


FY 2023
Name of Redevelopment Project Area: 

Primary Use of Redevelopment Project Area*:

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

Tax Increment Allocation Redevelopment Act    
Industrial Jobs Recovery Law 

No Yes
For redevelopment projects beginning prior to FY 2022, were there any amendments, to the redevelopment plan, the redevelopment 
project area, or the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]
If yes, please enclose the amendment (labeled Attachment A).                                                                                                     For 
redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions to the redevelopment 
plan, the redevelopment project area, or the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]
If yes, please enclose the amendment, enactment or extension, and a copy of the redevelopment plan (labeled Attachment 
A).

X

Certification of the Chief Executive Officer of the municipality that the municipality has complied with all of the requirements of the 
Act during the preceding fiscal year. [65 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.6-22 (d) (3)]
Please enclose the CEO Certification (labeled Attachment B).

X

Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and 5/11-74.6-22 (d) (4)]
Please enclose the Legal Counsel Opinion (labeled Attachment C).

X

Statement setting forth all activities undertaken in furtherance of the objectives of the redevelopment plan, including any project 
implemented and a description of the redevelopment activities. [65 ILCS 5/11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A 
and B)]
If yes, please enclose the Activities Statement (labled Attachment D).

X

Were any agreements entered into by the municipality with regard to the disposition or redevelopment of any property within the 
redevelopment project area or the area within the State Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (7) (C) and 5/11-74.6-22 (d) 
(7) (C)]
If yes, please enclose the Agreement(s) (labeled Attachment E).

X

Is there additional information on the use of all funds received under this Division and steps taken by the municipality to achieve the 
objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 (d) (7) (D) and 5/11-74.6-22 (d) (7) (D)]
If yes, please enclose the Additional Information (labeled Attachment F).

X

Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have received or are receiving 
payments financed by tax increment revenues produced by the same TIF? [65 ILCS 5/11-74.4-5 (d) (7) (E) and 5/11-74.6-22 (d) (7) 
(E)]
If yes, please enclose the contract(s) or description of the contract(s) (labeled Attachment G).

X

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

X

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

X

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

X

Has a cumulative of $100,000 of TIF revenue been deposited into the special tax allocation fund? 65 ILCS 5/11-74.4-5 (d) (2) and 
5/11-74.6-22 (d) (2)
If yes, please enclose audited financial statements of the special tax allocation fund (labeled Attachment K).

X

Cumulatively, have deposits of incremental taxes revenue equal to or greater than $100,000 been made into the special tax 
allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)]
If yes, the audit report shall contain a letter from the independent certified public accountant indicating compliance or 
noncompliance with the requirements of subsection (q) of Section 11-74.4-3 (labeled Attachment L).

X

A list of all intergovernmental agreements in effect  to which the municipality is a part, and an accounting of any money transferred 
or received by the municipality during that fiscal year pursuant to those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) 
(10)]
If yes, please enclose the list only, not actual agreements (labeled Attachment M).

X

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

X

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

Please utilize the information below to properly label the Attachments. 

X
______

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

Retail/Residential

Town Center - II



FY 2023

Special Tax Allocation Fund Balance at Beginning of Reporting Period 3,507,741$        

SOURCE of Revenue/Cash Receipts:

 Revenue/Cash 
Receipts for 

Current 
Reporting Year 

 Cumulative 
Totals of 

Revenue/Cash 
Receipts for life 

of TIF % of Total
Property Tax Increment 7,491,175$        27,534,232$    49%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 284,790$           518,374$         1%
Land/Building Sale Proceeds 5$                    0%
Bond Proceeds 4,500,000$        19,197,650$    34%
Transfers from Municipal Sources 8,107,850$      14%
Private Sources 1,010,728$      2%
Other (identify source _____________; if multiple other sources, attach 
schedule) 215,487$         0%

All Amount Deposited in Special Tax Allocation Fund 12,275,965$      

Cumulative Total Revenues/Cash Receipts 56,584,326$    100%

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

12,626,752$      

Transfers to Municipal Sources
Distribution of Surplus 1,168,519$        

Total Expenditures/Disbursements 13,795,271$      

Net/Income/Cash Receipts Over/(Under) Cash Disbursements (1,519,307)$       
 

Previous Year Adjustment (Explain Below)
.

FUND BALANCE, END OF REPORTING PERIOD* 1,988,434$        
  * If there is a positive fund balance at the end of the reporting period, you must complete Section 3.3

Previous Year Explanation: 

SECTION 3.1 [65 ILCS 5/11-74.4-5 (d)(5)(a)(b)(d)) and (65 ILCS 5/11-74.6-22 (d) (5)(a)(b)(d)]

Provide an analysis of the special tax allocation fund.

Town Center - II

Name of Redevelopment Project Area: 



FY 2023
Name of Redevelopment Project Area: 

Amounts Reporting Fiscal Year

Salaries                             37,422 

TIF Projections and Project Analysis (Ryan, LLC)                               1,300 

Wheeling Town Center Assessment (Kimley-Horn & Associates)                               4,200 

42,922$                               
2. Annual administrative cost.

Legal Services (Ice Miller, LLP)                               6,500 

Legal Services (Klein Thorpe & Jenkins, LTD)                             14,594 

Registrar and Paying Agent Fees - WTC TIF Notes (Amalgamated Bank)                               2,800 

23,894$                               
3. Cost of marketing sites.

Business Recruitment Subscriptions                             12,556 

12,556$                               

Northgate and Dundee Storm Sewer Engineering (Gewalt Hamilton Assoc)                             43,955 

Wheeling Road Phase 2 Design (Ciorba Group, Inc)                               7,041 

Buffalo Creek Streambank Stabilization Project (Hampton Lenzini and Renwick, Inc)                           154,922 

Dundee Water Main Design (Engineering Enterprises, Inc)                             10,837 

216,755$                             

Restaurant Grant Program (MP Kitchen and Bar)                             27,400 

Event Sponshorship Grant (WTC, LLC)                             10,000 

37,400$                               

Northgate and Dundee Storm Sewer Project (Ganziano Sewer and Water, Inc)                           233,240 

233,240$                             

4. Property assembly cost and site preparation costs.

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

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

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

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

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

PAGE 1
ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND 

Town Center - II



-$                                         

ICSC Conferences                                  979 

Bisnow Shopping Trends Event                                    44 

Restaurant Business Alliance Event                                    12 

Greater Chicagoland Economic Partnership 2024 Event Meeting                                    10 

