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Executive Summary 

The mission of the UIC Community Scholars program is to foster a collaborative  
research project linking  diverse community groups and leaders with each other and 
university students in an effort to address pressing community issues by providing 
useful and accessible information about capital accountability to the broader 
community.  

Over the course of a year, a theme was developed, products were conceived and 
research was conducted in collaboration with six urban plan ning students and six 
community leaders.  This report is a comprehensive report on the process, the products 
and the research. 

Theme: òcapital accountability.ó In the context of public finance, this implies the 
transparent and responsive process of giving public money.  

Project Outcome:  TIF how-to guide for community organizing and application towards 
open space and food justice issues.  A website that could be used to help organizations 
understand and distribute TIF information.    

Final Project Research Questions: How can community organizations leverage TIF for 
projects that promote open space and food justice? What is TIF in theory, and how is it 
applied in practice? Is TIF an appropriate development tool for these issues? If TIF is 
not appropriate for th is, how is it being used in Chicago and in specific TIF districts? 

Analysis Tools:  

Data: available public data resources include formal  data (TIF annual financial 
summary, City Council meetings) and informal  (long-standing organizers, 
retired politicians).  

Comparison of theoretical uses of TIF funds vs. actual uses: case examples of TIF 
leverage in Ping Tom Park, Ralphõs Food for Less 

Power analysis: What specificities apply to TIFs that are developer, community, or 
City driven? Who are major players in creating and administering TIF?  

 Special programs research: Can an organization use special TIF programs more 
effectively for their campaigns than just the general TIF fund?  

Profile: profile several districts a nd review current performance against stated 
redevelopment goals. 
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Key Findings  

TIF is primarily for increase the prop erty tax base and therefore ill-suited for open 
space. 

o Parks and Open Space leverage TIF funds if they draw money to the area. 
I.e. ð Ping Tom Park brings tourism.  

Many organizations have had success in fostering community participation and 
leveraging TIF within special TIF programs, such as SBIF. 

Organizations may have a more meaningful role pressing for community benefits 
through TIF dev elopment rather than requesting TIF to fund the community 
directly.  

There is need for a City-wide network of organizations focused on TIF issues that 
forms a TIF coalition. 
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I. About Community Scholars  

The Purpose and Goals of Community Scholars 

The Community Scholars class is a dynamic and collaborative process that has the 
following overall objectives :  

To advance activist networking by erasing boundaries separating unions, 
community based organizations, and community and economic development 
corporations. Community Scholars joins together a geographically and ethnically 
diverse group of activists empl oying different community organizing models 
and possessing varied visions for community economic development.  

To provide community leaders with an introduction to urban planning and a shared 
neutral space in which to exchange views and create a common language about 
social and economic justice issues. Community Scholars is an investment in 
organizations' future leaders, equipping them with urban planning tools and 
framework to tackle complex urban issues and influence policy.  

To turn university resources outward through an applied research project that joins 
together students and community leaders and their sponsoring organizations. 
Community Scholars links to popular education: it provides òtools for 
collectivizing knowledge and experience around shared p roblems, for analyzing 
power and structural dynamics, and for democratically devising solutions and 
actions to attain those solutions.ó1 Final products intentionally have a broad, 
nonacademic audience for use as popular education or organizing tools.  

To expose students to the experiences and perspectives of community activists. 
Community Scholars allows urban planning graduate students the unique 
opportunity to work with and learn from community activists through 
collaboration on an applied research project.  

To break down the university's insularity and connect it with communities tackling 
complex urban issues. Community Scholars òstrives to create a bridge between 

                                                 

1
 Delp, L., Outman-Kramer, M., Schurman, S., & Wong, K. (2002). Teaching for Change: Popular Education and 

the Labor Movement. Los Angeles: UCA Center for Labor Research and Education.  
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participants, regardless of educational level, and to open the university's doors to 
communities that might otherwise be denied access to its resources.ó2  

To lay a foundation for future partnerships. Community Scholars embodies a òlong-
term view on what it takes to make change, build organization, and build 
leaders.ó3 This vision seeks to ultimately institutionalize a mutual relationship 
between community organizations and university planning departments and 
students.  

Relevance of the Community Scholars  
Model for Chicago  

The mission of the UIC Community Scholars program is to foster a collaborative  
research project linking  diverse community groups and leaders with each other and 
university students in an effort to address pressing community issues by providing 
useful and accessible information about capital accountability to the broader  
community.  

In adopting the UCLA modelõs overall goals and objectives, the UIC program seeks to 
address historic and systematic issues facing equitable and participatory community 
economic development in Chicago. Community Scholars aims to equip community 
activists with urban planning skills and frameworks that they can bring back to their 
organizations and neighborhoods. These efforts are connected with a long term vision 
of òpopular planning,ó which emphasizes the importance of community -inspired and 
led development practices. By demystifying many of the technical terms and processes 
used in city planning and development decisions, Community Scholars is able to better 
prepare Chicago activists in their struggles for inclusion, accountability, and justice.  

Deciding Upon a Course Topic 

Community Scholars uses a democratic and participatory process. After many 
conversations, the UIC students who initiated the class decided on the topic of òcapital 
accountabilityó. Capital accountability in the context of publ ic finance implies a 

                                                 

2
 Leavitt and Heffernan. (2006). Multiplying Knowledge: Service-Learning x Activism = Community Scholars. 

From the Studio to the Streets: Service-Learning in Planning and Architecture. Stylus Publishing. 
3
 Delp, L., Outman-Kramer, M., Schurman, S., & Wong, K. (2002). Teaching for Change: Popular Education and 

the Labor Movement. Los Angeles: UCA Center for Labor Research and Education 



 

Capital Accountability: Making Capital Count  9 

transparent and responsive process of giving public money. This theme encompasses 
pressing needs in every community and is still general enough to accommodate for 
diverse interests. Based on this decision, lectures were based on seven themes:  

What is Urban Planning? 

Development Finance 

Introduction to Community Development  

Introduction to Economic Development  

TIF Basics 

Politics and Public Participation in Chicago  

Popular Education  

The Class Field Trip 

During the first part of the cour se, an optional field trip was organized to be held 
outside of regular class time. This field trip was designed to give on -the-ground context 
to issues of community development with which each organization copes.  
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Figure 1: Class Field Trip Photographs 

 

 
Top row: Little Village. Bottom left: Englewood. Bottom right: Little Village.  

The Class Retreat 

Following the conclusion of the field trip and lecture series, the class held a retreat to 
decide what would be the best and most relevant product showing the impact of capital 
accountability City -wide. The goal of the retreat was to get to know more specifically 
what each individual person in class had envisioned for the final product.  

While there were several common themes, such as affordable housing, the collective 
focus in conversation became about how to understand and use Tax Increment 
Financing with  in the context of open space and food justice issues. Two main project 
outcomes surfaced: a TIF how-to guide and a website that could be used to help 
organizations understand and disseminate information about TIF.  
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Relevance of Capital Accountability to t he 
Scholars 

Each Scholar had a unique reason for pursuing research on capital accountability 
through Tax Increment Financing and for using Community Scholars as the forum with 
which to pursue this research. This individual interest shapes how the Scholar i ntends 
to use this research and the final products developed as part of the 2010 Community 
Scholars class. The following is a summary for each Scholar of why this theme is 
relevant to him or her, why Community Scholars is a helpful vehicle driving this 
research, and how the final projects are beneficial to his or her work. 

Will Tanzman, Southsiders Organizing for Unity and 
Liberation (SOUL)  

Why capital accountability?  

òThe central problem facing A central problem facing the South Side is lack of resources 
and capital. The City of Chicago had 500,000 manufacturing jobs in 1970, but only a 
fraction of that remain today. A disproportionate number of those jobs were located on 
the South Side, so the South Side has been hit particularly hard by deindustrialization. 
Every industrial job lost has a multiplier effect on the larger economy, since workers no 
longer have money to spend on local businesses, which in turn go out of business. Tax 
revenue is also hurt when property values, income, and sales go down, so city services 
suffer from deindustrialization as well. If the use and movement of capital had been 
accountable to the people it most directly impacted, such as workers and the 
communities that depended on their salaries, deind ustrialization would not have 
occurred. In addition, corporations like Walmart looking to build new developments 
see the South Side as desperate enough to settle for whatever kind of development that 
is offered, even if it involves low -wage jobs and multin ational companies that will suck 
profits out of the community and displace small businesses. The future of the South 
Side depends on an economic development strategy that is more accountable to the 
community and puts people over profits.ó 

Why Community Sch olars? 

òThe problems affecting the South Side and low/middle-income communities are 
complicated, and community organizations often do not have the time and resources to 
do a lot of research on either problems or solutions. Working with students and faculty  
can make it easier for community organizations like SOUL to get òoutside of the boxó 
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perspectives and ideas for òoutside of the boxó campaigns that we might not have 
thought about on our own. It is also useful to study the issues and problems that affect 
our communities in a setting that includes other organizers from other communities. 
Finally, a lot of academic work is done in an òivory toweró setting that is very separate 
from people organizing around real issues on the ground, which makes it less relev ant. 
Community Scholars can help both organizations and academics make their work more 
effective and relevant.ó 

How will the products developed in CS be useful to SOUL?  

òCS students developed both a profile of a specific TIF in an area that includes a lot of 
SOUL members and general guidelines for pulling together profiles of other TIFs. The 
specific TIF profile will help the organization evaluate whether a campaign around 
pulling resources from that TIF makes sense, and the general guidelines will help the 
organization explore the possibility of campaigns to pull resources from other TIFs for 
projects such as community gardens, youth jobs, and/or supermarkets. SOUL intends 
to conduct outreach regarding these products through a 20-minute presentation at a 
monthly SOUL Action Council that will include 20 -25 leaders from across the South 
Side and south suburbs.ó 

Cheryl Phillips, TARGET Area Development Corporation  

Why capital accountability?  

òThe West and South sides of Chicago suffer from both blighted land and encroaching 
gentrification. People living in these communities often feel as if thereõs no hope. There 
exists a need to understand how resources are used to raise value and bring up 
community morale. People need to know who and where are the powers to be  and 
what resources are available to make changes. TARGET is working on community 
development in these neighborhoods and within business corridors that are dilapidated 
and is seeking ideas on how to redevelop these areas and improve existing businesses.ó  

Why Community Scholars? 

òThere are two TIF districts that exist in the neighborhood TARGET works in and 
information about these TIFs is not disseminated to the community. There is not a lot of 
transparency and it is hard for community agencies to get infor mation. Community 
Scholars helps us understand who the power players are and what resources exist so 
that we can then share this knowledge with community members. Small organizations 
donõt have the resources necessary to perform this important research.ó 



 

Capital Accountability: Making Capital Count  13 

How will the products developed in CS be useful to TARGET?  

òThis program has provided a great benefit to TARGET. We now have tools to train 
residents including a website that is written in a language and way that residents will 
be able to understand. The trainings we are planning will also be helpful for 
disseminating this information to community members.ó  
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II. Project Research 

Introduction to Capital Accountability and Tax 
Increment Financing in Chicago 

Many public/private -funded deals are done so with many different layers of subsidy, 
and often many kinds of public money. The structure of many of these developments 
has meant that public subsidies, breaks, or tax restructuring has taken place. Some of 
these financing strategies have come under increasing scrutiny with regards to the 
transparency and accountability of public officials involved with this public capital. 
This is especially true in Chicago. Tax Increment Financing (TIF) has become a unique 
entity in Chicago. TIF is a complex tool that is applied differently depending on the 
project, making it hard to understand in a big -picture sense. Far too little is known 
about how TIF dollars are allocated.  

While some of those dollars go for public improvements or cultural institutions like 
Millenn ium Park, great amounts of TIF money have been given to projects that do not 
have an immediate public benefit. This includes TIF money given to private 
corporations to rehab new office space.4 One example of this is the TIF money given to 
Willis Holdings f or office space rehab in the Willis Tower, formerly known as the Sears 
Tower. As another example, in 2009, the City of Chicago encouraged United Airlines to 
relocate 2,800 employees from their location at OõHare Airport to the Willis Tower and 
bestowed $25 million upon United Airlines to improve office space in their new 
location.5  

The call for TIF transparency in Chicago is best captured by the nationally publicized 
case of Republic Windows and the Goose Island TIF. The City gave Republic Windows 
$10.4 million from the Goose Island TIF district in return for a commitment to keep 610 
jobs from moving through the year 2019.6 In 2008, however, Republic Windows folded, 
having not maintained even half of its original commitment to employment and 

                                                 

4
 Sweet Home Chicago. (2009). Whoôs getting you tax dollars. Retrieved from 

http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf on April 11, 2010. 
5
 Cafcas, Tommy. (n.d.) Struggling Chicago finds $25 million for United Airlines. Retrieved from 

http://clawback.org/2009/09/03/struggling-chicago-finds-25-million-for-united-airlines/ on March 27, 2010. 
6
 Sweet Home Chicago. (2009). Whoôs getting you tax dollars. Retrieved from 

http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf on April 11, 2010. 

http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf
http://clawback.org/2009/09/03/struggling-chicago-finds-25-million-for-united-airlines/
http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf


16 Capital Accountability: Making Capital Count  

walking away wi th millions of dollars in TIF subsidy. 7 From what is known, the City 
has not held them accountable for breaching their contract. 

It was in response to this highly publicized failure, two Chicago Aldermen, Scott 
Waguespack (32nd Ward) and Manny Flores (1st Ward), developed a òTIF Sunshine 
Ordinanceó aimed at bringing light to data previously unavailable to the public. This 
included an online TIF disclosure system that gives easy access to project budgets and 
actual spending. This database was supposed to include financing terms, dates, 
amounts, recipients and purpose of TIF disbursals. Additionally, the database would 
provide information on weekly payroll data and periodic job creation reports for TIF 
districts. 8 This measure goes one step towards preventing another Republic Windows 
scandal. This ordinance shows up as the òTIF Transparency Amendmentó which the 
Chicago City Council passed on April 22 nd, 2009.9 There remain issues with the City 
making all of the information described in the ordinance publicly a ccessible. 

TIF ò101ó 

What is TIF? 

Tax Increment Financing, or TIF, is an economic development tool used by cities to 
economically revitalize blighted area by attracting new investment that will increase 
property values. 10 TIF areas are created usually for more than 20 years. In Illinois, a TIF 
district lasts for 23 years.  

TIF is a popular economic development tool for cities because, in theory, it does not 
require funding this development through raising taxes. Instead, TIF creates ònew 
moneyó by promoting private development that serves to increase property value in the 
area. TIFs are often called a òself-financingó tool. This is because the only money that 
goes into the TIF comes from the increased property value that would not have existed 
but for TIF subsidy. Furthermore, the city can pay for current development in a TIF 
district using anticipated future revenues that the TIF will generate. Additionally, TIF 
districts allow a city to make planning and money allocation decisions without having 

                                                 

7
 Sweet Home Chicago. (2009). Whoôs getting you tax dollars. Retrieved from 

http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf on April 11, 2010. 
8
 McCourt, J. (2009, March 31). Clawback. Chicago Aldermen want a brighter light of cityôs TIF spending. 

Retrieved from http://clawback.org/2009/03/31/chicago-aldermen-want-a-brighter-light-on-city%e2%80%99s-tif -

spending/ on April 11, 2010. 
9
 Chicago City Council. (2009, April 22). Section 2-45-155 Tax Increment Financing (TIF) Sunshine Ordinance. 

Journal of Proceedings, 59784-59787. Retrieved from 

http://www.chicityclerk.com/journals/2009/april22_2009/april22_2009_part3.pdf on April 11, 2010.  
10

 Illinois Tax Increment Allocation Financing Act of 1977, 65 ILCS 5/11-74.4 

http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollars.pdf
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to consult w ith the state or federal government. Therefore, there is no competition for 
TIF money with any other cities or state agencies.11  

Background and Theoretical Framework for TIF  

In the second half of the 20th century, cities in North America experienced losses in 
population and declining numbers of manufacturing jobs. The loss in residency 
decreased cities' tax bases. At the same time, federal money began to dry up. This 
forced cities to look for more creative ways to finance its redevelopment projects.12 
Additi onally, there have been shifts in urban policy that have encouraged cities to 
create TIF districts. One shift is the switch from decision making at the federal level to 
decision making at the local level. Another shift is the popularity of infrastructure a nd 
public improvement projects, which are extremely expensive ð being able to use 
anticipated future earnings from TIF to fund projects in the present make these projects 
possible.  

Though the first TIF district was created in California in 1952, by the 1970s only a few 
states had TIFs. During this time, cities used TIF strictly to address òblightedó areas. 
The real momentum for TIF arose in the mid 1980s. Since this time, a shift has occurred 
as TIF is increasingly used as a tool for attracting businesses and redevelopment. Thus, 
over time, the purpose of TIF has shifted from its original purpose of reducing blight to 
become a tool used for general economic development.13 By 2004, TIF districts existed in 
49 states and the District of Columbia, with Illinois  having 550 districts and Chicago 
alone having 130. By 2009, Chicago had 160 TIF districts ð more than the total number 
of all TIFs in the rest of the state14.  

Illinois passed TIF legislation in 1977. The law was supposed to be one of last resort for 
the neediest Illinois communities. Between 1997 and 1984, only 26 TIF districts were 
created. However, in 1984 a state passed a law that allowed TIF òto quality for state 
funds based on growth in sale tax revenue in the district. 15ó That policy encouraged 
creation of new districts and between 1985 and 1986, a total of 121 TIF districts were 
created statewide. In 1988, the law had to be restricted to control cities given the rapid 

                                                 

11
 Weber, R. (2007). Tax Increment Financing: Process and Planning Issues. Lincoln Institute of Land Policy. 

Retrieved from http://www.lincolninst.edu/subcenters/teaching-fiscal-dimensions-of-planning/materials/goddeeris-

weber-financing.pdf on April 10, 2010. 
12

 Weber, R. Bhatta, S.D. & Merriman, D. (2003). Does Tax increment Financing Raise Urban Industrial Property 

Value? Urban Studies. 40 (10), 2001-2021. 
13

 Byrne, P.F. (2009). Does Tax Increment Financing Delivers on its Promise of Jobs? Economic Development 

Quarterly. 24.. Retrieved from http://edq.sagepub.com on March 19, 2010. 1. 
14

 In Arizona, municipalities are not eligible to create TIF districts as in 1980 the State Supreme Court found TIF 

law unconstitutional. TIF districts that were adopted prior to the Court's decision, still are in use 
15

 Redfield, K.D. (2002). Trickle down from the rising tide ï TIF and Urban Redevelopment Policy. Illinois 

Pragmatics. 5 (2), 3. 
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increase in the number of TIFs.16 Between 1987 and 2007, an astounding 635 TIF districts 
were created statewide with an average of 45 new districts per year17.  

