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SECTION 4 (65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)] 
FY 2019 

TIF NAME: Countryside Commercial TIF 

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

X 
Check here if no property was acquired by the Municipality within the 
Redevelopment Project Area. 

Property 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: 











Commercial TIF District

Legal Description

THAT PART OF SECTION 16, TOWNSHIP 38 NORTH, RANGE 12 EAST OF THE THIRD
PRINCIPAL MERIDIAN BEING BOUNDED AND DESCRIBED AS FOLLOWS: BEGINNING AT
THE INTERSECTION OF THE CENTERLINE OF LaGRANGE ROAD, ALSO BEING THE
NORTH AND SOUTH CENTERLINE OF SAID SECTION 16, AND THE CENTERLINE OF
JOLIET ROAD AS ESTABLISHED IN THE WEST 1/2 OF THE SOUTHEAST 1/4 OF SAID
SECTION 16; THENCE NORTHEASTERLY ALONG SAID CENTERLINE OF JOLIET ROAD
TO IT'S INTERSECTION WITH THE SOUTH EXTENSION OF A LINE THAT IS 129. 00 FEET
WEST OF, AS MEASURED PERPENDICULAR TO THE EAST LINE OF THE WEST 912. 00
FEET OF LOT 10 IN SCHOOL TRUSTEES SUBDIVISION, BEING A SUBDIVISION IN
SECTION 16, TOWNSHIP 38 NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL
MERIDIAN; THENCE NORTH 00 DEGREES 00 MINUTES 17 SECONDS WEST 322. 07 FEET;
THENCE SOUTH 89 DEGREES 51 MINUTES 00 SECONDS EAST 12. 45 FEET;THENCE
NORTH 00 DEGREES 00 MINUTES 17 SECONDS WEST 254. 24 FEET TO A POINT ON THE
SOUTH LINE OF THE NORTH 672. 65 FEET OF SAID LOT 10; THENCE SOUTH 89
DEGREES 51 MINUTES 00 SECONDS WEST 311. 45 FEET ALONG THE LAST DESCRIBED
LINE TO THE WEST LINE OF THE EAST 428 FEET OF THE WEST 912 FEET OF SAID LOT
10; THENCE NORTH ALONG THE LAST DESCRIBED LINE 195. 78 FEET; THENCE NORTH
89 DEGREES 51 MINUTES 00 SECONDS EAST 428 FEET TO A POINT ON THE EAST LINE
OF THE WEST 912. 00 FEET OF SAID LOT 10; THENCE NORTH ALONG THE EAST LINE OF
THE WEST 912.00 FEET OF SAID LOT 10 TO THE NORTH LINE OF THE PUBLIC ROAD
COMMONLY KNOWN AS 59T" STREET, IN STOUFFER'S SUBDIVISION BEING A
SUBDIVISION OF THE SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 16;
THENCE WEST ALONG THE LAST DESCRIBED LINE TO THE EAST LINE OF LOT 53 IN
SAID STOUFFER'S SUBDIVISION; THENCE NORTH, ALONG THE SAID EAST LINE OF LOT
53 TO THE EAST EXTENSION OF A LINE THAT IS 148. 592 FEET SOUTH OF THE NORTH
LINE OF LOT 55 IN SAID STOUFFER'S SUBDIVISION; THENCE WEST ALONG THE LAST
DESCRIBED LINE TO A LINE THAT IS 79. 00 FEET WEST OF THE EAST LINE OF LOTS 55
AND 54 IN SAID STOUFFER'S SUBDIVISION; THENCE NORTH ALONG THE LAST
DESCRIBED LINE TO THE SOUTH LINE OF 58TH STREET; THENCE EAST ALONG THE
LAST DESCRIBED LINE TO ITS INTERSECTION WITH THE SOUTH EXTENSION OF THE
EAST LINE OF LOTS 19, 20, 21 & 22 IN SAID STOUFFER'S SUBDIVISION, THENCE NORTH
ALONG THE LAST DESCRIBED LINE TO THE SOUTH LINE OF THE PUBLIC ROAD KNOWN
AS 57TH STREET IN SAID STOUFFER'S SUBDIVISION; THENCE EAST ALONG THE LAST
DESCRIBED LINE TO ITS INTERSECTION WITH THE SOUTH EXTENSION OF THE EAST
LINE OF LOT 1 IN ROUTE 66 INDIANA/ICTORY MOTORCYCLE MADZA PLAT OF
CONSOLIDATION, BEING A CONSOLIDATION IN THE WEST 1/2 OF THE NORTHEAST 1/4
OF SAID SECTION 16: THENCE NORTH ALONG THE LAST DESCRIBED LINE TO THE
SOUTH LINE OF DAVID M. OPAS RESUBDIVISION, ACCORDING TO THE PLAT THEREOF
RECORDED AS DOCUMENT NO. 20991969 IN COOK COUNTY, ILLINOIS; THENCE WEST
ALONG THE LAST DESCRIBED LINE TO THE EAST LINE OF SILHAVY'S RESUBDIVISION
ACCORDING TO THE PLAT THEREOF RECORDED AS DOCUMENT NO. 14307222 IN
COOK COUNTY, ILLINOIS; THENCE NORTH ALONG THE LAST DESCRIBED LINE TO THE