Land Economics Society Holiday Party                                    11 

Economic Development Professional Luncheons                                      9 

1,065$                                 

TIF Note Issuance (Uptown 500 Note A)                        4,500,000 

4,500,000$                          

-$                                         

TIF Act Reimbursement (Township High School District 214)                             86,476 

86,476$                               

TIF Act Reimbursement (Indian Trails Public Library)                             28,368 

28,368$                               

10. Capital costs.

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

8. Cost of job training and retraining projects.

9. Financing costs.

PAGE 2
SECTION 3.2 A 

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

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



-$                                         

-$                                         

-$                                         

Northgate Crossing TIF Incentive (Amalgamated Bank)                        3,791,738 

WTC Development TIF Incentive (Amalgamated Bank)                        1,216,258 

Uptown 500 TIF Incentive (Amalgamated Bank)                        1,648,081 

6,656,078$                          

-$                                         

TIF Reimbursement (Uptown 500, LLC)                           788,000 

788,000$                             

12,626,752$                    

17. Cost of day care services.

TOTAL ITEMIZED EXPENDITURES

13. Relocation costs. 

14. Payments in lieu of taxes.

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

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

SECTION 3.2 A 
PAGE 3

18. Other.  



FY 2023

Name Service Amount

Gewalt Hamilton Assoc Design Northgate/Dundee Rd Strmswr 43,955                                 

Hampton Lenzini and Renwick, Inc Design Streambank Stabilization 154,921.50$                        

Klein Thorpe & Jenkins, LTD Legal Services 14,594.00$                          

Engineering Enterprises, Inc Dundee Water Main Design 10,837.38$                          

Ganziano Sewer and Water, Inc Northgate/Dundee Rd Strmswr Const 209,915.55$                        

Township High School District 214 TIF Act Reimbursement 86,475.76$                          

Indian Trails Public Library TIF Act Reimbursement 28,367.66$                          

Uptown 500, LLC TIF Reimbursement 788,000.00$                        

MP Kitchen and Bar Restaurant Grant Program 27,400.00$                          

WTC, LLC Event Sponsorship Grant 10,000.00$                          

Amalgamated Bank TIF Incentives 6,656,078.07$                     

Cook County Treasurer TIF Surplus Distribution 1,168,519.00$                     

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

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

Town Center - II

Name of Redevelopment Project Area: 



FY 2023

FUND BALANCE BY SOURCE 1,988,434$                              

1. Description of Debt Obligations  Amount of Original Issuance Amount Designated
2016 TIF Note Issuance - Northgate Crossing 6,500,000$                              -$                                             
2020 TIF Note Issuance - Wheeling Town Center 8,197,650$                              -$                                             
2023 TIF Note Issuance - Uptown 500 Note A 4,500,000$                              2,911,864$                              

Total Amount Designated for Obligations 19,197,650$                            2,911,864$                              

2. Description of Project Costs to be Paid  Amount of Original Issuance Amount Designated
Administration 391,256$                                 
Restaurant and Retail Build-Out Incentives 1,000,000$                              
Streambank Stabilization 2,150,000$                              
Wheeling Road Reconstruction 2,500,000$                              
Watermain Replacement Program 1,952,500$                              

Total Amount Designated for Project Costs 7,993,756$                              

TOTAL AMOUNT DESIGNATED 10,905,620$                            

SURPLUS/(DEFICIT) (8,917,186)$                             

SECTION 3.3 [65 ILCS 5/11-74.4-5 (d) (5d) 65 ILCS 5/11-74.6-22 (d) (5d]

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

Town Center - II

Name of Redevelopment Project Area: 



FY 2023

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

Property (1):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (2):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (3):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

Property (4):
Street address:
Approximate size or description of property:
Purchase price:
Seller of property:

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

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

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

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

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

Town Center - II

Name of Redevelopment Project Area: 



X

12

2

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

Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) 254,992,946$             -$                                       -$                                

Public Investment Undertaken 24,952,462$               -$                                       -$                                

Ratio of Private/Public Investment 10 16/73 0

Project 1 Name:   Dundee Road Lighting

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 366,948$                    

Ratio of Private/Public Investment 0 0

Project 2 Name:  Façade Program

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 195,812$                    

Ratio of Private/Public Investment 0 0

Project 3 Name:  Northgate Crossing

Private Investment Undertaken (See Instructions) 43,430,000$               

Public Investment Undertaken 6,911,446$                 

Ratio of Private/Public Investment 6 21/74 0

Project 4 Name: Wheeling Town Center

Private Investment Undertaken (See Instructions) 111,062,946$             

Public Investment Undertaken 10,440,029$               

Ratio of Private/Public Investment 10 30/47 0

Project 5 Name: Reconstruct Wolf Road

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 247,507$                    

Ratio of Private/Public Investment 0 0

Project 6 Name: Collins Fireplace Demolition

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 133,895$                    

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

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

PAGE 1

FY 2023

Town Center - II

Name of Redevelopment Project Area: 

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

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

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

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

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

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



Ratio of Private/Public Investment 0 0



Project 7 Name: The Whitley

Private Investment Undertaken (See Instructions) 10,500,000$               

Public Investment Undertaken 1,120,000$                 

Ratio of Private/Public Investment 9 3/8 0

Project 8 Name: Dundee Road sewer and watermain

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 2,007,015$                 

Ratio of Private/Public Investment 0 0

Project 9 Name: Wheeling Park District

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 1,800,000$                 

Ratio of Private/Public Investment 0 0

Project 10 Name: Uptown 500

Private Investment Undertaken (See Instructions) 90,000,000$               

Public Investment Undertaken 534,776$                    

Ratio of Private/Public Investment 168 28/95 0

Project 11 Name: Evangers

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 305,370$                    

Ratio of Private/Public Investment 0 0

Project 12 Name: Campus Intersection

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 585,023$                    

Ratio of Private/Public Investment 0 0

Project 13 Name: Wheeling Road

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 7,041$                        

Ratio of Private/Public Investment 0 0

Project 14 Name: Buffalo Creek Streambank Stabalization

Private Investment Undertaken (See Instructions)

Public Investment Undertaken 297,600$                    

Ratio of Private/Public Investment 0 0

Project 15 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

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



Project 16 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 17 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 18 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 19 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 20 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 21 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 22 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 23 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 24 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 25 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken
Ratio of Private/Public Investment 0 0