In 1999, the Illinois legislature reformed the TIF law  due to years of community 
organizing and activism around the use of TIF . The reform reaffirmed the purpose of 
TIFs by prohibi ting use of money for some projects, requiring public participation and 
consultation with affected taxing bodies, created the òInterested Parties Registry,ó 
mandated a housing impact study in certain districts, tighten eligibility criteria for 
creation, and mandated annual reports for each TIF. A statewide coalition working on 
affordable housing pushed the legislature to include affordable housing as a 
permissible use for TIF money. However, the reform debate did not talk about a 
fundamental shift from help ing needed communities to supporting private economic 
development or if TIFs are actually the best way of helping depressed areas. As one 
scholar wrote, òMunicipalities and private developers have generally found the 1999 
TIF reform law very easy to live w ith.ó18  

TIFs change the amount of property tax the city can use in the city budget.  When a TIF 
gets created, any increment of the property tax goes into a separate fund from the city 
budget.  Since TIFs run on 23-year contracts, when they expire the equalized assessed 
value (EAV) returns to the city tax base.  The first TIF district in Chicago was the 
Central Loop TIF, authorized in 1984 by Mayor Harold Washington. By 2002, 13 percent 
of the property tax base had been transferred to TIF accounts. With the  creation of the 
LaSalle TIF in 2005, $153 million in Equalized Assessed Value (EAV) was removed from  
the tax base within one year19.  The Central Loop TIF expired in 2008 returning $2 
billion in EAV to the tax base.20 In 2009, the total amount of money created by the TIF 
districts was approximately $1 billion, one -six of the Chicago general budget.21  

The use of TIF in Chicago has increased dramatically during the past two decades. With 
the expansion of the districts, civic organizations began asking who was paying to 
replace this diverted tax money and whether or not the civic organizations themselves 
were eligible for TIF funding.  One point raised by these civic organizations was that TIF 
districts are often formed in healthy, growing communities and that this tax money is 
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 Redfield, K.D. (2002). Trickle down from the rising tide ï TIF and urban redevelopment policy. Illinois 
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being taken from the schools, parks, and libraries that these taxing bodies would 
otherwise receive.  

In 1988, a grassroots initiative of 200 organizations in Chicago led to the creation of the 
Neighborhood Capital Budget Group (NCBG). NCBG worked to bring òbricks and 
mortaró public investment back to needy communities and to engage local communities 
in the process. The group performed extensive research on school, public transportation 
and general public infrastructure improvement. However, NCBG was best known for 
its extensive research on TIFs. At a time when the City was not obligated to release TIF 
information to the p ublic, NCBG become a community watchdog and was the only 
comprehensive source of TIF information in Chicago. Unfortunately, NCBG closed in 
2007 due to financial constraints. Subsequently, the College of Urban Planning and 
Public Administration (CUPPA)  at University of Illinois at Chicago purchased NCBGõs 
website and extensive database on TIF information up to 2006. This website is still 
publicly available at www.ncbg.org .  

Enabling Legislation  

The Illinois Tax Increment All ocation Redevelopment Act22 is the law that established 
and governed TIF districts in the state of Illinois. The law specified what development, 
public and private, can be financed with the TIF money. Additionally, it defines terms 
such as òblight,ó requires notices of a public hearing, gives power to a city to establish 
TIF districts, and requires a TIF area to be at least one and one-half acres in size.23 
Current TIF legislation can be found at 65 ILCS 5/Art. 11 Div. 74.4.24 

Each state has its own law detailing the TIF designation process. However, the main 
assumptions are the same nation-wide.  

Blight vs. Conservation Areas and òBut Foró Requirements 

An area where a TIF district is being planned must be designated as òblightedó or as a 
òconservation area.ó The definitions for òblightó and òconservation areaó are included 
in the Illinois TIF law. ôBlighted areaõ exists when the proposed area meets 5 out of 14 
criteria  established by the law; ôconservation area,õ or an area in danger of becoming 
blighted, needs to meet 3 of those criteria. Additionally, half of all buildings in an area 
designated as a ôconservation areaõ must be 35 years old or older. According to law, the 
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criteria have to be present òto a meaningful extentó and must be òreasonably 
distributed throughout the area.ó25 Another criterion for blight is that the property 
values within proposed area have not increased at the same rate as the rest of the city or 
have experienced declining value.  

The vague definitions of òblightõó and òconservation areaó are controversial and some 
believe that City of Chicago officials have designated areas as blighted too broadly.  

The law also requires that a TIF district should meet a òbut foró requirement: 
development in this area would not happen but for TIF money.26  

TIF District Geography  

TIF areas are often oddly shaped in order to include or exclude specific areas for 
redevelopment. TIF boundaries are drawn by professional consultants based on 
feasibility studies. These boundaries are then proposed to the City, which makes the 
final decisions of the placement of TIF boundaries. Many people believe that TIF 
districts in Chicago are highly political and that TIF areas are largely controlled by local 
aldermen who try to make sure that TIF districts stays within his or her particular ward.  

TIF Types 

Despite many peopleõs beliefs, the developer has strict rules for what purpose he or she 
can use TIF money. As a public subsidy, TIF money cannot be used for purposes that 
might not ultimately have a benefit to the greater community. According to the TIF 

statute, òUnless explicitly stated herein the cost of construction of new privately - owned 
buildings shall not be an eligible redevelopment project cost.ó27 Unfort unately, the rules 
governing TIF are so broad that there are some projects that receive TIF funding that 
have very limited direct benefit to communities in need. As mentioned earlier, some TIF 
money was used for rehab of the Willis Tower (refer to Introduction to Capital 
Accountability and Tax Increment Financing in Chicago  in Section I). 

The Illinois Department of Commerce and Economic Opportunity (DCEO) classi fies TIF 
districts into five different categories 28: 

Central Business District 

Shopping Mall/Commercial  

                                                 

25
 Neighborhood Capital Budget Group. (n.d.). TIF eligibility. Retrieved from http://www.ncbg.org on June 6, 2010. 

26
 Illinois Municipal Code: 65 ILCS 5/11-74.42(c).  
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Industrial  

Mixed Development/Non -Central Business District 

Residential 

The type of TIF district depends on the dominant way the land is used and the type  of 
development that the TIF supports. In March 2010, there were 103 mix-used, 40 
industrial, 13 residential and 4 commercial TIF distracts in Chicago.29  

                                                 

29
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Table 1 shows the different types of TIF districts based on their land use and examples 
of projects that have received TIF assistance. The projects are divided to show examples 
of TIF spending that are common, to a particular district, and some examples that are 
unusual. Typical projects, such as construction or expansion of a corporate chain, are 
thought to be a safer investment of money that may not necessarily improve the quality 
of life for local residents.  Unusual projects, such as construction of a school, are not 
necessarily a safe investment but have a greater chance of improving the quality of life 
of the local residents.  The columns represent from left to right:  

Type of Project,  

TIF district where the development occurred,  

Chicago Community Area (CCA) wh ere the development occurred,  

Ward in which the project is located,  

Name of the project,  

Company that received TIF assistance for work on the project, 

Short description of what the money was used for,  

Amount of TIF assistance, and 

Total budget of the project 

A TIF district can be proposed by the public sector or by a private developer to help 
with redevelopment projects. Districts proposed by the private sector are typically 
created to support a specific project on a specific site. District wide TIFs are more likely 
to be proposed by the public sector (the city, an alderman or community) and cover 
multiple projects, sites and property owner.  

Community organizations, as part of the public sector, may not necessarily have 
enough power to propose a TIF district but they can be very effective in organizing 
around benefits for the community within a given TIF. For example, in industrial TIFs, 
community organizations can campaign for TIF funds to be used for job training, an 
eligible TIF expense. People who receive TIF-funded job training must be employed 
within the TIF district. Particularly in the case of industrial labor, which is disappearing 
in the U.S., this can provide job training for jobs that provide a greater standard of 
living than many retail serv ice jobs. According to 2003 numbers from NCBG, the 
estimated budget for TIF districts in Chicago includes $164.7 million for job training 
over the 23-year lives of these districts.30  
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Table 1: Types of TIF Districts and Examples of Development Projects* 

Mixed-use: residential/commercial (103 districts) 

Type TIF CCA, Ward Project Name Applicant Project description TIF 
Assistance 

Cost of 
project 

"Typical" 111th & 
Kedzie 

Mt. 
Greenwood, 
Ward 19 

Mt Greenwood 
Plaza 

Gendell 
Partners ï Mt. 
Greenwood 
LLC 

Redevelopment of a site into a 
Walgreen's retail center, corner 
green plaza and parking lot for 73 
cars. 

$1,500,000 $10,450,000 

"Unusual" Chicago/ 
Central Park 

East Garfield 
Park, Ward 27 

Breakthrough 
Urban 
Ministers 

Breakthrough 
Urban Ministers 

Rehabilitation of existing 
warehouse to include 30 bed 
shelter for men, 5 Single Room 
Occupant (SRO), organization's 
offices, employment training space  
and social service facility; facility 
will include commercial kitchen and  
food pantry. 

$1,000,000 
(20% of 
development 
costs) 

$4,999,829 

Industrial (40 districts) 

Type TIF CCA, Ward Project Name Applicant Project description TIF 
Assistance 

Cost of 
project 

"Typical" Stockyards 
Industrial 
Commercial 

New City, 
Ward 11 

Culinary Food Culinary Food, 
Inc. 

Construct a 100,000 sq. ft. 
manufacturing and warehouse 
facility 

$5,000,000 $22,909,033 

"Unusual" Pilsen 
Industrial 
Corridor 

Pilsen/Lower 
West Side, 
ward 25 and 11 

Iga-Benito 
Juarez 
Academy 

Board of 
Education 

Construction of a school up to 
$12,500,000 

$33,000,000 

Commercial (4 districts) 

Type TIF CCA, Ward Project Name Applicant Project description TIF 
Assistance 

Cost of 
project 

"Typical" 79th & Cicero Ashburn, Ward 
13 

Scottsdale 
Center 

Scottsdale 
Center, LLC 

Renovation and redevelopment of 
existing Scottsdale Shopping 
Center(including Low's home 
improvement store); including 
partial demolition; proving 1,000 
parking space 

$8,100,000 
(22% of 
development 
costs) 

$36,940,888 

"Unusual" Central Loop Loop, ward 42 Oriental 
Theater 

Livent Realty 
(Chicago) Inc. 

Renovate the 2,180-seat Oriental 
Theater, construct 7,000 sq. ft. of 
retail space, and rehabilitate the 
façade of the Oliver Building 

$17,000,000 $32,000,000 

Residential (13 districts) 

Type TIF CCA, Ward Project Name Applicant Project description TIF 
Assistance 

Cost of 
project 

"Typical" Madden & 
Wells 

Oakland, Ward 
4 

Oakwood 
Shores Phase 
2A 

Oakwood 
Shores 
Associates 
Limited 
Partnership 

Redevelopment of Chicago 
Housing Authority's Madden-Wells-
Darrow public housing into 3,000 
units, mix-income community. 

$1,273,034 
(2% of 
development 
cots) 

$56,778,541 

"Unusual" 35th & State Dougls/ 
Armour Sqare, 
Ward 3 

IIT University 
technology 
Park 

Townsend 
Chicago LLC 

To create technology park 
(laboratory, research & 
development, office space); 
includes demolition and renovation. 

$13,400,000 
(26.5% of 
development 
costs) 

$50,435,679 
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*These examples are not representative of all projects. Because there is no comprehensive database with all projects 
that have received TIF assistance, understanding of òtypicaló and òunusualó use in this table is subjective.  

Usage of TIF Funds 

The Illinoisõ Tax Increment Allocation Redevelopment Act lists permissible uses of TIF 
money. This law can be found in the Illinois Compiled Statutes at 65 ILCS 5/11 -74.4-1 
through 11-74.4-11. The following table lists categories for which the money can be used 
and example of financed projects. Table 2 shows examples of projects that were eligible 
to receive TIF money according to the TIF statute. The first row gives a general 
understanding of the statute while the second row shows the exact language in the 
statute. The first column shows an article from the TIF law under which the language 
can be found. The columns represent: the statute article, the TIF district where the 
development has occurred, the name of the project; brief explanation what the money 
were used for, the amount of TIF assistance, the total project budget, the number of 
promised jobs, and the ward in which the project is located.  

Table 2: Examples of Projects Eligible for TIF Assistance, by Type of Assistance 

Note: This table spans multiple pages. 

Cost of Studies, administration and professional service  
(q)(1) 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, financial, 
planning or other services, provided however that no charges for professional services may be based on a percentage of the tax 
increment collected; 

TIF Company Description TIF Assistance Total Budget Ward 

Central Loop Baldwin 
Development Co., 
Reliance Building 

Phase I of the project involves Study of 
exterior envelope of historic Reliance Building, 
a 14-story office building. Daley & George and 
McClier Corp. were also involved. 

$520,000 $1,720,000 42nd 

Marketing cost 
(q)(1.6) The cost of marketing sites within the redevelopment project area to prospective businesses, developers, and investors 

No example was found  

Property acquisition, demolition, site preparation and environmental site improvement cost 
(q)(2) Property assembly costs, including but not limited to acquisition of land and other property, real or personal, or rights or 
interests therein, demolition of buildings, site preparation, site improvements that serve as an engineered barrier addressing 
ground level or below ground environmental contamination, including, but not limited to parking lots and other concrete or asphalt 
barriers, and the clearing and grading of land; 

TIF Company Description TIF Assistance Total Budget Ward 

35th&Halsted Pepsi (Miracle LLC) Purchase and rehabilitation of 325,000 sf 
warehouse, distribution facility and property & 
additional improvements for soda distribution 
factory  

Acquisition: $4,650,000; 
Environmental 
remediation: $300,000; 
site preparation: 
$350,000.  

$18,700,000 11th 
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Cost of rehabilitation, construction, repair and remodeling of existing building 
(q)(3) Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private buildings, fixtures, and leasehold 
improvements; and the cost of replacing an existing public building if pursuant to the implementation of a redevelopment project 
the existing public building is to be demolished to use the site for private investment or devoted to a different use requiring 
private investment; 

TIF Company Description TIF Assistance Total Budget Ward 

Bryn 
Mawr/Brodway 

Good Taste Bakery 
Inc.  

Redevelopment of vacant storefront through 
infrastructure improvement and construction 
of a bakery 

$225,250 (24.99%) $901,373 24th 

Cost of construction of public works and improvement 
(q)(4) Costs of the construction of public works or improvements 

TIF Company Description TIF Assistance Total Budget Ward 

Howard/Paulina Howard Station 
Project (agreement 
with Chicago 
Transit Authority) 

Rehabilitation of Howard-Paulina CTA rapid 
transit station (construction of new platforms, 
canopies, entrances and office spaces  

According to the 
Redevelopment 
Agreement, uo to 
$4,400,000 

$82,802,000 49th 

Cost of job training and retraining 
(q)(5) Costs of job training and retraining projects, including the cost of "welfare to work" programs implemented by businesses 
located within the redevelopment project area; 

TIF Company Description TIF Assistance Total Budget Ward 

Lake Calumet Comau Pico Job training through TIFworks $99,739   10th 

Financing cost 
(q)(6) Financing costs 

TIF Company Description TIF Assistance Total Budget Ward 

71st/Stony 
Island 

Wells Fargo Bank No information was provided in a 
Redevelopment Agreement or an Annual 
Report for the district 

$4,873,625     

Approved capital cost of overlapping taxing district 
(q)(7) To the extent the municipality by written agreement accepts and approves the same, all or a portion of a taxing district's 
capital costs resulting from the redevelopment project necessarily incurred or to be incurred within a taxing district in furtherance 
of the objectives of the redevelopment plan and project. 

TIF Company Description TIF Assistance Total Budget Ward 

Kinzie Industrial 
Corridor  

Humboldt Park 
Branch library 
(Public Buildings 
Commissions of 
Chicago) 

Acquisitions and construction of library; it is 
public improvement project 

$12,755,399 $13,124,537 27th 

Cost of reimbursing school district for their increased costs caused by TIF assisted housing projects 
(q)(7.5) Increase in attendance resulting from the net increase in new students enrolled in that school district who reside in 
housing units within the redevelopment project area that have received financial assistance 

TIF Company Description TIF Assistance Total Budget Ward 

Chatman Ridge Simeon Career 
Academy (high 
school); agreement 
with Chicago Board 
of Education  

Construction of a high school $22,184,925 $45,840,048 21st 
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Relocation cost 
(q)(8) Relocation costs 

TIF Company Description TIF Assistance Total Budget Ward 

Western/Ogden Chicago Christian 
Industrial League  

$1,500,000 in TIF assistance will come from 
Near West TIF for relocation/remediation of 
former League site 

$500,000 (TIF money also 
were used for other costs) 

$21,422,900   

Paying in lieu of taxes 
(q)(9) Payment in lieu of taxes 

No example was found 

Cost of job training, retaining advanced vocational or career education provided by other taxing bodies  
(q)(10) Costs of job training, retraining, advanced vocational education or career education, including but not limited to courses in 
occupational, semi -technical or technical fields leading directly to employment, incurred by one or more taxing districts, 

TIF Company Description TIF Assistance Total Budget Ward 

North Branch 
(North)  

Wright Collage  TIFworks for trainings in manufacturing ï 
Spanish for managers. 120 to be trained 

$94,625 NA 38 

Cost of reimbursing private developers for interest expanses incurred and redeveloped projects  
(q)(11 A-E) Interest cost incurred by a developer related to the construction, renovation or rehabilitation of a redevelopment 
project; Interest cost incurred by a redevelopment related to the construction, renovation or rehabilitation of a redevelopment 
project 

TIF Company Description TIF assistance Total Budget Ward 

49th/ 
St.Lawrence 

Willard Square Ltd.  100 dwelling units with 80% of units for people 
with incomes of less than 60% of median 
Chicago income & 20% to those with incomes 
below 80% of median. 

$94,574 $12,100,000   

Cost of construction of new housing units for low income and very low income households  
(q)(11 F) Financing of rehabilitated or new housing units for low -income households; up to 50% of the cost of construction of 
new housing units to be occupied by low -income households and very low -income households 

TIF Company Description TIF assistance Total Budget Ward 

49th/St. 
Lawrence 

Willard Square Ltd.  100 dwelling units with 80% of units for people 
with incomes of less than 60% of median 
Chicago income & 20% to those with incomes 
below 80% of median. 

$2,500,000 $12,100,000   

Cost of day care service and operational cost of day care centers 
(q)(11.5) The cost of day care services for children of employees from low -income families working for businesses located within 
the redevelopment project area and all or a portion of the cost of operation of day care centers established by redevelopment 
project area businesses to serve employees from low -income families working in businesses located in the redevelopment 
project area 

No example was found 

 

Portability  

òPortabilityó is a technical term for the power that the Department of Community 
Development (DCD) has to transfer funds between TIFs. The DCD is not required by 
law to consult with a community or its alderman about moving funds. TIF funds can 
only be òportedó between TIFs that are directly next to each other. For example, the 
City cannot take funds from the Central Loop TIF and transfer them  to Englewood 
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Neighborhood TIF, but money from Little Village Industrial TIF can be ported to 26 th 
and Kostner TIF because they share a border. The amount of funds that can be ported 
depends on the budgets of both TIF districts involved.  

Often, tax increment generated in one community can be ported for a project far away 
in another community so long as two TIFs touch by even the smallest amount. For two 
TIFs that are both in poor neighborhoods, this can generate controversy over already 
scarce resources.  

The issue of portability was highly debated in 2008 and 2009 when the City of Chicago 
was a candidate for hosing the 2016 Olympics. Many community groups were afraid 
that money from TIFs in their areas would be ported to build infrastructure for the 
Olympi cs. Local newspapers reported that Olympic Village, which was scheduled to 
cost upwards of a $100 million in TIF money and would be funded from òyet-to-be-
created districts.ó31  

Special Programs 

SBIF ð Small Business Improvement Fund  

In 1999, the City of Chicago introduced the Small Business Improvement Fund (SBIF), a 
fund for small business investments based on TIF revenues. Communities can advocate 
for the fund through their Alderman. Up to $150,000 in SBIF money can be used for 
renovation, rehabilitation or remodeling of the buildingõs exterior. While most of TIF 
money goes to big developments, SBIF makes sure that some of the TIF money goes 
instead to small local enterprises.  

