 4/12/2000 12/31/2024

Stevenson Brighton 4/11/2007 12/31/2031

Stockyards Southeast Quadrant Industrial 2/26/1992 12/31/2028

Stony Island Commercial/Burnside Industrial 6/10/1998 12/31/2034

Touhy/Western 9/13/2006 12/31/2030

Washington Park 10/8/2014 12/31/2038

West Irving Park 1/12/2000 12/31/2024

West Woodlawn 5/12/2010 12/31/2034

Western Avenue North 1/12/2000 12/31/2024



Western Avenue South 1/12/2000 12/31/2024

Western/Ogden 2/5/1998 12/31/2034

Western/Rock Island 2/8/2006 12/31/2030

Wilson Yard 6/27/2001 12/31/2025

Woodlawn 1/20/1999 12/31/2035



SECTION 2 redevelopment project area listed in Section 1.]each

FY 2023

 [Sections 2 through 8 must be completed for

For redevelopment projects beginning in or after FY2022, 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)]

Were there any reports
22 (d) (7) (F)]

Madden/Wells

Primary Use of Redevelopment Project Area*:  Combination/Mixed

If 'Combination/Mixed' List Component Types:  Residential/Commercial/Institutional/Industrial

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

Tax Increment Allocation Redevelopment Act

Industrial Jobs Recovery Law

No Yes 

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).

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). 

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 (labeled Attachment D).

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).

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).

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).

If yes, please enclose the Joint Review Board Report (labeled Attachment H).

Were any obligations issued by municipality?  [65 ILCS 5/11-74.4-5 (d) (8) (A) and 5/11-74.6-22 (d) (8) (A)]

If yes, please enclose any Official Statement (labeled Attachment I).  If Attachment I is answered yes, then the Analysis must be 

attached (labeled Attachment J).

If attachment I is yes, the Analysis

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).

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).

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).

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

X

X

X

X

X

X

X

X

X

X

X

X

X

X

Name of Redevelopment Project Area:  

and an accompanying letter from the municipality outlining the contractual relationship

(labeled Attachment J).

Please utilize the information below to properly label the Attachments.

submitted to the municipality       the joint review board? [65 ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6- by

If yes, please enclose the amendment, enactment or extension, and a copy of the redevelopment plan (labeled Attachment A). 

For redevelopment projects beginning prior to FY2022, 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)]

MUST

An analysis prepared by a financial advisor or underwriter,  

obligation; projected debt service including required reserves and debt coverage;

chosen by the municipality, setting forth the the nature and term of

(8) (B) and 5/11-74.6-22 (d) (8) (B)]

and actual debt service. [65 ILCS 5/11-74.4-5 (d) 

between the municipality and the financial advisor/underwriter be attached

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

If yes, please enclose the amendment (labeled Attachment A). 



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)]

 

 

 

 

SECTION 3.1

Name of Redevelopment Project Area:

Madden/Wells

Special Tax Allocation Fund Balance at Beginning of Reporting Period 6,595,039

State Sales Tax Increment

Local Sales Tax Increment  

State Utility Tax Increment  

Local Utility Tax Increment  

Revenue/Cash 

Receipts for 

Current Reporting 

Year

Cumulative Totals 

of Revenue/Cash 

Receipts for life of 

TIF

SOURCE of Revenue/Cash Receipts:

Interest

Land/Building Sale Proceeds

Bond Proceeds

Transfers from Municipal Sources

All Amount Deposited in Special Tax Allocation Fund

1,965,093 19,862,456

 

 

 

 

% of Total

93%

Private Sources

Other (identify source ________; if multiple other sources, attach 
schedule)

Property Tax Increment

Cumulative Total Revenues/Cash Receipts

Total Expenditures/Cash Disbursements (Carried forward from 

Section 3.2)

Distribution of Surplus

Total Expenditures/Disbursements

Net/Income/Cash Receipts Over/(Under) Cash Disbursements

FUND BALANCE, END OF REPORTING PERIOD*

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

21,462,628 100%

2,230,341 

265,248 548,352 3%

 -    -  0%

 -   

 -   

 -   

 -    -  0%

5%

0% -  

1,051,820 

 -  

 -   

1,355,593 

1,355,593 

7,469,787 

(a) Cumulative figures for the categories of 'Interest,' 'Land/Building Sale Proceeds' and 'Other' may not be fully 
available for this report due to either: (i) the disposal of certain older records pursuant to the City's records retention 
policy, or (ii) the extraordinary administrative burden of developing cumulative City records prior to the City's conversion 
to its current accounting system in 2003.

 874,748 

 $

 $

 $

 $

 $

 $

 $

 $

Transfers to Municipal Sources  -    $

FY 2023

Previous Year Adjustment (Explain Below)  $

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

Previous Year Explanation:

 -

 -

 -

 -

0%

0%

0%

0%

0%

 -

Provide an analysis of the special tax allocation fund.

 [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)]

 -

 -

 -

 -



SECTION 3.2 A

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND

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

  
 
  
  
  

 
 
 

PAGE 1

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

10 (o)]

 

Amounts

 

Reporting Fiscal Year

  
  

 

2. Annual administrative cost. 

 
  

 
 

  
  
  

 
 
 

  
  

 

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 construction of public works or improvements.

  
 
  
  
  

 
 
 

  
  

 

29,181

29,181

 - 

 - 

 - 

 - 

93,248

93,248

 $

 $

 $

 $

 $

 $

Name of Redevelopment Project Area:

Madden/Wells

FY 2023

[65 ILCS 5/11-74.4-5 (d) (5) (c) and 65 ILCS 5/11-74.6-22 (d) (5)(c)]



SECTION 3.2 A 

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

  

 

 
  
  
  

 

 

 

PAGE 2

  
  

 

8. Cost of job training and retraining projects.
  
 

  
  
  

 

 

 
  
  

 

9. Financing costs.
 

  

 

 
  
  
  

 

 

 
  
  

 

10. Capital costs.
 

  

 

 
  
  
  

 

 

 
  
  

 

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.

 

  

 

 
  
  
  

 

 

 
  
  

 

 - 

 - 

 - 

 - 

 - 

 - 

 $

 $

 $

 $

 $

 $



SECTION 3.2 A 

13. Relocation costs.

 

  

 

 
  
  
  

 

 

 

PAGE 3

  
  

 

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.

 

 

 

 
 

  
  

 

 
  
  

 

17.Cost of day care services.

 

  

 

 
 

  
  

 

 
  
  

 

18. Other.

 

  

 

 
  
  
  

 

 

 
  
  

 

 - 

 - 

 - 

583,164

1,233,164

 - 

 TOTAL ITEMIZED EXPENDITURES  1,355,593

650,000

of a redevelopment project.

 - 

Costs of interest incurred by a developer related to the construction, renovation or rehabilitation

Costs of construction of new housing units for low income or very low income households.

 $

 $

 $

 $

 $

 $

 $



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

current reporting year.

Section 3.2 B

Name Service Amount

Name of Redevelopment Project Area:

Madden/Wells

FY 2023

 [Information in the following section is not required by law, but would be helpful in

creating fiscal transparency.]

20,160.00CITY STAFF COSTS (1) Administration  $

650,000.00THE COMMUNITY BUILDERS INC Affordable Housing  $

259,184.00ARCHES RETAIL DEVELOPMENT LLC Interest Cost  $

323,980.11OAKWOOD SHORES PHRASE 2A - ASSOCIATES LP Interest Cost  $

13,248.38MQ SEWER & WATER CONTRACTORS Public Improvement  $

80,000.00STANLEY CONSULTANTS INC Public Improvement  $

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(1) Costs relate directly to the salaries and fringe benefits of employees working solely on tax increment financing 
districts.



 

SECTION 3.3

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

 

  

  

  

 

 

 

 Amount of Original Issuance Amount Designated1. Description of Debt Obligations

 

  

  

  

 

 

 

Total Amount Designated for Obligations

 

 

Restricted for future redevelopment project costs

 

  

  

 

 

 

2. Description of Project Costs to be Paid

 

  

  

  

 

 

 

 -  

7,469,787 

 

  

  

  

 

 

 

 

  

  

  

 

 

 

Total Amount Designated for Project Costs 7,469,787 

TOTAL AMOUNT DESIGNATED 7,469,787 

SURPLUS/(DEFICIT)  -  

 $

  

 $

 $

 $

 $

 $ $

 

Name of Redevelopment Project Area:

Madden/Wells

FY 2023

 Amount of Original Issuance Amount Designated

[65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d]

 
7,469,787 

 

 

FUND BALANCE BY SOURCE



SECTION 4

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

redevelopment project area.

Indicate an 'X' if no property was acquired by the Municipality within 

the redevelopment project area.

Name of Redevelopment Project Area:

Madden/Wells

FY 2023

 

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

  X  

Street address:

Approximate size or description of property:

Property (1):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (2):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (3):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (4):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (5):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (6):  

 

Purchase price:  

Seller of property:  

Street address:

Approximate size or description of property:

Property (7):  

 

Purchase price:  

Seller of property:  



SECTION 5

Madden/Wells

PAGE 1

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

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

projects were undertaken by the Municipality Within the Redevelopment Project Area.   NO1.

undertake projects within the Redevelopment Project Area. (If selecting this option,

X

DID2. The Municipality

complete 2a and 2b.)

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

5

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

Estimated Investment 

for Subsequent Fiscal 

Year11/1/99 to Date

Total Estimated to 

Complete ProjectTOTAL:  

Private Investment Undertaken (See Instructions) 

Public Investment Undertaken

Ratio of Private/Public Investment

40,561,796

11,199,903

3 23/37

-    

1,751,573

-    

157,080,148

14,821,000

10  3/5 

 $

 $  $

 $

 $

 $

FY 2023

ALL

ALL

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

Name of  Redevelopment Project Area:

2b. The total number of           projects undertaken by the municipality in fiscal year 2022 and any fiscal 
year thereafter, within the Revelopment Project area, if any.

1NEW

Project 1:  Madden Wells Phase 1-A (rental)  (Project is Ongoing***) 

Private Investment Undertaken (See Instructions) 0 -    31,280,770

Public Investment Undertaken 694,596 -    4,800,000

Ratio of Private/Public Investment 0 -    6 46/89

 

 $   $

 $

 

Project 2:  The Arches at Oakwood Shores  (Project Completed) 

Private Investment Undertaken (See Instructions) 40,561,796 -     -   

Public Investment Undertaken 6,598,586 -     -   

Ratio of Private/Public Investment 6  5/34 -     -   

 $

 $   $

 $

 

Project 3:  Madden Wells Phase 1-B (rental)  (Project is Ongoing***) 

Private Investment Undertaken (See Instructions) 0 -    36,126,230

Public Investment Undertaken 961,368 -    3,021,000

Ratio of Private/Public Investment 0 -    11 23/24

 

 $   $

 $

 

Project 4:  Oakwood Shores Phase 2 Rental  (Project is Ongoing***) 

Private Investment Undertaken (See Instructions) 0 -    54,669,913

Public Investment Undertaken 1,000,859 119,789 2,900,000

Ratio of Private/Public Investment 0 -    18 23/27

 

 $  $  $

 $

 

Project 5:  Madden Wells - 2-C - Rental Retail  (Project is Ongoing***) 

Private Investment Undertaken (See Instructions) 0 -    20,948,393

Public Investment Undertaken 1,294,494 281,784 2,100,000

Ratio of Private/Public Investment 0 -    9 40/41

 

 $  $  $

 $

 

Project 6:  Oakwood Shores 3-1 Owner LLC  (Project is Ongoing***) 

Private Investment Undertaken (See Instructions) 0 -    14,054,842

Public Investment Undertaken 650,000 1,350,000 2,000,000

Ratio of Private/Public Investment 0 -    7  2/73

 

 $  $  $

 $

 



SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance

Section 5 Notes

Name of Redevelopment Project Area

Madden/Wells

*** As of the last date of the reporting fiscal year, the construction of this Project was ongoing; the Private 
Investment Undertaken and Ratio figures for this Project will be reported on the Annual Report for the fiscal 
year in which the construction of the Project is completed and the total Private Investment figure is available.

FY 2023

(a) Each actual or estimated Public Investment reported here is, to the extent possible, comprised only of 
payments financed by tax increment revenue, and may include interest amounts paid to finance the Public 
Investment amount. In contrast, each actual or estimated Private Investment reported here is, to the extent 
possible, comprised of payments financed by revenues that are not tax increment revenues and, therefore, 
may include private equity, private lender financing, private grants, other public monies, or other local, state or 
federal grants or loans.

(b) Each amount reported here under Public Investment Undertaken, Total Estimated to Complete Project, is 
the maximum amount of payments financed by tax increment revenue that could be made pursuant to the 
corresponding Project's operating documents, but not including interest that may later be payable on developer 
notes, and may not necessarily reflect actual expenditures, if any, as reported in Section 3 herein.  The total 
public investment amount ultimately made under each Project will depend upon the future occurence of 
various conditions, including interest that may be payable on developer notes as set forth in the Project's 
operating documents.

General Notes

Project/Program-Specific Notes



Name of Redevelopment Project Area:  

Madden/Wells

SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

FY 2023

Number of Jobs Retained

Job Description and Type 

(Temporary or Permanent)

  

  

Number of Jobs Created Total Salaries Paid

  

   

  

  

   

   

     

 $

 

 

 

 

 

-

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

creation and retention.