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



FY 2023

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

Not Available

-$                                            

Temporary Permanent Temporary Permanent

Stated Rate of Return

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

Project Name

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

Project Name

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

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

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

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

Town Center - II

Name of Redevelopment Project Area: 

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

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

Project Name

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



FY 2023

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

Town Center - II

Name of Redevelopment Project Area: 

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

South of Dundee Road to Jeffery Avenue, West of Dundee Road to Elmhurst Road, North to William

Enclosed

Map of District

Legal description of redevelopment project area

Optional Documents



FY 2023

Base EAV

36,124,041$                                                   

79,526$                                                          

148,256$                                                        

251,405$                                                        

495,434$                                                        

8,658$                                                            

43,825$                                                          

39,977$                                                          

48,528$                                                          

46,069$                                                          

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

Town Center - II

Name of Redevelopment Project Area: 

Year of Designation

2014

Reporting Fiscal Year EAV

105852906

962$                                                               

748$                                                               

1,283$                                                            

3,848$                                                            

Harper College Dist 512

Forest Preserve District

Town of Wheeling

Road and Bridge Wheeling

Wheeling General Assistance

NW Mosquito Abatement

Cook County

Indian Trails Public Library District

Water Reclamation District

HS District 214

Village of Wheeling

Wheeling Park District

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

Overlapping Taxing District
Surplus Distributed from redevelopment 

project area to overlapping districts

Wheeling District 21

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

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







Please note this statement is also intended to provide the additional information on the use of 
all funds received under this Division and steps taken by the Village to achieve the objectives 
of the redevelopment plan. 

ATTACHMENT D/F 
 
 

Village of Wheeling, IL 
Town Center-II Redevelopment Area 

 
Annual Comptroller’s Report 

 
Statement Regarding Activities Undertaken in Furtherance of the Objectives of the Plan 
 
REVA Development was paid a TIF Incentive of $3,791,738 for the Northgate Crossing 
project.  This was the final payment towards the incentive. 
 
WTC, LLC was paid a TIF incentive of $1,216,258 for the Town Center project.  This was the 
final payment towards the incentive.   
 
One TIF Note was issued to Uptown 500 in the amount of $4,500,000.  The note is payable 
from 85% of the net incremental property taxes that the development generates.   
 
Uptown 500, LLC was paid a TIF incentive of $1,648,081 for the Uptown 500 project. 
 
Uptown 500, LLC was also paid a TIF incentive of $788,000 to cover the cost of roadway 
improvements.   
 
Ryan, LLC was paid $1,300 to perform TIF feasibility projections and project analysis related 
to the London Crossing mixed-use development.  
 
Kimley-Horn & Associates were paid $4,200 to provide planning and design services to 
identify aesthetic and operational improvements at Wheeling Town Center.  
 
Ciorba Group, Inc. was paid $7,041 for Wheeling Road Phase 2 design.   
 
Engineering Enterprises, Inc. was paid $10,837 for Dundee Road watermain design.  
 
Gewalt Hamilton Associates, Inc. was paid $43,955 to explore the feasibility of collecting 
stormwater runoff from Northgate Parkway and Dundee Road in order to meet requirements 
set forth by the Metropolitan Water Reclamation District.     
 
Ganziano Sewer and Water, Inc. was paid $209,916 for storm sewer construction at Northgate 
and Dundee Road.   
 
Hampton Lenzini and Renwick, Inc. were paid $154,922 for survey and land services, design 
engineering, permitting, and additional services related to reducing sediment caused by 
erosion of the streambank, to prevent loss of vegetation and to improve water quality. 
 



Please note this statement is also intended to provide the additional information on the use of 
all funds received under this Division and steps taken by the Village to achieve the objectives 
of the redevelopment plan. 

A retail build-out grant in the amount of $27,400, and an event sponsorship grant of $10,000 
were provided to MP Kitchen and Bar and WTC LLC, respectively.  

Indian Trails Public Library District received $28,368 as a reimbursement for residents of the 
Northgate Crossing and Wheeling Town Center apartments who have received library cards. 

Township High School District 214 received $86,476 as a reimbursement for residents of the 
Northgate Crossing and Wheeling Town Center apartments who have children in the school 
district. 

Additional expenditures were incurred for legal fees, paying agent fees, business recruitment 
subscriptions, training and salaries associated with the development of the Town Center Area.   



Attachment E
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Local Public Agency 
Engineering Services Agreement 

BLR 05530 (Rev. 07/08/22)Page 1 of 14Completed08/17/23

Using Federal Funds? Yes No

Agreement For

MFT PE
Agreement Type

Original 

LOCAL PUBLIC AGENCY
Local Public Agency

Wheeling
County

Cook
Section Number

21-00090-00-PV
Job Number

Project Number Contact Name
Dan Kaup

Phone Number
(847) 279-6901

Email 
dkaup@wheelingil.gov

SECTION PROVISIONS
Local Street/Road Name

Wheeling Road
Length

2.08 miles
Key Route

FAU 2682
Add Location

Structure Number

Remove Location

Location Termini
Palatine Road to Dundee Road (IL Route 68)

Project Description
Roadway reconstruction and rehabilitation; sidewalk and multi-use path construction; safety enhancements at 
two pedestrian mid-block crossings; traffic signal modernization; roadway lighting; culvert replacement; drainage  
improvements. 

Engineering Funding

Anticipated Construction Funding

MFT/TBP State Other

OtherStateMFT/TBPFederal

AGREEMENT FOR
Phase II - Design Engineering Phase I - Preliminary Engineering

CONSULTANT
Prime Consultant (Firm) Name
Ciorba Group, Inc.

Contact Name
Duane O'Laughlin

Phone Number
(773) 775-4009

Address

8725 W. Higgins Road, Suite 600
City

Chicago
State

IL
Zip Code

60631

Email 
dolaughlin@ciorba.com

THIS AGREEMENT IS MADE between the above Local Public Agency (LPA) and Consultant (ENGINEER) and covers certain 
professional engineering services in connection with the improvement of the above SECTION. Project funding allotted to the LPA by the 
State of Illinois under the general supervision of the State Department of Transportation, hereinafter called the "DEPARTMENT," will be 
used entirely or in part to finance ENGINEERING services as described under AGREEMENT PROVISIONS. 
 