SOUTH LINE OF 56TH STREET; THENCE EAST ALONG THE LAST DESCRIBED LINE TO
THE INTERSECTION OF THE SOUTH EXTENSION OF THE WEST LINE OF SODERBERG'S
GARDENS RESUBDIVISION ACCORDING TO THE PLAT THEREOF RECORDED AS
DOCUMENT NO. 9620595; THENCE NORTH ALONG THE LAST DESCRIBED LINE TO THE
NORTH LINE OF SAID SODERBERG'S GARDENS RESUBDIVISION; THENCE WEST
ALONG THE WEST EXTENSION OF THE NORTH LINE OF SAID SODERBERG'S
GARDENS RESUBDIVISION TO THE EAST LINE OF THE WEST 347. 21 FEET OF THE
WEST 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 16; THENCE NORTH ALONG THE
LAST DESCRIBED LINE TO THE SOUTH LINE OF THE NORTH 250. 00 FEET OF THE WEST
1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 16; THENCE WEST ALONG THE LAST
DESCRIBED LINE TO THE EAST LINE OF THE WEST 167. 00 FEET OF THE WEST 1/2 OF
THE NORTHEAST 1/4 OF SAID SECTION 16; THENCE NORTH ALONG THE LAST
DESCRIBED LINE TO THE NORTH LINE OF SAID SECTION 16; THENCE WEST ALONG
THE LAST DESCRIBED LINE TO THE WEST LINE OF LaGRANGE ROAD; THENCE SOUTH
ALONG THE WEST LINE OF LaGRANGE ROAD TO THE NORTH LINE OF 61ST STREET AS
DEDICATED BY DOCUMENT NO. 23805144; THENCE WEST ALONG THE LAST
DESCRIBED LINE 25. 00 FEET; THENCE SOUTH. PAFWLLEL WITH THE CENTERLINE OF
LaGRANGE ROAD 66. 00 FEET TO THE WEST LINE OF LaGRANGE ROAD AS WIDENED;
THENCE SOUTH ALONG THE LAST DESCRIBED LINE TO THE SOUTH LINE OF LOT 11 IN
SAID SCHOOL TRUSTEES SUBDIVISION IN SECTION 16, TOWNSHIP 38 NORTH, RANGE
12 EAST OF THE THIRD PRINCIPAL MERIDIAN; THENCE WEST ALONG THE LAST
DESCRIBED LINE TO A LINE 312. 00 FEET WEST OF THE CENTERLINE OF LaGRANGE
ROAD; THENCE SOUTH ALONG THE LAST DESCRIBED LINE AND IT'S SOUTH
EXTENSION TO THE SOUTHEASTERLY RIGHT OF WAY LINE OF JOLIET ROAD; THENCE
NORTHEASTERLY ALONG THE LAST DESCRIBED LINE TO THE CENTERLINE OF
LaGRANGE ROAD; THENCE NORTH ALONG SAID CENTERLINE OF LaGRANGE ROAD

TO THE POINT OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.

PINs: 18-16-200-002, -004, -025, -031, -033, -034, -035. -036 and -039:

18-16-204-011, -028, -029, -030. -031 and -036; 18-16-208-003, -023, -024, -036
and -037; 18-16-210-003, -004, -014, -020, -021, -022 and -023; 18-16-302-012;
18-16-400-010. -011. -015, -016, -019, -020. -023, -025. -027, -028 and-029;

General Street Location: The TIF District takes in the LaGrange Road corridor from 55Ih
Street to the North to Joliet Road to the South. It consists primarily of the improved areas along

the Eastern side of LaGrange Road, as well as certain parcels along Joliet Road.