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: 

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.

 

  N/A

 

 

 $

 $

 

 

 $

 $

 N/A

-

-

-

Project Name Stated Rate of Return

  

 

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

job creation.

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**

The number of jobs, if any, projected to be 

created at the time of approval of the 

redevelopment agreement*

   Temporary Permanent PermanentTemporaryProject Name

 

    

    

    

    

    

  * see footnote on following page   ** see footnote on following page

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 projected to be 

created at the time of approval of the 

redevelopment agreement^

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 approval of the 

redevelopment agreement^^

Oakwood Shores 3-1 Owner LLC $598,467 $0   

   

   

   

   

   

  ^ see footnote on following page    ^^ see footnote  on following page  



Section 6 Notes

FY 2023

*  All RDAs shown were entered into during or after FY 2022. “Permanent” jobs are defined as permanent, full-
time, or full-time-equivalent jobs that are anticipated to be created or retained at some time during the term of 
the RDA. “Temporary” jobs are defined as part-time, construction, temporary or seasonal jobs that are 
anticipated to be created during construction of the project. RDAs with no jobs covenant are not shown. An 
RDA will be removed from this Section once the job covenant ends, or the RDA terminates.  TIFWorks and 
similar job training programs are not shown.

**  “Permanent” jobs shown here are those that are affirmed by the Developer on the first anniversary date of 
the completion of the project and throughout the term of the RDA. “Temporary” jobs are shown here after 
project construction is completed and are based on total worker headcount.

General Notes

^  All RDAs shown were entered into during or after FY 2022. The amount of increment reported is the 
cumulative amount projected for all PINs in the RDA over the term of the Redevelopment Project Area, 
assuming that the term of the Redevelopment Project Area is not later extended or truncated. [Please note 
that, in an effort to be more accurate, this projection has a different basis than the 2022 report.]   An RDA will 
be removed from this Section once the RDA terminates. RDAs involving tax-exempt properties and those with 
no increment increase projected over the term of the Redevelopment Project Area, are not shown. 

^^  The amount shown is the increase in cumulative PIN increment collected from the year the RDA was 
entered into through the Redevelopment Project Area expiration year, to the extent the information is available 
from tax records.

Madden/Wells

Name of  Redevelopment Project Area:

Section 6.2:

Section 6.3:



Name of Redevelopment Project Area:

Madden/Wells

FY 2023

SECTION 7 [Information in the following sections is not required by law, but may be helpful in evaluating  

the performance of TIF in Illinois.]

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

Optional Documents Enclosed

Legal description of redevelopment project area   

Map of District  X

 





Name of Redevelopment Project Area:

Madden/Wells

FY 2023

SECTION 8 [Information in the following section is not required by law, but may be helpful in evaluating the 

performance of TIF in Illinois.]

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

area.

Year of designation Base EAV Reporting Fiscal Year EAV

   

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

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

  $

  $

  $

  $

  $

  $

  $

  $

  $

  $

  $

  $

  $

-

-

-

-

-

-

-

-

-

-

-

-

-

 



CHICAGO Februarv 1, 2023 

To tlie President and Members of the City Council: 

Your Conimittee on Finance having had under consideration a communication 
recommending a proposed ordinance regarding the authority to enter into and execute the 
designation of Amendment No. 1 expanded Madden/Wells Redevelopment Project Area as 
redevelopment project area pursuant to Tax Increment Allocation Redevelopment Act. 

Direct Introduction 

Having had the same under advisement, begs leave to report and recommend that your 
Honorable Body pass the proposed 

This recommendation was concurred in by viva voce vote of members of the 
committee with 0 dissenting vote(s). 

Respectfully submitted, 

(signed) 

Chairman 

ATTACHMENT A



AN ORDINANCE OF THE CITY OF CHICAGO, ILLINOIS 
DESIGNATING 

THE EXPANDED MADDEN/WELLS REDEVELOPMENT 
PROJECT AREA 

A REDEVELOPMENT PROJECT AREA PURSUANT TO 
THE TAX INCREMENT ALLOCATION REDEVELOPMENT ACT 

WHEREAS, the City of Chicago (the "City"), by an ordinance adopted by tine City Council 
of the City (the "City Council") on November 6, 2002, approved a redevelopment plan for a portion 
of the City known as the Madden/Wells Redevelopment Project Area (the "Original 
Redevelopment Project Area") for the purpose of implementing tax increment allocation financing 
("Tax Increment Allocation Financing") pursuant to the Illinois Tax Increment Allocation 
Redevelopment Act, 65 ILCS 5/11-74.4-1 et. seg., as amended (the "Act"); and 

WHEREAS, the City Council adopted an ordinance on November 6, 2002 designating the 
Original Redevelopment Project Area as a redevelopment project area pursuant to the Act; and 

WHEREAS, the City Council adopted an ordinance on November 6, 2002 adopting Tax 
Increment Allocation Financing for the Original Redevelopment Project Area pursuant to the Act; 
and 

WHEREAS, it is desirable and in the best interests of the citizens of the City for the City 
to encourage development of areas located adjacent to the Original Redevelopment Project Area 
by expanding the boundaries of the Original Redevelopment Project Area and designating such 
expanded project area as a redevelopment project area under the Act to be known as the 
Madden/Wells Redevelopment Project Area Amendment #1 (the "Expanded Area"); and 

WHEREAS, the City desires further to supplement and amend the redevelopment plan for 
the Original Redevelopment Project Area to provide for the redevelopment of the Expanded Area; 
and 

WHEREAS, the City has caused to be prepared an eligibility study entitled "2022 
Expansion Area Eligibility Report" (the "Eligibility Study") of the proposed additional portions 
("Added Area") of the Expanded Area, which Eligibility Study confirms the existence within the 
Added Area of various vacant iand blight factors as set forth in the Act and supports a finding of 
eligibility of the Added Area for designation as a vacant land blighted area under the Act; and 

WHEREAS, it is now necessary and desirable to re-confirm the designation ofthe Original 
Redevelopment Project Area and designate the total area referred to in said Expanded Area as 
a redevelopment project area as provided in the Act; and 

WHEREAS, it is desirable and in the best interest of the citizens of the City for the City to 
implement Tax Increment Allocation Financing pursuant to the Act for the Expanded Area 
described in Section 2 ofthis ordinance, to be redeveloped pursuant to a proposed redevelopment 
plan and project (the "Amended Plan"); and 

WHEREAS, the Community Development Commission (the "Commission") of the City is 
empowered by the Mayor of the City with the approval of the City Council (the City Council, 



referred to herein collectively with the Mayor as the "Corporate Authorities") to exercise certain 
powers enumerated in Section 5/11-74,4-4(k) of the Act, including the holding of certain public 
hearings required by the Act; and 

WHEREAS, pursuant to Sections 5/11 -74.4-4 and 5/11 -74.4-5 of the Act, the Commission, 
by authority of the Corporate Authorities, called a public hearing (the "Hearing") on November 8, 
2022, concerning approval of the Amended Plan, designation of the Expanded Area as a 
redevelopment project area pursuant to the Act and adoption of Tax Increment Allocation 
Financing within the Expanded Area pursuant to the Act; and 

WHEREAS, the Amended Plan (including the related eligibility report attached thereto as 
an exhibit) was made available for public inspection and review pursuant to Section 5/11-74.4-
5(a) of the Act since September 2, 2022, being a date not less than 10 days prior to the adoption 
by the Commission of Resolution 22-CDC-47 on September 13, 2022, fixing the time and place 
for the Hearing, via Zoom webinar, in the following offices: City Clerk, Room 107 and Department 
of Planning and Development, Room 1000; and 

WHEREAS, pursuant to Section 5/11-74.4-5(a) of the Act, notice of the availability of the 
Amended Plan (including the Eligibility Study attached thereto as an exhibit) and of how to obtain 
the same was sent by mail on September 13, 2022, which is within a reasonabie time after the 
adoption by the Commission of Resolution 22-CDC-47, to: (a) all residential addresses that, after 
a good faith effort, were determined to be (i) located within the Expanded Area and (ii) located 
within 750 feet of the boundaries of the Expanded Area (or, if applicable, were determined to be 
the 750 residential addresses that were closest to the boundaries ofthe Expanded Area); and (b) 
organizations and residents that were registered interested parties for such Expanded Area; and 

WHEREAS, due notice of the Hearing was given pursuant to Section 5/11-74.4-6 of the 
Act, said notice being given to all taxing districts having taxable property within the Expanded 
Area and to the Department of Commerce and Economic Opportunity of the State of Illinois by 
certified mail on August 15, 2022, by publication in the Chicago Tribune on October 27, 2022 and 
the second publication being on October 28, 2022, and by certified mail to taxpayers within the 
Expanded Area on October 28, 2022; and 

WHEREAS, a meeting ofthe joint review board established pursuant to Section 5/11 -74,4-
5(b) of the Act (the "Board") was convened upon the provision of due notice on October 6, 2022, 
at 10:00 a.m., to review the matters properly coming before the Board and to allow it to provide 
its advisory recommendation regarding the approval of the Amended Plan, designation of the 
Expanded Area as a redevelopment project area pursuant to the Act, and adoption of Tax 
Increment Allocation Financing within the Expanded Area, and other matters, if any, properly 
before it; and 

WHEREAS, pursuantto Sections 5/11-74,4-4 and 5/11-74.4-5 ofthe Act, the Commission 
held the Hearing concerning approval ofthe Amended Plan, designation ofthe Added Area (and, 
with the Original Redevelopment Project Area, the Expanded Area) as a redevelopment project 
area pursuant to the Act, and adoption of Tax Increment Allocation Financing within the Added 
Area (and, with the Original Redevelopment Project Area, within the Expanded Area) pursuant to 
the Act, on November 8, 2022; and 



WHEREAS, the Commission has forwarded to the City Council a copy of its Resolution 
22-CDC-63, recommending to the City Council designation of the Added Area (and, with the 
Original Redevelopment Project Area, the Expanded Area) as a redevelopment project area 
pursuant to the Act, among other things; and 

WHEREAS, the City Council has heretofore approved the Amended Plan, which was 
identified in AN ORDINANCE OF THE CITY OF CHICAGO, ILLINOIS APPROVING 
AMENDMENT #1 TO THE REDEVELOPMENT PLAN FOR THE MADDEN/WELLS 
REDEVELOPMENT PROJECT AREA; now therefore, 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF CHICAGO: 

Section 1. Recitals. The above recitals are incorporated herein and made a part hereof. 

Section 2. The Expanded Area, The Expanded Area is legally described in Exhibit A 
attached hereto and incorporated herein. The street location (as near as practicable) for the 
Expanded Area is described in Exhibit B attached hereto and incorporated herein. The map of 
the Expanded Area is depicted on Exhibit C attached hereto and incorporated herein. 

Section 3, Findings, The Corporate Authorities hereby make the foiiowing findings: 

a. The Added Area includes only those contiguous parcels of real property and 
improvements thereon that are to be substantiaily benefitted by proposed Amended Plan 
improvements, as required pursuant to Section 5/11-74,4-4(a) of the Act; 

b. As required pursuant to Section 5/11-74,4-3(p) of the Act: 

(i) The Added Area is not less, in the aggregate, than one and one-half acres in 
size; and 

(ii) Conditions exist in the Added Area that cause the Added Area to qualify for 
designation as a redevelopment project area and a blighted area as defined in the 
Act; 

c. If the Added Area is qualified as a "blighted area," whether improved or vacant, each 
of the factors necessary to qualify the Added Area as a redevelopment project area on 
that basis is (i) clearly present within the intent of the Act and with that presence 
documented to a meaningful extent, and (ii) reasonably distributed throughout the 
improved part or vacant part, as applicable, of the Added Area as required pursuant to 
Section 5/11-74.4-3(a) ofthe Act. 

Section 4, Added Area Designated, The Added Area is hereby designated as a 
redevelopment project area pursuant to Section 5/11-74.4-4 of the Act. The Expanded Area, 
consisting of the Original Redevelopment Project Area and the Added Area, together, is hereby 
re-confirmed as a redevelopment project area pursuant to the Act. 

Section 5. Invalidity of Any Section. If any provision of this ordinance shall be held to 
be invalid or unenforceable for any reason, the invalidity or unenforceability of such provision shall 



not affect any of the remaining provisions of this ordinance. 

Section 6. Superseder. All ordinances, resolutions, motions or orders in conflict with 
this ordinance are hereby repealed to the extent of such conflict. 

Section 7. Effective Date, This ordinance shall be effective as of the date of its passage 
and approval. 



