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VILLAGE OF DOWNERS GROVE  

Village Hall - Committee Room 
801 Burlington Avenue  
Downers Grove, Illinois  

MINUTES OF THE 
ANNUAL JOINT REVIEW BOARD MEETING 

OGDEN AVENUE TIF DISTRICT  

July 16, 2012  

CALL TO ORDER

   

The Annual Joint Review Board Meeting for the 2012 Ogden Avenue TIF District was called to order at 
4:02 p.m.  

ROLL CALL

  

Present: Rick Ashton, Downers Grove Public Library (arrives 4:07 p.m.), Debbie Utecht for Downers 
Grove Park District; Todd Buikema for College of DuPage; Mark Staehlin for School District 
99 (arrives 4:10 p.m.); Keya Willis, for DuPage County; Frank Wurster, for Downers Grove 
Township; John Luka, Public Member, Mike Baker, Deputy Village Manager for Downers 
Grove.    

Absent:    Jim Popernik, School Dist. No. 58   

A quorum was established with eight (8) voting members.  

Staff:   Jeff O'Brien, Village Planning Manager; Stan Popovich, Planner; Allison Deitch, Management 
Analyst  

Visitors: Buzz Whowell and Frank Falesch  

Mr. Popovich stated the purpose of this meeting is to provide the taxing districts with an annual update 
on the progress of the Ogden Avenue TIF District and to comply with state statutes.    

MR. LUKA MADE A MOTION TO NOMINATE DEPUTY VILLAGE MANAGER MICHAEL 
BAKER AS CHAIRPERSON FOR THE MEETING.  SECONDED BY MR. WURSTER.    ROLL 
CALL:  

AYE: MR. LUKA, MR. WURSTER, MS. UTECHT, MR. BUIKEMA, MS. WILLIS, 
MR. BAKER  

NAY: NONE  

MOTION CARRIED:  6-0  

Mr. Baker asked that each member introduce himself/herself.    

OGDEN AVENUE IMPLEMENTATION PLAN PRESENTATION

  

Chairman Baker reviewed a brief history of the Ogden Avenue TIF District, reminding those present that 
the goal of the plan was to improve the following: 1) the appearance of Ogden Avenue; 2) the corridor s 
economic performance; and 3) vehicular and pedestrian traffic circulation.  Details followed on how the 
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village s strategies were used to accomplish the above goals, i.e., the pay as you go approach to 
considering financial incentives; consider opportunities to close streets and curb-cuts; and strive to 
leverage resources to support existing businesses and public improvements.  (Mr. Ashton arrives) 
Boundaries of the TIF district were noted.  

Mr. Baker reported that the Ogden Avenue Site Improvement Strategy ( OASIS ), a  matching grant 
program created by the Village of Downers Grove along with the Downtown Development Corporation 
and Chamber of Commerce, provides (Mr. Staehlin arrives) matching grants to qualifying business along 
the corridor.  In 2011 the Village awarded $409,000 in grants but in total the projects represented $1.3 
MM of public and private investment.      

OVERVIEW OF THE 2011 OGDEN AVENUE TIF REPORT

  

Turning to the financial summary for fiscal year 2011, revenue received was reported as just being under 
$700,000; expenditures were approximately $123,000; and the fund balance grew from $3.3MM to 
$3.9MM.  Reviewing overall TIF performance, total expenditures to date were approximately $1.5 MM 
with an estimated $18.5 MM of private investment since the TIF was started.  The village received 
$1.2MM in grant funding, resulting in a leverage ratio of $15.58:1 (private dollars to public dollars).  The 
EAV grew from $29.3MM to $41.5MM, representing an increase of 41.7%.  Mr. Baker believed the 
OASIS program was working well and would be the primary vehicle for redirecting and reinvesting the 
TIF resources.    

Mr. Baker sees the OASIS program continuing in 2012 but will see some modifications in trying to 
continue to invest in the kind of business development that the Village wants to see and to meet the goals 
of the TIF plan.  The Village s recently adopted Comprehensive Plan will also play a part in TIF 
decisions.  Lastly, Mr. Baker reported with the $4MM fund balance, the Village will have to determine 
future strategies on how to best make use of that money not only for the OASIS program but for other 
public improvements that can be undertaken in the corridor.       