Since the services contemplated under the AGREEMENT are professional in nature, it is understood that the ENGINEER, acting as an 
individual, partnership, firm or legal entity, qualifies for professional status and will be governed by professional ethics in its relationship to 
the LPA and the DEPARTMENT. The LPA acknowledges the professional and ethical status of the ENGINEER by entering into an 
AGREEMENT on the basis of its qualifications and experience and determining its compensation by mutually satisfactory negotiations. 
 
WHEREVER IN THIS AGREEMENT or attached exhibits the following terms are used, they shall be interpreted to mean: 
 
Regional Engineer   Deputy Director, Office of Highways Project Implementation, Regional Engineer, Department of 

Transportation 
Resident Construction Supervisor Authorized representative of the LPA in immediate charge of the engineering details of the 

construction PROJECT 
In Responsible Charge  A full time LPA employee authorized to administer inherently governmental PROJECT activities  
Contractor    Company or Companies to which the construction contract was awarded
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AGREEMENT EXHIBITS
The following EXHIBITS are attached hereto and made a part of hereof this AGREEMENT:

EXHIBIT A: Scope of Services

EXHIBIT B: Project Schedule
EXHIBIT C: Qualification Based Selection (QBS) Checklist
EXHIBIT D: Cost Estimate of Consultant Services (BLR 05513 or BLR 05514 )
EXHIBIT : Direct Costs Check Sheet (attach BDE 436 when using Lump Sum on Specific Rate Compensation)

I. THE ENGINEER AGREES, 
    1. To perform or be responsible for the performance of the Scope of Services presented in EXHIBIT A for the LPA in connection 

with the proposed improvements herein before described.  
    2. The Classifications of the employees used in the work shall be consistent with the employee classifications and estimated staff 

hours. If higher-salaried personnel of the firm, including the Principal Engineer, perform services that are to be performed by 
lesser-salaried personnel, the wage rate billed for such services shall be commensurate with the payroll rate for the work 
performed. 

    3. That the ENGINEER shall be responsible for the accuracy of the work and shall promptly make necessary revisions or 
corrections required as a result of the ENGINEER'S error, omissions or negligent acts without additional compensation. 
Acceptance of work by the LPA or DEPARTMENT will not relieve the ENGINEER of the responsibility to make subsequent 
correction of any such errors or omissions or the responsibility for clarifying ambiguities.  

    4. That the ENGINEER will comply with applicable Federal laws and regulations, State of Illinois Statutes, and the local laws or 
ordinances of the LPA.  

    5. To pay its subconsultants for satisfactory performance no later than 30 days from receipt of each payment from the LPA. 
    6. To invoice the LPA, The ENGINEER shall submit all invoices to the LPA within three months of the completion of the work called 

for in the AGREEMENT or any subsequent Amendment or Supplement. 
    7. The ENGINEER or subconsultant shall not discriminate on the basis of race, color, national origin or sex in the performance of 

this AGREEMENT. The ENGINEER shall carry out applicable requirements of 49 CFR part 26 in the administration of US 
Department of Transportation (US DOT) assisted contract. Failure by the Engineer to carry out these requirements is a material 
breach of this AGREEMENT, which may result in the termination of this AGREEMENT or such other remedy as the LPA deems 
appropriate. 

    8. That none of the services to be furnished by the ENGINEER shall be sublet, assigned or transferred to any other party or parties 
without written consent of the LPA. The consent to sublet, assign or otherwise transfer any portion of the services to be furnished 
by the ENGINEER shall be construed to relieve the ENGINEER of any responsibility for the fulfillment of this AGREEMENT.  

    9. For Preliminary Engineering Contracts: 
  (a) To attend meetings and visit the site of the proposed improvement when requested to do so by representatives of the 

LPA or the DEPARTMENT, as defined in Exhibit A (Scope of Services). 
  (b) That all plans and other documents furnished by the ENGINEER pursuant to the AGREEMENT will be endorsed by 

the ENGINEER and affixed the ENGINEER's professional seal when such seal is required by law. Such 
endorsements must be made by a person, duly licensed or registered in the appropriate category by the Department 
of Professional Regulation of the State of Illinois. It will be the ENGINEER's responsibility to affix the proper seal as 
required by the Bureau of Local Roads and Streets manual published by the DEPARTMENT.  

  (c) That the ENGINEER is qualified technically and is thoroughly conversant with the design standards and policies 
applicable for the PROJECT; and that the ENGINEER has sufficient properly trained, organized and experienced 
personnel to perform the services enumerated in Exhibit A (Scope of Services). 

   10. That the engineering services shall include all equipment, instruments, supplies, transportation and personnel required to perform 
the duties of the ENGINEER in connection with this AGREEMENT (See DIRECT COST tab in BLR 05513 or BLR 05514).

II. THE LPA AGREES,
    1. To certify by execution of this AGREEMENT that the selection of the ENGINEER was performed in accordance with the 

Professional Services Selection Act (50 ILCS 510) (Exhibit C). 
    2. To furnish the ENGINEER all presently available survey data, plans, specifications, and project information.  
    3. To pay the ENGINEER: 
  (a) For progressive payments - Upon receipt of monthly invoices from the ENGINEER and the approval thereof by the 

LPA, monthly payments for the work performed shall be due and payable to the ENGINEER, such payments to be 
equal to the value of the partially completed work minus all previous partial payments made to the ENGINEER. 

  (b) Final payment - Upon approval of the work by the LPA but not later than 60 days after the work is completed and 
reports have been made and accepted by the LPA and DEPARTMENT a sum of money equal to the basic fee as 
determined in this AGREEMENT less the total of the amount of partial payments previously paid to the ENGINEER
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       shall be due and payable to the ENGINEER. 
  (c) For Non-Federal County Projects - (605 ILCS 5/5-409) 
      (1) For progressive payments - Upon receipt of monthly invoices from the ENGINEER and the approval thereof 

by the LPA, monthly payments for the work performed shall be due and payable to the ENGINEER. Such 
payments to be equal to the value of the partially completed work in all previous partial payments made to 
the ENGINEER.  

      (2) Final payment - Upon approval of the work by the LPA but not later than 60 days after the work is 
completed and reports have been made and accepted by the LPA and STATE, a sum of money equal to 
the basic fee as determined in the AGREEMENT less the total of the amount of partial payments previously 
paid to the ENGINEER shall be due and payable to the ENGINEER.  

    4. To pay the ENGINEER as compensation for all services rendered in accordance with the AGREEMENT on the basis of the 
following compensation method as discussed in 5-5.10 of the BLR Manual.  