List of Attachments 

Exhibit A: Legal description of the Expanded Area 

Exhibit B: Street location of the Expanded Area 

Exhibit C: Map of the Expanded Area 



Exhibi t A 

Leqal descript ion of the Expanded Area 

All that part of the southeast quarter of Section 34, and the west half of the southwest quarter of 

Section 35 in Township 39 North, Range 14 East of the Third Principal Meridian and the east half of the 

northeast quarter of Section 3 and the west half of the northwest quarter of Section 2 in Township 38 

North, Range 14 East of the Third Principal Meridian bounded and described as follows: 

beginning at the point of intersection of the north line of East Pershing Road with the westerly line of 

South Vincennes Avenue; thence northeasterly along the westerly line of said South Vincennes Avenue 

to the northerly line of Lot 34 in Oakwood Shores Phase 2, being a resubdivision of various lots and parts 

of lots in various subdivisions and resubdivisions together with vacated roads and vacated alleys in part 

of the southeast quarter of Section 34, Township 30 North, Range 14 East of the Third Principal 

Meridian, according to the plat thereof recorded December 11, 2007 as document number 0734522111, 

in Cook County, Illinois; thence northwesterly along the northerly line of said lot 34 to the northwest 

corner thereof; thence westerly to the northeast corner of Lot 35 in said Oakwood Shores Phase 2, said 

corner being on the south line of an existing alley lying south of East 37th Place; thence westerly along 

the south line of said existing alley to the intersection of said south line with the east line of an existing 

alley lying east of South Rhodes Avenue; thence southerly along the east line of said existing alley to the 

south line of East 38th Street; thence westerly along the south line of said East 38th Street to the east 

line of said South Rhodes Avenue; thence northerly along the easterly line of said South Rhodes Avenue 

to the north line of East 37th Street; thence westerly to the intersection of the north line of said East 

37th Street with the west line of said South Rhodes Avenue; thence northerly along the west line of said 

South Rhodes Avenue to the south line of East Browning Avenue; thence easterly along the south line of 

said East Browning Avenue to the westerly line of said South Vincennes Avenue; thence southwesterly 

along the westerly line of said South Vincennes Avenue to the westerly extension of the center line of 

vacated East 36th Street; thence easterly along the center line of said vacated East 36th Street and said 

line extended to the easterly line of South Cottage Grove Avenue; thence southeasterly along the 

easterly line ofsaid South Cottage Grove Avenue to the northerly line ofsaid East 37th Street; thence 

northeasterly along the northerly line of said East 37th Street to the westerly line of the Illinois Central 

Railroad right-of-way in the west half of the Southwest Quarter of Section 35, Township 39 North, Range 

14 East o f t he Third Principal Meridian; thence southeasterly along said westerly line o f the Illinois 

Central Railroad right-of-way to the southerly line of East Oakwood Boulevard; thence westerly along 

said southerly line of East Oakwood Boulevard to the easterly line of Lot 1 in Bensley's Subdivision of 

Lots 15 and 16 of the Assessor's Division of Block 7 in Cleaverville, a subdivision of the north part of 

Fractional Section 2, Township 38 North, Range 14 East o f t he Third Principal Meridian and the south 

part of Section 35, Township 39 North, Range 14 East of the Third Principal Meridian; thence southerly 

along said easterly line of Lot 1 in Bensley's Subdivision and along the southerly extension thereof and 

along the easterly line of Lot 12 in said Bensley's Subdivision to the southerly line ofsaid Bensley's 

Subdivision; thence westerly along said southerly line of Bensley's Subdivision to the easterly line of 

South Ellis Avenue; thence southerly along said easterly line of South Ellis Avenue to the easterly 

extension of the southerly line of the northerly 5 feet of Lot 3 in the subdivision by L.C.P. Freer of Block 6 

of aforesaid Cleaverville; thence westerly along said easterly extension and the southerly line of the 

northerly 5 feet of Lot 3 in the subdivision by L.C. P. Freer of Block 6 of Cleaverville to the westerly line 

of said Lot 3; thence southerly along said westerly line of Lot 3 to the southerly line of Lot "A" in the 

consolidation of the north 10 feet of Lot 8, all of Lot 9 and the south 25 feet of Lots 10 and 11 in the 



subdivision of Block 6 in aforesaid Cleaverville; thence westerly along said southerly line of Lot "A" and 
along the westerly extension thereof to the westerly line of South Drexel Boulevard; thence northerly 
along said westerly line of South Drexel Boulevard to the point of intersection of said westerly line of 
South Drexel Boulevard with the easterly line of South Cottage Grove Avenue; thence north along the 
northerly extension ofthe west line of Block 16 in aforesaid Cleaverville, said west line of Block 16 being 
also the east line of South Cottage Grove Avenue, to the easterly extension of the south line of Lots 10, 
11, 14 and 15 in Block 1 of Cleaverville Addition, being a subdivision of the north half of the Northeast 
Quarter of Section 3, Township 38 North, Range 14 East of the Third Principal Meridian, lying east of 
South Vincennes Avenue, said south line of Lots 10,11,14 and 15 in Block 1 of Cleaverville Addition 
being also the north line of East Oakwood Boulevard; thence west along said easterly extension and the 
north line of East Oakwood Boulevard to the east line of South Langley Avenue; thence north along said 
east line of South Langley Avenue and along the northerly extension thereof to the north line of East 
Pershing Road; thence west along said north line of East Pershing Road to the point of beginning at point 
of intersection of the north line of East Pershing Road with the westerly line of South Vincennes Avenue, 
all in the City of Chicago, Cook County, Illinois, 



Exhibit B 

Street location of the Expanded Area 

The area is generally bounded by Browning Avenue to the north. Lake Park Avenue to the east, 
Oakwood Boulevard on the south, and Rhodes Avenue on the west 



Exhibit C 

Map of the Expanded Area 
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Map 2: Original Redevelopment Project Area Boundary and 2022 Expansion Area Boundary 
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i I Original Redevelopment Proiect Area 
Source: City ofChicago, Cook County Assessor, Esn, SB Fnedman 
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Executive Summary 

 
To induce redevelopment, pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 
et seq., as amended (the “Act”), the City of Chicago (the “City”) passed ordinances on November 6, 2002 that 
designated the Madden/Wells Tax Increment Financing Redevelopment Project Area (the “Original 
Redevelopment Project Area” or the “Original RPA”) as a Tax Increment Financing (“TIF”) District, and that 
adopted the Madden/Wells Tax Increment Financing Redevelopment Area Project Tax Increment Financing 
Project and Plan (the “Original Plan” or the “Plan”) to guide redevelopment within the Original RPA. 
 
The main purposes of this document (“Amendment No. 1”) are to extend the life of the TIF District for twelve 
(12) years beyond its original completion date of December 31, 2026 to December 31, 2038, expand the Original 
Redevelopment Project Area, and makes changes to the Plan. 
 
As a part of this work, we  
 

1) Conducted an eligibility study (the "2022 Expansion Area Eligibility Report”) for 32.21 acres of land (the 
“2022 Expansion Area”) adjoining the Original RPA. We found that the 2022 Expansion Area qualifies 
for inclusion in a TIF district as a ”blighted area” for vacant land. The Original Redevelopment Project 
Area and the 2022 Expansion Area are herein referred to collectively as the “Redevelopment Project 
Area” or the “RPA.”  

 
2) Prepared an amendment to the Plan to be referred to as “Amendment No. 1.” 

 
This Amendment No. 1 comprises the analyses and findings of SB Friedman Development Advisors, LLC (the 
“Consultant”), which work, unless otherwise noted, is the responsibility of the Consultant. The City is entitled 
to rely on the findings and conclusions of this Amendment No. 1 in amending the Plan under the Act. The 
Consultant has prepared this Amendment No. 1 and the related eligibility study with the understanding that 
the City would rely: 1) on the findings and conclusions of the Plan and the related eligibility study in proceeding 
with the adoption and implementation of this Amendment No. 1, and 2) on the fact that the Consultant has 
obtained the necessary information so that the Plan, as amended hereby, and the related eligibility study, will 
comply with the Act. 
 

Amendments to the Madden/Wells Project Area Tax Increment Financing 
Redevelopment Area Plan and Project 
 
The amendments to the Plan are presented section by section and follow the format of the Original Plan.  
 

Exhibit A: 
SECTION I. INTRODUCTION 
 

A. Madden/Wells Tax Increment Financing Redevelopment Project Area 
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Delete all language in this subsection and replace with the following: 
 
The Redevelopment Project Area is located on the south side of the City a few miles south of Chicago’s Loop. 
The Redevelopment Project Area is comprised of approximately 125.3 acres. The 2022 Expansion Area  consists 
of 182 parcels: 117 are vacant and 65 are parcels comprise a portion of Ellis Park which we have classified as 
ROW parcels. For the purposes of eligibility, ROW parcels have not been analyzed. 
 
The boundary of the Redevelopment Project Area is shown in Exhibit C, Appendix I: Map 1. 
 

B. Tax Increment Financing – No changes. 
 

C. The Redevelopment Plan for the Madden/Wells Tax Increment Financing Redevelopment Project 
Area 

 
Add the following language after the last paragraph: 
 
SB Friedman has found that the 2022 Expansion Area qualifies to be designated as a “blighted area” for vacant 
land per the Act. The vacant land is eligible under a one-factor test due to its contribution to flooding and is 
eligible under a two-factor test due to a lack of growth in EAV and obsolete platting in the 2022 Expansion 
Area. 
 
SECTION II. LEGAL DESCRIPTION AND PROJECT BOUNDARY 
 
Delete all language in this section and replace with the following: 
 
The legal description of the Redevelopment Project Area is included in Exhibit C, Appendix II - Appendix 4. 
 
SECTION III. ELIGIBILITY CONDITIONS  
 

A. Summary of Project Area Eligibility 
 
Add the following language after the last paragraph:  
 
SB Friedman has found that the 2022 Expansion Area qualifies to be designated as a “blighted area” for vacant 
land. The vacant land is eligible under a one-factor test due to its contribution to flooding and is eligible under 
a two-factor test due to a lack of growth in EAV and obsolete platting in the 2022 Expansion Area. 
 

B. Surveys and Analyses Conducted 
 
Add the following language after the last paragraph: 
 
SB Friedman conducted the following analyses to determine whether the 2022 Expansion Area is eligible for 
designation as a “blighted area” for vacant land per the Act:  
 

• Parcel-by-parcel field observations and photography documenting property conditions; 
• Analysis of historical EAV trends for the last six years (five year-to-year periods) for which data are 

available and final (2015-2020) from the Cook County Assessor’s Office; 
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• Review of parcel-level GIS shapefile data provided by the County; 
• Review of flooding study from 2IM Group. 

 
SB Friedman examined all parcels for qualification factors consistent with requirements of the Act. SB Friedman 
analyzed the presence or absence of each eligibility factor on a parcel-by-parcel basis or aggregate basis as 
applicable. The building and parcel information was then plotted on a map of the 2022 Expansion Area to 
determine which factors were present to a meaningful extent and reasonably distributed throughout the 2022 
Expansion Area.  
 
The 2022 Expansion Area Eligibility Report is attached hereto as Exhibit C, Appendix II.   
 
SECTION IV. REDEVELOPMENT GOALS AND OBJECTIVES  
 

A. General Goals 
 
Add the following to the end of the list:   
 

9. Facilitate the physical improvement and/or rehabilitation of existing structures and façades within the 
Redevelopment Project Area, and encourage the construction of new commercial, residential, 
civic/cultural, public, and recreational development, where appropriate;  
 

10. Foster the replacement, repair, construction and/or improvement of public infrastructure where 
needed, to create an environment conducive to private investment; 
 

11. Facilitate the renovation or construction of stormwater management systems and flood control within 
the Redevelopment Project Area; 
 

12. Provide resources for streetscaping, landscaping and signage to improve the image, attractiveness 
and accessibility of the Redevelopment Project Area, create a cohesive identity for the Redevelopment 
Project Area and surrounding area, and provide, where appropriate, for buffering between different 
land uses and screening of unattractive service facilities such as parking lots and loading areas;  
 

13. Facilitate the assembly and preparation, including demolition and environmental clean-up, where 
necessary, and marketing of available sites in the Redevelopment Project Area for redevelopment and 
new development by providing resources as allowed by the Act;  

 
14. Support the goals and objectives of other overlapping plans, including, but not limited to the 2005 

Quad Communities Quality of Life Plan facilitated by Local Initiatives Support Corporation (LISC), the 
City’s 2009 Reconnecting Neighborhoods Plan, and the 2013 Bronzeville Retail District Land Use Plan 
facilitated by the Chicago Metropolitan Agency for Planning (CMAP) and subsequent plans; 

 
15. Coordinate available federal, state and local resources to further the goals of the Plan; 

 
16. Support sustainable development practices in the Redevelopment Project Area by encouraging public 

and private building, site and infrastructure improvements that: embody the principals of Smart 
Growth, incorporate “green building” technology, are energy efficient, and utilize best management 
practices to manage and filter stormwater runoff in an environmentally responsible manner; 
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17. Support job training and “welfare to work” programs, and increase employment opportunities for City 

residents; and 
 

18. Provide opportunities for locally owned, women-owned and minority-owned businesses to share in 
the job creation and construction opportunities associated with the redevelopment of the 
Redevelopment Project Area. 

 
B. Redevelopment Objectives 

 
Add the following to the end of the list: 
 

12. Encourage the construction of new commercial, civic/cultural, public, and recreational development, 
where appropriate. 

 
13. Coordinate available federal, state, and local resources to further the goals of the area. 

 
14. Support sustainable development practices by encouraging public and private building, site, and 

infrastructure improvements that incorporate “green building” technology. 
 