 





ATTACHMENT "C" LEGAL OPINION



 

ATTACHMENT “D” 

ACTIVITIES UNDERTAKEN IN FURTHERANCE OF THE REDEVELOPMENT PLAN 

 

ITEP Streetscape Project 

In preceding fiscal years, the City was awarded approximately $1,750,000 (for funding 

engineering and construction costs respectively) from Federal and State sources through 

the Illinois Transportation Enhancement Program (ITEP) for the LaGrange Road 

Streetscape project. The combined total cost of the project is approximately $2,187,500 

The ITEP Grant Program will provide 80% of these project costs ($1,750,000), while the 

City of Countryside will be responsible for the local match of 20% or $437,500.   

 

As of the close of the 2019 fiscal year, construction was about 95% complete on the 

project.  Completed improvements include the replacement of all sidewalks with new 

stamped concrete, pedestrian oases, new benches and receptacles, landscaping, and a 

large monument sign with plantings at the primary intersection of LaGrange and Joliet 

Roads.   

 

Russell’s Bar-B-Q 

The former Beef & Brandy Restaurant at 56th & LaGrange Road was purchased by a 

restaurateur who owns Russell’s Bar-B-Q in Elmwood Park and two other restaurants.  

The parcel has been vacant for three years.  The owner appeared at a Planning and 

Zoning Committee to request several variances required in the redevelopment in 

November of 2017.   

 

The owner sought and received variances from the Board to put in a drive through on 

the west and south corners of the building and to put in some outdoor seating in the 

rear of the restaurant.  Permits were issued to begin work in March of 2018.  The total 

construction value of the permit was approximately $400,000.  The project was 

completed after the close of the 2019 fiscal year in August of 2019.  The completed 

improvements include extensive interior/exterior rehabilitation on the 5,500 sq. ft. 

facility as well as significant façade and parking lot improvements.   

 

The Hallal Guys: 

The Halal Guys is a halal fast casual restaurant franchise that began as a halal cart on the 

south-east corner of 53rd Street and Sixth Avenue in the borough of Manhattan in New 

York City. The franchise also maintains a cart on the south-west corner of the same 

intersection.  This franchise opened up a new location in Countryside at 5621 LaGrange 

Rd., where they substantially rehabilitated the vacant former Pizza Hut site.  The new 

restaurant opened up in January of 2019 after investing approximately $80,000 in 

improvements to the 2,200 sq. ft. facility.   The project was undertaken without 

incentives. 

 



 

ATTACHMENT “D” CONTINUED 

 

Ledo’s Pizza: 

Ledo’s has been in business in Countryside for over 50 years.  The existing facility was 

approximately 5,000 sq. ft.  During the fiscal year Ledo’s built a 1,300 sq. ft. addition to 

their restaurant and an adjacent patio area.  Total construction value of the permit was 

approximately $275,000.  The project was undertaken without incentives. 

 

McDonalds: 

McDonalds completed an interior remodel at their existing location (5701 LaGrange) 

with permitted construction value of $50,000.  The project was undertaken without 

incentives. 

 

Continental Honda: 

Continental Honda completed a 4,165 sq. ft. Service Bay addition with permitted 

construction value of $470,000.  The project was undertaken without incentives. 

 

Burger King: 

The existing restaurant is located as an out lot in the Countryside Plaza shopping center 

as 170 Countryside Plaza.  The chain completed an extensive interior/exterior 

rehabilitation with a permitted construction value of $250,000, and remained open 

during the construction.  The project was completed in late spring of 2019. 

 

 

 

 



ATTACHMENT “H” 

MINUTES SUBMITTED TO THE MUNCIPIPALITY BY THE JOINT REVIEW BOARD 

**  Minutes from the Joint Review Board for the fiscal year ended April 30, 2017, as 

related to the Joint Review Board Meeting held on October 30, 2017, were approved at 

the Joint Review Board meeting held on November 7, 2018.  Since those minutes were 

approved and thus submitted to the Municipality, they are included in this report as 

Attachment “H” pursuant to [65 ILCS 5/11-74.4-5 (d) (7) (f) and 5/11-74.6-22 (d) (7) (E)] 

**  Minutes for the fiscal year ended April 30, 2018 as related to the Joint Review Board 

Meeting held on November 7, 2018 will be a current agenda item on the Joint Review 

Board meeting to be held in October of 2019.  As such, those minutes have not been 

approved and submitted to the Municipality and thus are not included in this report as 

Attachment “H”. 