     Method of Compensation: 

Percent

Lump Sum

Specific Rate

Cost plus Fixed Fee: Fixed

 Total Compensation = DL + DC + OH + FF 
       Where: 
  DL is the total Direct Labor, 
  DC is the total Direct Cost, 
  OH is the firm's overhead rate applied to their DL and  
  FF is the Fixed Fee.  
   Where FF = ( 0.33 + R) DL + %SubDL, where R is the advertised Complexity Factor and %SubDL is 10% profit 

allowed on the direct labor of the subconsultants.  
  The Fixed Fee cannot exceed 15% of the DL + OH. 
    5. The recipient shall not discriminate on the basis of race, color, national original or sex in the award and performance of any US 

DOT-assisted contract or in the administration of its DBE program or the requirements of 49 CFR part 26. The recipient shall take 
all necessary and reasonable steps under 49 CFR part 26 to ensure nondiscrimination in the award and administration of US 
DOT-assisted contracts. The recipient's DBE program, as required by 49 CFR part 26 and as approved by US DOT, is 
incorporated by reference in this agreement. Implementation of this program is a legal obligation and failure to carry out its terms 
shall be treated as violation of this AGREEMENT. Upon notification to the recipient of its failure to carry out its approved program, 
the Department may impose sanctions as provided for under part 26 and may, in appropriate cases, refer the matter for 
enforcement under 18 U.S.C. 1001 and/or the Program Fraud Civil Remedies Act of 1986 (31 U.S.C 3801 et seq.).

III. IT IS MUTUALLY AGREED, 
    1. To maintain, for a minimum of 3 years after the completion of the contract, adequate books, records and supporting documents to 

verify the amount, recipients and uses of all disbursements of funds passing in conjunction with the contract; the contract and all 
books, records and supporting documents related to the contract shall be available for review and audit by the Auditor General, 
and the DEPARTMENT; the Federal Highways Administration (FHWA) or any authorized representative of the federal 
government, and to provide full access to all relevant materials. Failure to maintain the books, records and supporting documents 
required by this section shall establish a presumption in favor of the DEPARTMENT for the recovery of any funds paid by the 
DEPARTMENT under the contract for which adequate books, records and supporting documentation are not available to support 
their purported disbursement.  

    2. That the ENGINEER shall be responsible for any all damages to property or persons out of an error, omission and/or negligent 
act in the prosecution of the ENGINEER's work and shall indemnify and save harmless the LPA, the DEPARTMENT, and their 
officers, agents and employees from all suits, claims, actions or damages liabilities, costs or damages of any nature whatsoever 
resulting there from. These indemnities shall not be limited by the listing of any insurance policy.   

 The LPA will notify the ENGINEER of any error or omission believed by the LPA to be caused by the negligence of the 
ENGINEER as soon as practicable after the discovery. The LPA reserves the right to take immediate action to remedy any error 
or omission if notification is not successful; if the ENGINEER fails to reply to a notification; or if the conditions created by the error 
or omission are in need of urgent correction to avoid accumulation of additional construction costs or damages to property and 
reasonable notice is not practicable.  

    3. This AGREEMENT may be terminated by the LPA upon giving notice in writing to the ENGINEER at the ENGINEER's last known 
post office address. Upon such termination, the ENGINEER shall cause to be delivered to the LPA all drawings, plats, surveys, 
reports, permits, agreements, soils and foundation analysis, provisions, specifications, partial and completed estimates and data, 
if any from soil survey and subsurface investigation with the understanding that all such materials becomes the property of the 
LPA. The LPA will be responsible for reimbursement of all eligible expenses incurred under the terms of this AGREEMENT up to 
the date of the written notice of termination. 
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    4.  In the event that the DEPARTMENT stops payment to the LPA, the LPA may suspend work on the project. If this agreement is 
suspended by the LPA for more than thirty (30) calendar days, consecutive or in aggregate, over the term of this AGREEMENT, 
the ENGINEER shall be compensated for all services performed and reimbursable expenses incurred prior to receipt of notice of 
suspension. In addition, upon the resumption of services the LPA shall compensate the ENGINEER, for expenses incurred as a 
result of the suspension and resumption of its services, and the ENGINEER's schedule and fees for the remainder of the project 
shall be equitably adjusted. 

    5. This AGREEMENT shall continue as an open contract and the obligations created herein shall remain in full force and effect until 
the completion of construction of any phase of professional services performed by others based upon the service provided 
herein. All obligations of the ENGINEER accepted under this AGREEMENT shall cease if construction or subsequent 
professional services are not commenced within 5 years after final payment by the LPA.  

    6. That the ENGINEER shall be responsible for any and all damages to property or persons arising out of an error, omission and/or 
negligent act in the prosecution of the ENGINEER's work and shall indemnify and have harmless the LPA, the DEPARTMENT, 
and their officers, employees from all suits, claims, actions or damages liabilities, costs or damages of any nature whatsoever 
resulting there from. These indemnities shall not be limited by the listing of any insurance policy.  

    7. The ENGINEER and LPA certify that their respective firm or agency: 
  (a) has not employed or retained for commission, percentage, brokerage, contingent fee or other considerations, any 

firm or person (other than a bona fide employee working solely for the LPA or the ENGINEER) to solicit or secure 
this AGREEMENT,  

  (b) has not agreed, as an express or implied condition for obtaining this AGREEMENT, to employ or retain the services 
of any firm or person in connection with carrying out the AGREEMENT or 

  (c) has not paid, or agreed to pay any firm, organization or person (other than a bona fide employee working solely for 
the LPA or the ENGINEER) any fee, contribution, donation or consideration of any kind for, or in connection with, 
procuring or carrying out the AGREEMENT.  

  (d) that neither the ENGINEER nor the LPA is/are not presently debarred, suspended, proposed for debarment, 
declared ineligible or voluntarily excluded from covered transactions by any Federal department or agency, 

  (e) has not within a three-year period preceding the AGREEMENT been convicted of or had a civil judgment rendered 
against them for commission of fraud or criminal offense in connection with obtaining, attempting to obtain or 
performing a public (Federal, State or local) transaction; violation of Federal or State antitrust statutes or commission 
of embezzlement, theft, forgery, bribery, falsification or destruction of records, making false statements or receiving 
stolen property. 