SECTION V. REDEVELOPMENT PROJECT  
 

A. Overall Redevelopment Concept 
 
Delete the first sentence in this subsection. 
 

B. Land Use Plan 
 
Add the following language after the last paragraph: 
 
The existing land uses of the 2022 Expansion Area, as shown in Exhibit C, Appendix I: Map 4, reflects the 
objectives of the Plan. Current land uses in the 2022 Expansion Area include Residential, Commercial, and Park 
and Open Space. 
 
To meet the goals and objectives of this Plan, the City may acquire and assemble property throughout the 
Redevelopment Project Area. Land assemblage by the City may be by purchase, exchange, donation, lease, 
eminent domain or through the Tax Reactivation Program and may be for the purpose of (a) sale, lease, or 
conveyance to private developers; or (b) sale, lease, conveyance, or dedication for the construction of public 
improvements or facilities. Furthermore, the City may require written redevelopment agreements with 
developers before acquiring any properties. As appropriate, the City may devote acquired property to 
temporary uses until such property is scheduled for disposition and development. In connection with the City 
exercising its power to acquire real property, including the exercise of the power of eminent domain, under 
the Act in implementing the Plan, the City will follow its customary procedures of having each such acquisition 
recommended by the Community Development Commission (or any successor commission) and authorized 
by the City Council of the City. Acquisition of such real property as may be authorized by the City Council does 
not constitute a change in the nature of this Plan 
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The proposed future land use of the Redevelopment Project Area, as shown in Exhibit C, Appendix I: Map 5, 
reflects the objectives of the Plan. For the purposes of this plan, the mixed-use designation is meant to allow 
for a variety of uses throughout the Redevelopment Project Area. The mixed-use designation allows for the 
following land uses within the Redevelopment Project Area: 
 

• Commercial  
• Residential 
• Public/Private Institutional 
• Park/Open Space 
• Community Facilities 
• Utilities 
• Industrial 
• Right-of-Way 

 
C. Development and Design Objectives – No changes. 

 
D. Redevelopment Improvements and Activities – No changes. 

 
E. Redevelopment Project Costs 

 
Delete the first paragraph and replace with the following: 
 
The various redevelopment expenditures that are eligible for payment or reimbursement under the Act are 
reviewed below. Following this review is a list of estimated redevelopment project costs that are deemed to be 
necessary to implement this Plan (the “Redevelopment Project Costs”). 
 
In the event the Act is amended after the date of the approval of this Plan by the City Council of Chicago to 
(a) include new eligible redevelopment project costs; or (b) expand the scope or increase the amount of existing 
eligible redevelopment project costs (such as, for example, by increasing the amount of incurred interest costs 
that may be paid under 65 ILCS 5/11-74.4-3(q)(11)), this Plan shall be deemed to incorporate such additional, 
expanded, or increased eligible costs as Redevelopment Project Costs under the Plan, to the extent permitted 
by the Act. In the event of such amendment(s) to the Act, the City may add any new eligible redevelopment 
project costs as a line item in Amended Table 1 or otherwise adjust the line items in Amended Table 1 without 
amendment to this Plan, to the extent permitted by the Act. In no instance, however, shall such additions or 
adjustments result in any increase in the total Redevelopment Project Costs without a further amendment to 
this Plan. 
 

F. Sources of Funds to Pay Redevelopment Project Costs – No changes. 
 

G. Issuance of Obligations 

The text of this subsection is hereby deleted and replaced with the following: 

The City may issue obligations secured by Incremental Property Taxes pursuant to Section 11-74.4-7 of the Act. 
To enhance the security of a municipal obligation, the City may pledge its full faith and credit through the 
issuance of general obligations bonds. Additionally, the City may provide other legally permissible credit 
enhancements to any obligations issued pursuant to the Act.   
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The redevelopment project shall be completed, and all obligations issued to finance redevelopment costs shall 
be retired, no later than December 31 of the year in which the payment to the City treasurer as provided in the 
Act is to be made with respect to ad valorem taxes levied in the thirty-fifth calendar year following the year in 
which the ordinance approving the Redevelopment Project Area is adopted. 

 
Also, the final maturity date of any such obligations which are issued may not be later than 20 years from their 
respective dates of issue. One or more series of obligations may be sold at one or more times in order to 
implement this Plan. Obligations may be issued on a parity or subordinated basis. 

 
In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used for the scheduled 
retirement of obligations, mandatory or optional redemptions, establishment of debt service reserves and 
bond sinking funds. To the extent that Incremental Property Taxes are not needed for these purposes, and are 
not otherwise required, pledged, earmarked or otherwise designated for the payment of Redevelopment 
Project Costs, any excess Incremental Property Taxes shall then become available for distribution annually to 
taxing districts having jurisdiction over the Redevelopment Project Area in the manner provided by the Act. 
 

H. Valuation of the Project Area 

The text of this subsection is hereby deleted and replaced with the following: 

1. Most Recent EAV of Properties in the Project Area 
 
The EAV for the Original Redevelopment Project Area is $1,333,582 (“Certified Base EAV”).  Should the City 
amend and include the 2022 Expansion Area, the most recent Equalized Assessed Value (EAV) of the 2022 
Expansion Area will be included to calculate the incremental EAV and incremental property taxes of the parcels 
in the 2022 Expansion Area. The 2020 EAV (the most recent year in which final assessed values and equalization 
factor were available) of all parcels in the 2022 Expansion Area is $0 (the “2020 Expansion Area Initial EAV”). 
This total EAV amount by property index number (“PIN”) is summarized in Exhibit C, Appendix II - Appendix 
5. The EAV is subject to verification by the Cook County Assessor’s Office. The sum of the Certified Base EAV 
and the 2020 Expansion Area Initial EAV and after verification, certified by the Cook County Clerk, shall become 
the “Certified 2022 EAV” from which all incremental property taxes in the Redevelopment Project Area will be 
calculated by the County. 
 
2. Anticipated Equalized Assessed Valuation 
 
Based upon the expansion of the boundaries of the Redevelopment Project Area, numerous blighting factors 
will be eliminated and growth and development of the Redevelopment Project Area will occur in accordance 
with the Redevelopment Agreement(s) between the City and businesses in the Redevelopment Project Area 
and other interested parties.  It is estimated that the total EAV of the real property following completion of all 
phases of the redevelopment project in the Redevelopment Project Area will be approximately $92.5 million.  
 
Add the following new subsection as follows: 
 

I. Strategy 
 
The goals and objectives of the Plan are to be achieved through an integrated and comprehensive strategy 
that leverages public resources to stimulate additional private investment. The underlying strategy is to use tax 
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increment generated by the Redevelopment Project Area, as well as other funding sources, to reinforce and 
encourage further private investment.  
 
SECTION VI. LACK OF GROWTH AND DEVELOPMENT THROUGH INVESTMENT BY PRIVATE 
ENTERPRISE  
 
Add the following language to the end of this section: 
 
Refer to Exhibit C, Appendix II – Appendix 3 for similar findings for the 2022 Expansion Area. 
 
SECTION VII. FINANCIAL IMPACT – No changes. 
 
SECTION VIII. DEMAND ON TAXING DISTRICT SERVICES – No changes. 
 
SECTION IX. CONFORMITY OF THE REDEVELOPMENT PLAN FOR THE PROJECT AREA TO LAND USES 
APPROVED BY THE PLANNING COMMISSION OF THE CITY – No changes. 
 
SECTION X. PHASING AND SCHEDULING  

The text of this section is hereby deleted and replaced with the following: 

Each private project within the Redevelopment Project Area receiving TIF benefits shall be governed by the 
terms of a written redevelopment agreement entered into by a designated developer and the City. This Plan 
is estimated to be completed, and all obligations issued to finance redevelopment costs are estimated to be 
retired, no later than December 31 of the year in which the payment to the City provided in the Act is to be 
made with respect to ad valorem taxes levied in the thirty-fifth calendar year following the year in which the 
ordinance approving the Redevelopment Project Area was adopted. This Plan is estimated to be completed, 
and all obligations issued to finance redevelopment costs shall be retired no later than December 31, 2039. 
 
SECTION XI. PROVISIONS FOR AMENDING THIS REDEVELOPMENT PLAN – No changes. 
 
SECTION XII. COMMITMENT TO FAIR EMPLOYMENT PRACTICES AND AFFIRMATIVE ACTION PLAN  
 
Item B of Paragraph 1 of this section is hereby deleted and replaced with the following: 
 
B) Redevelopers must meet the City’s standards for participation of 26 percent Minority Business Enterprises 
and 6 percent Woman Business Enterprises and the City Resident Construction Worker Employment 
Requirement as required in redevelopment agreements. 
 
SECTION XIII. HOUSING IMPACT – No changes. 
 
EXHIBIT II. MADDEN/WELLS REDEVELOPMENT PROJECT AREA ESTIMATED REDEVELOPMENT 
PROJECT COSTS 
 
Add the following to the end of this exhibit: 
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REDEVELOPMENT PROJECT AREA ESTIMATED REDEVELOPMENT PROJECT COSTS  
 
Amended Table 1 represents the eligible project costs for the Redevelopment Project Area as defined in the 
Act. This total in budget represents the upper limit on the potential costs that may be reimbursed or expended 
over the 35-year life of the Redevelopment Project Area. These funds are subject to the number of projects, 
the amount of TIF revenues generated, and the City’s willingness to fund proposed projects on a project-by-
project basis. 
 
The total eligible redevelopment project costs define an upper expenditure limit that may be funded using tax 
increment revenues, exclusive of capitalized interest, issuance costs, interest, and other financing costs. The 
totals of line items are not intended to place a limit on the described expenditures. Adjustments to the 
estimated line-item costs are expected and may be made administratively by the City without amendment to 
this Redevelopment Plan, either increasing or decreasing line item costs because of changed redevelopment 
costs and needs. Each individual project cost will be re-evaluated in light of projected private development 
and resulting incremental tax revenues as it is considered for public financing under the provisions of the Act. 
The estimated eligible costs of this Redevelopment Plan are shown in Amended Table 1. 
 
Additional funding in the form of state and federal grants, private developer contributions, and other outside 
sources may be pursued by the City as a means of financing improvements and facilities within the 
Redevelopment Project Area. 
  
Amended Table 1: Estimated TIF-Eligible Redevelopment Project Costs 

Eligible Expense [1] Estimated Project Costs 
Analysis, Administration, Marketing & Studies  $600,000  
Property Assembly $39,600,000  
Rehabilitation of Existing Buildings & Affordable Housing Construction $39,600,000 
Public Works & Improvements $39,600,000 
Relocation Costs $100,000  
Financing Costs $100,000  
Job Training $200,000  
Day Care Services $100,000  
Interest Subsidy $100,000  
TOTAL REDEVELOPMENT PROJECT COSTS [2] [3] $120,000,000 [4] 

[1] This category may also include paying for or reimbursing (i) an elementary, secondary or unit school district’s increased costs 
attributed to assisted housing units; and (ii) capital costs of taxing districts impacted by the redevelopment of the Project Area.  
As permitted by the Act, to the extent the City by written agreement accepts and approves the same, the City may pay, or 
reimburse all, or a portion of a taxing district’s capital costs resulting from a redevelopment project necessarily incurred or to be 
incurred within a taxing district in furtherance of the objectives of the Plan. 
 
[2] Total Redevelopment Project Costs represent an upper limit on expenditures that are to be funded using tax increment revenues and 
exclude any additional financing costs, including any interest expense, capitalized interest and costs associated with optional redemptions.   
These costs are subject to prevailing market conditions and are in addition to Total Redevelopment Project Costs. Within this limit, 
adjustments may be made in line items without amendment to the Plan, to the extent permitted by the Act. 
 
[3] The amount of the Total Redevelopment Project Costs that can be incurred in the RPA will be reduced by the amount of redevelopment 
project costs incurred in contiguous redevelopment project areas, or those separated from the RPA only by a public right-or-way, that are 
permitted under the Act to be paid, and are paid, from incremental property taxes generated in the Project Area, but will not be reduced 
by the amount of redevelopment project costs incurred in the Project Area which are paid  from incremental property taxes generated in 
contiguous redevelopment project areas or those separated from the Project Area only by a public right-of-way. 
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[4] All costs are in 2022 dollars and may be increased by 5% after adjusting for annual inflation reflected in the Consumer Price 
Index (CPI), published by the U.S. Department of Labor. Additional funding from other sources such as federal, state, county, or local 
grant funds may be utilized to supplement the City’s ability to finance Redevelopment Project Costs identified above. 
 
EXHIBIT III. 2001 EQUALIZED ASSESSED VALUATION BY TAX PARCEL – No changes. 
 
FIGURE II. HISTORIC RESOURCES MAP – No changes. 
 
FIGURE III. LAND-USE PLAN – No changes. 
 
FIGURE IV. COMMUNITY FACILITIES MAP – No changes. 
 
EXHIBIT IV. MADDEN/WELLS REDEVELOPMENT PROJECT AREA ELIGIBILITY REPORT – No changes. 
 
EXHIBIT V. MADDEN/WELLS REDEVELOPMENT PROJECT AREA TAX INCREMENT FINANCING 
HOUSING IMPACT STUDY – No changes. 
 