RIF- Riverfront Improvement Fund  

The Riverfront Improvement Fund (RIF) is money  available to riverfront property 
owners to rehabilitate or replace deteriorating river walls. River walls are privately 
owned and maintained but border the public waterways, which make them eligible for 
public funding. The objective of RIF is to restore the structural integrity of river wall 
systems, enhance their appearance and environmental quality, and promote public 
health and safety. Assistance varies based upon the type of land use and type of 
riverfront structure. The highest level of assistance is provided to industrial landowners 
for development of riverbank structures.  

Distribution of RIF funds is restricted to landowners. Projects must be located along the 
Chicago River or Sanitary and Ship Canal and must be located in a TIF district. 
Assistance is provided in a lump sum at project completion, except for a reserve to 
assure the successful establishment of required landscaping. The program does not pay 
for vegetation or land acquisition, but is more likely to fund proposals that green their 

                                                 

31
 Maidenberd, M. (2009). TIF Talk at 2016 Forum. Chicago Journal. Retrieved from 

http://chicagojournal.com/News/08-05-2009/TIF_talk_at_2016_forum on April 30, 2010. 

http://chicagojournal.com/News/08-05-2009/TIF_talk_at_2016_forum
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own sit e. As of this publication, a complete overview of the program  can be 
downloaded from the Cityõs website. 

NIF - Neighborhood Improvement Fund  

The Neighborhood Improvem ent Fund (NIF) provides grants up to $10,000 for 
individual homeowners and up to $50,000 for owner -occupied buildings with more 
than 10 units for facade improvements. These grants are ultimately paid for by either 
the ownerõs increased property taxes or other nearby homeownersõ increased property 
taxes.  

The grants are primarily used for exterior improvements, which serve to restore 
property integrity. Eligible improvements include new roofs, gutters, down spouts, 
siding, masonry work, tuck pointing, new wi ndows, doors and porches, painting, 
concrete work, exterior lighting and wrought iron fencing. Up to 30 percent of funds 
may be used for safe and healthy upgrades, including heating, electrical and plumbing 
work. 32 

The multi -family program provides facade i mprovement rebates to homeowners with 
three-or-more-unit properties that are not owner -occupied. This rebate covers up to 50 
percent of eligible costs of up to $10,000 per unit and a maximum of $100,000 for eligible 
property owners.  

Owners must sign an agreement to keep 30 percent of their rental units affordable to 
households with incomes of 50 percent or less of area median income. $250,000 in 
funding has been allocated for the program. As of Feb 10, 2010, òThe City will enter into 
an agreement with NHS t o administer up to $1 million for single -family home 
improvements on the Cityõs Northwest Sides in parts of the 1st, 26th and 32nd 
Wards.ó33 

TIFWorks  

TIFWorks is a program that provides f unding for workforce -training costs for 
companies located in certain TIF districts. Importantly for non -profits that focus on 
workforce development, TIFWorks will fund non -profits that will train and place 
Chicagoans in businesses located in eligible TIF districts34. Non-profits can qualify for 
funds that help provide skill òupgradesó for current employees and can offer training 
and placement services for area residents with employers in TIF districts. One example 

                                                 

32
 Mayorôs Office, City of Chicago. (2002, January 16) City council approves $1 million expansion of Lawrence-

Kedzie Neighborhood Improvement Program. Retrieved from http://egov.cityofchicago.org on February 10, 2010. 
33

 Department of Community development, City of Chicago. (2010, February 10). City council approves ordinances 

supporting business improvement and expansion. Retrieved from http://www.cityofchicago.org/ on February 10, 

2010. 
34

 City of Chicago. (n.d.). TIFWorks Program. Retrieved from 

http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tifworks_program.html on May 19th, 2010. 

http://egov.cityofchicago.org/webportal/COCWebPortal/COC_ATTACH/RIFTIF1.pdf
http://egov.cityofchicago.org/
http://www.cityofchicago.org/
http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tifworks_program.html
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of a TIFWorks recipient is Cretors and Co., a concessions manufacturer that makes 
popcorn machines and is located in the Addison Corridor North TIF district. 35 
TIFWorks provided funds for custom training programs as well as English as a Second 
Language instruction, new equipment training, and industry -specific training.   

Unfortunately, the City does not have a list of the TIFs that currently have a TIFWorks 
program. NCBG lists on its website the TIFs with active TIFWorks programs as of 2003. 
For more current informa tion, contact Rona Jeongco, Director of the Department of 
Workforce Solutions  (refer to Appendix C).  

TIF and the Market 

Tax Increment Financing was created to increase property value. It was not created to 
fund public programs that deliver day -to-day city services to residents. Although some 
TIF money can be used for certain public programs ð as set out in the State statute 
allowing municipalities to create TIF distri cts ð TIF is first and foremost an economic 
tool used to attract private development so as to increase property value. Originally TIF 
was intended to be used to help cities and towns borrow money to build or modernize 
their physical infrastructure in bligh ted areas, assuming that òIf we build it (roads, 
bridges, street grids, new water and sewer lines), they will come (businesses, industries, 
housing and shopping mall developers)ó. The end result would be a bigger, more 
valuable property tax base, and more property tax revenue.  

Developers want to know that the area in which they are developing has good market 
potential. TIF subsidy can help them hedge their bets on an area they would not 
normally consider. Historically, the City would project an areaõs potential for increased 
market value, and use the òbut foró argument ð but for the Cityõs intervention, the 
market would not itself improve. Potential increase in market value is a vital 
component to the feasibility of any TIF project.   

Even areas that have had tremendous market development have experienced real 
problems because of the real estate crisis. An involved Alderman and committed 
developer are crucial. An example of this is developer Peter Holstenõs efforts in the 
Wilson Yard TIF . 

                                                 

35
 LISC Winter 2006 Newsletter. (2006). Northwest side manufactures receives year of training through TIFWorks. 

Retrieved from www.lisc-chicago.org/content/11/documents/newsletter_winter_2006.pdf on July 12, 2010. 

http://www.ncbg.org/tifs/tif_works_dist.htm
http://www.aldermanshiller.com/content/category/3/22/82/
http://www.lisc-chicago.org/content/11/documents/newsletter_winter_2006.pdf
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Where There is a Market to Support Development 

In contrast to the historical practice of using TIF in truly blighted areas to òjump startó 
redevelopment and increase the value of economically depressed areas, today the City 
hedges its bets and creates most new TIF districts where there is already a strong 
market demand. This way, the City feels more secure that especially in tough economic 
times and the TIF districtõs market value will still increase. In these òConservationó TIF 
districts, community organizations may have more leverage to demand that th e 
Redevelopment Agreement include public benefits. Creating pathways to economic 
opportunity through job training and placement or small business improvements; 
protecting quality of life for existing residents; and preventing displacement of current 
residents, are all important in areas with a òhotó market. However, they are also critical 
goals in truly economically distressed communities as well.  In either case, forming an 
oversight panel or developing a community benefits agreement with developers using 
TIF are good strategies. 

Where There are Market Barriers 

The recent real estate crisis greatly impacted many TIF districts. Many TIFs, especially 
on the South Side and West Side, were viewed as having real market potential during 
the housing bubble. Those projects have now stalled. Therefore, the present reality is 
that many TIFs are facing significant market barriers. In these situations, developers 
often have financing gaps that need to be addressed and TIF can be a major source for 
filling those gaps. Even though there may not be as much leverage and some demands 
may need to be altered, the fact that these kinds of developments are so dependent on 
public subsidy ought to mean there is even greater opportunity for negotiation and 
pushing for benefits that help meet community needs.  

TIF Issues ð Inventory of Resources and What is 
Missing  

There is a large amount of information available regarding how and why a TIF district 
was started and who was inv olved in the process. One can find plans for the district as 
well as updated information about what projects are happening in the TIF. However, it 
is difficult to get a comprehensive picture of a particular district as this information is 
housed in many di fferent areas and is often buried in large documents that are difficult 
to search. The City provides a summary profile of each TIF district that includes basic 
information about history, redevelopment goals, and some basic budget information. 

http://www.goodjobsfirst.org/pdf/idealdeal.pdf
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However, ther e is no one document that profiles information about where TIF money 
goes in a given district and who receives it. Knowing what projects are in a district and 
how money is being spent is crucial if the City seeks to promote good government.  

TIF Redevelopment Plans 

The Redevelopment Plan explains why a particular area is eligible for TIF assistance 
and what goals the City has for this redevelopment. Often the redevelopment plan will 
include information about the limited value of the property in the area as e vidence of 
why intervention is needed. In addition to showing goals for the future, many plans 
also include a description of what projects might be included in order to fulfill the goals 
of the Redevelopment Plan.  

For example, some of the development goals for the 79th Street Corridor TIF are:36 

Encourage land uses which strengthen the function and appeal for the corridor for 
commercial, non-residential activities  

Employment of residents within and surrounding the Project Area in jobs in the 
Project Area 

Creation of an environment within the Project Area that will contribute to the health, 
safety, and general welfare of the City; that will maintain or enhance the value of 
properties adjacent to the Area; and that will stimulate private investment in new 
construction, expansion, and rehabilitation.  

Projects with the following objectives are ones that the City believes uphold these 
goals:37 

Provide sites for a wide range of land uses, including residential, office, commercial, 
etc. 

Promote housing types that accommodate a diverse mix of households and income 
levels; 

Promote retail and commercial activities that support the needs of area residents and 
employees 

Upgrade infrastructure throughout the Project Area  

Establish a distinctive and cohesive visual identity  for the Project Area 

What the Redevelopment Plan does not show is whether anyone from the community 
had input in developing the plan. The Redevelopment Plan also does not include any 
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th
 Street Corridor Redevelopment Plan (1998, March 9). Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056_79thRDP.pdf on May 5th, 2010. 
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 79
th
 Street Corridor Redevelopment Plan (1998, march 9). Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056_79thRDP.pdf on May 5th, 2010. 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056_79thRDP.pdf
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056_79thRDP.pdf
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information regarding commitment to job quality or any other public bene fit. This does 
not mean that there is no commitment to equitable development, only that this 
information is not available in the Redevelopment Plan.  

Annual TIF Report  

Each city and town that has a TIF district must submit audited financial information to 
the Illinois Office of the Comptroller each year. These reports are designed to be audits 
and nothing more.  Regardless, there is still useful information one can gather from 
them. The City of Chicago makes these annual reports available through the 
Department of Community Developmentõs website. The following provides an example 
of some of the information that one can find in an annual TIF report:  

The Governmental Fund Balance. As opposed to the Government-Wide Balance, the 
Governmental Fund Balance shows how much money the TIF has right now that 
has not been set aside for some future use. 

An analysis of the Overall Financial Position and Results of Operations. This includes 
information about how much property tax revenue is available for projects now 
and how much has been set aside for future projects. It also shows the TIF 
districtõs net assets.  

A Statement of Activities that lists out all major projects that started in  the TIF that 
year.  

It is difficult to understand the annual report without understanding how to read 
budgets. Furthermore, these reports do not itemize expenses. For example, the 79th St. 
Corridor states that the TIF fund paid out $18,659 in 2008 for Economic development 
projects.38 Although there is a òstatement of revenues and expendituresó in the annual 
report, there is not a comprehensive list of projects going on in the district. T here is also 
information about how much the TIF district received in property taxes and how much 
it paid in administrative costs, but no comprehensive list of projects and how much 
money the TIF has paid to them to date. Additionally, there is limited info rmation 
about who received money and exactly for what purposes.  

Tax Increment Agency Distribution Summary  

Each year, the Cook County Clerk publishes a òTax Increment Agency Distribution 
Summary.ó This summary breaks down each TIF districtõs Equalized Assessed Value 
(EAV), value at the time the TIF was created, the tax rate, and how much in taxes the 
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th
 Street District Annual Report 2008. (2009, June 30). Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_056_79thAR.pdf on May 5th, 2010. 

http://tigger.uic.edu/cuppa/gci/cs/tif/glossary/#eav
http://tigger.uic.edu/cuppa/gci/cs/tif/glossary/#eav
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_056_79thAR.pdf
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TIF created. The EAV is the result of a complicated formula set by the Cook County 
Assessor to value property for taxes and is lower than what the property would fetch if 
it was sold on the open market. Therefore, the EAV is not the same as what the property 
is worth.  

The EAV is calculated at the time that a TIF is created. In the Tax Increment Agency 
Distribution Summary, this is called the òFrozen Value.ó The Frozen Value is compared 
to the current yearõs EAV. The difference is then multiplied by the tax rate, resulting in 
the tax òincrement.ó Figure 2 is an example of how you can read the Tax Increment 
Agency Distribution Summary to see how much money a TIF generated in a particular 
year based on the 2008 summary for the 87th and Cottage Grove TIF district:39 

Figure 2: Excerpt from 2008 Annual Financial Summary for the 87th/Cottage Grove 
TIF District40 

Frozen Value:  $53,959,824.00  

2008 EAV: $97,495,001  

2008 Tax rate:  4.816% 

($97,495,001 ð $53,959,824) * .04816 = $2,096,654 

Source: Cook County Clerk   

 

The òagency tax amountó is $2,096,654. The òagency tax amountó is also known as tax 
increment. The 87th and Cottage Grove TIF made $2,096,654 in tax increment in 2008. It 
is important to note that some of this money is set aside to pay back debt and other 
costs, as seen in the Annual TIF Report.  

What the Tax Increment Agency Distribution Summary does not s how is an explanation 
of the numbers. Figure 3 shows an example of how this information appears in the 
Summary. It excludes the necessary context to describe what a taxing agency is or 
where they are located. 
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http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_127_87thCottageGroveAR.pdf on May 7, 

2010.  
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 Cook County Clerk website. Retrieved on June 30, 2009 from 

http://www.cookcountyclerk.com/tsd/tifs/Pages/TIFReports.aspx  

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_127_87thCottageGroveAR.pdf
http://www.cookcountyclerk.com/tsd/tifs/Pages/TIFReports.aspx
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Figure 3: Tax Increment Agency Distribution Summary, 11/06/2009 

 

City Council Journal of Proceedings 

The City of Chicago is required to publish all legislation that was introduced, whethe r 
or not it passed. The Committee on Finance contains all requests for the City to create a 
new TIF district, to give money for new projects, and to create new programs within the 
district such as a Small Business Improvement Fund (SBIF). The Journal of Proceedings 
includes ALL proposals to the City Council, including those that have nothing to do 
with TIF. These reports are usually several hundred pages long, so one would need to 
dig through to find specific information.  

For example, the February 10, 2010 minutes include an amendment to the Wilson Yard 
TIF plan. This amendment changed the boundaries of the TIF district and excluded 
several pieces of property, which are listed. However, one cannot see the entire plan, 
including all amendments, and there is n o link to where the original Redevelopment 
Plan and other amendments are located within prior yearsõ minutes. This same monthõs 
minutes also include the making of new SBIF areas in the 79th Street Corridor, 47th/King 
Drive, and Armitage /Pulaski TIF districts, among many other pieces of legislation.  
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What the Journal of Proceedings doesnõt show is a comprehensive statement of all of a 
projectõs details. If you want to follow one project from beginning to end, you would 
have to sift throug h many months or even years worth of minutes to see all of the 
proposals and amendments.  

Capital Improvement Programõs 5-Year Schedule of 
Improvements  

Each year, the City publishes a schedule of what it wants to fix or create within its 
publicly -owned land and facilities. This includes information regarding expenses such 
as neighborhood parks, and whether the City will use TIF funds to pay for some of the 
expense. Park information specifically is found in the òCitySpaceó section. For example, 
the 2009-2013 Capital Improvement Plan released in 2009 shows that the City plan 
funds open space in Little Village located at E. 43rd St. and S. Calumet Ave. In 2009, the 
City planned to spend $379,275. The funding sources are an open space impact fee fund 
and a general obligation bond. TIF is scheduled to fund $3,000,000 towards parks ð all 
from the Devon/Western TIF. 41  

Despite the use in knowing how much certain public works projects are scheduled to 
receive, the Schedule cannot tell what public works projects are being done in a 
particular TIF district. One could guess that all of the projects that get their money from 
the Devon/Western TIF are located in the Devon/Western TIF, but it isnõt stated. The 
Schedule also will not list how many projects are being done in a TIF and what the 
money is going for. Error! Reference source not found.  shows a page from the 2009 
apital Improvement Programõs 5-year Schedule of Improvements that lists funding 
sources for neighborhood parks. 

Publicly Released Freedom of Information Act Results 

The City publishes all Freedom of Information Act (FOIA) requests on its website. 42 
Some of the people or organizations that receive FOIA results from the City have 
chosen to disclose this information to the public. One notable example of this is the 
Chicago Reader. This publication, which often investigates TIF issues in Chicago, 
released the results of a FOIA request that sought all information about how TIF  money 
was spent between 2004 and 2008 in all of the 156 districts that existed at that time. 
Table 3 shows an excerpt from these results. 

                                                 

41
 City of Chicago (n.d.). Capital Improvement Program. Retrieved from 

http://www.cityofchicago.org/city/en/depts/obm/provdrs/cap_improve.html on May 7, 2010. 
42

 City of Chicago. (n.d.). FOIA requesting log ï Community Development. Retrieved from 

http://www.cityofchicago.org/city/en/depts/dcd/dataset/foialog.html on May 7, 2010. 

http://www.cityofchicago.org/city/en/depts/obm/provdrs/cap_improve.html
http://www.cityofchicago.org/city/en/depts/dcd/dataset/foialog.html
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Table 3: Excerpt of TIF District Expenditures for the Period of 2004-200843 

Fund 
Class 
Code Period 

Journal 
Date 

Fund Class 
Description BFY Fund Fund Description Appr Account Project 

Project or 
Expenditure 
Description 

Transaction 
Reference 

Vendor 
Name 

Journal Entry 
Description Debit Credit 

19 SEP-04 09/08/2008 Tax 
Increment 

004 0975 105th/Vincennes 
Redevelopment 
Tif 

8001 220140 00000 2003 TIF 
ANNUAL 
REPORT 

JV04GA090073403  2003 TIF Annual 
Report Cost 
Allocation. See 
attached. 

2,703.00 0.00 

19 ADJ-04 01/02/2009 Tax 
Increment 

004 0975 105th/Vincennes 
Redevelopment 
Tif 

8000 220005 00000 2004 STAFF 
COSTS 

JV04GA16131  The 2004 Employee 
Cost Allocation for the 
various Tax Increment 
Financing Districts. 
See attached. Ref. 
(05) 
JV05GA042323799. 

343.00 0.00 

19 ADJ-04 01/02/2009 Tax 
Increment 

004 0975 105th/Vincennes 
Redevelopment 
Tif 

8000 220042 00000 2004 STAFF 
COSTS 

JV04GA16131  The 2004 Employee 
Cost Allocation for the 
various Tax Increment 
Financing Districts. 
See attached. Ref. 
(05) 
JV05GA042323799. 

50.00 0.00 

Source: Chicago Reader 

 

This data lists the name of the TIF district, a description of the expense, the amount of 
the expense, and the date where the complete information about this expense is 
published in the City Councilõs minutes. The Chicago Reader has posted the complete 
FOIA results on their website. 44 Due to the Sunshine Ordinance, some of the FOIA 
results that private parties soon become available through the Cityõs website.   
However, there are instances where the FOIA request has not been responded too45. 
Therefore, the Cityõs publicly available TIF data changes frequently on its website.  

What Is Missing Overall?  

¶ Connectivity between available documents 

¶ Accessibility of information - some documents being thousands of pages long 

Although there is much data available, there is no clear picture of what a TIF is doing 
and how much it has to give. To find out how many projects are being funde d in a TIF 
district, who is receiving the money, and how much has been spent on a project to date, 
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 Chicago Reader.  TIF Expenditures. (Data file). Retrieved from http://www.chicagoreader.com/chicago/the-

shadow-budget-who-wins-in-daleys-tif -game/Content?oid=1848124 
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 Dumke, M. & Joravsky, B. (2010, May 20). Shadow budget: Who wins in Daleyôs TIF game. Chicago Reader. 