  (f)  are not presently indicated for or otherwise criminally or civilly charged by a government entity (Federal, State, or 
local) with commission of any of the offenses enumerated in paragraph and 

  (g) has not within a three-year period preceding this AGREEMENT had one or more public transaction (Federal, State, 
local) terminated for cause or default.  

 Where the ENGINEER or LPA is unable to certify to any of the above statements in this clarification, an explanation shall be 
attached to this AGREEMENT. 

    8. In the event of delays due to unforeseeable causes beyond the control of and without fault or negligence of the ENGINEER no 
claim for damages shall be made by either party. Termination of the AGREEMENT or adjustment of the fee for the remaining 
services may be requested by either party if the overall delay from the unforeseen causes prevents completion of the work within 
six months after the specified completion date. Examples of unforeseen causes included but are not limited to: acts of God or a 
public enemy; acts of the LPA, DEPARTMENT, or other approving party not resulting from the ENGINEER's unacceptable 
services; fire; strikes; and floods.  

 If delays occur due to any cause preventing compliance with the PROJECT SCHEDULE, the ENGINEER shall apply in writing to 
the LPA for an extension of time. If approved, the PROJECT SCHEDULE shall be revised accordingly.  

    9. This certification is required by the Drug Free Workplace Act (30 ILCS 580). The Drug Free Workplace Act requires that no 
grantee or contractor shall receive a grant or be considered for the purpose of being awarded a contract for the procurement of 
any property or service from the DEPARTMENT unless that grantee or contractor will provide a drug free workplace. False 
certification or violation of the certification may result in sanctions including, but not limited to suspension of contract on grant 
payments, termination of a contract or grant and debarment of the contracting or grant opportunities with the DEPARTMENT for 
at least one (1) year but not more than (5) years.  

 For the purpose of this certification, "grantee" or "Contractor" means a corporation, partnership or an entity with twenty-five (25) 
or more employees at the time of issuing the grant or a department, division or other unit thereof, directly responsible for the 
specific performance under contract or grant of $5,000 or more from the DEPARTMENT, as defined the Act.  

 The contractor/grantee certifies and agrees that it will provide a drug free workplace by:  
  (a) Publishing a statement: 
   (1) Notifying employees that the unlawful manufacture, distribution, dispensing, possession or use of a 

controlled substance, including cannabis, is prohibited in the grantee's or contractor's workplace.  
   (2) Specifying actions that will be taken against employees for violations of such prohibition. 
   (3) Notifying the employee that, as a condition of employment on such contract or grant, the employee will: 
    (a) abide by the terms of the statement; and  
    (b) notify the employer of any criminal drug statute conviction for a violation occurring in the workplace 

no later than (5) days after such conviction. 
  (b) Establishing a drug free awareness program to inform employees about:  
   (1) The dangers of drug abuse in the workplace;
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   (2) The grantee's or contractor's policy to maintain a drug free workplace; 
   (3) Any available drug counseling, rehabilitation and employee assistance program; and 
   (4) The penalties that may be imposed upon an employee for drug violations. 
  (c) Providing a copy of the statement required by subparagraph (a) to each employee engaged in the performance of the 

contract or grant and to post the statement in a prominent place in the workplace.  
  (d) Notifying the contracting, or granting agency within ten (10) days after receiving notice under part (b) of paragraph 

(3) of subsection (a) above from an employee or otherwise, receiving actual notice of such conviction.  
  (e) Imposing a sanction on, or requiring the satisfactory participation in a drug abuse assistance or rehabilitation 

program.  
  (f) Assisting employees in selecting a course of action in the event drug counseling, treatment and rehabilitation is 

required and indicating that a trained referral team is in place.  
 Making a good faith effort to continue to maintain a drug free workplace through implementation of the Drug Free Workplace Act, 

the ENGINEER, LPA and the Department agree to meet the PROJECT SCHEDULE outlined in EXHIBIT B. Time is of the 
essence on this project and the ENGINEER's ability to meet the PROJECT SCHEDULE will be a factor in the LPA selecting the 
ENGINEER for future projects. The ENGINEER will submit progress reports with each invoice showing work that was completed 
during the last reporting period and work they expect to accomplish during the following period.  

   10. Due to the physical location of the project, certain work classifications may be subject to the Prevailing Wage Act (820 ILCS 
130/0.01 et seq.). 

   11. For Preliminary Engineering Contracts: 
  (a) That tracing, plans, specifications, estimates, maps and other documents prepared by the ENGINEER in accordance 

with this AGREEMENT shall be delivered to and become the property of the LPA and that basic survey notes, 
sketches, charts, CADD files, related electronic files, and other data prepared or obtained in accordance with this 
AGREEMENT shall be made available, upon request to the LPA or to the DEPARTMENT, without restriction or 
limitation as to their use. Any re-use of these documents without the ENGINEER involvement shall be at the LPA's 
sole risk and will not impose liability upon the ENGINEER.  

  (b) That all reports, plans, estimates and special provisions furnished by the ENGINEER shall conform to the current 
Standard Specifications for Road and Bridge Construction, Bureau of Local Roads and Streets Manual or any other 
applicable requirements  of the DEPARTMENT, it being understood that all such furnished documents shall be 
approved by the LPA and the DEPARTMENT before final acceptance. During the performance of the engineering 
services herein provided for, the ENGINEER shall be responsible for any loss or damage to the documents herein 
enumerated while they are in the ENGINEER's possession and any such loss or damage shall be restored at the 
ENGINEER's expense. 

AGREEMENT SUMMARY
Prime Consultant (Firm) Name TIN/FEIN/SS Number Agreement Amount

Ciorba Group, Inc. 36-2525351  $589,234.00 

Subconsultants TIN/FEIN/SS Number Agreement Amount

Huff & Huff, Inc. 36-3044842  $56,809.00 
Soil and Material Consultants, Inc. 36-3094075  $15,776.00 

Subconsultant Total  $72,585.00 
Prime Consultant Total  $589,234.00 

Total for all work  $661,819.00 
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Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes

Developer Note Summary

Tax-Exempt Developer Note/Subordiante Note Series
Issued Upon Certificate of Completion

Amortized Through 2033

Net Present Value (6.25%) Incrmental Taxes $11,237,389
(2018 - 2037)

Coverage 1.25

Par Value of Senior Note 8,989,911$  

Capitalized Interest (1-Year) 606,819$  

Reserve Fund (10%) 898,991$  

Closing Costs 269,697$  

Net Proceeds of Sale 7,214,404$  

Subordiante Note $2,247,478

Laube Companies
Developer Note Structure

Table 1

Attachment J



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes

Summary of Cash Flow

TIF Cash Flow Projections - Residential
TIF Cash Flow Projections - 

Retail
Collection Year (See Table 3 for Detail) (See Table 2 for Detail) City Fee (5%) Total Pledged to Notes