EXHIBIT VI. NORTH KENWOOD/OAKLAND CONVERSATION AREA ACQUISITION MAP – No changes. 
 

Exhibit B: CDC Resolution – No changes. 
 
Adding exhibit with the following appendices: 
 

Exhibit C: 2022 Additional Documents  
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APPENDIX 1: Maps 1-5 

(SEE ATTACHED)
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Map 1: Context  
 

 

Source: City of Chicago, Cook County Assessor, Esri, SB Friedman   
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Map 2: Original Redevelopment Project Area Boundary and 2022 Expansion Area Boundary   
 

 
Source: City of Chicago, Cook County Assessor, Esri, SB Friedman  
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Map 3: Vacant and ROW Parcels in 2022 Expansion Area 
 

 

Source: City of Chicago, Cook County Assessor, Esri, SB Friedman  
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Map 4: Existing Land Use in the 2022 Expansion Area 
 

 

Source: City of Chicago, Cook County Assessor, Esri, SB Friedman  
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Map 5: Proposed Future Land Use 

Source: City of Chicago, Cook County Assessor, Esri, SB Friedman 
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APPENDIX II: 2022 Expansion Area Eligibility Report 
 
This report summarizes the analyses and findings of the consultants’ work, which is the responsibility of the 
Consultant.  The Consultant has prepared this report with the understanding that the City would rely 1) on the 
findings and conclusions of this report in proceeding with the designation of the 2022 Expansion Area as an 
addition to the Original Redevelopment Project Area under the Act, and 2) on the fact that the Consultant has 
obtained the necessary information to conclude that the 2022 Expansion Area can be designated as an 
expansion of the Original Redevelopment Project Area in compliance with the Act. 
 
This report concludes that the proposed 2022 Expansion Area is eligible for designation as a “blighted area” 
for vacant land per the Act. 
 
The 2022 Expansion Area consists of 182 parcels: 117 are vacant and 65 are parcels comprise a portion of Ellis 
Park which we have classified as ROW parcels. For the purposes of eligibility, ROW parcels have not been 
analyzed. 
 

Provisions of the Illinois Tax Increment Allocation Redevelopment Act 
  
Under the Act, two (2) primary avenues exist to establish eligibility for an area to permit the use of TIF for 
redevelopment: declaring an area as a “blighted area” and/or a “conservation area.” “Blighted areas” are those 
improved or vacant areas with blighting influences that are impacting the public safety, health, morals, or 
welfare of the community, and are substantially impairing the growth of the tax base in the area. “Conservation 
areas” are those improved areas that are deteriorating and declining and soon may become blighted. A 
description of the statutory provisions of the Act is provided below.  
 

Factors for Vacant Land 
 
According to the Act, there are two ways by which vacant land can be designated as “blighted.” One way is to 
find that at least two (2) of six (6) factors from the “Two-Factor Test” are present to a meaningful extent and 
reasonably distributed throughout the Expansion Area. The second way is to find at least one (1) of the six (6) 
factors under the “One-Factor Test” is present to a meaningful extent and reasonably distributed throughout 
the 2022 Expansion Area. 
  
TWO-FACTOR TEST 
  
Under the provisions of the “blighted area” section of the Act, if the land is vacant, an area qualifies as “blighted’ 
if a combination of two (2) or more of the following factors may be identified, which combine to impact the 
sound growth of the 2022 Expansion Area.  
 

• Obsolete Platting of Vacant Land 
• Diversity of Ownership 
• Tax and Special Assessment Delinquencies 
• Deterioration of Structures or Site Improvements in Neighboring Areas adjacent to the Vacant Land 
• Environmental Contamination 
• Lack of Growth in EAV 
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ONE-FACTOR TEST 
 
Under the provisions of the “blighted area” section of the Act, if the land is vacant, an area qualifies as “blighted” 
if one (1) or more of the following factors is found.  
  

• The area contains unused quarries, strip mines or strip mine ponds; 
• The area contains unused rail yards, rail track or railroad rights-of-way; 
• The area, prior to its designation, is subject to or contributes to chronic flooding; 
• The area contains unused or illegal dumping sites; 
• The area was designated as a town center prior to January 1, 1982, is between 50 and 100 acres, and 

is 75% vacant land; or 
• The area qualified as blighted prior to becoming vacant. 

 

Methodology Overview  
  
SB Friedman conducted the following analyses to determine whether the 2022 Expansion Area is eligible for 
designation as a “blighted area” for vacant land per the Act:  
 

• Parcel-by-parcel field observations and photography documenting property conditions; 
• Analysis of historical EAV trends for the last six years (five year-to-year periods) for which data are 

available and final (2015-2020) from the Cook County Assessor’s Office; 
• Review of parcel-level GIS shapefile data provided by the County; 
• Review of flooding study from 2IM Group. 

  
SB Friedman examined all parcels for qualification factors consistent with requirements of the Act.  
SB Friedman analyzed the presence or absence of each eligibility factor on a parcel-by-parcel basis or 
aggregate basis as applicable. The building and parcel information was then plotted on a map of the 2022 
Expansion Area to determine which factors were present to a meaningful extent and reasonably distributed 
throughout the 2022 Expansion Area.  
 

Blighted Area Findings: Vacant Parcels 
 
Per SB Friedman’s analysis, the vacant portion of the 2022 Expansion Area is eligible to be designated as a 
“blighted area” per both the one-factor and two-factor findings. These findings are detailed below and shown 
in Map 1 at the end of this eligibility section. 
 
ONE-FACTOR BLIGHTED FINDING 
 
2IM Group, a third-party engineer, has indicated that runoff from 100% of the 2022 Expansion Area contributes 
to flooding within the watershed. This factor is found to be present to a meaningful extent and reasonably 
distributed throughout the 2022 Expansion Area.  
 
TWO-FACTOR BLIGHTED FINDING 
 
The following two factors were found to be present: 
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1. LACK OF GROWTH IN EAV  
 
The Act defines lack of growth in EAV as having the total EAV of the 2022 Expansion Area under evaluation 
either declined for at least three (3) of the last five (5) year-to-year periods; or increased at an annual rate that 
was less than the balance of the City for at least three (3) of the past five (5) year-to-year periods; or increased 
at an annual rate that was less than the Consumer Price Index for at least three (3) of the past (5) year-to-year 
periods. A full definition is provided in Appendix 2. 
 
SB Friedman tabulated the EAV history of all parcels in the 2022 Expansion Area for the previous six years (five 
year‐to‐year periods) using data provided by the Cook County Assessor and Cook County Clerk. The most 
recent year for which final information was available was 2020. SB Friedman’s analysis identified a lack of EAV 
growth within the 2022 Expansion Area in accordance with the following criteria, as defined in the Act: 
 

1. The EAV growth rate of the 2022 Expansion Area parcels has been less than the growth rate of the 
balance of the City for five (5) of the last five (5) year-to-year periods; and 

2. The EAV growth rate of the 2022 Expansion Area parcels has been less than the growth rate of the 
Consumer Price Index for five (5) of the last five (5) year‐to‐year periods. 

 
This eligibility factor is present to a meaningful extent and assessed area-wide throughout the 2022 Expansion 
Area. A summary of SB Friedman’s findings is presented in Table 1 below. 
 
Table 1: Annual Percentage Change in EAV, 2015-2020 

  2015 2016 2017 2018 2019 2020 
Expansion Area Parcels EAV $0.0 M $0.0 M $0.0 M $0.0 M $0.0 M $0.0 M 
Percent Change --- 0.0% 0.0% 0.0% 0.0% 0.0% 
City EAV Less Expansion Area 
Parcels $71.0 B $74.0 B $76.8 B $86.3 B $87.8 B $89.5 B 

Change in City EAV Less 
Expansion Area Parcels --- 4.3% 3.7% 12.5% 1.7% 1.9% 

Expansion Area Parcels - 
Growth Less Than City --- YES YES YES YES YES 

Change in CPI [1] --- 0.7% 1.9% 1.8% 1.5% 1.1% 
Expansion Area Parcels - 
Growth Less Than CPI --- YES YES YES YES YES 

[1] Consumer Price Index for all urban consumers and all items, in the Chicago-Naperville-Elgin, IL-IN-WI area, not seasonally adjusted. 
Source: Cook County Assessor; Cook County Clerk; SB Friedman; U.S. Bureau of Labor Statistics CPI data for Chicago-Naperville-Elgin, 
IL-IN-WI metropolitan area  
 
2. OBSOLETE PLATTING 
  
This includes parcels of limited or narrow size, or configurations of parcels of irregular size or shape that would 
be difficult to develop on a planned basis and in a manner compatible with contemporary standards and 
requirements, or platting that failed to create rights-of-ways for streets or alleys or that created inadequate 
right-of-way widths for streets, alleys or other public rights-of-way, or that omitted easements for public 
utilities. 
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Obsolete platting was found to be present to a meaningful extent and reasonably distributed throughout the 
2022 Expansion Area. Eighty-eight of the 117 parcels (75% of 2022 Expansion Area parcels, a combined 15 
acres) do not have adequate right of way, alleys, or typical parcels sizes/shapes in line with current City 
standards. Obsolete platting can make it more difficult to attract new development and businesses. This factor 
was found to be meaningfully present and reasonably distributed throughout the 2022 Expansion Area. 
 

Summary of Findings 
 
SB Friedman has found that the 2022 Expansion Area qualifies to be designated as a “blighted area” for vacant 
land. The vacant land is eligible under a one-factor test due to flooding and contribution to flooding in the 
2022 Expansion Area, and is eligible under a two-factor test due to a lack of growth in EAV and obsolete 
platting. 
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Map 1: Vacant Land Two-Factor: Obsolete Platting   
 

 

Source: City of Chicago, Cook County Assessor, Esri, SB Friedman



  

 
SB Friedman Development Advisors  21 

Appendix 1: Limitations of the Eligibility Report and 
Consultant Responsibilities   

The Eligibility Report covers events and conditions that were determined to support the designation of the 
2022 Expansion Area as a “blighted area” under the Act at the completion of our field research in March-May 
2022 and not thereafter. These events or conditions include, without limitation, governmental actions and 
additional developments. 
  
This Eligibility Report, and Amendment No. 1, (the “Report”) summarizes the analyses and findings of the 
consultants’ work, which is the responsibility of the Consultant. The Consultant has prepared this report with 
the understanding that the City would rely 1) on the findings and conclusions of this report in proceeding with 
the designation of the 2022 Expansion Area as an addition to the Original Redevelopment Project Area under 
the Act, and 2) on the fact that the Consultant has obtained the necessary information to conclude that the 
2022 Expansion Area can be designated as an expansion of the Original Redevelopment Project Area in 
compliance with the Act. 
 
The Report is based on estimates, assumptions and other information developed from research of the market, 
knowledge of the industry, and meetings during which we obtained certain information. The sources of 
information and bases of the estimates and assumptions are stated in the Report. Some assumptions inevitably 
will not materialize, and unanticipated events and circumstances may occur. Therefore, actual results achieved 
will necessarily vary from those described in our Report, and the variations may be material.  
 
The terms of this engagement are such that we have no obligation to revise the Report to reflect events or 
conditions which occur subsequent to the date of the Report. These events or conditions include, without 
limitation, economic growth trends, governmental actions, additional competitive developments, interest rates 
and other market factors. However, we will be available to discuss the necessity for revision in view of changes 
in economic or market factors. 
 
Preliminary Tax Increment Financing (TIF) projections were prepared for the purpose of estimating the 
approximate level of increment that could be generated by proposed projects and other properties within the 
proposed TIF District boundary and from inflationary increases in value. These projections were intended to 
provide an estimate of the final equalized assessed value (EAV) of the Original Redevelopment Project Area. 
 
As such, our report and the preliminary projections prepared under this engagement are intended solely for 
the City’s information, for the purpose of amending a TIF District. These projections should not be relied upon 
for purposes of evaluating potential debt obligations or by any other person, firm or corporation, or for any 
other purposes. Neither the Report nor its contents, nor any reference to our Firm, may be included or quoted 
in any offering circular or registration statement, appraisal, sales brochure, prospectus, loan or other agreement 
or document intended for use in obtaining funds from individual investors, without prior written consent. 
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Appendix 2: Glossary 

Factors for Vacant Land – One Factor Test 
 
Under the provisions of the “blighted area” section of the Act, if the land is vacant, an area qualifies as “blighted” 
if one (1) or more of the following factors is found to be present to a meaningful extent.  
  

• The area contains unused quarries, strip mines or strip mine ponds; 
• The area contains unused rail yards, rail track, or railroad rights-of-way; 
• The area, prior to its designation, is subject to or contributes to chronic flooding; 
• The area contains unused or illegal dumping sites; 
• The area was designated as a town center prior to January 1, 1982, is between 50 and 100 acres, and 

is 75% vacant land; or 
• The area qualified as blighted prior to becoming vacant. 

 

Factors for Vacant Land – Two Factor Test 
  
Obsolete Platting of Vacant Land.  This includes parcels of limited or narrow size, or configurations of parcels 
of irregular size or shape that would be difficult to develop on a planned basis and in a manner compatible 
with contemporary standards and requirements, or platting that failed to create rights-of-ways for streets or 
alleys or that created inadequate right-of-way widths for streets, alleys or other public rights-of-way, or that 
omitted easements for public utilities. 
  