Retrieved from http://www.chicagoreader.com/chicago/the-shadow-budget-who-wins-in-daleys-tif -

game/Content?oid=1848124 on May 10, 2010. 
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 Doster, Adam. (2010, May 29). A Teacherôs Fight To Open Up Chicagoôs TIF Budget. Progressive Illonois. 

Retrieved from http://www.progressillinois.com/posts/content/2010/05/19/teachers-fight-open-chicago-tif -budget on 

July 21, 2010.  
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http://www.chicagoreader.com/chicago/the-shadow-budget-who-wins-in-daleys-tif-game/Content?oid=1848124
http://www.progressillinois.com/posts/content/2010/05/19/teachers-fight-open-chicago-tif-budget
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it would require combing through the Annual TIF Report, Tax Increment Agency 
Distribution Summary, City Council Journal of Proceedings, Capital Improvement 
Programõs 5-Year Schedule of Improvements, and any additional info that you were 
able to obtain from a reputable source such as the Chicago Reader. For example, if a 
person were interested in finding out how much money the Central Loop TIF district 
has made and spent to date, and to whom the City paid the money and for what reason, 
she might start with the City Council Journal of Proceedings. She would need to look 
through each month of each year available to see if there were any amendments to the 
district.  Each monthõs minutes are several hundred pages long. This results in several 
thousand pages that she would need to scan to see if any changes were made. Once she 
found this out, she would then need to refer to the annual TIF report to see how much 
money the TIF is actually working with and how much is already earmarked for other 
things. She could then refer to this yearõs Capital Improvement Program to see what 
parks are being funded with TIF and if any of those parks are located in the TIF district 
that she is interested in. She might then try looking through the 2004-2008 TIF 
expenditures that the City provided to the Chicago Reader through its FOIA request to 
see if these projects are accounted for or if there are any additional projects. This is 
complicated and it is impossible to get a complete picture of TIF. 

TIF Mechanics 

The Players 

There can be many people involved in any given TIF district. Each particular TIF district 
as well as projects within any given TIF district may also involve different peo ple and 
be initiated for different purposes. It is impossible to give a simple diagram of 
important people involved in a TIF and what roles they play. Players and roles change. 
For this reason, the following describes some of the major entities in Chicago important 
to TIF and makes some suggestions that may be useful in directing a person or 
organization interesting in learning more about a particular entity or process. 
Additionally , three Case Studies and six TIF district profiles (see Appendix E) will  be 
presented that may help give a better idea of who was involved and how.  
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Table 4: The Major Players & Their Roles in TIF 

Players Roles 

Department of Community  
Development 

Directs the planning, manages the budget, negotiates with 
developers, and can control the nature of information 
available. 

Community Development 
Commission 

Reviews and makes recommendations to the City Council 
for TIF proposals. 

City Council  Votes on every redevelopment plan, redevelopment 
agreement, and amendments to the TIF. 

Alderman  Often actively involved in shaping the goals and purposes 
of the TIF as well as individual projects pursued.  

Developers/Businesses Requests TIF money and can provide community benefits 
like jobs, affordable housing, and green space. 

Consultants Often works on behalf of the City to develop the plans and 
studies needed (e.g. eligibility study, redevelopment plan, 
housing impact study)  

Community Organizations  Organizes on behalf of community concerns and needs 

 

Department of Community Development  

The City of Chicago reorganized the Department of Planning and Development (DPD) 
and joined them with the Department of Housing and the Department of Workforce to 
create the Department of Community Development (DCD) on January 1 st, 2009. Since 
the DPD was originally the Department responsible for TIF, this reorganization affected 
who is now involved.  

A resource guide46 was developed by the DCD to better understand how the DCD is 
structured and what programs it administers. In Figure 4 the Neighborhood 
Development, Community Programs, and Development Finan ce divisions are 
displayed in a bold typeface as they play especially significant roles in the TIF planning 
process. The Neighborhood Development Division is often the DCD representative at 
community meetings.  The Neighborhood Development Division is in communication 
with developers and the TIF consultants, and responds to inquiries from the 
community. The division is divided into three regions: North, South, and Central. Th ese 
three large regions are lead by a Deputy Commissioner or Assistant Commissioner. 
Each of these large regions is further divided into regions that roughly correspond to 
Chicago Community Areas. Each of the community areas or sub-regions has project 

                                                 

46
 City of Chicago Department of Community Development. (2009). Resource Guide. Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/banners/newsiteimages/DCDResourceGuide.pdf on April 

11th, 2010.  

http://www.cityofchicago.org/content/dam/city/depts/dcd/banners/newsiteimages/DCDResourceGuide.pdf
http://www.cityofchicago.org/content/dam/city/depts/dcd/banners/newsiteimages/DCDResourceGuide.pdf
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managers that are often the first point of contact with residents and the development 
community. See page 8 and 9 of the resource guide to find the contact information for 
the project manager in your community.  

Figure 4: Divisions of the Department of Community Development  

Neighborhood Development  

Community Programs  

Development Finance  

Preservation 

Real Estate 

Construction and Compliance  

Workforce Solutions  

Policy and Legislative Affairs  

Finance and Administration  

Communications and Community Outreach  

 

The resource guide also provides organizational charts of the Department of 
Community Development (DCD). Appendix B shows a general overview of this 
structure and Appendix C gives a list of important city contacts. For example, Judy 
Jackson is the Deputy Commissioner of Neighborhoods in the South and Southwest 
parts of the city. She is an important commissioner for communities in these parts of the 
city and oversees this Neighborhood Development Division including the project 
managers serving individual communities.  

The Development Finance Division is also an important player in the TIF process as it 
works together with the Neighborhoods Division on development deals and 
negotiations. The Development Finance Division also handles TIF expenditures and 
oversees the designations of TIF districts as well as amendments of the TIF. As of 2010, 
Chip Hastings is the Finance Planning Analyst who oversees TIF designations and 
underwriting. Chris Hastings reports to Bill Eager, who  is the Commissioner of 
Development Finance and the most important figure within the Division. There may be 
different people in the Department more active in one community than others, and so 
contacting the Development Finance Division  (refer to Appendix C) is one way to 
determine who is most important in a particular community.  

The Community Programs Division may be a significant player if your TIF has a Small 
Business Improvement Fund (SBIF) or you are interested in establishing a SBIF in a TIF 
district.  Currently, Dionne Baux is the Cityõs Project Manager for SBIF, though the City 
outsources most of the SBIF work to SomerCor 504, Inc.47 SomerCor is a non-profit  
community development corporation that acts as a lender and manger for many 

                                                 

47
 SomerCor 504, Inc. (2010). SBIF. SomerCor.com. Retrieved from http://www.somercor.com/sbif/sbif-2/ on June 

7, 2010. 
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development projects. It is certified by the U.S. Small Business Administration to issue 
loans. SomerCor administers the SBIF program in Chicago.  

Dionne Baux, Chicagoõs SBIF Project Manager, is also the Project Manager for the TIF 
Neighborhood Improvement Program (TIF -NIP), (refer to NIF- Neighborhood 
Improvement Fund  in Section II ). This program uses some of the TIF money to provide 
grants to eligible homeowners and owners of rental buildings.  

The Community Programs Division is also a useful contact if there is a TIFWorks 
Program in the TIF or if there is interest in applying for one. More information 
regarding TIFWorks, including what it is and how it can be accessed, can be found in 
the Special Programs section of this report . 

Community Development Commission  

The Community Development Commission (CDC) is the authority that reviews and 
makes recommendations to the City Council for TIF proposals. Though the CDC hardly  
ever denies a proposal to create a new TIF district, it can make significant 
recommendations that change the details of projects. The CDC meets on the second 
week of every month and opens its meetings to the public. Commission members may 
be the most important people to contact regarding specific concerns about agreements 
and amendments in a TIF. The Community Development Commissionõs Administrator 
and Project Coordinator  (refer to Appendix C) may be useful contacts for finding out 
this information.  

City Council  

The City Councilõs Finance Committee votes on every TIF redevelopment plan, 
designation, and redevelopment agreement as well as major amendments. The 
Councilõs meetings are open to the public and up to twenty members from a particular 
organization can attend. A person must request permission to attend the meeting no 
more than two weeks before the meeting and no less than 24 hours before. Complete 
rules about public attendance at City Council meetings can be found on the City Clerkõs 
website at: http://www.chicityclerk.com/rulesforadmission.html . The Councilõs 
meeting dates are posted on the City Councilõs calendar page, located at: 
http://www.chicityclerk.com/Meetings_calendar_normal.php   

Aldermen  

There are fifty aldermen in Chicago representing each of the legislative wards. 
Together, these aldermen form the City Council, which is Chicagoõs legislative branch. 
The alderman is a powerful political figure. He or she is an elected representative who 
serves a four-year term and as part of the City Council has the power to regulate for the 

http://www.chicityclerk.com/rulesforadmission.html
http://www.chicityclerk.com/Meetings_calendar_normal.php
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protection of the public health, safety, morals and welfare; to license; to tax; and to incur 
debt.48 TIF districts do not follow the same boundaries as Wards, and therefore one TIF 
may have several aldermen who all have decision-making powers in the TIF. 
Information regarding what wards a TIF is located in can be found on th e Chicago City 
Clerkõs Office website. The TIF Profiles that the Community Scholars prepared also list 
the names and contact information for all aldermen involved in the TIF. Aldermen are 
often among the first to know about the possibilities of a new TIF and proposed projects 
within existing TIFs. It is also widely known t hat if an alderman supports a TIF 
proposal, the Community Development Commission and City Council will likely 
approve it.  

Developers/Businesses 

TIF is first and foremost an incentive to private developers and businesses to generate 
redevelopment in troubl ed areas. Developers often initiate the request for TIF money by 
bringing project proposals to the alderman and the City or even asking for a new TIF to 
be created based on a specific development. Projects in TIFs have the potential to 
provide community be nefits like jobs, affordable housing, and green space. Ideally, TIF 
can be used to support more equitable and accountable development and it is through 
negotiations with the developers and businesses that this may happen. To find out what 
businesses and developers may be involved in a particular TIF project, one can look at 
the Economic Disclosure Statement for a particular project. Although the City does not 
currently have all Economic Disclosure Statements posted on its website, those that are 
available can be found on the Cityõs website. As an example, the Wilson Yardõs TIF 
project, headed by Holsten Real Estate Development Company, lists the names and 
amounts paid to the various consultants involved in the project. 49 An excerpt from this 
Economic Disclosure Statement can be found at Appendix A.  

Consultants 

The City has to hire a third party,  consultants, to conduct the eligibility study and 
redevelopment plan  (refer to Creating a TIF in Section II , below) of each TIF. Because 
these consultants are directly involved in finding the criteria to create a TIF and also 
used to do analysis for possible expenditure in the TIF, they are significant players that 
shape the TIF.  

                                                 

48
 City of Chicago, Office of the City Clark (n.d.). City council. Retrieved from 

http://www.chicityclerk.com/citycouncil/alderman/find.html on May 19, 2010.  
49

 Wilson Yards economic disclosure statement. (2003, June 23). Retrieved from 

http://cityofchicago.org/content/dam/city/depts/dcd/tif/T_110_WilsonYardEDS.pdf on May 19, 2010.  

http://www.chicityclerk.com/citycouncil/alderman/find.html
http://www.chicityclerk.com/citycouncil/alderman/find.html
http://www.chicityclerk.com/citycouncil/alderman/find.html
http://cityofchicago.org/content/dam/city/depts/dcd/tif/T_110_WilsonYardEDS.pdf


42 Capital Accountability: Making Capital Count  

Community Organizations  

Community -based groups can play a vital part in pushing for and in some cases 
helping make sure the community benefits from the projects being subsidized by TIF. 
Community organizations have played a large role in using TIF money for things like 
affordable housing and j ob training. Community Scholars participant organizations 
ONE, SOUL, and ENLACE have all conducted campaigns to assist their communities 
benefit from TIF development. For example, ONE organized many different groups and 
residents in Uptown to consistently support Alderman Shiller's desire of using the 
Wilson Yard TIF to provide a significant additional affordable housing to the 
neighborhood. ONE played an instrumental role in supporting low -income and 
marginalized residents to attend events on Wilson Yard and provide a resonating voice 
for the demand of affordable housing.  Contact information for each of these 
organizations is listed on the first page of this document.  

The Process 

TIF can be an elusive economic development tool in practice. In the same way that the 
players will be different in any particular TIF, the process will not be the same either. 
The following sections attempt to provide a general overview to help give a better idea 
of how the process works. The sections below will describe the process of creating a 
new TIF. 

Creating a TIF 

Though the process of creating a TIF appears to be relatively easy, as can be seen 
through the 160 TIF that exist in Chicago, it is not easy for everyone to become involved 
and to influence the decision making withi n the creation of a TIF.  Having City support 
in the creation of a TIF district makes the process much faster and easier, as is 
evidenced by the creation of the Central Loop TIF. In the creation of the Central Loop 
TIF, the City agreed with the applicants that this area, which includes Chicagoõs Loop, 
is in danger of becoming òblighted.ó The State law defining what is takes to create a TIF 
is complicated and hard to understand. The essential steps are described below and use 
a report from the legal firm, An cel Glink as a reference.50 

                                                 

50
 Ancel Glink. Diamon Bush DiCianni & Krafthefer, PC. (n.d.). Ten steps to creating a TIF district. Chicago: 

Keller, P. Retrieved from http://www.illinois-tif.com/Resources/Presentations/10StepsCreatingTIF.pdf on June 6, 

2010. 

http://www.illinois-tif.com/Resources/Presentations/10StepsCreatingTIF.pdf
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Figure 5: The Main Studies, Plans, and Agreements for Creating a TIF 

 

Eligibility Study: Eligibility criteria are set forth in the state law. In order for a TIF to be 
permissible, a host of findings must show the area in consideration meets the criteria set 
in the Stateõs law. The City of Chicago relies on an independent third-party to conduc t 
the study. The eligibility study may be thought of as consisting of three major parts: 
project eligibility, site eligibility, and cost eligibility. The project eligibility seeks to 
provide evidence that the redevelopment of the area would not take place without the 
TIF subsidies. This is also known as the infamous òbut foró test. Determining the site 
eligibility involves deciding if the site of a TIF project qualifies as either a òblighted 
areaó or a òconservation area.ó A blighted area is one that has dilapidated buildings, 
buildings with code violations, has inadequate utility services, or has tax delinquent 
properties among other criteria. A conservation area is one that cannot be considered 
blighted, but has an old housing stock and is showing similar signs to a blighted area 
(See the TIF Glossary in the Appendix for more clarification of the terms). Cost 
eligibility defines what the TIF money can be used for such as costs for studies, public 
infrastructure improvements, financing debt, etc.  

Market Analysis: To get a more realistic understanding of development possibilities in a 
TIF, a market analysis is often needed. The market analysis is also used so that the City 
may have a better idea of the nature of risk of the projects proposed in the TIF. 

Housing Impact Analysis: A Housing Plan must be created if a development will result in 
either the displacement of at least 10 residents or the removal of at least 75 housing 
units. To determine is this Housing Plan is needed; a housing impact analysis needs to 
be created.  This requirement has only been implemented since 1999, with the passage 
of the TIF reform legislation.  

Boundary Designation: Every TIF district must be at least 1.5 acres and share a boundary 
or touch each other physically (often referred to  as òcontiguousó). A description of 
every parcel and the boundaries of TIF must be made law through the Designation 
Ordinance. 

Redevelopment Plan: This plan serves as the most important document for the TIF district 
as a whole. The plan is supposed to comprehensively document the vision, goals, and 
purposes of the TIF as well as land uses allowed in the TIF. The plan also should have 
an itemized list of estimated redevelopment costs, identify sources of funds, estimate 
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the total assessed property value (EAV) of the TIF area and projection of what the 
assessed property value (EAV) will be when the terms of the TIF end (in 23 years). 

Redevelopment Agreement: Each project or development in a TIF has to have a 
redevelopment agreement that is approved by the City  Council. This is an agreement 
with the City that details the amount of public subsidy the project is seeking, the budget 
of the development and contains other essential details of the project. Some TIFs are 
created without any projects ready at the time o f designation, and therefore the 
redevelopment agreements happen later. 

The information above describes the major documents needed in creating a TIF. The 
following explains the public and administrative aspects. When the redevelopment plan 
is created for the TIF area, notices of an official public hearing and joint review board 
meeting must be sent out to 1) property owners in the proposed TIF, 2) residents nearby 
the area, and 3) people on the TIF Interested Parties Registry. A Joint Review Board 
(JRB) meeting must be held as well in which every taxing body that will be affected by 
the TIF is entitled to send a representative. There is only one meeting, and only those 
who are present at the meeting are part of the JRB. The JRB makes recommendations for 
the TIF and cannot either approve or deny its creation. The City must then adopt the 
TIF ordinances provided by in the TIF law.  

Getting Involved  

If a TIF district is being created, there are a few strategies an community organization 
can implement to ensure that community needs are represented.  

One response is to engage the consultants who have been hired to write the TIF 
Redevelopment Plan. Communicating with them as early in the process as possible is 
important. Typically the consultants will be at any public meeting regarding the TIF in 
its inception.  However, to engage them before that public meeting means a little more 
investigation.  Speaking with your alderman about the process and inquiring if they are 
considering, or in process of determining eligibility could be a way to know if their is an 
evaluation occurring in real time.   Another, more convoluted way, is to literally go to 
the major consulting firms and ask if they are surveying your area.   Once youõve 
determined if your neighborhood is being surveyed, you can ask  to meet with them and 
join th em when they tour the community.  Insisting that they get input from community 
stakeholders is another important strategy. Moreover, making sure they adequately 
address the òHousing Impactó study that is required for most Redevelopment Plans is 
critical. This Housing Impact study makes certain requirements of the developer if even 
one household is displaced by proposed development.  

Community organizations and leaders can also demand an independent TIF advisory 
committee. For example, the Business and Economic Revitalization Association (BERA) 

http://www.cityofchicago.org/content/dam/city/depts/dcd/general/TIF_Interested_Parties_Registry.pdf
http://www.beraecon.com/
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organized an Adviso ry Council for the 87 th/Cottage Grove TIF district. This committee 
helped develop community goals and a unified vision. BERA was able to partner with 
its Alderman, with universities, and with local businessmen to find out what was most 
needed.  

Leveraging TIF 

If a community group wants to leverage a TIF, the process may involve the same kinds 
of general strategies used for other issues, or it can be very complex and unfruitful .  
This section looks at the process after a TIF has been designated, how can a group get a 
slice of the pie.  Different from simply getting involved, leveraging a TIF requires active, 
constant participation and organizing efforts to ensure the implementation of TIF funds 
is spent according to community desires.   Getting basic information early on, similar to 
becoming involved in the TIF, is the first important step in leveraging TIF.  Similar 
people will be targeted for information and to influence in decision -making.  Staying 
informed on any changes in the TIF in order to evaluate its relevance and to take any 
necessary action is another important piece.  Finally, learning and working towards 
implementing any type of special TIF program, such as SBIF, RIF, etc., can be an 
important piece to leveraging TIF.  

Again, a groupõs particular experience with this proces s may partially depend  on 
whether or not the organizatio n has a good relationship with its  Alderman  ðdepending 
on the aldermanõs experience with TIF. Community organizations can also have good 
relationships with developers and local non -profits like commun ity development 
corporations that can serve as developers who respond to community-based needs and 
be able to influence the use of TIF dollars. Developing good communications with city 
planning staff is another way to leverage TIF if at all feasible.  It also depends on how 
much experience the organization has. Experienced organizers will find that the same 
skills are used to organize around a TIF as they do for any other local issue. The 
community organizationõs ability to leverage meaningfully will likely be greater if the 
organizer knows  the basic financial facts and development history of the TIF. An 
effective way to get information is to ask peop le and organizations active in the TIF 
about their personal experiences ð if those with experience are knowled geable about 
how TIF works and are up to date on the current affairs.  This insider information  can 
explain a lot about what  is currently happening in the TIF and what proposals are in the 
pipeline.  