QUESTIONS/DISCUSSION

  

Questions followed as to clarification of what public improvements meant. Mr. Baker explained a number 
of improvements existed in the Ogden Avenue Master Plan back from 2007.  Most costly was the burial 
of the utility lines along parts of Ogden Avenue.  Staff recalled other improvements included landscaping, 
streetscapes, and curb cut closures.  Mr. Staehlin asked about the fund balance again, wherein Mr. Baker 
reminded him that one of the original intentions of the TIF was to allow the fund balance to accumulate 
and the Village was at a point where it had to identify the best use for those funds.    

Mr. Buikema asked if there was a timeline to use that money, wherein Mr. Baker explained that the 
budget process began in September with Village discussion following in the fall. Asked if there was 
known projects for the $3.8 MM, Mr. Baker, recalled that the plan, back in 2007, identified close to 
$17MM of potential projects that could be undertaken but priority of those projects had to take place and 
the best use of the funds had to be determined.  The primary strategy over the past few years however was 
the OASIS program and direct private reinvestment.     

ADJOURNMENT

  

MR.  LUKA MOVED TO ADJOURN THE MEETING AT 4:18 P.M.  MS. UTECHT SECONDED 
THE MOTION.  MOTION CARRIED BY VOICE  VOTE OF 8-0.  

Respectfully submitted,  

Celeste Weilandt, Recording Secretary 
(as transcribed from MP3 recording) 
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VILLAGE OF DOWNERS GROVE  

Village Hall - Committee Room 
801 Burlington Avenue 

Downers Grove, Illinois 60515  

MINUTES OF 
ANNUAL JOINT REVIEW BOARD MEETING 

DOWNTOWN TIF DISTRICT 
(immediately following the Ogden Avenue TIF meeting)  

July 16, 2012  

CALL TO ORDER

   

The Annual Joint Review Board Meeting for the FY 2011 Downtown TIF District was called to order at 
4:20 p.m.   

ROLL CALL

  

Present: Rick Ashton, Downers Grove Public Library, Debbie Utecht for Downers Grove Park District; 
Todd Buikema for College of DuPage; Mark Staehlin for School District 99; Keya Willis, for 
DuPage County; Frank Wurster, for Downers Grove Township; John Luka, Public Member, 
Mike Baker, Deputy Village Manager for Downers Grove.    

Absent:    Jim Popernik, School Dist. No. 58   

A quorum was established with eight (8) voting members.  

Staff:   Jeff O'Brien, Village Planning Manager; Stan Popovich, Planner; Allison Deitch, Management 
Analyst  

Visitors: Buzz Whowell and Frank Falesch  

Mr. Popovich stated the purpose of this meeting is to provide the taxing districts with an annual update 
on the progress of the Downtown TIF District and to comply with state statutes.    

MR. LUKA MADE A MOTION TO NOMINATE DEPUTY VILLAGE MANAGER MICHAEL 
BAKER AS CHAIRPERSON FOR THE MEETING.  SECONDED BY MS. UTECHT.    ROLL 
CALL:  

AYE: MR. LUKA, MR. ASHTON, MR. WURSTER, MS. UTECHT, MR. BUIKEMA, 
MR. STAEHLIN, MS. WILLIS, MR. BAKER  

NAY: NONE  

MOTION CARRIED:  8-0   

DOWNTOWN TIF IMPLEMENTATION STRATEGY PRESENTATION

  

Chairman Mike Baker briefly discussed the history of the Downtown TIF District and the goals and 
strategies of the district noting its focus was on developing an authentic downtown, creating retail/office, 
dining/entertainment, and residential opportunities in a pleasing way.  In the past the TIF implementation 
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has facilitated a number of redevelopment projects, leveraged available TIF resources to support existing 
business and public improvements, monitored the TIF s performance and minimized the use of any 
general property tax levy to pay down debt.  The TIF s boundaries and various redevelopment projects 
were located on the overhead.  Developments included an additional 265 residential units, 140,000 sq. 
feet of new commercial space, 30,000 sq. feet of remodeled commercial space, and an increase of 790 
public parking spaces since the creation of the TIF.  In 2011, the Village completed a Downtown Parking 
Study involving various stakeholders to discuss current and future parking needs.  A bike and pedestrian 
plan was also being undertaken.   