Diversity of Ownership.  Diversity of ownership is when adjacent properties are owned by multiple parties. 
This factor applies when diversity of ownership of parcels of vacant land is sufficient in number to retard or 
impede the ability to assemble the land for development.  
  
Tax and Special Assessment Delinquencies.  Tax and special assessment delinquencies exist or the property 
has been the subject of tax sales under the Property Tax Code within the last five years. 
  
Deterioration of Structures or Site Improvements in Neighboring Areas adjacent to the Vacant Land.  
Evidence of structural deterioration and area disinvestment in blocks adjacent to the vacant land may 
substantiate why new development had not previously occurred on the vacant parcels. 
  
Environmental Contamination.  The area has incurred Illinois Environmental Protection Agency or United 
States Environmental Protection Agency remediation costs for, or a study conducted by an independent 
consultant recognized as having expertise in environmental remediation, has determined a need for, the clean-
up of hazardous waste, hazardous substances or underground storage tanks required by state or federal law, 
provided that the remediation costs constitute a material impediment to the development or redevelopment 
of the redevelopment project area. 
  
Lack of Growth in Equalized Assessed Value.  The total equalized assessed value (“EAV”) of the proposed  
redevelopment project area has declined for three (3) of the last five (5) calendar years prior to the year in 
which the redevelopment project area is designated; or is increasing at an annual rate that is less than the 
balance of the municipality for three (3) of the last five (5) calendar years for which information is available; or 
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is increasing at an annual rate that is less than the Consumer Price Index for All Urban Consumers published 
by the United States Department of Labor or successor agency for three (3) of the last five (5) calendar years 
prior to the year in which the redevelopment project area is designated. 
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Appendix 3: Required Tests and Findings 
 
As a part of establishing eligibility of the 2022 Expansion Area, the following additional findings must be made: 
 
FINDING 1: LACK OF GROWTH AND DEVELOPMENT THROUGH PRIVATE INVESTMENT 
 
The City is required to evaluate whether the 2022 Expansion Area has been subject to growth and development 
through private investment and must substantiate a finding of lack of such investment. No private investment 
has occurred in the 2022 Expansion Area during the past five years (2015-2020), as demonstrated by the 
following: 
 

• LACK OF GROWTH IN EAV. In order to assess whether the 2022 Expansion Area has been subject to 
growth and private investment, SB Friedman analyzed growth in property taxable value in the rest of 
the City and compared that growth to the trends within the 2022 Expansion Area. Between 2015 and 
2020, EAV remained unchanged across all properties within the 2022 Expansion Area. Within the City, 
excluding the 2022 Expansion Area, values increased by 26% over the last five years. Thus, based on 
this data, the 2022 Expansion Area has significantly lagged behind the rest of the City and has not 
been subject to growth and development through investment by private enterprise. 

   
Finding: The 2022 Expansion Area, has not been subject to growth and development through investment by 
private enterprise. 
 
FINDING 2: “BUT FOR...” REQUIREMENT 
  
The City is required to find that the 2022 Expansion Area would not reasonably be anticipated to be developed 
without the adoption of this Amendment No. 1 to the Plan. 
  
Without the support of public resources, the redevelopment objectives for the Plan would most likely not be 
realized. Public resources to assist with public improvements and project-specific development costs are 
essential to leverage private investment and facilitate redevelopment.  
 
Finding: But for the adoption of this Amendment No. 1, critical resources will be lacking to support the 
redevelopment of the 2022 Expansion Area, and the 2022 Expansion Area would not reasonably be anticipated 
to be developed. 
   
FINDING 3: CONTIGUITY 
 
No redevelopment project area can be designated unless a plan and project are approved prior to the 
designation of the area; and the area can only include those contiguous parcels that are to be substantially 
benefited by the proposed redevelopment project improvements.  
 
Finding: The Redevelopment Project Area includes only those contiguous parcels of real property that are expected 
to benefit substantially from the Plan. 
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FINDING 4: CONFORMANCE TO THE PLANS OF THE CITY 
 
The Plan must conform to strategic economic development plans, or include land uses that have been 
approved by the City of Chicago Plan Commission. 
 
The proposed land uses described in the Plan will be approved by the Chicago Plan Commission prior to its 
adoption by the City Council.  
 
Finding: The Plan’s proposed land uses will be approved by the Chicago Plan Commission prior to its adoption 
by the City Council. 
 
FINDING 5: HOUSING IMPACT AND RELATED MATTERS 
  
As set forth in the Act, if a redevelopment plan for a redevelopment project area would result in the 
displacement of residents from 10 or more inhabited residential units, or if the redevelopment project area 
contains 75 or more inhabited residential units and a municipality is unable to certify that no displacement will 
occur, the municipality must prepare a Housing Impact Study and incorporate the study into the  
redevelopment project plan. 
 
The 2022 Expansion Area does not have any existing housing units within its boundary. Thus, no additional 
Housing Impact Study has been conducted or included in the Plan (as amended by Amendment No. 1). 
 
Finding: SB Friedman found that there are currently no housing units within the 2022 Expansion Area. Therefore, 
a Housing Impact Study is not required under the Act.  
 
FINDING 6: ESTIMATED DATES OF COMPLETION 
 
As set forth in the Act, the redevelopment plan must establish the estimated dates of completion of the 
redevelopment project and retirement of obligations issued to finance redevelopment project costs.  
 
Finding: The estimated dates of completion of the project and retirement of obligations are described in 
“Phasing and Scheduling of the Redevelopment” above. This Plan (as amended by Amendment No. 1) is 
estimated to be completed, and all obligations issued to finance redevelopment costs shall be retired no later 
than December 31, 2039 if the ordinances establishing the 2022 Expansion Area are adopted during 2022.  
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Appendix 5: 2022 Expansion Area Boundary Legal 
Description 

All that part of the southeast quarter of Section 34, and the west half of the southwest quarter of Section 35 in 
Township 39 North, Range 14 East of the Third Principal Meridian and the east half of the northeast quarter of 
Section 3 and the west half of the northwest quarter of Section 2 in Township 38 North, Range 14 East of the 
Third Principal Meridian bounded and described as follows: 
 
beginning at the point of intersection of the north line of East Pershing Road with the westerly line of South 
Vincennes Avenue;  thence northeasterly along the westerly line of said South Vincennes Avenue to the 
northerly line of Lot 34 in Oakwood Shores Phase 2, being a resubdivision of various lots and parts of lots in 
various subdivisions and resubdivisions together with vacated roads and vacated alleys in part of the southeast 
quarter of Section 34, Township 30 North, Range 14 East of the Third Principal Meridian, according to the plat 
thereof recorded December 11, 2007 as document number 0734522111, in Cook County, Illinois; thence 
northwesterly along the northerly line of said lot 34 to the northwest corner thereof;  thence westerly to the 
northeast corner of Lot 35 in said Oakwood Shores Phase 2, said corner being on the south line of an existing 
alley lying south of East 37th Place;  thence westerly along the south line of said existing alley to the intersection 
of said south line with the east line of an existing alley lying east of South Rhodes Avenue;  thence southerly 
along the east line of said existing alley to the south line of East 38th Street;  thence westerly along the south 
line of said East 38th Street to the east line of said South Rhodes Avenue;  thence northerly along the easterly 
line of said South Rhodes Avenue to the north line of East 37th Street;  thence westerly to the intersection of 
the north line of said East 37th Street with the west line of said South Rhodes Avenue;  thence northerly along 
the west line of said South Rhodes Avenue to the south line of East Browning Avenue;  thence easterly along 
the south line of said East Browning Avenue to the westerly line of said South Vincennes Avenue;  thence 
southwesterly along the westerly line of said South Vincennes Avenue to the westerly extension of the center 
line of vacated East 36th Street;  thence easterly along the center line of said vacated East 36th Street and said 
line extended to the easterly line of South Cottage Grove Avenue;  thence southeasterly along the easterly line 
of said South Cottage Grove Avenue to the northerly line of said East 37th Street;  thence northeasterly along 
the northerly line of said East 37th Street to the westerly line of the Illinois Central Railroad right-of-way in the 
west half of the Southwest Quarter of Section 35, Township 39 North, Range 14 East of the Third Principal 
Meridian; thence southeasterly along said westerly line of the Illinois Central Railroad right-of-way to the 
southerly line of East Oakwood Boulevard;  thence westerly along said southerly line of East Oakwood 
Boulevard to the easterly line of Lot 1 in Bensley's Subdivision of Lots 15 and 16 of the Assessor's Division of 
Block 7 in Cleaverville, a subdivision of the north part of Fractional Section 2, Township 38 North, Range 14 
East of the Third Principal Meridian and the south part of Section 35, Township 39 North, Range 14 East of the 
Third Principal Meridian;  thence southerly along said easterly line of Lot 1 in Bensley's Subdivision and along 
the southerly extension thereof and along the easterly line of Lot 12 in said Bensley's Subdivision to the 
southerly line of said Bensley's Subdivision; thence westerly along said southerly line of Bensley's Subdivision 
to the easterly line of South Ellis Avenue; thence southerly along said easterly line of South Ellis Avenue to the 
easterly extension of the southerly line of the northerly 5 feet of Lot 3 in the subdivision by L.C.P. Freer of Block 
6 of aforesaid Cleaverville;  thence westerly along said easterly extension and the southerly line of the northerly 
5 feet of Lot 3 in the subdivision by L.C. P. Freer of Block 6 of Cleaverville to the westerly line of said Lot 3;  
thence southerly along said westerly line of Lot 3 to the southerly line of Lot "A" in the consolidation of the 
north 10 feet of Lot 8, all of Lot 9 and the south 25 feet of Lots 10 and 11 in the subdivision of Block 6 in 
aforesaid Cleaverville;  thence westerly along said southerly line of Lot "A" and along the westerly extension 
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thereof to the westerly line of South Drexel Boulevard; thence northerly along said westerly line of South Drexel 
Boulevard to the point of intersection of said westerly line of South Drexel Boulevard with the easterly line of 
South Cottage Grove Avenue; thence north along the northerly extension of the west line of Block 16 in 
aforesaid Cleaverville, said west line of Block 16 being also the east line of South Cottage Grove Avenue, to the 
easterly extension of the south line of Lots 10, 11, 14 and 15 in Block 1 of Cleaverville Addition, being a subdivision 
of the north half of the Northeast Quarter of Section 3, Township 38 North, Range 14 East of the Third Principal 
Meridian, lying east of South Vincennes Avenue, said south line of Lots 10, 11, 14 and 15 in Block 1 of Cleaverville 
Addition being also the north line of East Oakwood Boulevard; thence west along said easterly extension and 
the north line of East Oakwood Boulevard to the east line of South Langley Avenue; thence north along said 
east line of South Langley Avenue and along the northerly extension thereof to the north line of East Pershing 
Road; thence west along said north line of East Pershing Road to the point of beginning at point of intersection 
of the north line of East Pershing Road with the westerly line of South Vincennes Avenue, all in the City of 
Chicago, Cook County, Illinois.
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Appendix 5: List of PINs in 2022 Expansion Area 

Record # PIN 2020 EAV 

1 17344030010000 $0 

2 17344030020000 $0 

3 17344030030000 $0 

4 17344030060000 $0 

5 17344030070000 $0 

6 17344030080000 $0 

7 17344030090000 $0 

8 17344030100000 $0 

9 17344030110000 $0 

10 17344030120000 $0 

11 17344030130000 $0 

12 17344030140000 $0 

13 17344030150000 $0 

14 17344030160000 $0 

15 17344030170000 $0 

16 17344030180000 $0 

17 17344030190000 $0 

18 17344030200000 $0 

19 17344030210000 $0 

20 17344030220000 $0 

21 17344030230000 $0 

22 17344030240000 $0 

23 17344030250000 $0 

24 17344030260000 $0 

25 17344030280000 $0 

26 17344030290000 $0 

27 17344030300000 $0 

28 17344030310000 $0 

29 17344030320000 $0 

30 17344030330000 $0 

31 17344030340000 $0 

32 17344030350000 $0 

33 17344030360000 $0 

34 17344030370000 $0 

35 17344030380000 $0 
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Record # PIN 2020 EAV 

36 17344030390000 $0 

37 17344030400000 $0 

38 17344030410000 $0 

39 17344030420000 $0 

40 17344030430000 $0 

41 17344030440000 $0 

42 17344030450000 $0 

43 17344030460000 $0 

44 17344030470000 $0 

45 17344030480000 $0 

46 17344030490000 $0 

47 17344030500000 $0 

48 17344030510000 $0 

49 17344030520000 $0 

50 17344030530000 $0 

51 17344030540000 $0 

52 17344030550000 $0 

53 17344030560000 $0 

54 17344030570000 $0 

55 17344030580000 $0 

56 17344030590000 $0 

57 17344030600000 $0 

58 17344030610000 $0 

59 17344030620000 $0 

60 17344030630000 $0 

61 17344030640000 $0 

62 17344030650000 $0 

63 17344030660000 $0 

64 17344030670000 $0 

65 17344030680000 $0 

66 17344040230000 $0 

67 17344040400000 $0 

68 17344040610000 $0 

69 17344040870000 $0 

70 17344040880000 $0 

71 17344040890000 $0 

72 17344040900000 $0 

73 17344040910000 $0 
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Record # PIN 2020 EAV 