To stay on top of necessary TIF information, one should monitor the agendas of the 
Community Development Commission, the City Council Finance Committee, and the 
City Council Zoning Committee.  On these agendas, the first evidence of a TIF proposal 
may be found here. The TIF Districtõs òEligibility Studyó and òRedevelopment Area 
Planó ð a combined document ð often holds important clues as to the types of 
redevelopment the City prefers.  
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The importance of being informed and getting the information early cannot be 
underestimated. The TIF Interested Parties Registry is an official list that a person or an 
organization can sign up for that will send notices of major hap penings in the TIF(s) for 
which  information  was requested ð registrants get notified if changes in boundaries or 
major changes in the Redevelopment Plan are proposed. Individual applications must 
prove residency. Organizations must provide a description of their w ork .  

Another way to leverage TIF is to find out what special programs the TIF district is 
eligible for based on the stated redevelopment needs and goals. Community groups 
should be proactive in defining what the communityõs needs and goals are, and 
organize to get specialized TIF-funded programs that would address those needs and 
goals. For example, the Small Business Improvement Fund (SBIF) uses TIF revenue to 
make matching, one-time grants to help small business owners pay for certain repairs 
and improvements.  A community organization can organize to demand  a SBIF or other 
program  in a TIF district if one does not already exist. 

Being on the TIF Interested Parties list and finding programs that fit the needs of the TIF 
are good ways to get current information . However, the most informative way to get 
involved  is to be connected with the Alderman , TIF consultant, staff in the Department  
of Community Development , and with other e stablished community groups active in 
the TIF. Leverage is often about having legitimacy and political capital . 

Table 5: When to Apply Pressure in the TIF Process 

Stage of the Process When How  

Eligibility Study  When the consultant holds 
initial meetings with the 
Alderman  

Meet with the consultant.  Meet with 
Alderman about study underway.  
Ask to attend the consultant meeting.   

Community 
Development 
Commission 

When the redevelopment 
plan is reviewed  

Contact CDC.  Filter information 
through the alderman.  Voice 
individual, group desires.  Inquire 
about special programs.  

City Council Finance 
Committee meeting 

When the redevelopment 
plan needs approval 

Attend meeting.  Voice individual, 
group desires 

City Council Zoning 
Committee hearing 

When a project requires a 
zoning change 

Attend meeting.  If area has a 
neighborhood plan, does change align 
with it?  

Community 
Development 
Commission 

When a TIF redevelopment 
agreement is reviewed 

Contact CDC.  Filter information 
through alderman or community 
meetings 

City Counci l Finance 
Committee meeting 

When a TIF redevelopment 
agreement needs approval 

Contact Alderman, city council  

 

http://www.cityofchicago.org/content/dam/city/depts/dcd/general/TIF_Interested_Parties_Registry.pdf
http://www.somercor.com/sbif/
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Who is Driving the TIF  

Whether a TIF was initiated or is being lead by a developer, an alderman, or the City 
may have real implications for how to get involved. For example, if the terms and 
boundaries of a TIF were mostly constructed around a specific project initiated by a 
developer, most or all of the TIF revenue may be dedicated to that project and/or public 
infrastructure improvements that aid that development. There may exist limitations on 
other ways the funds can be used.   

Understanding the general process for a developer-driven TIF  may also be helpful in 
how you organiz e to have your concerns heard. This figure is only meant as a general 
template of the main steps that could occur for the developer and ways in which you 
may be able to get involved.  

Figure 6: TIF Process for a Developer 

 

A Community -Driven Approach  

A community -driven approach  starts with a process that brings the community 
together to work on what they want improved and what objectives they have for 
development in the ir TIF district.  It is a collaborative. This approach gives the 
community ownership of how future development will take place and promotes long -
term commitment to the planning process. It is very important in this community -
driven planning process to devel op specific goals and objectives. For example, a TIF can 
be created that: 

Prioritizes specific infrastructure projects,   
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Identifies sites that should be used for a new grocery store, affordable housing, or  
daycare centers. 

Earmarks TIF revenue for job training .  

A community -driven approach  is also useful in making sure that specific requirements 
are put into the redevelopment agreement. These requirements can earmark TIF dollars 
for commitments in the contract that TIF money itself could not make happen. Fo r 
example, TIF cannot give money to a non-profit for a job -training program just because 
the non-profit asked the City for TIF money. However, a non-profit job -training agency 
can get TIF funding through the TIFWorks program if the trainees will ultimately  be 
placed with an employer in the TIF district. A developer interested in getting TIF 
money for a large condo development can be required to also fund a job training 
program and employ workers who are local residents to build the condos. A developer 
can also be required to make a certain number of those condos affordable to low-income 
residents. In a community driven model, the community can ask for certain public 
benefits to be included in the redevelopment agreement. The community can also 
demand that the redevelopment agreement include òclawbackó provisions: If the TIF-
assisted developer does not fulfill the community benefits set out in the redevelopment 
agreement, the City can take back the TIF funds. Undertaking a campaign to leverage 
direct benefits to local residents is often referred to as a òCBAó or òCommunity Benefits 
Agreementó campaign. It is important to note that the approach we have outlined can 
be done in real time but only if people take action.  

The graphic below tries to capture important people in a community -driven TIF district, 
including other community organizations. A good relationship with your Alderman 
and with those responsible for development activity in your community may be critical. 
This process does not always follow a straight path, as this graphic depicts. The process 
will change depending on what the proposed project will do and how big it is. 
However, this graphic can show you a helpful starting point for getting involved in 
your TIF. The process depicted below could also be modified to show other community 
organizations directly involved with developers, including local non -profit community 
development corporations, that might coalesce around TIF redevelopment goals and 
getting TIF fundi ng for community -identified development projects.   
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Figure 7: Main Players & Process in a Community-Driven Approach 

 

Figure 8 offers a very general approach a community group may take. Each situation 
will be different and the figure is simply meant to provide a visual for how a 
Community -driven process could look . 

Figure 8: An approach for a Community-Driven TIF Process 

 

Community organizations have organized around developments initiated by the City 
or developers as well as initiated demands on a number of issues. The table below is 
meant as a brief  example of what demands from a community organization could be.  

Table 6: Possible TIF Demands from a Community Organization 

Category Possible Community Demands  

Infrastructure  That the character of streetscape improvements supports a community vision 
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That public improvements genuinely improve the area at large  

That there is reinvestment in street lighting and side walks  

Housing  
That a certain number of housing units be affordable  

That the terms of affordability meet the incomes of community members 

Workforce 
Development 

That a certain amount or percentage of revenue be dedicated to job training 

That the TIF be eligible to receive TIF Works funding  

Open Space 

That a certain amount of green space is created or preserved with a new 
development  

That there is reinvestment in a neighborhood park  

Commercial That mixed-use development serves community needs 

Industrial  That revenue is reserved strictly for public improvements and job training  

 

Table 7: Notable Examples of TIF Organizing51 

Case Description  

Bush Homeowners 
& Renters 
Association 

In the mid to late 1990s, a grassroots organization in the 10th Ward 
blocked a housing developer by putting pressure on their Alderman 
until the design and price range of the housing project was changed to 
meet the communitiesõ demands and the Alderman agreed to support 
funding for a new school.  

Portage Park 
Neighbor hood 
Council  

Organized to preserve and influence the details of redevelopment of a 
mixed-use building and to block the development of a CVS Pharmacy 
on a congested main thoroughfare in their neighborhood.  

Blocks Together 
They are currently organizing to influence the transparency, 
accountability, affordability, and community participation on how TIF 
funds are being used.  

Midwest TIF 
district  

Groups on the West Side organized to get a Community Youth Center 
built and to have more funds allocated to workforce development 
through the TIFWorks program by insisting it be taken out of 
òProfessional Services.ó 

 

NCBG worked with  contentious factions in Rogers Park in the late 1980s-early 1990s 
and created a 49th Ward Improvement Plan . The plan mainly focused on infrastructure 
needs, but also included redevelopment needs and while it took around eight years, òall 
nine reinvestment projects (wor th over $100 million) that the network of orga nizations 
identified got built ( some with TIF funds).ó52 
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Affordable Housing and TIF  

Sweet Home Chicago is an innovative coalition composed of nine community 
organizations and three labor unions that have representation all over the city. Table 
___ lists all of the organizations that have signed on to this coalition. As of 2008, there 
was nearly $1 billion built up in Chicagoõs TIF accounts, of which at least $350 million 
had not been dedicated to a particular project53. Unfortunately, despite this large 
amount of undedicated money, only 4% of the total TIF funds in the city have gone for 
affordable housing in the past 12 years54.  

Sweet Home Chicago Coalition 

Action NOW  

Albany Park Neighborhood Council  

Bickerdike Redevelopment Corporation  

Chicago Coalition for the Homeless 

Jane Addams Senior Caucus 

Kenwood Oakland Community Organization  

Lakeview Action Coalition  

Logan Square Neighborhood Association 

Organization of the Northeast  

SEIU-Healthcare Illinois/Indiana  

SEIU Local 1 

United Food and Commercial Workers Local 881 

Sweet Home Chicagoõs goal is to see that 20% of citywide TIF funding be allocated to 
affordable housing 55. As of July 2010, 24 Aldermen have signed in support of an 
ordinance requiring  that 20% of TIF funds to be allocated to affordable housing each 
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year56. Figure 9 shows the Aldermen co-sponsoring this ordinance and the Ward that 
they represent. 

Figure 9: Alderman Co-sponsoring the 20% Affordable Housing TIF Ordinance 

Willie Cochran (20th)  Richard Mell (33rd) Vi Daley (43rd) 

Sharon Denise Dixon (24th) Emma Mitts (37th) Joe Moreno (1st) 

Pat Dowell (3rd) Joe Moore (49th) Deborah Graham (29th) 

Bob Fioretti (2nd) Ricardo Munoz (22nd) Ariel Reboyras (30th) 

Toni Foulkes (15th) Toni Preckwinkle (4th)  John Rice (36th) 

Leslie Hairston (5th) Gene Schulter (47th) Brendan Reilly (42nd) 

Michelle Harris (8th)  Ed Smith (28th)  

Lona Lane (18th) JoAnn Thompson (16th)  

Scott Waguespack (32nd) Tom Tunney (44th)  

 

Those organizers who have been working to preserve affordable housing for the past 
few decades have seen first-hand how the opportunity to utilize TIF funding for 
affordable housing can be leveraged and also how it can completely slip by. The 
Chicago Coalition for the Homeless (CCH) was involved in a campaign to preserve 
single-residence-occupancy (SRO) housing in the South Loop in the mid -to-late 1990s. 
During this same period, the South Loop created a new TIF district, now known as the 
òNear Southó TIF District. CCH knew that this proposed redevelopment endangered 
very-low -income housing, as there was high market demand already to redevelop and 
gentrify the South Loop.  The CCH decided to lobby for preservation of affordable 
housing in the South Loop within this TIF District as they knew that an increase in the 
Equalized Assessed Value of the land would generate a large amount of tax increment 
revenue.  
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III. Research Findings  

Introduction  

The mission of Chicagoõs first Community Scholarsõ class was òto foster a collaborative  
research project linking  diverse community groups and leaders with each other and 
university students in an effort to address pressing community issues by providing 
useful and accessible information about capital accountability to the broader 
community.ó  

Consensus between the participants directed us toward  learning about TIF and how or 
whether it could be accessed to promote open space and food justice. Given that both 
students and community leaders  come from diverse communities across Chicago, this 
body of research was best displayed through different  outputs: case studies, TIF district 
profiles, and a resource guide in addition to a website, a how-to guide for TIFs and 
several community outreach/training seminars.  

Research Outputs 

Case Studies of local uses of TIF for open space and grocery store development in two 
Chicago neighborhoods show that there has not been much research done on how TIF 
money is utilized for these purposes. Research into several different parks show that 
TIF supports open space primarily for tourist attr actions as a way of generating more 
tourist income. Research into TIF as an incentive for grocery stores to locate into certain 
areas show that although TIF money is used to draw privately -run grocery stores, there 
is often little public input regarding ho w these deals are negotiated, particularly with 
respect to employment demands. 

TIF District  Profiles  of six TIF districts bring together information on activity in a 
particular TIF from many different sources into one document, including background 
on how the TIF came to be. Data was analyzed to show how the district is meeting its 
development goals and research was done to examine a particular project in depth to 
see what it will do for the greater community. Additionally, a map of location by area 
and ward is included to show the TIF districtõs geographical and political context. 

A Resources Guide puts together information about who to contact in order to find out 
more about a particular TIF or about different ways that organizations have found to 
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use TIF, or what other sources of public finance may be better suited for a particular 
initiative. Although the focus of the How -To Guide is on open space and food justice, 
the Resources Guide provides information about affordable housing and TIF as well as 
alternate sources of funding such as City grants. 

Project Products 

A Website that gives a summary of the How -To Guide in visual format and includes a 
customizable TIF factsheet for people to use when presenting information about a 
particular TIF district. The Co mmunity Scholars class decided that an effective way to 
reach professionals within various community organizations and tech -savvy 
individuals looking for a concise guide to local TIF information was to develop a 
website. This website incorporates a user-fr iendly interface and is a clearinghouse of 
information that already exists. The focus is on directing users to the appropriate place 
where they can find the information they need.  

A How -To Guide for organizations to understand what TIF is and how it can be  used 
was developed so that organizers have a basis for conducting their campaigns in a way 
that will help them make informed questions and requests on TIF. There is a particular 
focus on how TIF funds can and have been used to create open space and draw grocery 
store to communities in need. This document includes the history of TIF in Chicago, 
how a TIF is created and important people involved in the process, the different ways 
TIF can be used, the different ways TIF is currently being used, and how a person or 
organization can get involved in their TIF regardless of its economic or political context.  

Sharing/Training Seminars conducted for each of the six Scholarsõ organizations or 
target members explaining major findings and showing how to use the website  to create 
a customizable TIF presentation. 

Case Studies 

The Scholars expressed most interest in researching whether TIF money might be used 
to create open space and bring grocery stores to underserved areas. Unfortunately, 
there has been no systematic research about how TIF can address these issues, and 
incidences of TIF funding are rare. There were no examples available of TIF funding 
being used to fund community gardens or farmers markets in Chicago. However, given 
that grocery stores can contribute to the local economy and parks can be used to 
increase surrounding property values, there are some notable examples of TIF funds 
being used for these developments that were discovered by reading through meeting 
minutes and other informally published documents.  The following studies draw upon 
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this information and give background and case examples of how TIF is being used to 
address these issues in a local context.  

Food Insecurity in Chicago 

Background 

Food insecurity ð insecure access to sufficient amounts of safe and nutritious food for 
normal growth and development as well as for being active and healthy 57 ð is an issue 
important to many residents of Chicago. Grocery stores and supermarkets are 
conventional sources of security, but alternative outlets such as farmers markets and 
community gardens are also options. How a neighborhood is designed shapes the 
access to food on a physical level and can help or harm access. In the 1960s and 1970s, 
supermarkets and grocery stores began fleeing the inner city and relocating to the 
suburbs, where they could operate more profitably. Even though the number of grocery 
stores and supermarkets were increasing, the access to these stores was limited, 
especially to people in low -income neighborhoods of urban areas. A study by 
Connecticutõs Food Marketing Policy Center found that low-income areas had 30% 
fewer grocery stores than middle - and high-income areas.58 The same study also 
showed that people in low -income neighborhoods were less likely to have a car, which 
would further li mit their already restricted access to grocery stores. This fact highlights 
that access to food is more than just the presence of grocery stores ð the factors are 
geographic, economic, and social.  
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Figure 10: Chicago Development Fund Food Desert Areas59 

  

Having access to fresh and healthy food is not only linked to improved overall health, 
but is a basic human right. In Chicago, access to fresh, healthy food has been a struggle 
for many. More than a half million Chicagoans live i n food deserts, which are areas 
with no or distant grocery stores. Additionally, roughly 400,000 Chicagoans live in 
areas with an imbalance of food choices, meaning that the only food options near them 
are fast food restaurants60.  
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Figure 11ȡ #ÈÉÃÁÇÏȭÓ -ÏÓÔ /ÕÔ-of-Balance Tracts When It Comes to Food Access61 

 

A survey of 178 stores in five Chicago neighborhoods evidences that over half had no 
fresh fruits or vegetables. Many families travel over half a mile to find fresh produce. 
This presented and presents a challenge for the 21% to 38% of those families without 
vehicles.62 Figure 10 shows a map of the food deserts in Chicago according research 
conducted in 2006.63  

In addition to the astounding lack of retail outlets for fresh foods, Figure 11 highlights 
the racial imbalance of food access. The map shows a disproportionate number of 
African -American neighborhoods without access to food. African Americans in Chicago 
walk an average of one-third mile to reach the nearest fast food outlet and an average of 
0.59 miles to reach an outlet that sells groceries. This distance is far greater than a 
person who lives in a predominantly white or Hispanic neighborhood, where residents 
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walk an average of 0.39 miles to get to the nearest grocery outlet.64 Without access to 
food, overall health decreases, which contributes to an already strained healthcare 
system. This data shows that African American neighborhoods, especially on the south 
side of Chicago, are at greater risk of health problems due to food insecurity. 

While TIF funds are traditionally spent on developments that w ill directly increase 
property value, there are some sources of funding that seek to address the problem of 
food insecurity. The Chicago Development Fund provides funding for grocery store in 
food deserts using New Market Tax Credits (NMTC). NMTCs are seve n-year loans that 
require the developer to follow sustainability guidelines. The LEED -certified Jewel Osco 
in the Marshall Plaza on 119th street is an example65.  

A map was developed of site suitability for grocery stores in food deserts. Of the areas 
in Chicago that could be considered a food desert, areas that have excessive vacant land 
to build a store on were marked. Of that land, priority was given to areas with 
concentrations of diabetes and income over $15,000 with over $1 million dollars in TIF 
increment. This analysis showed that there are 113 potential sites to develop a grocery 
store using these criteria. A copy of the map and assessment criteria is included in 
Error! Reference source not found. .  

Although TIF money is not commonly used to attract grocery stores to an area, it is not 
without precedent. The following is an in -depth analysis of a grocery store that was 
developed used TIF money. 

Project Example: Ralphõs Food 4 Less 

Community Context  

Ralphõs Food 4 Less is a grocery store located in West Englewood in the 17th Ward. 
West Englewood is a predominantly African -American community that has suffered 
from years of disinvestment. In the 1960s and 1970s, the neighborhood population 
increased rapidly although the overall income of the neighborhood decreased. 66 
According to the 2000 census, roughly 50% of the population in West Englewood lived 
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below the poverty level. Between 1998 and 2002, the Equalized Assessed Value of the 
property had either declined or had a below -average increase.67  

The proposed development area was formerly the site of a CTA Bus Barn that closed 
down in 1998. The costs associated with environmental cleanup resulted in a low 
market-value for the land and discouraged development. When a TIF district was 
proposed in 2004, over half of the buildings were vacant. Of the nine development 
permits issued over the previous five years, four were for demolition. SB Friedman,  a 
consulting firm, was hired by the city to perform an eligibility study. They concluded 
the area was blighted and was eligible to be designated as a TIF.  