CITY OF COUNTRYSIDE 

COMMERCIAL TAX INCREMENT FINANCING 

DISTRICT FISCAL YEAR 5/1/18 – 4/30/19 
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   JOINT REVIEW BOARD MEETING 
  PROPOSED COUNTRYSIDE COMMERCIAL 
TAX INCREMENT FINANCING DISTRICT (TIF) 

    CITY OF COUNTRYSIDE 
         5550 East Avenue 

HELD IN COUNCIL CHAMBERS ON MONDAY, OCTOBER 30, 2017 

Mayor McDermott called the meeting to order at 3:00 p.m.  

Roll Call of JRB Members Present: 
Mayor Sean McDermott, City of Countryside 
Brian Stachacz, Lyons Township District  #204 
John Buckley, Chief of Pleasantview Fire District  
Yasmine Dada, LaGrange School District #105 
Elizabeth Shine Hermes, Township of Lyons 
Arthur Williams, Cook County Department of Planning 
Mark Burdett, Public Member 

JRB Members Absent: 
College of DuPage   

Also Present: 
Gail Paul, City Administrator, City of Countryside 
David Schutter, Finance Director, City of Countryside 

Approval of Previous Minutes of the Joint Review Board  
Mr. Stachacz moved to approve the minutes of the November 3, 2016 meeting of the 
Joint Review Board as presented, seconded by Mr. Burdett and carried unanimously. 

Public Comment – none 

PowerPoint Presentation: TIF Overview and Highlights 
Finance Director David Schutter provided general TIF Information.  The Countryside 
Commercial TIF was adopted on December 8, 2010; frozen/base value was determined 
from the 2009 tax year.  In Illinois TIFs run for 23 years; municipalities are required to file 
an annual TIF report and hold a Joint Review Board meeting within 180 days after close 
of the fiscal year. TIF increment represent the increase in EAV over the base EAV on a 
per parcel basis; various elements affect the TIF increment which are the assessed 
value, the multiplier, equalization factor and new construction both inside and outside of 
the TIF District. 

Countryside Commercial TIF District Map – The TIF project are is primarily on the east 
side of LaGrange Road from Joliet Road to 55th St. and a small portion on the west side 
of LaGrange Road at the corner of Joliet Road – the LaGrange Road Corridor.  At the 
southern end is the City Center development – a primary project in the redevelopment 
area. The four main parcels are Harley Davidson, Texas Road House, Chick Fil-A, and a 
multi- tenant building with Starbucks, and Hooter’s. 

ATTACHMENT "H" CONTINUED
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In the spring of 2008 the property had 75% occupancy; the City had $6 million in state 
sales tax. When the recession came, the parcels became 100% vacant and the sales tax 
went down to $4.8 million.  The City issued bonds to acquire the parcels and began a 
development plan.  In 2016 the project was completed.  The sales tax base has been 
rebuilt and the current figure is $8.7 million in sales tax.  These Photos show the vacant 
Circuit City – now Harley Davidson; two vacant car dealerships became Hooters and 
Texas Road House; Ethan Allen became the multi-tenant center and Chick Fil-A.  

Private Enterprise Investment –In addition to the first five projects, there was private 
investment from the Honda Dealership without any incentives; also the Phelan Dodge 
project and Chipotle Mexican Grill. Sources and uses of funds in the TIF District are 
shown in the summary chart slide. 

Historical TIF Financial Summary – shows Construction Related costs and Debt 
Service, including a bank note and Interfund loans from the General Fund.  The City had 
a lot of money in the project; through Fiscal Year 2017 there has been $13 M spent 
through the TIF fund.  The Sources of Funds consist of the TIF Note of $5 M, General 
Fund advances of  $7.7 M and some TIF increment generated over the past two years. 

Change in City-Wide vs. TIF EAVs – the City EAV is on the left – important to note is 
that 2011 and 2014 were reassessment years; there was a big decline in 2011 as the 
City was reassessed during the recession.  Compared to the right TIF area where the 
City acquired some parcels that became exempt – causing a huge decline in the TIF 
side. We are happy to report that the TIF District increase is 17.2% in the last year as a 
result of new construction, compared to the City EAV increase of just under 6%. The TIF 
is spurring development and new construction, as planned; and the growth in EAV in the 
TIF is far better than seen on the City-wide side. 