74 17344040920000 $0 

75 17344040930000 $0 

76 17344040940000 $0 

77 17344040950000 $0 

78 17344040960000 $0 

79 17344040970000 $0 

80 17344040980000 $0 

81 17344040990000 $0 

82 17344080010000 $0 

83 17344080020000 $0 

84 17344080030000 $0 

85 17344080040000 $0 

86 17344080050000 $0 

87 17344080060000 $0 

88 17344080070000 $0 

89 17344080080000 $0 

90 17344080090000 $0 

91 17344080100000 $0 

92 17344080110000 $0 

93 17344080120000 $0 

94 17344080130000 $0 

95 17344080140000 $0 

96 17344080150000 $0 

97 17344080160000 $0 

98 17344080170000 $0 

99 17344080180000 $0 

100 17344080190000 $0 

101 17344080200000 $0 

102 17344080210000 $0 

103 17344080220000 $0 

104 17344080230000 $0 

105 17344080240000 $0 

106 17344080250000 $0 

107 17344080260000 $0 

108 17344080270000 $0 

109 17344080280000 $0 

110 17344080290000 $0 

111 17344080300000 $0 
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Record # PIN 2020 EAV 

112 17344080310000 $0 

113 17344080320000 $0 

114 17344080330000 $0 

115 17344080350000 $0 

116 17344080360000 $0 

117 17344080370000 $0 

118 17344080380000 $0 

119 17344080390000 $0 

120 17344080400000 $0 

121 17344080410000 $0 

122 17344080420000 $0 

123 17344080430000 $0 

124 17344080440000 $0 

125 17344080450000 $0 

126 17344080460000 $0 

127 17344080470000 $0 

128 17344080480000 $0 

129 17344080490000 $0 

130 17344080500000 $0 

131 17344080510000 $0 

132 17344080520000 $0 

133 17344080530000 $0 

134 17344080540000 $0 

135 17344080550000 $0 

136 17344080560000 $0 

137 17344080570000 $0 

138 17344080580000 $0 

139 17344080590000 $0 

140 17344080600000 $0 

141 17344080610000 $0 

142 17344080620000 $0 

143 17344080630000 $0 

144 17344080640000 $0 

145 17344080650000 $0 

146 17344080660000 $0 

147 17344140610000 $0 

148 17344140620000 $0 

149 17344140630000 $0 
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Record # PIN 2020 EAV 

150 17344140640000 $0 

151 17344140650000 $0 

152 17344140660000 $0 

153 17344140670000 $0 

154 17344140680000 $0 

155 17344140690000 $0 

156 17344140700000 $0 

157 17344140710000 $0 

158 17344140720000 $0 

159 17344140730000 $0 

160 17344140740000 $0 

161 17344270010000 $0 

162 17344270020000 $0 

163 17344270030000 $0 

164 17344270040000 $0 

165 17344270050000 $0 

166 17344270060000 $0 

167 17344270070000 $0 

168 17344270080000 $0 

169 17344270090000 $0 

170 17344270100000 $0 

171 17344270110000 $0 

172 17344270120000 $0 

173 17344270130000 $0 

174 17344270140000 $0 

175 17344270150000 $0 

176 17344270160000 $0 

177 17344270170000 $0 

178 17344270180000 $0 

179 17344270190000 $0 

180 17344270200000 $0 

181 17344270210000 $0 

182 17344270220000 $0 

183 17344270240000 $0 

184 17344270250000 $0 

185 17344270260000 $0 

186 17344270270000 $0 

187 17344270280000 $0 
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Record # PIN 2020 EAV 

188 17344270290000 $0 

189 17344270300000 $0 

190 17344280010000 $0 

191 17344280020000 $0 

192 17344280030000 $0 

193 17344280040000 $0 

194 17344280050000 $0 

195 17344280060000 $0 

196 17344280070000 $0 

197 17344280110000 $0 

198 17344280120000 $0 

199 17344280130000 $0 

200 17344280140000 $0 

201 17344280150000 $0 

202 17344280160000 $0 

203 17344290010000 $0 

204 17344290020000 $0 

205 17344290030000 $0 

206 17344290040000 $0 

207 17344290050000 $0 

208 17344290060000 $0 

209 17344290070000 $0 

210 17344290090000 $0 
TOTAL $0 

Source: Cook County Assessor, SB Friedman
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CERTIFICATION

STATE OF ILLINOIS

)

COUNTY OF COOK )

)

           I, Brandon Johnson, in connection with the annual report (the “Report”) of information 

required by Section 11-74.4-5(d) of the Tax Increment Allocation Redevelopment Act, 65 

ILCS5/11-74.4-1 et seq. (the “Act”), with regard to the Madden/Wells Redevelopment Project 

Area (the “Redevelopment Project Area”), do hereby certify as follows:

TO:

            1.  I am the duly qualified and acting Mayor of the City of Chicago, Illinois (the 

“City”) and, as such, I am the City’s Chief Executive Officer.  This Certification is being 

given by me in such capacity. 

Susana Mendoza

Comptroller of the State of Illinois  

555 W. Monroe Street, 1400S-A

Chicago, Illinois 60661

Attention: Rosanna Barbaro-Flores, 

Director of Local Government

Jolenna Nanalig, AVC Finance & Treasurer

City Colleges of Chicago

180 N. Wabash Avenue, Suite 200

Chicago, Illinois  60601

Xochitl Flores, Bureau Chief

Cook County Bureau of Economic Dev.

69 West Washington Street, Suite 2900

Chicago, Illinois 60602

Damon Howell, CFO

Forest Preserve District of Cook County

69 W. Washington Street, Suite 2060

Chicago, IL 60602

Pedro Martinez, Chief Executive Officer

Chicago Board of Education

42 West Madison Street

Chicago, Illinois 60602

Jacqueline Torres, Director of Finance

Metropolitan Water Reclamation District 

of Greater Chicago

100 East Erie Street, Room 243

Chicago, Illinois  60611

Lamarr Miller, President 

South Cook County Mosquito Abatement District		

15500 Dixie Highway

P.O. Box 1030

Harvey, Illinois  60426

Rosa Escareno, General Superintendent  & CEO

Chicago Park District

4830 S. Western Avenue

Chicago, Illinois  60609





Attachment C

Dear Addressees:

EPARTMENT OF      AWD

CITY OF CHICAGO

L

       I am the Corporation Counsel of the City of Chicago, Illinois (the “City”) and, in such 

capacity, I am the head of the City's Law Department.  In such capacity, I am providing the 

opinion required by Section 11-74.4-5(d)(4) of the Tax Increment Allocation Redevelopment 

Act, 65 ILCS 5/11-74.4-1 et seq. (the “Act”), in connection with the submission of the report 

(the “Report”) in accordance with, and containing the information required by, Section 11-74.4-

5(d) of the Act for the Redevelopment Project Area.

Re:  Madden/Wells Redevelopment Project Area 

(the "Redevelopment Project Area")

June 28, 2024

Susana Mendoza

Comptroller of the State of Illinois  

555 W. Monroe Street, 1400S-A

Chicago, Illinois 60661

Attention: Rosanna Barbaro-Flores, 

Director of Local Government

Jolenna Nanalig, AVC Finance & Treasurer

City Colleges of Chicago

180 N. Wabash Avenue, Suite 200

Chicago, Illinois  60601

Xochitl Flores, Bureau Chief

Cook County Bureau of Economic Dev.

69 West Washington Street, Suite 2900

Chicago, Illinois 60602

Damon Howell, CFO

Forest Preserve District of Cook County

69 W. Washington Street, Suite 2060

Chicago, IL 60602

Pedro Martinez, Chief Executive Officer

Chicago Board of Education

42 West Madison Street

Chicago, Illinois 60602

Jacqueline Torres, Director of Finance

Metropolitan Water Reclamation District 

of Greater Chicago

100 East Erie Street, Room 243

Chicago, Illinois  60611

Lamarr Miller, President 

South Cook County Mosquito Abatement District		

15500 Dixie Highway

P.O. Box 1030

Harvey, Illinois  60426

Rosa Escareno, General Superintendent  & CEO

Chicago Park District

4830 S. Western Avenue

Chicago, Illinois  60609
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INDEPENDENT AUDITOR’S REPORT

The Honorable Brandon Johnson, Mayor
Members of the City Council
City of Chicago, Illinois

Opinion

We have audited the accompanying financial statements of the Madden/Wells Redevelopment Project of the
City of Chicago, Illinois, as of and for the year ended December 31, 2023, and the related notes to the
financial statements, which collectively comprise the Project’s basic financial statements as listed in the
table of contents.

In our opinion, the financial statements referred to above present fairly, in all material respects, the
respective financial position of the Madden/Wells Redevelopment Project of the City of Chicago, Illinois, as
of December 31, 2023, and the respective changes in financial position for the year then ended in
accordance with accounting principles generally accepted in the United States of America.

Basis for Opinion

We conducted our audit in accordance with auditing standards generally accepted in the United States of
America. Our responsibilities under those standards are further described in the Auditor’s Responsibilities
for the Audit of the Financial Statements section of our report. We are required to be independent of the
City of Chicago, Illinois, and to meet our other ethical responsibilities, in accordance with the relevant ethical
requirements relating to our audit. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our audit opinion.

Emphasis of Matter

As described in Note 1, the financial statements of the Madden/Wells Redevelopment Project, City of Chicago,
Illinois, are intended to present the financial position and the changes in financial position, of only that portion
of the special revenue funds of the City of Chicago, Illinois that is attributable to the transactions of the
Madden/Wells Redevelopment Project.  They do not purport to, and do not, present the financial position of the
City of Chicago, Illinois, as of December 31, 2023 and the changes in its financial position for the year then
ended in accordance with accounting principles generally accepted in the United States of America. Our opinion
is not modified with respect to this matter.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial statements in
accordance with accounting principles generally accepted in the United States of America; and for the
design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or error.

Auditor’s Responsibility for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are
free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes
our opinion. Reasonable assurance is a high level of assurance but is not absolute assurance and therefore
is not a guarantee that an audit conducted in accordance with generally accepted auditing standards will
always detect a material misstatement when it exists. The risk of not detecting a material misstatement
resulting from fraud is higher than for one resulting from error, as fraud may involve collusion, forgery,
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intentional omissions, misrepresentations, or the override of internal control. Misstatements are considered
material if there is a substantial likelihood that, individually or in the aggregate, they would influence the
judgment made by a reasonable user based on the financial statements.

In performing an audit in accordance with generally accepted auditing standards, we:

· Exercise professional judgment and maintain professional skepticism throughout the audit.
· Identify and assess the risks of material misstatement of the financial statements, whether due to

fraud or error, and design and perform audit procedures responsive to those risks. Such procedures
include examining, on a test basis, evidence regarding the amounts and disclosures in the financial
statements.

· Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the City of Chicago’s internal control. Accordingly, no such opinion is expressed.

· Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
financial statements.

We are required to communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit, significant audit findings, and certain internal control-related matters
that we identified during the audit.

Required Supplementary Information

Accounting principles generally accepted in the United States of America require that the management’s
discussion and analysis be presented to supplement the basic financial statements. Such information is the
responsibility of management and, although not a part of the basic financial statements, is required by the
Governmental Accounting Standards Board, who considers it to be an essential part of financial reporting
for placing the basic financial statements in an appropriate operational, economic, or historical context. We
have applied certain limited procedures to the required supplementary information in accordance with
auditing standards generally accepted in the United States of America, which consisted of inquiries of
management about the methods of preparing the information and comparing the information for consistency
with management’s responses to our inquiries, the basic financial statements, and other knowledge we
obtained during our audit of the basic financial statements. We do not express an opinion or provide any
assurance on the information because the limited procedures do not provide us with sufficient evidence to
express an opinion or provide any assurance.

Supplementary Information

Our audit was conducted for the purpose of forming an opinion on the financial statements that collectively
comprise the Madden/Wells Redevelopment Project’s basic financial statements. The Schedule of
Expenditures by Statutory Code is presented for purposes of additional analysis and is not a required part
of the basic financial statements. Such information is the responsibility of management and was derived
from and relates directly to the underlying accounting and other records used to prepare the basic financial
statements. Such 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, such information
is fairly stated, in all material respects, in relation to the basic financial statements as a whole.

June 27, 2024
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CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

MANAGEMENT’S DISCUSSION AND ANALYSIS
(UNAUDITED)

As management of the Madden/Wells Tax Increment Redevelopment Project Area (Project), we offer the readers of
the Project’s financial statements this narrative overview and analysis of the Project’s financial performance for the
year ended December 31, 2023. Please read it in conjunction with the Project’s financial statements, which follow
this section.

Overview of the Financial Statements

This discussion and analysis is intended to serve as an introduction to the Project’s basic financial statements.
The Project’s basic financial statements include three components: 1) government-wide financial statements, 2)
governmental fund financial statements, and 3) notes to the financial statements.  This report also contains
other supplementary information concerning the Project’s expenditures by statutory code.

Basic Financial Statements

The basic financial statements include two kinds of financial statements that present different views of the
Project – the Government-Wide Financial Statements and the Governmental Fund Financial Statements. These
financial statements also include the notes to the financial statements that explain some of the information in the
financial statements and provide more detail.