2018 -$                                                                        -$                                         -$                                                      
2019 0$                                                                           0$                                            0$                                            0$                                                          
2020 0$                                                                           0$                                            0$                                            0$                                                          
2021 1,103,662$                                                             83,114$                                    59,339$                                    1,127,438$                                            
2022 1,188,950$                                                             89,931$                                    63,944$                                    1,214,937$                                            
2023 1,188,950$                                                             89,931$                                    63,944$                                    1,214,937$                                            
2024 1,188,950$                                                             89,931$                                    63,944$                                    1,214,937$                                            
2025 1,280,795$                                                             97,272$                                    68,903$                                    1,309,163$                                            
2026 1,280,795$                                                             97,272$                                    68,903$                                    1,309,163$                                            
2027 1,280,795$                                                             97,272$                                    68,903$                                    1,309,163$                                            
2028 1,379,702$                                                             105,177$                                  74,244$                                    1,410,635$                                            
2029 1,379,702$                                                             105,177$                                  74,244$                                    1,410,635$                                            
2030 1,379,702$                                                             105,177$                                  74,244$                                    1,410,635$                                            
2031 1,486,214$                                                             113,690$                                  79,995$                                    1,519,909$                                            
2032 1,486,214$                                                             113,690$                                  79,995$                                    1,519,909$                                            
2033 1,486,214$                                                             113,690$                                  79,995$                                    1,519,909$                                            
2034 1,600,916$                                                             122,858$                                  86,189$                                    1,637,586$                                            
2035 1,600,916$                                                             122,858$                                  86,189$                                    1,637,586$                                            
2036 1,600,916$                                                             122,858$                                  86,189$                                    1,637,586$                                            
2037

Total 21,913,395$                                                           1,669,896$                               1,179,165$                               22,404,127$                                          

Net Present Value (8%) $11,027,907.91

Percentage to get to 6.5 million 58.94%

Par Value of Note $6,500,000.00

Net Present Value (6.8%) $12,129,386

Amount Pledged 58.94%

Par Value of Note at 6.8% $7,149,226

Difference in Par Value $649,226

Laube Companies
Summary of Annual Cash Flow

Table 2



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes - Residential

2018 2019 2020 2021

Total Estimated FMV
Residential 0$                                33,217,921$               35,772,067$                        

Total Estimated FMV of the Project 0$                                -$                                 33,217,921$               35,772,067$                        

Commercial Assessment Rate 10% 10% 10% 10%

Estimated Assessed Value of Commercial 0$                                -$                                 3,321,792$                 3,577,207$                          

Equalization Factor 2.8032                         2.8032                              2.8032                        2.8032                                 

Estimated Total EAV of Project Improvements -$                             -$                                 9,311,648$                 10,027,626$                        

Less: Base EAV 46,516$                       46,516$                            46,516$                      46,516$                               

Incremental EAV (46,516)$                      (46,516)$                          9,265,132$                 9,981,110$                          

Property Tax Rate 11.912% 11.912% 11.912% 11.912%

Estimated Incremental Property Taxes (1) -$                             0$                                     0$                               1,103,662$                          

(1) A one-year lag from assessment to collection is assumed.

Laube Companies
TIF Projections Residential

Table 3



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes - Residential

Total Estimated FMV
Residential

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2022 2023 2024 2025

35,772,067$                    35,772,067$                          38,522,604$                          38,522,604$                          

35,772,067$                    35,772,067$                          38,522,604$                          38,522,604$                          

10% 10% 10% 10%

3,577,207$                      3,577,207$                            3,852,260$                            3,852,260$                            

2.8032                             2.8032                                   2.8032                                   2.8032                                   

10,027,626$                    10,027,626$                          10,798,656$                          10,798,656$                          

46,516$                           46,516$                                 46,516$                                 46,516$                                 

9,981,110$                      9,981,110$                            10,752,140$                          10,752,140$                          

11.912% 11.912% 11.912% 11.912%

1,188,950$                      1,188,950$                            1,188,950$                            1,280,795$                            

Laube Companies
TIF Projections Residential

Table 3



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes - Residential

Total Estimated FMV
Residential

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2026 2027 2028 2029

38,522,604$                          41,484,631$                          41,484,631$                          41,484,631$                          

38,522,604$                          41,484,631$                          41,484,631$                          41,484,631$                          

10% 10% 10% 10%

3,852,260$                            4,148,463$                            4,148,463$                            4,148,463$                            

2.8032                                   2.8032                                   2.8032                                   2.8032                                   

10,798,656$                          11,628,972$                          11,628,972$                          11,628,972$                          

46,516$                                 46,516$                                 46,516$                                 46,516$                                 

10,752,140$                          11,582,456$                          11,582,456$                          11,582,456$                          

11.912% 11.912% 11.912% 11.912%

1,280,795$                            1,280,795$                            1,379,702$                            1,379,702$                            

Laube Companies
TIF Projections Residential

Table 3



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes - Residential

Total Estimated FMV
Residential

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2030 2031 2032 2033 2034

44,674,410$           44,674,410$           44,674,410$           48,109,454$           48,109,454$           

44,674,410$           44,674,410$           44,674,410$           48,109,454$           48,109,454$           

10% 10% 10% 10% 10%

4,467,441$             4,467,441$             4,467,441$             4,810,945$             4,810,945$             

2.8032                    2.8032                    2.8032                    2.8032                    2.8032                    

12,523,131$           12,523,131$           12,523,131$           13,486,042$           13,486,042$           

46,516$                  46,516$                  46,516$                  46,516$                  46,516$                  

12,476,615$           12,476,615$           12,476,615$           13,439,526$           13,439,526$           

11.912% 11.912% 11.912% 11.912% 11.912%

1,379,702$             1,486,214$             1,486,214$             1,486,214$             1,600,916$             

