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Mission Statement 
 
It is the mission of the Community Development Tax Increment Financing District to conserve or 
improve areas, especially sections of the City that are neglected, through economic investment from 
both private and public sectors. 

 
Primary Functions →  The primary function of the tax increment financing (TIF) district is to 
develop/redevelop the area in the TIF District and to make the area more viable. Improvements 
(upon meeting qualifications) can be financed through TIF district revenues.  The collection of 
property taxes is on an increment basis and increases are based on increases in the assessed 
valuation of properties within the TIF District.  The excess tax revenue collected can only be used 
to fund projects located within the TIF District. 
 
The residential TIFs include Lincolnwood #1 and #2, Hope 6, Garrison, River Oaks, and Jackson 
School. 
 
2011 Accomplishments 
 
• At Thatcher Blake RiverWalk, no additional units have been constructed above the 16 currently 

built out.  There are two models to view and the prices have been reduced.  Of the 16 units, 
eight units have been sold and there are two pending sales. 
 

• There is one lot left to sell at Lincolnwood II.  This lot/home must be presold prior to the start of 
construction. 

 
• Construction began on five lots at the Springfield Corners Subdivision.  Two of the five homes 

are completed and occupied.  The sales of those homes under construction have been stalled due 
to the sluggish market. 

 
• Garrison School apartments have been completed and are fully occupied. 

 
• Garrison Gym apartments have four completed units and three of those are leased. 

 
• Garrison Town Homes are completed.  One has been sold while the remaining two have been 

leased on a regular basis.  Planned is on-site property management.  Also, a new contractor has 
been hired to complete the project.  Rent levels have increased indicating a demand and 
marketability to higher income tenants.  Improvements to the façade school and gym, garage 
entrances and plantings were made over the summer. 

 
• 21XX Reed is currently available for sale.  There is an interested party but no contracts have 

been executed for the sale of the lot. 
 

• The Swedish American Foundation realized delays due to the economy and an underestimation 
of redeveloped costs.  Three properties have been purchased and rehabilitated under the Jackson 
School TIF agreement with the City. 
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2012 Goals and Objectives 
 
• Facilitate through marketing efforts and the provision of incentives, the continued build out of 

the Springfield Corners Subdivision, Thatcher Blake RiverWalk, 21xx Reed Avenue, and the 
Garrison Lofts/Townhomes sites.  The developers with lots/homes to sell are hopeful that the 
market will improve and they will sell additional units in 2012. 
 

• The Garrison Townhome units are being listed as for sale or lease due to the high demand for 
upscale residential housing the development has experienced.  While the long term strategy is to 
sell the townhomes, short term leases will provide the cash flow needed to justify the 
completion of additional units until the market fully recovers. 
 

• Once the remaining units of Thatcher Blake Condos are sold, the developer intends to market 
the land for redevelopment. 
 

• The one remaining unit in Lincolnwood Estates II will be sold and this TIF project will be 
completed. 
 

• The developer at Springfield Estates will also continue to build out on the remaining lots once 
the housing market improves. 

 
• The Swedish American Foundation will continue to acquire and redevelop property in the 

Jackson Oaks TIF according to their agreement.   
 
Budget Summary 
 

 
 

   COMMUNITY DEVELOPMENT LINCOLNWOOD TAX INCREMENT FINANCING DISTRICT #1

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
OTHER $45,688 $44,688 $44,688 $68,688 $24,000
       TOTAL $45,688 $44,688 $44,688 $68,688 $24,000

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $76,800 96.2 $79,058 95.8
INTEREST INCOME 3,000 3.8 3,502 4.2
       TOTAL $79,800 100.0 $82,560 100.0
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COMMUNITY DEVELOPMENT LINCOLNWOOD TAX INCREMENT FINANCING DISTRICT #2

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
OTHER $23,631 $48,631 $48,631 $47,631 ($1,000)
       TOTAL $23,631 $48,631 $48,631 $47,631 ($1,000)

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $47,000 98.3 $58,900 97.8
INTEREST INCOME 800 1.7 1,353 2.2
       TOTAL $47,800 100.0 $60,253 100.0

COMMUNITY DEVELOPMENT HOPE SIX TAX INCREMENT FINANCING DISTRICT

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
OTHER $129,119 $265,808 $317,335 $260,865 ($4,943)
       TOTAL $129,119 $265,808 $317,335 $260,865 ($4,943)

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $181,530 100.0 $176,729 100.0
INTEREST INCOME 0 0.0 0 0.0
       TOTAL $181,530 100.0 $176,729 100.0