Government-Wide Financial Statements

The government-wide financial statements provide both long-term and short-term information about the Project’s
financial status and use accounting methods similar to those used by private-sector companies.  The statement
of net position includes all of the project’s assets and liabilities.  All of the current year’s revenues and expenses
are accounted for in the statement of activities regardless of when cash is received or paid.  The two
government-wide statements report the Project’s net position and how they have changed.  Net position – the
difference between the Project’s assets and liabilities – is one way to measure the Project’s financial health, or
position.

Governmental Fund Financial Statements

The governmental fund financial statements provide more detailed information about the Project’s significant
funds – not the Project as a whole.  Governmental funds focus on: 1) how cash and other financial assets can
readily be converted to cash flows and 2) the year-end balances that are available for spending.  Consequently,
the governmental fund statements provide a detailed short-term view that helps determine whether there are
more financial resources that can be spent in the near future to finance the Project.  Because this information
does not encompass the additional long-term focus of the government-wide statements, we provide additional
information at the bottom of the statements to explain the relationship (or differences) between them.
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CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

MANAGEMENT’S DISCUSSION AND ANALYSIS
(UNAUDITED)

(Continued)

Notes to the Financial Statements

The notes provide additional information that is essential to a full understanding of the data provided in the
government-wide and governmental fund financial statements.  The notes to the financial statements follow the
basic financial statements.

Other Supplementary Information

In addition to the basic financial statements and accompanying notes, this report also presents a schedule of
expenditures by statutory code.  This supplementary information follows the notes to the financial statements.

Condensed Comparative Financial Statements

The condensed comparative financial statements are presented on the following page.

Analysis of Overall Financial Position and Results of Operations

Property tax revenue for the Project was $2,347,996 for the year. This was an increase of 69 percent over the
prior year. The change in net position produced an increase in net position of $1,257,651. The Project’s net
position increased by 16 percent from the prior year making available $9,264,423 of funding to be provided for
purposes of future redevelopment in the Project’s designated area. Revenues increased this year due to the
Project's economic growth and accordingly increasing the total equalized assessed value of parcels and
subsequent tax increment and related collections. Expenses increased this year due to the Project's
formulation of a redevelopment plan or necessary funding was substantially complete and available.
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2023 2022 Change % Change

Total assets 9,621,266$ 8,081,993$ 1,539,273$ 19%

Total liabilities 356,843 75,221 281,622 374%

Total net position 9,264,423$ 8,006,772$ 1,257,651$ 16%

Total revenues 2,613,244$ 1,181,160$ 1,432,084$ 121%

Total expenses 1,355,593 507,357 848,236 167%

Changes in net position 1,257,651 673,803 583,848 87%

Ending net position 9,264,423$ 8,006,772$ 1,257,651$ 16%

CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

MANAGEMENT'S DISCUSSION AND ANALYSIS
(UNAUDITED)
(Concluded)

Government-Wide
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Statement
Governmental of

Fund Adjustments Net Position

Cash and investments 7,619,415$ -$ 7,619,415$

Property taxes receivable 1,977,877 - 1,977,877

Accrued interest receivable 23,974 - 23,974

Total assets 9,621,266$ -$ 9,621,266$

Vouchers payable 323,980$ -$ 323,980$

Due to other City funds 21,305 - 21,305

Other accrued liability 11,558 - 11,558

Total liabilities 356,843 - 356,843

Deferred inflows 1,794,636 (1,794,636) -

Fund balance:
Restricted for future redevelopment

project costs 7,469,787 (7,469,787) -

Total liabilities, deferred inflows and fund balance 9,621,266$

Net position:
Restricted for future redevelopment

project costs 9,264,423 9,264,423

Total net position 9,264,423$ 9,264,423$

Amounts reported for governmental activities in the statement of net position are different because:

Total fund balance - governmental fund 7,469,787$

Property tax revenue is recognized in the period for which levied rather than when
"available".  A portion of the deferred property tax revenue is not available. 1,794,636

Total net position - governmental activities 9,264,423$

FUND BALANCE/NET POSITION

A S S E T S

LIABILITIES AND DEFERRED INFLOWS

CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

STATEMENT OF NET POSITION AND
GOVERNMENTAL FUND BALANCE SHEET

DECEMBER 31, 2023

The accompanying notes are an integral part of the financial statements.
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Governmental Statement of
Fund Adjustments Activities

Revenues:
Property tax 1,965,093$ 382,903$ 2,347,996$
Interest 265,248 - 265,248

Total revenues 2,230,341 382,903 2,613,244

Expenditures/expenses:
Economic development projects 1,355,593 - 1,355,593

Excess of revenues over expenditures 874,748 (874,748) -

Change in net position - 1,257,651 1,257,651

Fund balance/net position:
Beginning of year 6,595,039 1,411,733 8,006,772

End of year 7,469,787$ 1,794,636$ 9,264,423$

Amounts reported for governmental activities in the statement of activities are different because:

Net change in fund balance - governmental fund 874,748$

Property tax revenue is recognized in the period for which levied rather than when
"available".  A portion of the deferred property tax revenue is not available. 382,903

Change in net position - governmental activities 1,257,651$

FOR THE YEAR ENDED DECEMBER 31, 2023

CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

STATEMENT OF ACTIVITIES AND GOVERNMENTAL FUND REVENUES, EXPENDITURES
AND CHANGES IN FUND BALANCE

The accompanying notes are an integral part of the financial statements.
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CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

NOTES TO FINANCIAL STATEMENTS

Note 1 – Summary of Significant Accounting Policies

(a) Reporting Entity

In November 2002, the City of Chicago (City) established the Madden/Wells Tax Increment
Redevelopment Project Area (Project). The area has been established to finance improvements,
leverage private investment and create and retain jobs. The Project is accounted for within the
special revenue funds of the City.

The financial statements present only the activities of the Madden/Wells Tax Increment
Redevelopment Project and do not purport to present the financial position and the changes in
financial position of any other special revenue funds of the City of Chicago, Illinois, as of December
31, 2023 and for the year then ended in accordance with accounting principles generally accepted in
the United States of America.

(b) Accounting Policies

The accounting policies of the Project are based upon accounting principles generally accepted in
the United States of America as prescribed by the Governmental Accounting Standards Board
(GASB).

(c) Government-wide and Fund Financial Statements

The government-wide financial statements (i.e., the statement of net position and the statement of
activities) and the governmental fund financial statements (i.e., the balance sheet and the statement
of governmental fund revenues, expenditures and changes in fund balance) report information on the
Project.  See Note 1(a).

(d) Measurement Focus, Basis of Accounting and Financial Statements Presentation

The government-wide financial statements are reported using the economic resources measurement
focus and the accrual basis of accounting. Revenues are recorded when earned and expenses are
recorded when a liability is incurred regardless of the timing of related cash flows. Property taxes are
recognized as revenues in the year for which they are levied.

The governmental fund financial statements are reported using the current financial resources
measurement focus and the modified accrual basis of accounting with only current assets and
liabilities included on the balance sheet. Under the modified accrual basis of accounting, revenues
are recorded when susceptible to accrual, i.e., both measurable and available to finance
expenditures of the current period. Available means collectible within the current period or soon
enough thereafter to be used to pay liabilities of the current period. Property taxes are susceptible to
accrual and recognized as a receivable in the year levied. Revenue recognition is deferred unless
the taxes are received within 60 days subsequent to year-end. Expenditures are recorded when the
liability is incurred.
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CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

NOTES TO FINANCIAL STATEMENTS
(Continued)

Note 1 – Summary of Significant Accounting Policies (Continued)

(d) Measurement Focus, Basis of Accounting and Financial Statements Presentation (Concluded)

The preparation of financial statements in conformity with accounting principles generally accepted in
the United States of America requires management to make estimates and assumptions that affect
the reported amounts of assets and liabilities and disclosure of contingent assets and liabilities at the
date of the financial statements and the reported amounts of revenues and expenses during the
reporting period.  Accordingly, actual results could differ from these estimates.

(e) Assets, Liabilities and Net Position

Cash and Investments

Cash being held by the City is generally deposited with the City Treasurer as required by the
Municipal Code of Chicago. The City Comptroller issues warrants for authorized City expenditures
which represent a claim for payment when presented to the City Treasurer. Payment for all City
warrants clearing is made by checks drawn on the City's various operating bank accounts.

The City Treasurer and City Comptroller share responsibility for investing in authorized
investments. Interest earned and fair market value adjustments on pooled investments are
allocated to participating funds based on their average combined cash and investment balances.
Since investment income is derived from pooled investments, the fair value measurement and fair
value hierarchy disclosures of GASB 72 will not be separately presented in a note disclosure.

The City values its investments at fair value or amortized cost. U.S. Government securities
purchased at a price other than par with a maturity of less than one year are recognized at
amortized cost.

Deferred Inflows

Deferred inflows represent deferred property tax revenue amounts to be recognized as revenue
in future years in the governmental fund financial statements.

Capital Assets

Capital assets are not capitalized in the governmental fund but, instead, are charged as current
expenditures when purchased. The Government-wide financial statements (i.e., the statement of net
position and the statement of activities) of the City includes the capital assets and related
depreciation, if any, of the Project in which ownership of the capital asset will remain with the City
(i.e., infrastructure, or municipal building). All other construction will be expensed in both the
government-wide financial statements and the governmental fund as the City nor Project will retain
the right of ownership.
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CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT

NOTES TO FINANCIAL STATEMENTS
(Concluded)

Note 1 – Summary of Significant Accounting Policies (Concluded)

(f) Stewardship, Compliance and Accountability

Illinois Tax Increment Redevelopment Allocation Act Compliance

The Project's expenditures include reimbursements for various eligible costs as described in
subsection (q) of Section 11-74.4-3 of the Illinois Tax Increment Redevelopment Allocation Act and
the Redevelopment Agreement relating specifically to the Project. Eligible costs include but are not
limited to survey, property assembly, rehabilitation, public infrastructure, financing and relocation
costs.

The maximum reimbursable amount is set forth in each agreement.  If the total project cost is lower
than the project budget established in the agreement, the reimbursable amount will be prorated.

Note 2 – Tax Abatement Agreement

GASB Statement No. 77, Tax Abatement Disclosures (“GASB 77”), requires governments that enter
into tax abatement agreements to disclose: (1) brief descriptive information concerning the agreement;
(2) the gross dollar amount of taxes abated during the period; and (3) commitments made by
government, other than to abate taxes, that are part of the tax abatement agreement.

The City uses tax increment financing to pay for (or reimburse) developers for the costs of the TIF-
funded improvements pursuant to the terms and conditions of the redevelopment agreement entered
into by the City and the developer.

Under the terms of the redevelopment agreements, the Project paid developers $1,233,164 during the
year ended December 31, 2023.

Note 3 – Commitments

As of December 31, 2023, the Project has various outstanding service and construction projects with
encumbrances for approximately $4,927.



SUPPLEMENTARY INFORMATION
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Code Description

Costs of studies, surveys, development of plans and
specifications, implementation and administration
of the redevelopment plan including but not
limited to staff and professional service costs
for architectural, engineering, legal, marketing 29,181$

Costs of the construction of public works or
improvements 93,248

Costs of interest incurred by a redeveloper related to
the construction, renovation or rehabilitation of a
redevelopment project 583,164

Costs of construction of new housing units for low
income and very low income households 650,000

1,355,593$

SCHEDULE OF EXPENDITURES BY STATUTORY CODE

CITY OF CHICAGO, ILLINOIS
MADDEN/WELLS REDEVELOPMENT PROJECT



 

 

 

 

 

 

 

 

INDEPENDENT AUDITOR'S REPORT 

 

 

 

 

 

 

 

 

The Honorable Brandon Johnson, Mayor 

Members of the City Council 

City of Chicago, Illinois 

 

 

We have audited, in accordance with auditing standards generally accepted in the United States of America, the 

financial statements of Madden/Wells Redevelopment Project of the City of Chicago, Illinois, which comprise the 

statement of net position and governmental fund balance sheet as of December 31, 2023, and the related statement 

of activities and governmental fund revenues, expenditures and changes in fund balance for the year then ended, 

and the related notes to the financial statements, and we have issued our report thereon dated June 27, 2024. 

 

In connection with our audit, nothing came to our attention that caused us to believe that the Project failed to comply 

with the regulatory provisions in Subsection (q) of Section 11-74.4-3 of the Illinois Tax Increment Allocation 

Redevelopment Act and Subsection (o) of Section 11-74.6-10 of the Illinois Industrial Jobs Recovery Law as they 

relate to the eligibility for costs incurred incidental to the implementation of the Madden/Wells Redevelopment 

Project of the City of Chicago, Illinois. 

 

However, our audit was not directed primarily toward obtaining knowledge of such noncompliance.  Accordingly, 

had we performed additional procedures, other matters may have come to our attention regarding the Project’s 

noncompliance with the above referenced regulatory provisions, insofar as they relate to accounting matters. 

 

This report is intended for the information of the City of Chicago's management.  However, this report is a matter of 

public record, and its distribution is not limited.  

 
June 27, 2024 

ATTACHMENT L