Laube Companies
TIF Projections Residential

Table 3



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes - Residential

Total Estimated FMV
Residential

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2035 2036 2037

48,109,454$           51,808,620$           51,808,620$   

48,109,454$           51,808,620$           51,808,620$   

10% 10% 10%

4,810,945$             5,180,862$             5,180,862$     

2.8032                    2.8032                    2.8032            

13,486,042$           14,522,992$           14,522,992$   

46,516$                  46,516$                  46,516$          

13,439,526$           14,476,476$           14,476,476$   

11.912% 11.912% 11.912%

1,600,916$             1,600,916$             1,724,438$     

Laube Companies
TIF Projections Residential

Table 3



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes

2018 2019 2020 2021 2022

Total Estimated FMV
Retail 0$                                1,062,000$                 1,143,658$                          1,143,658$                            

Total Estimated FMV of the Project 0$                                -$                                 1,062,000$                 1,143,658$                          1,143,658$                            

Commercial Assessment Rate 25% 25% 25% 25% 25%

Estimated Assessed Value of Commercial 0$                                -$                                 265,500$                    285,914$                            285,914$                               

Equalization Factor 2.8032                         2.8032                             2.8032                        2.8032                                2.8032                                  

Estimated Total EAV of Project Improvements -$                            -$                                 744,250$                    801,475$                            801,475$                               

Less: Base EAV 46,516$                       46,516$                           46,516$                      46,516$                              46,516$                                 

Incremental EAV (46,516)$                      (46,516)$                          697,734$                    754,959$                            754,959$                               

Property Tax Rate 11.912% 11.912% 11.912% 11.912% 11.912%

Estimated Incremental Property Taxes (1) -$                            0$                                    0$                               83,114$                              89,931$                                 

(1) A one-year lag from assessment to collection is assumed.

Laube Companies
TIF  Projections Retail 

Table 4



Laube Companies
TIF  Projections Retail 

Table 4



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes

Total Estimated FMV
Retail

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2023 2024 2025 2026 2027

1,143,658$                            1,231,594$                            1,231,594$                            1,231,594$                            1,326,292$                            

1,143,658$                            1,231,594$                            1,231,594$                            1,231,594$                            1,326,292$                            

25% 25% 25% 25% 25%

285,914$                               307,899$                               307,899$                               307,899$                               331,573$                               

2.8032                                  2.8032                                  2.8032                                  2.8032                                  2.8032                                  

801,475$                               863,101$                               863,101$                               863,101$                               929,466$                               

46,516$                                 46,516$                                 46,516$                                 46,516$                                 46,516$                                 

754,959$                               816,585$                               816,585$                               816,585$                               882,950$                               

11.912% 11.912% 11.912% 11.912% 11.912%

89,931$                                 89,931$                                 97,272$                                 97,272$                                 97,272$                                 

Laube Companies
TIF  Projections Retail 

Table 4



Laube Companies
TIF  Projections Retail 

Table 4



Wheeling 
Uptown 501
Residential and Retail
Incremental Property Taxes

Total Estimated FMV
Retail

Total Estimated FMV of the Project

Commercial Assessment Rate

Estimated Assessed Value of Commercial

Equalization Factor

Estimated Total EAV of Project Improvements

Less: Base EAV

Incremental EAV

Property Tax Rate

Estimated Incremental Property Taxes (1)

(1) A one-year lag from assessment to collection is assumed.

2028 2029 2030

1,326,292$                            1,326,292$                            1,428,272$             

1,326,292$                            1,326,292$                            1,428,272$             

25% 25% 25%

331,573$                               331,573$                               357,068$                

2.8032                                  2.8032                                  2.8032                    

929,466$                               929,466$                               1,000,933$             

46,516$                                 46,516$                                 46,516$                  

882,950$                               882,950$                               954,417$                

11.912% 11.912% 11.912%

105,177$                               105,177$                               105,177$                

Laube Companies
TIF  Projections Retail 

Table 4



Laube Companies
TIF  Projections Retail 

Table 4



Wheeling 
Uptown 501
Residential and Retail
Assumptions

Base EAV of PINs

PIN Base EAV

03-02-316-023
03-02-316-083

Total Base EAV for Site 46,516$                         

Assessment Ratio - Residential Property 10%
Assessment Ratio  - Commercial Property 25%

Cook County Equalization Factor 2.8032

Property Tax Rate (2) 2016 11.912%

Annual Reassessment Growth Factor 2.50%

Compounded for Triennial Reassessment Cycle - Cook County 7.69%
(City of Chicago Assessed 2012 and again in 2015)

Laube Companies
 Tax Increment Financing Assumptions

Table 5



Wheeling 
Uptown 501
Residential and Retail

Parking FMV

Rental Residential 2017 Start

Units 276

Average Square Feet

Total Square Feet -                                                             

Monthly Rent Per Square Foot

Total Monthly Rent 450,922$                                                    

Total Annual Rent 5,411,064$                                                 

Estimated Annual Expenses (of Revenues) 35%

Net Operating Income 3,517,192$                                                 

Residential Capitalization Rate 9.00%

Capitalized Value 39,079,907$                                               

Discount Factor 15%

Estimated FMV for Purposes of the Cook County Assessor 33,217,921$                                               

Estimated Taxes Per Unit 4,019$                                                        

Laube Companies

Fair Market Value Assumptions
Residential

Table 6



Wheeling 
Uptown 501
Residential and Retail

Retail FMV Assumptions

Estimated Fair Market Value ("FMV")

First and Second Floor Retail 12,000 22.50$                                   270,000$                                       

Total 12,000 270,000$                                       

Less: Estimated Non-Recoverable Expenses
   CAM (2%) 5,400$                                           
   Vacancy Factor (7%) 18,900$                                         
   Management Fee (2.5%) 6,750$                                           

Estimated Net Operating Income of In-Line Retail 238,950$                                       

Capitalization Rate 9.00%

Capitalized Value 2,655,000$                                    

Less: Discount Factor 60.0%

Estimated FMV for Purposes of Cook County Assessor 1,062,000$                                    

Estimated Taxes Per Square Foot 7.39$                                             

Laube Companies
Fair Market Value Assumptions Retail

Table 7



Attachment K











Attachment L



Attachment M Name:  Village of Wheeling

TIF District: Southeast ‐ II

Name of Agreement Description of Agreement
Amount 

Transferred Out
Amount Received

Resolution 23‐171 Declaring a surplus and distributing funds to  1,500,000.00$  

the overlapping districts

A list of all intergovernmental agreements in effect in FY 2018, to which the municipality is a part, and an accounting of any money transferred or 
received by the municipality during that fiscal year pursuant to those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) (10)]

INTERGOVERNMENTAL AGREEMENTS
FY 2023