Historical Summary of Incremental Taxes – the chart begins with the 2013 tax year – 
2010 was the first tax year in which increment could have been collected.  The first four 
years the entire TIF was negative so the EAV was less than the base EAV.  In 2014, 
progress was made in the City Center Development. The City began to segregate 
negative increment parcels with positive increment parcels. Some parcels were conveyed 
to IDOT and were voided. The County had to reallocate the base EAV amongst different 
parcels.  After those parcels were properly sorted out in the 2015 tax year, in that year 
the City received increment of $202K.  In the 2016 tax year, the TIF collected $286K in 
increment – from additional growth in the Phelan project and Chick Fil-A project.  The 
City had to use the 2014 EAV to affect the 2015 tax code changes and related increment 
– that’s the way the system works.   Outlot D was conveyed to IDOT so the entire base
EAV had to be reallocated to two different parcels that became even more negative.
IDOT property is exempt.

The Phelan Project was completed in the last fiscal year; they were leasing the property 
and now purchased it. They constructed a 14,000 square foot expansion and put $6M in 
private investment into the project.  Chipotle opened in November 2016 – this was a 
vacant Brown’s Chicken that has been redeveloped. 

ATTACHMENT "H" CONTINUED
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Current Development – Ettleson Hyundai project – they leased a dealership on Joliet 
Road and now purchased a parcel from the City and are improving it with a new Hyundai 
Genesis Dealership; the building is over 20,000 square feet and is currently under 
construction. This is the last piece of vacant property in the TIF District.  Please note the 
Site Plan and a rendering of the future building and a photo taken today – pouring 
concrete. 

ITEP Streetscape Project – is along the LaGrange Road Corridor from Joliet Road to 
55th Street covering the entire TIF District. This is a federally funded grant administered 
through IDOT; the total project is just under $2.2M; the City’s 20% portion is $438K – the 
grant covers the other 80% of project costs.  Improvements include the removal of 
sidewalks and replacement with stamped concrete walkways, pedestrian oases, new 
benches, planters, other landscaping – see photos. 

Future Development -  City Administrator, Gail Paul, stated that the former Beef & 
Brandy Restaurant at 56th & LaGrange Road was purchased by a restaurateur who owns 
Russell’s Bar-B-Q  in Elmwood Park and two other restaurants.  The parcel has been 
vacant for three years.  He recently came in with building plans and this project will be on 
the November PC/ZBA Agenda.  He will remodel the current restaurant and requests a 
Special Use to include a drive-thru on the building and also outdoor seating in the rear, 
with some picnic tables, similar to his restaurant in Elmwood Park.  The City is happy to 
actually see the building occupied and back on the tax rolls within the next fiscal year. 

Annual TIF Comptroller Report - Mr. Schutter reviewed  the Finance Report. – The first 
page must be filed with the Illinois Comptroller.  Section 3.1 is a basic overview of the  
P & L - $289K in property tax increment and $1.034M in expenses.  The next pages 
detail expenses but those were only $15K in legal costs; the rest is debt service.  Debt 
Service on the MB Financial development, the $5M Note, the City paid the last of the 
principal of $734K during 2017.  The only loans left are the Interfund Loan with the 
General Fund north of $7MM – bearing interest at the prime rate.   

Mr. Stachacz stated that basically all the bonds are paid and the City owns all the debt; 
that is correct.  Section 3.3 -- $12M in total use of funds; the development loan funded 
only $5M of that; the City had to carry the rest through its General Fund note.  At present 
the TIF can cover interest on the note, not a lot of principal; things may change if 
additional development occurs. They will pay it down as much as possible but there is no 
guarantee that it will ever get paid, given the growth limitations.  Mr. Stachacz asked if 
there were any projections – this is the 8th year of the TIF -- what are the projections. Mr. 
Schutter stated that based on known developments, the Ettleson project, may help in the 
future. 

Ms. Paul added that the City sold Ettleson the property, which was held by the City for 
over ten years; it had a zero base because it was tax exempt. With the Ettleson building, 
the City hopes to see a nice improvement in TIF payments in the future. 

Mr. Schutter stated that 2017 will be a reassessment year; the City hopes to see some 
additional EAV growth for the first time in awhile.  Last year the TIF achieved some EAV 
growth due to the increase in the multiplier. 

ATTACHMENT "H" CONTINUED
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