OVERVIEW OF THE 2011 DOWNTOWN TIF REPORT

  

Mr. Baker reported that the financial summary included the Village receiving about $3.0 MM in revenue 
and expenses coming in just under $2.6 MM, resulting in a fund balance of $1.5 MM due to the grant 
revenue that came in from the construction of the parking deck.  Total TIF expenses, to date, were 
$75.8MM; total private investment was $89.2MM; and the leverage ratio was at $1.18:1.  The EAV for 
downtown, since 1997, has risen from $16MM to $56MM.  Mr. Baker discussed that the parking study 
recommendations have begun and he expects the recommendations to be followed in the future.  In 
looking at future projections, the Village reviewed debt service obligations related to the downtown TIF 
that extended out through 2020 and the expected revenues to pay that debt service obligations.  Council 
was aware of the projections.  However, getting closer to 2015 and beyond, Mr. Baker indicated there was 
concern if there was no improvement in the real estate market to pay off those expenses.  

In reviewing the Village s Comprehensive Plan recommendations, he noted the plan s similar goals to the 
TIF s goals, i.e., prioritize and focus on in-fill and redevelopment to key sites, have a pedestrian 
approach, and maintain quality architecture, to name a few, along with parking, with specific emphasis on 
shopper parking and commuters using the parking deck.    

Asked how the current parking study relates to the parking study that was done for the parking deck if the 
current parking study was now recommending more surface parking, Mr. Baker explained that the current 
parking study recommended consideration of shopper parking within surface lots and commuter parking 
in the deck to allow greater access for shoppers.  Mr. Luka thought the construction of the deck was to 
supply parking for the shoppers, wherein, Mr. Baker stated it was, but also to meet the overall parking 
demand in the downtown.  The more recent parking study, however, reflected how the parking deck was 
being used, i.e., more commuters were using it versus shoppers.  Mr. Luka voiced concern that the 
original study warranted the parking deck for shoppers when, in reality, it was not the case, and now the 
study was recommending surface parking for shoppers.  Mr. Baker stated he would have to return to look 
at the original parking study but did recall there was a desire to increase the number of shopper parking.  
He referred to the parking study as a refinement and the changing needs of the downtown.    

QUESTIONS/DISCUSSION

  

Mr. Whowell asked about the debt balance and what the foreseeable TIF revenues would be, wherein 
Mr. Baker explained that last year the Village did an extensive financial modeling/forecast to see what the 
projected TIF increment would be as the TIF nears its end.  The expense obligations and breakdown of 
the projected sources of revenue that the village would be committing to pay off the debt service 
obligations was depicted on the overhead and explained in better detail.  Mr. Baker noted that 2015 would 
be the first year that a gap exists between what the total revenue will generate and what the expense 
obligations are.  Asked when the Village last refinanced the bonds, Mr. Baker explained the Village 
works with a financial advisor that monitors the interest-rate environment and, to date; there was no 
opportunity to refinance them.  He offered to check again with the advisor.     

A question was asked by the attending public on how many of the 265 residential units were still in the 
hands of builders because they were not producing any tax revenue, wherein Mr. Baker explained that he 
did not have the information at-hand and offered to get an answer from the Community Development 
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staff.  Per another question about the parking fund, Mr. Baker explained that the parking fund operated as 
an enterprise that paid all expenses associated with maintaining the downtown parking.     

ADJOURNMENT

  
MR. LUKA MOVED TO ADJOURN THE MEETING AT 4:40 P.M.  MS. UTECHT SECONDED 
THE MOTION.    

MOTION CARRIED BY VOICE VOTE OF 8-0.  

The Downtown TIF meeting was adjourned at 4:40 p.m.     

Celeste Weilandt, Recording Secretary 
(as transcribed from MP3 recording)  