The Project and Process 

In November of 2002, Ralphõs Food 4 Less identified a suitable site for their next 
location. It would contain 62,000 square feet of construction with 226 parking spaces on 
4.9 acres of land68. The land, located at 69th and Ashland, was previously owned by the 
Chicago Transit Authority. The CTA did not want to sell the land directl y to the 
developer, preferring to work through the city. A contract was made and between the 
CTA, Ralphõs Food 4 Less, and the City of Chicago whereby the CTA would sell the 
land directly to the City and the City would immediately transfer the land over to  the 
developers. The sale was initiated on October 8, 2002 for $2.3 million and finalized in 
early 200369.  

Ralphõs Food 4 Less submitted to the City their budget for development of the new 
supermarket. However, a land survey uncovered the need for environm ental cleanup 
that substantially increased development costs. It was at that point the City agreed to 
create a TIF district in order to help cover the gap in the development budget. On 
November 4th, 2004, the TIF agreement was unanimously passed to allocate $977,000 to 
help with the development of the grocery store. The total budget was $12,939,000, 
making the TIF allocation about 8% of its total budget.  

Because this development was completed using TIF funds, the developer was required 
to meet several employment standards. During construction of the store, at least 50% of 
the workforce was required to be local residents. At least 25% of all contracts were to be 
from minority -owned businesses as well as 5% from women-owned businesses. 
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Furthermore, Ralphõs Food 4 Less is required to pay employees prevailing wage and 
will òfrom time to timeó give employee reports to the Department of Planning and 
Development. This development was expected to create 210 permanent jobs and to 
work with the Mayorõs Office of Workforce and Development to create a job training 
program for local community residents. If any of these requirements were not met, the 
City had to stop payment on its subsidy.  

As an additional triumph to securing food access in this area, the City stipulated that 
the new space be contractually obligated to run as a grocery store for the next ten years 
unless it goes out of business. Any sale of the property will include a clause to ensure 
the building is run as a grocery store.  

The process from the time the initial plans were developed until the store opened took 
several years. Below is a brief timeline of events that led up to the opening taken from 
the City of Chicago Redevelopment Agreement with Ralphõs Food 4 Less70:  

Figure 12ȡ $ÅÖÅÌÏÐÍÅÎÔ 4ÉÍÅÌÉÎÅ ÆÏÒ 2ÁÌÐÈȭÓ &ÏÏÄ ψ ,ÅÓÓ ÁÔ ϊύrd & Ashland71 

Date Event 

11/14/02  Site Plan for Food 4 Less created 

10/01/02  Community Development Commission approves Department 
of Planning & Developmentõs negotiation with CTA 

 Land Appraised at 2.3 million dollars  

 30-day public notice to receive request for alternative 
proposals: none received 

01/16/03  City approves sale 

01/01/03  After further site inspection, a No Further Remediation permit 
is denied. More environmental remediation is needed to 
approve site development. 

 City agrees to create a TIF to help the development go through 

07/01/04  Proposed TIF maps created 

08/30/04  Alderman Latasha Thomas gives Department of Planning and 
Development her letter of support for the development  

09/01/04  Developer notifies Minority and Women -owned businesses to 
place bids for contracts/construction  

09/15/04  Public notice given about project and request for alternative 
proposals 

11/03/04  TIF created 

                                                 

70
 City of Chicago Redevelopment Agreement with Ralphôs Food 4 Less. (2005, February 9). Retrieved d from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/T_138_RalphsFoodforLessRDA.pdfon June 5, 2010. 
71

 City of Chicago Redevelopment Agreement with Ralphôs Food 4 Less. (2005, February 9). Retrieved d from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/T_138_RalphsFoodforLessRDA.pdfon June 5, 2010. 



 

Capital Accountability: Making Capital Count  61 

Date Event 

11/04/04  Redevelopment Agreement approved unanimously for 977,000 
TIF dollars 

11/15/04  Official land acquisition  

11/1 6/04  Proposed construction begins 

05/01/05  Proposed construction ends 

Source: City of Chicago Redevelopment Agreement with Ralphõs Food 4 Less. 

Key Players 

The main players in this development were the developers, city council and the local 
Alderman, Latasha Thomas. What is apparent from this timeline is that the developer 
drove this process at every step and that the community had little input into the 
development. The letters to minority businesses for construction bids were sent out 
before the public notice requesting alternative proposals for the site was sent out. This 
means that minority businesses, participation with which is a stipulation of TIF subsid y, 
were engaged before the TIF was even officially approved. Alderman Thomas has 
stated that this project had a lot of community support, which is likely true given the 
absence of food options before the development. However, there was a clear lack of 
publ ic participation in this development process. The public notices were given at a 
point when all important decisions had already been made, and therefore the public 
had little power to change the course of action whether or not this project had public 
support.  

Financial Summary  

According the 2008 financial report for the 69 th/Ashland TIF, which includes the 
Ralphõs Food 4 Less, the net assets of the property increased from $162,706 to 
$1,221,058. Factoring for increased liability costs, this means the total net assets 
increased by 650%.72 The total revenue from the redevelopment area increased from 
$57,181 in 2007 to $1,058,352 in 2008 for a total increase of 1,751%. 

Open Space Issues in Chicago 

Background 

There is much existing research that explores the connection between open space and 
socio-economic status. Open space can be used as a community development tool 
because, if planned correctly, this space can increase the value of the surrounding 
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neighborhood. Parks can generate more tax income by increasing the property value of 
the surrounding area and can improve the performance of surrounding businesses by 
increasing foot traffic. Parks can also help improve physical and mental well -being of 
residents by helping to relieve stress in dense urban areas.73 However, parks need other 
elements to be an effective economic and community development strategy. This 
includes such things as good quality infrastructure like street furniture, public art, and 
signs. Community gardens, one element that can be included in open space, have been 
found to reduce crime by increasing interaction between different groups in a 
community 74. Despite benefits that parks and community gardens can bring, research 
has found that children in Chicago were often observed playing in barre n areas, which 
prevents children from spending time in an integrated setting and can slow 
development of interpersonal skills 75. 

Better quality of park design and infrastructure results in better social interactions. 
Because parks and community gardens are meeting places, they can promote cross-
cultural interaction. In Chicago, public open spaces that are created as an economic and 
community development strategy are typically found only in wealthy areas.  

In 2008, Chicago dedicated 8% or 11,860 acres to open spaces. This breaks down to 4.2 
acres of parks per 1,000 residents or two parks per 10,000 people in the city 76. 

The administra tive body responsible for creation and management of green open spaces 
in Chicago is the Chicago Park District, or CPD. According to The Trust of Public Land, 
in 2008 CPD owned 7,557 acres in the City of Chicago and the agency acquired only 10 
acres in 2008. This is an increase of only 0.1%77. 

The Trust of Public Land also estimates that, although there may be more unregistered 
gardens, there are only 48 official community gardens sites and 148 garden plots in 
Chicago, which is a half of a plot per 10,000 residents78. This makes Chicago 35th among 
US cities for creation and management of community gardens.  
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http://www.tpl.org/content_documents/citypark_facts/ccpe_TotalAcresCityandAgency09.pdf
http://www.tpl.org/content_documents/citypark_facts/ccpe_communitygardens_09.pdf


 

Capital Accountability: Making Capital Count  63 

As a strategy to reduce blight, the City of Chicago has set aside TIF funds in certain TIF 
districts for the acquisition, development or enhancement of exi sting parks79. 
Consequently, TIF is one of the main sources of money to create public open spaces in 
Chicago. Community groups such as Friends of Parks80, have argued for an increase of 
TIF money for open spaces. Organizations argue that 7% of TIF money should be given 
to the CPD for public space creation since 7% of property tax goes to the agency with 
regular taxing procedures.   

Unfortunately there is no research done in Chicago regarding how TIF money has been 
used for open spaces. By examining city documents and available press releases and 
articles, however, one can see that particularly profitable TIFs have indeed supported 
park creation. Unfortunately, these parks exist not primarily for public health, but 
because they bring tourism to an area. This is particularly evident in the Cityõs two most 
expensive park projects: Millennium Park and Ping Tom Park. This presents a problem 
for areas in need of open space that do not have either profitable TIF districts or tourist 
attractions. Because well-perform ing TIFs tend to be located in rich areas, the areas in 
greatest need of open space will struggle for TIF funded parks. 

Table 8 presents information on TIF allocations for parks based on documentation 
found through the CPD website. One notable parks project is a park on 15th and Indiana 
in the wealthy 2 nd ward, which received $3 million in TIF in November 2009 from the 
Near South TIF.  

Table 8: TIF Allocations for Parks81 

Park TIF 
Am ount 

TIF 
District  

Purpose Ward Community  

Millenium 
Park 

$95,000,000 Central 
Loop 

Park Development  2 Loop 

Riverpoint 
Park 

$30,000,000 LaSalle 
Central 

Construction and 
infrastructure of the park; 
including $500,000 for 
relocation of a railroad 
switch station  

42 Near West 
Side 

Clark Park $7,200,000 Western 
Avenue (So 

Land acquisition for park 
expansion 

47 North 
Central 

                                                 

79
 Chicago Park District (2009, September 9). Park District receives funding for development of Ping Tom 

Memorial Park. Retrieved from 

http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-

b8bd3eb3af32.cfm on April 15, 2010.  
80

 Official website: http://fotp.org/ 
81

 Ping Tom Park official website. (n.d.). The History of Ping Tom Park. Retrieved from 

http://www.pingtompark.org/History.html on March 20, 2010.  

http://fotp.org/
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-b8bd3eb3af32.cfm
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-b8bd3eb3af32.cfm
http://www.pingtompark.org/History.html
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Park TIF 
Am ount 

TIF 
District  

Purpose Ward Community  

Sangamon-
Adams 
Park 

$6,220,000 Central West Acquisition of land and park 
construction 

2 Near West 
Side 

15th & 
Indiana 

$3,000,000 Near South Park Development 2 Near South 
Side 

Taylor -
Lauridsen 
Park 

$2,500,000 47th/Halsted  Fieldhouse construction 11 New City  

Merrimac 
Park 

$606,250 West Irving 
Park 

Park construction 38 Dunning  

Jefferson 
Memorial 
Park 

$500,000 Jefferson 
Park 

New playground 
redevelopment 

45 Jefferson 
Park 

Des 
Plaines-
Adams 
Park 

$400,000 Canal / 
Congress 

Acquisition of land and park 
construction 

2 Near West 
Side 

Bromann 
Park 

$350,000 Bryn Mawr 
/ Broadway  

Expansion 48 Edgewater 

Rutherford 
Sayre Park 

$300,000 Galewood / 
Armitage**  

 36 Montclare & 
Austin  

 

Table 9 displays additional information about TIF money spent on parks as found in the 
meeting minutes of the Chicago Park District.  

Table 9: TIF Assistance to Parks, per Meeting Minutes of Chicago Park District82 

Park Amount of TIF 
Assistance 

TIF District  

Blackwelder Park $625,000 119th and I-57 Redevelopment 

Columbus Park $3,000,000 Harrison/Central  & Madison/Austin  

Humboldt Park  $4,500,000 Division/Homan  

Livingston Field  $3,000,000 Western/Ogden Industrial Corridor  

Minute Man  $340,000 Archer/Central  

Portage Park $900,000 Portage Park 

                                                 

82
 Chicago Park District. (2010, February 10). Chicago Park District, Board Meeting Minutes. Retrieved from 

http://www.chicagoparkdistrict.com/docs/78b7729f-3ec6-4d86-b96d-bd2c401cbd13_document.pdf on May 23, 

2010. p9. 

http://www.chicagoparkdistrict.com/docs/78b7729f-3ec6-4d86-b96d-bd2c401cbd13_document.pdf
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Revere Park $200,000 Western Ave. South 

Park 552 (Belmont) $33,000 Belmont/Cicero  

John P. Wilson Park $625,000 35th and Halsted  

TOTAL  $13,223,000  

Source: Chicago Park District 

 

These two tables show that there is evidence of open space projects in truly deserving 
communities. In July 2009, Bromann Park, in Northeast Chicago in the 48th Ward, 
received $350,000 in TIF money for expansion. In November 2008, Rutherford Sayre 
Park, located in the Montclare and Austin neighborhoods on the Cityõs west side, 
received $300,000 in TIF assistance. The local community additionally contributed 
$90,00083. In the Jefferson Park community on the Cityõs northwest side, the City gave 
$500,000 in TIF for a new playground in Jefferson Memorial Park. In 2008, $2.5 million 
in TIF was designated for a field house in Taylor -Lauridsen Park, located in the New 
City area.  

Process and Chain of Command  

The process of putting together enough money from one TIF for an open space project 
is difficult and the City often draws on many different resources to get enough funds. 
Rutherford Sayer Park, for example, is not technically located within an existing TIF 
district. However, it shares a border with the Galewood/Armitage TIF, and is therefore 
able to use the right of portability  (refer to Portability  in Section I). to draw on funds in 
that TIF. Additionally, the City is able to transfer funds to a project based on income 
from an Open Space Impact fee. The Open Space Impact Fee is an ordinance that 
requires new residential development s to contribute to the creation of new open space 
to benefit the new residents. This fee income can be combined with TIF assistance to 
fund a project. For example, the City transferred $12 million in TIF assistance to the 
Chicago Parks District and $7.3 million in Open Space Impact fees.84 

Example: Millennium Park  

The biggest TIF-funded park development in Chicago is Millennium Park . The park 
received $95 million from the Central Loop TIF, the wealthiest TIF in the City 85. In 2006, 

                                                 

83
 Chicago Park District. (2008, November 12). Park District board votes to approve funding for playground rehab 

project Rutherford Sayre Park. Retrieved from 

http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/f5fa581e-113b-4d63-a02f-

1c8807e5ec6b.cfm on May 23, 2010. 
84

 Friend of Parks Newsletter. (2008, Summer). New intergovernmental agreement with the City Hall. Retrieved 

from http://fotp.org/wp-content/uploads/2009/10/Summer-08.pdf on May 23, 2010. 
85

 Uhkir, E., K. (2006) The Millennium Park Effect. Greater Philadelphia Regional Review. Retrieved from 

http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf. On May 25, 2010. p21 

http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/f5fa581e-113b-4d63-a02f-1c8807e5ec6b.cfm
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/f5fa581e-113b-4d63-a02f-1c8807e5ec6b.cfm
http://fotp.org/wp-content/uploads/2009/10/Summer-08.pdf
http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf
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the Central Loop TIFõs EAV was more than $3 billion dollars. It is estimated that the 
City stands to make $1.4 billion in profit on its investment. 86 According to the City, four 
economic benefits of the Park justify creating the park and funding it with TIF money: 87  

1. Increase in property values 

2. Business attraction and retention and an increase in business sales  

3. Increase of visiting tourists  

4. Attract retirees (the City hopes that affluent baby boomers will be will ing to 
retire in the area and thus bring new income).  

While Millennium Park received $95 million in TIF, it is common knowledge that other 
communities that suffer from a lack of open space, such as Pilsen or Little Village, have 
been waiting for more than  a decade for new open space projects.  Despite the large 
scale of Millennium Park, it is an obvious example of how TIF funds can be funneled 
into the creation of a large park.  Though it is unlikely any community organization 
would organize around a park the size of Millennium Park, there are other cases in 
which large sums of TIF money have been directed towards parks on a more 
approachable scale.  

Project Example: Ping Tom Memorial Park 

Community Context  

Southern Chinatown, around Wentworth and Cermak, i s the point of entry for many 
new Chinese immigrants to Chicago. Despite its bustling culture, the area has a 
shortage of residences and not enough amenities to support those who live there. 
Furthermore, the most recent 2000 Census shows that the Census tract in which much 
of Chinatown lies has a population that earns below the citywide average. According to 
this data, 40.6% of the households have residents over the age of 65 and that 90% of the 
total elderly population is economically disadvantaged. 88 

Previously, Chinatownõs Hardin Square was the only large community area that 
provided sporting fields, children playgrounds, and a community library. However, in 
1962 Hardin Square was demolished to make way for the construction of the Dan Ryan 

                                                 

86
 Uhkir, E., K. (2006) The Millennium Park Effect. Greater Philadelphia Regional Review. Retrieved from 

http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf. On May 25, 2010. p22 
87

 Uhkir, E., K. (2006) The Millennium Park Effect. Retrieved from 

http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf on June 7, 2010. 
88

 Ping Tom Park official website. (n.d.). The History of Ping Tom Park. Retrieved from 

http://www.pingtompark.org/History.html on March 20, 2010. 

http://tigger.uic.edu/cuppa/gci/cs/tif/glossary/#eav
http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf
http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdf
http://www.pingtompark.org/History.html
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Expressway. The land lay vacant for years despite community attempts to reconstruct a 
park.89 For nearly 30 years, residents in Chinatown had no neighborhood park.  

The Project and Process 

In 1989, Ping Tom, a local civic leader, purchased the vacant land on which Hardin Park 
had been located. As founder of the Chinese American Development Company and 
Chairman of the Chinatown Chamber of Commerce, Mr. Tom saw the land as a good 
development opportunity for his company. His company constructed a retail center on 
the site. However, the plans left six acres undeveloped. Raymond Lee, a Chinatown 
resident who worked with the Chicago Park District, was able to convince the Chicago 
Park District to purchase the excess land to construct a much-needed park. This idea 
benefitted from h aving a great deal of community support and an active and engaged 
community of organizers who helped push the initiative.  

Raymond Lee was able to establish a park advisory council made up of community 
residents that would work with the Chicago Park Distri ct to make sure that community 
needs were addressed. According to Leonard Louie, the first advisory council president, 
the communityõs top requests were for a childrenõs playground, field house and athletic 
field, and a commitment to preserve green space.90  

Despite support at every level, several obstacles prevented quick development of the 
park. The biggest obstacle was a live rail track that blocked safe entrance to the park. 
Another major obstacle was that the riverfront supports on the banks of the neig hboring 
Chicago River were deteriorated and required renovation from the Army Corp of 
Engineers. Additionally, the site required expensive environmental remediation.  

The City, seeing an increase in tourism in Chinatown, decided that a neighborhood 
beautif ication project would help increase tourist revenue. In combination with the 
push from inside the Chicago Park District and the support and organizing efforts 
within the Chinatown Community, the City agreed to allocate TIF dollars for 
development of the park.  

To help with costs, the park advisory council carried out construction into two phases: 
one that relied on private costs and one on public. As only certain development 
expenses can be subsidized with TIF money, the council divided the phases so that 
Phase I would be the initial construction and remediation of the land and Phase II 
would be construction of a field house, natatorium and tennis courts. The City of 
Chicago allocated $3 million dollars in TIF funds to help with the initial construction 
costs and environmental remediation. The parkõs construction was completed in the fall 
of 1999.  

                                                 

89
 Ping Tom Park official website. (n.d.). The History of Ping Tom Park. Retrieved from 

http://www.pingtompark.org/History.html on March 20, 2010. 
90

 (L. Leonard, personal communication, April 3, 2010). 

http://www.pingtompark.org/History.html


68 Capital Accountability: Making Capital Count  

In 2002, the Chicago Park District obtained an additional five acres of land northeast of 
the River to be used for Phase II of the park.91 During the planning of pa rk expansion, 
many public meetings were conducted including four open meetings, three steering 
committee meetings, and three meetings with the Chinatown Museum Foundation. 
Representation at the steering committee meetings included the Ping Tom Advisory 
Council, the Chicago Park District, the Burnham Station, Printers Row Neighbors, the 
Chinatown Chamber of Commerce, Chinese Cultural Center, Chinese Community 
Center, Grant Park Advisory Council, South Chicago Rowing Association, Chinatown 
Museum Foundation, Friends of the Park, Chinese American Civic Council, Dearborn 
Park Advisory Council, MWRD, the Field Museum, CADC, the Mayorõs Office, Mid-
America Chinese Recreation Organization, Friends of the Chicago River, Central Station 
and one member of the community not associated with an organization.  