COMMUNITY DEVELOPMENT GARRISON TAX INCREMENT FINANCING DISTRICT

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
OTHER $64,463 $71,802 $71,802 $71,505 ($297)
       TOTAL $64,463 $71,802 $71,802 $71,505 ($297)

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $53,000 100.0 $80,734 100.0
INTEREST INCOME 0 0.0 0 0.0
       TOTAL $53,000 100.0 $80,734 100.0
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Budget Analysis 
 
This six district group collectively runs a deficit until 2026 ranging from $1.5 million in 2012 to 
$4.5 million in 2020.  The deficit generators are Hope 6, a high deficit year (2023) of $1,216,000 
never turning positive, Garrison, a high deficit year (2023) of $975,800 never turning positive, and 
River Oaks, a high deficit year (2019) of $3.3 million never turning positive. 
 
It is difficult to estimate revenue growth which is property tax increment, generated by new 
construction and projects as well as inflationary growth of existing equalized assessed valuation, for 
several decades.  These projections are based upon the most conservative assumptions possible. 
 
No long term financing is planned for 2012. 
 
  

COMMUNITY DEVELOPMENT RIVER OAKS TAX INCREMENT FINANCING DISTRICT

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
OTHER $298,588 $309,844 $309,844 $307,881 ($1,963)
       TOTAL $298,588 $309,844 $309,844 $307,881 ($1,963)

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $73,000 100.0 $58,697 100.0
INTEREST INCOME 0 0.0 0 0.0
       TOTAL $73,000 100.0 $58,697 100.0

COMMUNITY DEVELOPMENT JACKSON SCHOOL TAX INCREMENT FINANCING DISTRICT

2010 2011 2011 2012 INCREASE
APPROPRIATION ACTUAL BUDGET ACTUAL BUDGET (DECREASE)
CONTRACTUAL $0 $75,000 $0 $0 ($75,000)
OTHER 206,063 67,735 115,105 116,985 49,250
       TOTAL $206,063 $142,735 $115,105 $116,985 ($25,750)

FUNDING SOURCE 2011 2011 2012 2012
PROPERTY TAXES AMOUNT PERCENTAGE AMOUNT PERCENTAGE
  TAX INCREMENT $143,385 98.7 $107,900 98.7
INTEREST INCOME 1,900 1.3 1,469 1.3
       TOTAL $145,285 100.0 $109,369 100.0
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Five Year Financial Forecast 
 
The 2013-2017 five-year forecasts assume no growth for property taxes and that state and local 
sales tax will not be received.  These funds are project, rather than service, oriented and are 
susceptible to considerable variance in direction and dollars.  An ending balance schedule for all 
TIF districts for all years is also included. 
 

 
 

 
 

 
 

 
 

 
 

LINCOLNWOOD TIF FUND #1 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues $84 $84 $85 $86 $87
Expenditures 92 89 86 83 159
Excess (Deficit) (8) (5) (1) 3 (72)
Beginning Balance 154 146 142 141 144
Ending Balance $146 $141 $141 $144 $72

LINCOLNWOOD TIF FUND #2 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues 61 62 62 63 63
Expenditures 72 80 67 65 63
Excess (Deficit) (11) (18) (5) (2) 0
Beginning Balance 67 56 38 33 31
Ending Balance 56 38 33 31 31

HOPE SIX TIF FUND 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues $175 $178 $182 $186 $189
Expenditures 256 277 271 266 285
Excess (Deficit) (81) (99) (89) (80) (96)
Beginning Balance (304) (385) (484) (573) (653)
Ending Balance ($385) ($484) ($573) ($653) ($749)

GARRISON TIF FUND 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues $82 $82 $82 $83 $84
Expenditures 171 171 170 168 166
Excess (Deficit) (89) (89) (88) (85) (82)
Beginning Balance (272) (272) (362) (449) (534)
Ending Balance ($361) ($361) ($450) ($534) ($616)

RIVER OAKS TIF FUND 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues $59 $60 $60 $61 $62
Expenditures 331 329 327 349 366
Excess (Deficit) (272) (269) (267) (288) (304)
Beginning Balance (1,261) (1,533) (1,802) (2,068) (2,356)
Ending Balance (1,533) (1,802) (2,069) (2,356) (2,660)
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JACKSON SCHOOL TIF FUND 2013-2017 FINANCIAL FORECAST (IN 000'S)

2013 2014 2015 2016 2017
Revenues $110 $111 $112 $113 $114
Expenditures 116 115 114 113 62
Excess (Deficit) (6) (4) (2) 0 52
Beginning Balance 51 45 41 39 39
Ending Balance $45 $41 $39 $39 $91