Through these public meetings, the following redevelopment goals were developed:  

Unify Phase I development south of 18th St. with undeveloped property (11 acres) 
north of 18th Street.  

Design a facility that both add resses the recreational and cultural needs of the 
immediate community as well as the greater South Loop residents 

Develop water access for non-motorized boats 

Develop a ônaturalõ shoreline with a boat launch and fishing opportunities 

Maximize access for all to the development  

Create a seamless transition from the Phase I development 

Produce adequate parking 

Develop Wentworth Avenue north of 18 th Street 

Create an underpass beneath railroad right of way (St. Charles Airline)  

The total development budget for  these goals was projected to be $38,037,500.  

In February 2010, the City of Chicago awarded Ping Tom Park an additional $12 million 
in TIF funds to help expand the park. This money is earmarked to help with the 
purchase of five additional acres and river cleanup. This will also help with the 
construction of a river trail, a fishing station and other park amenities. 92  

                                                 

91
 Department of Planning and Development, Chicago Park District. (n.d.). Ping Tom Memorial Park Framework 

Plan. Retrieved from 

http://www.pingtompark.org/Phase%20II%20Expansion_files/Ping%20Tom%20Memorial%20%20Park.pdf on 

June 7, 2010. 
92

 Chicago Park District. (2009). Park District receives funding for development of Ping Tom Park. Retrieved from 

http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-

b8bd3eb3af32.cfm on March 03, 2010. 

http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-b8bd3eb3af32.cfm
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312b8327-51fb-4d79-984d-b8bd3eb3af32.cfm
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Key Players 

As the creation and expansion of Ping Tom Park spanned nearly two decades, many 
people were involved in the process. Ping Tomõs initial purchase and development of 
the former Hardin Square Park was a catalyst for the park, although without Raymond 
Leeõs representation before the Chicago Park District and Leonard Louieõs organizing 
efforts, the park would not exist in its current for m. Additionally, Nelson Chung took 
over the project with the Chicago Park District during the second, more costly phase of 
development.  

Not least, local residents and tourists alike made this project possible. There were 
several community meetings for the  second phase of expansion that had representatives 
from all over Chinatown and the South Loop area. Additionally, with Chinatown 
becoming more and more of a tourist attraction, tourists indirectly helped make the 
project happen by showing the City the pot ential revenue that could be gained from a 
large scale expansion of the park. 

Project Example: Sangamon Park 

Community Context  

The West Loop Gate community, located in the 2nd Ward, received $6.22 million in TIF 
assistance for acquisition and development of Sangamon Park. Scheduled to open in the 
summer of 2010, Sangamon Park is conveniently located over one mile from Chicagoõs 
Loop in the Central West TIF district.  

The Central West TIF was created in 2000 at a time where there were few open spaces in 
the surrounding community to support a growing residential population. The 
Redevelopment Plan for this TIF shows plans for new housing that would add residents 
to the area, thus creating a need for new facilities and services93. The City expressed its 
interest in cooperating with the Chicago Park District to develop a park that would 
accommodate these new residents.  

The Central West TIF district is economically diverse and has public housing projects in 
the west end of the district. However, the park is located in the far wealthier east end in 
order to accommodate new residents converting manufacture space into new 
residential units. These new residents, who are primarily rich profe ssionals with young 
children, expect a high-level of neighborhood amenities. Therefore, the park was 
strategically located nearest to them in order to meet their needs. As an example of how 
this space was created to meet the needs of only certain residents, Sangamon Park was 
created to be dog friendly. Although dogs are not inherently pets of the rich, a review of 

                                                 

93
 City of Chicago. (2000). Central West TIF Redevelopment Plan. Retrieved from 

http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tif/central_west_tif.html on April 16, 2010.  

http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tif/central_west_tif.html
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dog parks in Chicago shows that 13 of the 14 dog-friendly parks are located in higher -
income communities 94.  

Project and Process 

Public efforts to  create the park started in the early part of 2000. In 2005, the Chicago 
Park District finally expressed interest in working with the City to create this park. 
However, the City first needed to purchase the land on the site for the proposed park, 
which was  located on the University of Illinoisõ Chicago campus and belonged to the 
Universityõs Board of Trustees. The University of Illinois at Chicago, a satellite campus, 
was unwilling to sell the land to the City as all the profits would go to the main campus 
in Champaign -Urbana and not to the Chicago campus. In order to purchase this land, 
the City introduced special legislation allowing the land to be purchased from the 
University for $7.03 million. Additionally, the City had to obtain an additional $5 
millio n in funds by òportingó them from the Central West TIF to the Near West TIF. 
Although this money was initially earmarked for purchasing the land, an 
environmental study showed that cleanup of the site was needed before construction 
began.  

Key Players 

The West Loop Community Organization (WLCO) has been active since the very 
beginning in bringing Sangamon Park to the community. WLCO helped create an 
advisory council, a requirement of all new parks, which works with community 
organizations and the Chicago Park District to advise park design and services. 
Although not involved in the initial decisions to create the park, the council now has 
power to advise the Park District. In 2007, the advisory council sent local residents a 
survey asking what features they wanted in the new park. Residents responded saying 
that they wanted the park to be children and dog friendly. Both requests then became 
the prim ary design goals of the park.  

Second Ward Alderman Bob Fioretti has been important in the parkõs creation, however 
the TIF allocation was confirmed before he took the office. A self-labeled òprogressiveó 
and òliberaló fighting for civil rights in the City, Alderman Fioretti was recently 
awarded by the Chicago advocacy group Friends of Parks for his work toward 
establishing parks in his district 95.  
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 Self-estimated. City of Chicago, Geographic Information System. (2010). Parks. Data retrieved from 

www.cityofchicago.org/gis on June 7, 2010. 
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Case Studies Research Conclusions 

Research into TIF subsidy for grocery stores and open space projects shows that TIF can 
be a source of important funding for getting projects off of the ground. However, the 
projects that receive this funding are not undertaken in order to address direct 
community need, but because they offer the greatest potential for an immediate return 
on investment. This can result in resources being directed into already wealthy areas 
because these areas are already able to support investment. This results in a widening 
gap in distribution of public money.  

Although these case studies show how several TIF districts operate specific projects, it is 
important to have a better understanding of how money is distributed within districts 
and whether these districts are meeting the goals they set during their approval. 
Understanding the social, political, and financial context within which these projects 
operate is important to knowing whether they could be dupl icated in different 
communities.  

TIF District Profiles 

Six TIF districts were selected to profile in depth that would offer a better 
understanding of this local context. The six profiles, chosen because of their importance 
to the work of each of the participating Scholars, are of the following districts: 79 th Street 
Corridor, 87 th and Cottage Grove, Englewood Neighborhood, Wilson Yard, Lake 
Calumet Industrial Corridor, and Little Village Industrial TIF district. Recognizing the 
lack of comprehensive and useful information on TIF districts for community members, 
information was compiled from multiple sources to create a two -page profile to be used 
in informing the public about how TIF funds are spent in their community. Compiling 
this information was a complex and time-consuming process, as information is spread 
between various sources, some official and some only from the recollection of those key 
people who participated in the process. 

Bringing all of this information together creates a snapshot of a p articular TIF district. 
However, this is difficult if there is not a clear bigger picture to begin with. As 
previously noted, some of the specific limitations of TIF data are:  

It is scattered across many different agencies 

It is not broken down in the same  way. Some sources have information for all 
projects by month while some sources have information by project area.  

It does not list specific expenses in the TIF ð how much was distributed, why, and 
who received it.  



72 Capital Accountability: Making Capital Count  

It can be too informational. Some data resources explain TIF data along with all of its 
technical details or try to explain a process using pages and pages of text. 

Being able to connect information about a TIF from some of the various sources can give 
you basic idea of what the TIF is all about and how it is doing. The goal of the six TIF 
profiles was to bring together basic information in one document so that a person 
would not have to go through several different sources in order to find information. 
This information would be brief and clear, as many of the original sources for the 
information have little context or use complex legal and financial language.  

The following is an introduction to each of the six TIF profiles that gives a better 
understanding of why the TIF was created and what goal s are in its Redevelopment 
Plan. The two-page profiles themselves can be found in the Appendix. 

79th St. Corridor TIF 

The City hired Teska Associates, Inc. to create a Redevelopment Plan for the 79th St. 
Corridor Redevelopment Area. The Redevelopment Area is about 225.8 acres and runs 
along 79th street between the Belt Railroad Viaduct to Honore Street.  

A majority of the structures along this area of 79 th St. date from the 1920s. The most 
interesting buildings are on the corners of major intersections and were used for various 
entertainment functions. Although the strength of this retail area has weakened since 
then, it is still a vibrant commercial corridor. However, the corridor has had limited 
private development and the Redevelopment Plan states that this small amount of 
development was solely due to the City making this area a Redevelopment Project 
Area. 

The Feasibility Study finds that there is a lack of growth in the area that can be seen 
through the lack of new construction permits in the area as a whole and that the 
Equalized Assessed Value of property in the Project Area did not grow as fast as in the 
rest of the city. Based on these findings, Teska recommended that the 79th St. Corridor 
Redevelopment Area be eligible for TIF.  

Needs, Goals & Implementation Strategies 

The goals for this Redevelopment Plan are to reduce or eliminate conditions that qualify 
the area as a conservation area, encourage land uses that make the corridor more 
appealing for commercial activities, to employ area residents thro ugh TIF projects, and 
to provide a range of housing types for all income levels.  

The plan identified four primary redevelopment sites for immediate action and several 
secondary redevelopment sites. Based on an analysis of existing conditions, goals of the 
Plan, and several focus areas, the Plan identified the following strategies among others: 
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¶ Concentrate commercial activity on key intersections. 

¶ Establish job readiness and job training programs to equip area residents with 
the skills necessary to get jobs in these new developments. 

¶ Get commitments from employers in these project areas to interview graduates 
of the job readiness programs. 

¶ Create new residential development along 79th Street in those areas that are not 
good for commercial use.  

87th and Cottage Grove TIF 

The City hired S.B. Friedman and Company to prepare the Redevelopment Plan and 
Feasibility Study. The Redevelopment Area runs along Cottage Grove Avenue, 79th 
Street, King Drive, and 87th Street in the Chatham and Greater Grand Crossing 
communities.  

The Feasibility Study finds that this Redevelopment Area is in a state of gradual decline 
because more than 50% of its buildings are more than 35 years old and because of 
deterioration, inadequate utilities, and lack of growth in Equalized Assesse d Value. 
Based on these findings, S.B. Friedman recommended that the 87th and Cottage Grove 
Redevelopment Area be eligible for TIF.  

Needs, Goals & Implementation Strategies 

The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that 
qualify the 87 th and Cottage Grove area as a conservation area and improve retail, 
commercial, and housing conditions. S.B. Friedman developed the following objectives 
to meet that goal: 

Encourage retail, commercial, and residential development by putting together and 
marketing vacant land.  

Enhance neighborhood appearance ad improve the quality of the existing housing 
stock by leveraging TIF funds to provide assistance for the rehabilitation of 
single-and multi -family houses. 

Foster the replacement and repair of infrastructure where needed.  

Support job training programs and increase employment opportunities for area 
residents that may result from new development.  

In order to meet these objectives, S.B. Friedman suggested the following strategies: 

Develop vacant and underutilized sites.  

Encourage private sector activities through public -private partnerships.  
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Facilitate property demolition and site preparation.  

Assist existing businesses and residents. This includes TIF assistance, which can be 
used independently or with other housing programs to support new and 
rehabbed rental, to start job training programs, and to provide day -care 
assistance for employees.  

Englewood Neighborhood TIF  

The City hired S.B. Friedman to conduct a feasibility study to dete rmine eligibility for a 
TIF district in parts of the Englewood and West Englewood communities. This area 
runs from Garfield Boulevard and West 59th to the north, South Halsted and the Dan 
Ryan Expressway to the east, Marquette Road to the south, and South Loomis Street to 
the west. This area is 1200 acres and contains 7,477 taxable parcels of property. At the 
time of this study in 2000, this area was valued at $56 million.  

Englewood and West Englewood have experienced years of disinvestment. The 
neighborhoods began to lose population in the 1940s due to white flight and by 1990 
had lost nearly 50% of their population. Nearly 30% of all land parcels were vacant. 
From 1994 to 1999, the Equalized Assessed Value of this area grew by only 0.6% ð far 
below the City average of 3.67%. Most of the development permits issued in Englewood 
for new investments during that time were for publicly funded projects. Because of 
these factors, the City believed that creating a TIF fund to help stimulate private 
investment would  benefit the community.  

SB Friedman found that the area met 5 of the 13 eligibility criteria required to create a 
TIF district: deterioration, structures below minimum code standards, excessive 
vacancies, lack of growth in Equalized Assessed Value, and inadequate utilities.  

Needs, Goals & Implementation Strategies 

The goal of creating the Englewood Neighborhood TIF was to reduce or eliminate 
conditions that qualified the area as blighted, stimulate redevelopment of vacant 
parcels, increase home ownership opportunities, and provide rehabilitation assistance 
to neighborhood residents. S.B. Friedman identified several objectives for the 
Englewood Neighborhood TIF including:  

Infill housing development in vacant or underutilized land.  

Create affordable housing and work with qualified developers.  

Encourage new neighborhood-level commercial uses and light industrial 
development. 
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Promote women-owned, minority -owned, and locally owned businesses to share in 
the job and construction opportunities.  

Support job traini ng programs and increase employment opportunities for area 
residents. 

In order to meet these objectives, S.B. Friedman suggested the following strategies 

Assist existing residents and businesses. 

Facilitate property assembly, demolition and site preparatio n. 

Develop vacant and underutilized sites.  

Encourage private sector activities and support new development.  

Implement public improvements (sidewalks, sewers, etc).  

Because the redevelopment area included more than 75 residential units, S.B. Friedman 
was required to conduct a housing impact study to ensure that the development did not 
interfere with existing housing. They estimated that an amazing 11% of all units wer e 
vacant, meaning that there was little threat of neighborhood displacement.  

Wilson Yard TIF  

The scale, community dynamics, and visibility of the location of the Wilson Yard 
Development helped make the Wilson Yard TIF well known in Chicago. The idea of the 
TIF was first presented to Alderman Schiller in a meeting with the Chicago Transit 
Authority (CTA) after their bus barn burned down. Several planners from the planning 
department who dealt with TIFs were also in the meeting and approached Shiller with 
the idea of creating a TIF for that site. To their surprise, she said she would be open to 
the idea if at least 30% went to affordable housing.96 

Needs, Goals & Implementation Strategies 

The district is intended to help preserve existing buildings for continued residential and 
commercial uses, to facilitate the assembly and preparation of land for new 
development, and to retain the areaõs economic and social diversity. 

There was much more participation than many other TIFs. 97 It seemed to be more 
community driven earlier in the process. U PCORP (now Uptown United) was working 
with the community division at LaSalle Bank to do a charrette  that would have  urban 
designers and real estate people come out and vision the area with new developme nt 
and market-rate housing. Shiller felt it would not have been a real community -driven 

                                                 

96
 (H. Shiller, personal communication, April 13, 2010). 

97
 (J. Steen, personal communication, April 9, 2010). 
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event and a lot of members of the community would not have participated. 98 About  
10,000 flyers for the event were sent out, according to Shiller. Because of the talks about 
the Wilson Yard TIF, the event was tailored towards visioning development in the TIF 
and 250 people attended the 4 hour charrette. 

Early in the process, the Wilson Yard Task Force was formed that included the 
Organization for the Northeast (O.N.E), Upt own Chamber, and Community o f Uptown 
Residents for Affordability and Justice  (COURAJ) among others. The task force had 
quarterly meetings until the redevelopment agreement was passed. An RFQ (request 
for qualifications) went out and three developers replied. Peter Holsten was the one 
trusted to do the project.  

Some significant loss of affordable units happened in Uptown when they were 
destroyed to make way for Truman College in 1975. The community still had an òIOUó 
out for making up for those units.  With the active persistence of community 
organizations like O.N.E, affordable housing remained a priority and became a hard 
fought victory. The affordable housing part  of the Wilson Yard Development  consists of 
98 one bedroom units for seniors and 78 one, two, and three bedroom units in the 
family building. All units have to be occupied with tenants that have incomes at 60% or 
below the area median income. The focus on creating a mix of development that 
includes truly affordable housing relies on facilitating market demand to generate TIF 
revenue while  still  insisting on balanced development.  

Aldi and Target were big parts of the Wilson Yard Development, with Target serving as 
an anchor. Given the significance of the affordable housing piece of the project, and the 
way the pro ject was structured financially,  perhaps there was not as much leverage to 
demand job commitments.99 However, Target is currently hiring and folks from the 
community are said to get the first crack at interviews. Grand opening for Target is July 
25th, 2010.  

Lake Calumet Industrial Corridor TIF  

In the 1970s and 1980s, one-tenth of all manufacturing facilities in southeast Chicago 
closed, while others endured massive layoffs. As major steel manufacturers such as the 
South Works plant closed (1992), related businesses followed suit, leading to high 
unemployment levels in the southeast Chicago and northwest Indiana areas.  

The City hired Trkla, Pettigrew, Allen & Payne, Inc. to conduct a feasibility study 
regarding the creation of a TIF district on a primarily industrial, 11,945 acre area in the 
Cityõs 10th and 9th Wards that suffered greatly from deindustrialization. Trkla found 

                                                 

98
 (H. Shiller, personal communication, April 13, 2010). 

99
 (M. Marystone, personal communication, April 1, 2010). 
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that this area met criteria for eligibility as both a Conservation and Blighted district. In 
particular, they concluded  that: 

The Project Area is categorized by: 1) "Improved Areas;" and 2) "Vacant Areas." 
There are 9 Improved Areas within the Project Area, 5 of which qualify as 
blighted areas and 4 that qualify as conservation areas. There are 8 Vacant Areas, 
all of which  qualify as blighted areas100. 

Needs, Goals & Implementation Strategies 

Given the size of this area, the TIF district was divided into eleven industrial planning 
subareas. However, general goals for the Lake Calumet TIF include:101 

An improved quality of life in the Project Area and the surrounding communities.  

Elimination of the influences and manifestations of physical and economic 
deterioration and obsolescence within the Project Area. 

An environment that will contribute more positively to the health, safety  and 
general welfare of the Project Area and the surrounding communities.  

An enhanced economic climate for the City and other taxing districts having 
jurisdiction over the Project Area.  

The retention and enhancement of sound and viable existing businesses and 
industries within the Project Area.  

The attraction of new industrial and business development and the creation of new 
job opportunities within the Project Area.  

Protection and enhancement of significant wetland and natural areas that remain 
within the Project Area. 

Employment of residents from the adjacent communities in jobs in the Project Area.  

Some of the objectives used to implement the strategies for the Lake Calumet TIF are102: 

Reduce or eliminate those conditions that qualify the Project Area as a Conservation 
and Blighted area. 

Strengthen the economic well being of the Project Area by increasing taxable 
property values.  

                                                 

100
 Lake Calumet Area Industrial TIF Redevelopment Project and Plan. (2000). Retrieved from 

http://www.egov.cityofchicago.org on March 1, 2010.  
101

 Lake Calumet Area Industrial TIF Redevelopment Project and Plan. (2000). Retrieved from 

http://www.egov.cityofchicago.org on March 1, 2010. 
102

 Lake Calumet Area Industrial TIF Redevelopment Project and Plan. (2000). Retrieved from 

http://www.egov.cityofchicago.org on March 1, 2010. 

http://www.egov.cityofchicago.org/
http://www.egov.cityofchicago.org/
http://www.egov.cityofchicago.org/
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Create an environment that stimulates private investment in the upgrading and 
expansion of existing businesses and the construction of new business, retail and 
commercial facilities.  

Provide economic incentives to encourage business retention, rehabilitation, and 
new development.  

Establish job-readiness, job-training, and job re -training programs to provide 
residents within the surro unding communities with the skills necessary to secure 
jobs in the Project Area and in adjacent redevelopment project areas. 

Secure commitments from employers in the Project Area and adjacent 
redevelopment project areas to interview graduates of the Project Area's job 
readiness and job training programs. 

Little Village Industrial TIF  

The Little Village Industrial TIF, created in 2007, is one of three TIF districts in the Little 
Village community although it is the only industrial TIF. The TIF is 656 acres a nd is 
located in the south and southwest sections of Little Village near active railroad lines. A 
large part of the district is used by various truck and trailer repair companies that store 
trailers in the area. The manufacturing industry has had a long hi story in Little Village 
and is a major source of local employment. According to Great Cities Institute, 32% of 
local residents are employed in the manufacturing sector103.  

Needs, Goals & Implementation Strategies 

Given the importance of this employment to t he local economy, it is vital that 
development not only attract new industry, but create and retain jobs that will pay 
living wages to local workers. Several alternatives were considered for redevelopment 
before the decision to create a TIF district. TIF was ultimately selected because of its 
relative flexibility in application. In addition to new and rehabilitated heavy industry, 
22nd Ward Alderman Munoz wanted to attract a chain store and include a small amount 
of new housing.  

The main purpose of the TIF district is to revitalize the area by making it more up -to-
date and competitive as a site for industrial investment. Primary goals include:  

¶ Improvements to the public infrastructure and creation of a new industrial street 
network in the area.  

                                                 

103
 Great Cities Institute. (n.d.). South Lawndale (ñLittle Villageò). Retrieved from 

http://www.uicni.org/page.php?section=neighborhoods&subsection=southlawndale on April 10, 2010. 

http://www.uicni.org/page.php?section=neighborhoods&subsection=southlawndale
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¶ Improving a ppearance of the area. 

¶ Creating job training and day care programs.  

According to the Redevelopment Plan, the total budget for redevelopment projects is 
estimated to be $63 million.104  

The community involvement in establishing goals and objectives has been minimal 
since it is an industrial TIF and only a very small number of housing units is located in 
the area. Consequently, there is no publicly-run oversight council. As the surrounding 
residents were not consulted in this process, the City gives the impression that the TIF is 
not intended to develop the community directly. Nonetheless, the local Alderman has 
committed to signing a community benefits agreement for every development 
happening within the TIF 105.  

Enlace, a local community economic development organization, has taken a leadership 
role in making sure that developers receiving money from this TIF make concessions to 
the surrounding public. The organization was able to secure $1 million in SBIF money 
for local business development. Their next strategy is to organize SBIF-eligible business 
owners to create a TIF oversight committee that operates independently from the City 
and local Alderman. Because they feel that the Redevelopment Plan that the City 
approved does not represent the needs and desires of local small businesses, this 
organization intends to create a new Redevelopment Plan. Enlace wants to encourage 
business owners to create a neighborhood identity within this area that may help make 
it more marketable.  

Unfortunately, the Little Village T IF and its neighbor the 26th and Kostner TIF are two of 
the worst performing districts in the City. The Little Village TIF has only generated 
approximately $1 million since its creation in 2007. However, the Little Village 
Industrial TIF has the potential to become successful. If used successfully, special TIF 
programs such as SBIF may not only generate new tax revenue, but generate job 
creation and retention.  

The most important strategy, however, is willingness by the community organization to 
organize the business owners and incorporate their ideas into development. It is 
important that a new oversight committee be independent from the local Alderman. If 
this committee is strong, united and independent, then they can make transformative 
decisions about the future of development.  

                                                 

104
 Little Village Industrial Corridor Redevelopment Plan. (2007, February). Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_152_LittleVillageRDP.pdf on June 8, 2010  
105

 (R. Munoz, personal communication, April 19, 2010).  

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_152_LittleVillageRDP.pdf
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TIF Profiles Research Conclusions 

Analyzing research through case studies and TIF district profiles shows that TIF money 
is most effective in areas that are already resource rich. This confirms the belief of many 
organizations wor king on TIF initiatives.  

Upon reviewing the research compiled on these various issues, it is apparent that there 
is no one way to present this evidence. Additionally, substantial background 
knowledge of TIF is needed in order to understand what these results might mean to a 
particular community. Given the diverse backgrounds and organizing methods of the 
class participants, the decision was made to develop several products that could be 
used to inform people about TIF in their neighborhood. These products each appeal to 
different users, but all attempt to explain TIF in a clear way, inform the results of this 
research, and provide resources for further information.  

Products Developed 

The Website 

The class's decision to create a website was based on several factors. The intended 
audience, message and purpose, as well as the volume of information that the class 
wanted to explore, led the class toward the decision to develop a website with a 
supporti ng brochure. A website, unlike a printed document, allows site users to find 
detailed information and also to explore a topic in -depth while being in a format that 
can also facilitate short-term browsing. Information is organized by sub -topics and links 
related topics, allowing a user to jump right to information of interest. The user's option 
to quickly explore a website through linked sub -topics, rather than through visual 
searching of a linear printed document, allows each user to direct his own experience 
with the product.  

Further, the Internet presence of a website allows more individuals to find and 
experience the product than would a printed document. Community Scholars UIC, in 
2010, does not have the financial resources to produce mass quantities of printed 
material, so a printed document would likely not be encountered or used by any 
persons or organizations that are not connected or related to the 2010 class. The class 
focused on the website product as one that could exist for several years with minimal 
investment.  
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Purpose of Site 

The class determined that the site's audience should be not just community organizers 
but also community members and that the purpose of the site would be to inform about 
the workings of TIFs in Chicago, to provide resour ces about TIFs, and to empower 
through information.  

During class on March 11, class members summarized the audience and purpose by 
constructing the web site's mission statement: To create a simple TIF resource guide for 
communities to gain power through information.  

Design Process & Methodology 

During the class retreat (refer to Error! Reference source not found. ) in which class 
embers brainstormed the topic, goal or vision, and target audience, several class 
members expressed interest in food justice, health, open space, affordable housing, 
workforc e development, employment, transparency, and community resources. 
Though the topics were narrowed to focus primarily on food justice and open space, the 
site also addresses affordable housing by providing a resource guide.  

In terms of audience, class members wanted to provide information to their own 
organizations, to their constituents, to youth and children, the public at large, and 
political representatives. The speed-dating session of the retreat revealed the strongest 
support for focusing on community  leaders as the primary audience. However, site 
design also considers that members of the general public and political representatives 
will access the website.  

Though each class member contributed a unique goal or vision to the speed-dating 
session, of creating an accessible resource guide on TIFs, the class combined many of 
these visions into one focused on a "how-to guide" or tool for community leaders to use 
in daily practice.  

Site design developed out of student research of and familiarity with existi ng website 
designs, both those created for community use and other audiences. A tab structure 
would provide visual focus for site visitors. For instance, as the class had determined 
that case studies should be one of the research products, case studies became a topic of 
focus to be manifested as one of a few major "tabs" or sections of the site. Early in site 
development stages, a "Build your own guide" tool and "TIF information" were also 
proposed as major site sections to be visually distinguished by tabs from other site 
content. A "glossary on TIF", the class determined, would be a useful and necessary tool 
for site visitors. Since the glossary is useful in understanding the rest of the website's 
content, links to the glossary appear in a small but noticeable area in the header of the 
website. Other explanatory and background information is presented in the same 
general fashion.  
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Content 

The site's content developed out of the class's decisions about what topics and issues to 
study and what products to cre ate.  

TIF 1-2-3. The website explains basic concepts and background information about TIF in 
order to serve an audience with members who have varying degrees of knowledge 
about TIF. Background information about TIFs includes legal statutes, eligibility 
criteria, explanation of the series of events and processes surrounding TIFs, an outline 
of the actors and politics that may or may not be part of a TIF, and the eligible uses of 
TIF funds. 

How to Leverage TIF. Scholars and students alike felt it was importan t that the site 
include not just explanatory information but also solutions and recommendations. The 
section on òHow to Leverage TIFó presents such components with respect to how 
community leaders can act in order to encourage legislation, political suppor t and 
partnerships that result in the receipt of community benefits and empowerment in 
conjunction with TIFs.  

How Itõs Been Done. Initial conversations about studying and researching TIFs led the 
class toward case studies of individual TIF districts with f ood justice and open space 
outcomes. However, as research progressed it became apparent to students that 
thorough and sufficient case studies could not be produced in the class's timeframe. To 
supplement the study of three TIFs that focus on food access and open space, the class 
elected to also research one TIF district in each scholar's community with the intent of 
producing "TIF profiles" that outline the history, financial details, and community 
involvement surrounding each district.  

The resulting "case examples" and "TIF profiles" occupy one major section of the 
website and serve as a place for site visitors to understand individual districts and 
accumulate knowledge of the entire TIF process. 

Resources. The resource section of the site, which occupies a fourth tab, serves to provide 
a list of website addresses and contact information for programs, information, and tools 
that site visitors, especially those engaged in community-based organizations, can use 
to leverage TIF districts, encourage or discourage the use of economic development 
tools in their own communities, and empower the public.  

Build Your Own Fact Sheet. Scholars expressed interest in giving site users a tool to apply 
the class's research methods so as to create their own profiles of TIF districts. This tool, a 
"How -to Guide," developed into a collection of the resources and explanation of the 
methods that students used to research the TIFs and compile information. 
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Sharing/Training/Outreach  

Getting research results and key findings out into the communities primarily involved 
in the Community Scholars program is an integral part of fostering a network of local 
TIF advocacy and awareness. Scholars identified the different methods of outreach that 
were most appropriate to their communities and d eveloped outreach meetings 
designed to most effectively community these findings.  

Certain Scholars expressed interest in a general overview of research and key findings, 
while others expressed interest in a more formal training session of how to use the 
Build Your Own Fact Sheet and conduct a TIF profile. The audiences had exposure to 
TIF and a basic understanding of how it functioned within a particular district. In all 
instances, Scholars opted for a smaller outreach meeting that would facilitate a more in-
depth conversation of TIF. 

Two presentations were planned; one completed with ENLACE and another planned 
with ONE.  

ENLACE : On July 14th, 2010 a meeting was held with interested staff at ENLACE and 
community leaders that work with ENLACE interested in T IF.  The meeting was very 
informal, and there was a mixture of knowledge  levels regarding TIFs.  Everyone had 
heard of the term and was either interested in learning more about TIFs in a general 
way, or specifically interested in how to approach the city t o leverage TIFs.  One 
woman was in process of creating a skate park for Little Village and was having 
troubles raising enough funds.  She understood that parks increase quality of life for 
residents and have been shown to increase property value and she wanted to know 
how to get the city to allocate TIF resources from the area into the skate park.  Most of 
the funds from the Little Village Neighborhood TIF has been put into a small business 
improvement fund (SBIF) and so would not be eligible for parks.   I deas were discussed 
on approaching the local businesses for clauses in their SBIF agreements, or simply an 
agreement to donate money to the park if they received TIF funds for façade 
improvements.  

ONE: A training seminar has been planned for Tuesday, Augus t 3rd with key members 
of ONE. Organization of the North East actively campaigns around TIFs, most 
recognizably around the Wilson Yard TIF. After collaborating with Cory Muldoon, the 
organizer who participated in Community Scholars, a presentation and trai ning session 
of how to use the website has been planned.   A brief overview of some of the key facts 
from the case studies and research, particularly the grocery store and the 87th and 
Cottage Grove TIF will be presented.  Most of the time will be spent go ing over the 
content of the website and then an in-depth look at how the TIF profiles were created.  
We will take them through, step by step, what documents need to be accessed and what 
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information within those documents should be noted to create other TIF  profiles.   
There will be an exchange of information as well: ONE staff will educate community 
scholar students on the most current updates with the Sweet Home Chicago coalition.   
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IV. Conclusion 

Community Leaders as Urban Planners 

Lack of transparency and accountability in TIF designation and management forces 
many community activists to take the role, informally, of urban planner to plan and 
advocate for the best use of the TIF money. As a result of this, an important question 
arises ð who  is an urban planner? Does one need an urban planning professional degree 
to be a planner, or is work in a community and experience with TIF enough to plan for 
development of a community? Can an engaged citizen without a professional degree be 
a planner?  

Community groups are pushed to take the role of planners when municipal planners do 
not respond adequately to community needs.  Chicagoõs community organizing has 
proven how òcommunity planners,ó or those who work within communities do 
planning but do not have professional degrees, have done an effective job to advocate 
for TIF transparency. For example, the change to the TIF law in 1999 was encouraged, 
amongst others, by a coalition of community organizations that fought for affordable 
housing as an allowed TIF money expense. Also, NCBG for many years gathered and 
analyzed data on TIF and wrote reports to educate the public. NCBG was a community 
organization run by experienced and engaged citizens without professional planning 
degrees. However, when a need for professional knowledge has occurred, community 
organizing and planning has been widely supported by academics. Knowing the 
complexity of Chicago politics, research institutions and academic scholars support 
community groups in the fight for transparenc y and public participation by providing 
data and technical support.  

Planners in this capacity, those engaged and active community leaders and residents, 
have the personal motivation to upkeep what a lot of professionally trained planners 
have studied: lin king city resources with the needs and desires of local residents; to be 
fair based on the bottom line of public need.   Community planners should look to the 
public servants, the consultants, the community organizations and the academics to 
continue learning, networking, educating and demanding their share.   Chicago has a 
strong community planning arena and should continue to look for new ways to link 
with other community planners and create coalitions around major themes.   
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Appendices 
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Appendix A: Wilson Yard Schedule of Expenditures106 

Note: Table spans multiple pages. 

Year  Description  Service  Amount  

2002 Administrative Costs  Administration  $28,389  

2003 Administrative Costs  Administration  $32,068  

Great Realty Advisors  Consulting  $5,400  

2004 Administrative Costs  Administration  $51,475  

S.B. Friedman & Co.  Professional Services  $75,139  

Carnow, Conibear  Professional Services  $60,018  

Shefsky & Froelich  Legal  $16,093  

2005 Administrative Costs  Administration  $62,219  

S.B. Friedman & Co.  Professional Services  $25,351  

Carnow, Conibear & Associates  Professional Services  $49,396  

Shefsky & Froelich  Professional Services  $7,967  

Graef, Anhalt  Professional Services  $7,922  

Broadway Montrose Building LLC ð 
Roberta Whitebloom, Marvin Ganek, et al.  

Acquisition  $2,350,000  

Chicago Transit Authority  Acquisition  $2,650,000  

Khador Ghawi  Tenant Relocation  $122,230  

Beckwith Enterprises  Tenant Relocation  $10,900  

Northwestern/Loyola Students  Tenant Relocation  $5,350  

Abdullhi Warsame  Tenant Relocation  $20,000  

ONYX General Contractors  Tenant Relocation  $5,700  

Fox & Fox Services  Tenant Relocation  $5,400  

St. Augustine's Center  Tenant Relocation  $20,000  

Ester Kwarteng  Tenant Relocation  $58,314  

Jose Lopez  Tenant Relocation  $121,613  

Hee Daj & Young Hee Kim  Tenant Relocation  $20,000  

2006 Administrative Costs  Administration  $92,985  

Carnow, Conibear & Associates  Professional Services  $17,515  

Wilson Yard Development I, LLC  Development  $3,500,000  

Independent Mechanical Ind., Inc.  Public Improvements  $7,568  

Chicago United Industries, Ltd.  Public Improvements  $5,492  

Knight E/A, Inc.  Public Improvements  $8,728  

Soodan & Associates  Public Improvements  $161,310  

Malina Luu  Tenant Relocation  $35,649  

Naresh Kumar  Tenant Relocation  $26,040  

                                                 

106
 Wilson Yards economic disclosure statement. (2003, June 23). Retrieved from 

http://cityofchicago.org/content/dam/city/depts/dcd/tif/T_110_WilsonYardEDS.pdf on May 19, 2010. 10. 

http://cityofchicago.org/content/dam/city/depts/dcd/tif/T_110_WilsonYardEDS.pdf
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Year  Description  Service  Amount  

2007 Administrative Costs  Administration  $94,208  

HNTB Corp.  Professional Services  $6,918  

Wilson Yard Development I, LLC  Development  $1,000,000  

Uptown Preservation Apartments  Development  $557,273  

Knight E/A, Inc.  Public Improvements  $19,871  

Soodan & Associates  Public Improvements  $88,322  

Wilbur Smith & Associates  Public Improvements  $30,846  

Uptown United  Job Training  $58,531  

Paul Collurafici  Tenant Relocation  $121,332  

Uptown Peoples Law Center  Tenant Relocation  $41,866  

2008 Administrative Costs  Administration  $92,780  

S.B. Friedman & Co. Professional Service $19,045  

SomerCor 504, Inc. Rehabilitation Program  $67,008  

Chicago Department of Streets & 
Sanitation 

Public Improvement  $25,130  

Uptown United  Job Training $53,927  

Wilson Yard Development I, LLC  Development  $826,671  

*Costs shown here are all vendors, including other municipal funds that were paid in excess of $5,000 
during the reporting year. Source: 46th Ward tabulation of Annual Reports.  
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Appendix B: Organizational Chart of the Department Community 
Development107  

 

                                                 

107
 City of Chicago Department of Community Development. (n.d.). 2010 Organizational Chart. Retrieved from 

http://www.cityofchicago.org/content/dam/city/depts/dcd/general/basicstructure.pdf on April 12th, 2010. 

http://www.cityofchicago.org/content/dam/city/depts/dcd/general/basicstructure.pdf
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Appendix C: Important City Contacts 

Development Finance Division:  

Bill Eager, Deputy Commissioner: (312) 744-9475  
Chip Hastings, Financial Planning Analyst: (312) 744-0765 

Tax Increment Financing Neighborhood Improvement Program (TIF NIP): 

Dionne Baux, Project Manager: (312) 744-0678 

Department of Community Development: 

Robert Wolf, Administrator CDC/Assistant Secretary  (312) 744-2777  
Jessie Chase, Project Coordinator  (312) 744-6956  

Department of Workforce Solutions: 

Rona Jeongco, Director of Workforce: (312) 744-4460 

Neighborhoods Division: 

Neighborhoods North & West  

Mary Bonome, Deputy Commissioner North & West Region (312) 744-9413 
James Horan, Assistant Commissioner West Region (312) 744-8562 
Don Hohenadal, Assistant Commissioner North Region (312) 744-4773 

Neighborhoods South ð Southwest  

Judy Jackson, Deputy Commissioner South and Southwest (312) 744-0602 
WendyWalker  Williams, Asst. Comm. Southwest Region (312) 744-4456 

Central Region  

Robert McKenna, Assistant Commissioner Central Region (312) 744-9463 
 

Community Development Commission: 

Robert Wolf, Administrator CDC/Assistant Secretary (312) 744 -2777 
Jessie Chase, Project Coordinator (312) 744-6956 
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Appendix D: Maps, Tax Increment Financing in Chicago 
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Appendix E: TIF Profiles 

In accordance with the classõs research, complete TIF District Profile Pages, each of 
which is a double-sided 8.5ó by 11ó page, are included as follows:  

79th Street Corridor TIF Profile  

87th Street/Cottage Grove TIF Profile  

Englewood Neighborhood TIF Profile  

Lake Calumet Industrial TIF Profile  

Little Village Industrial TIF P rofile  

Wilson Yard TIF Profile   
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