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Typical Cook County Taxing District   
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The Value of all of the Properties = Total 
Current EAV of the District 
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District Containing a Tax Increment Financing TIF 

5 



21st Annual GIS/CAMA Technologies Conference • March 6−9, 2017 • Chattanooga, Tennessee 

Tax Rate calculated adjusted for the 
Frozen TIF value. 
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The “Frozen” value within this TIF to  
Calculate the total taxable value of  the  
Taxing District.   
 

 

The Taxing District’s rate is calculated using the Non-TIF area EAV + the TIF Frozen EAV: 

Meanwhile all of  ‘increment value’ of properties within the TIF  is 
used to calculate the tax dollars that will go directly to the TIF  
    

 
 

The Current EAV of 
this Taxing District 
(outside the TIF) is 
added to: 
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Where does the money go? 
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Legal framework for TIFs in 
Illinois  
• TIF Statutes enacted in 

1977 

First TIF in Illinois 
adopted by 
Municipal 

Ordinance 1980 

Municipality must find that a specific 
area needs redevelopment, meeting 
ONE of the following categories: 
• Blighted area 
• Conservation area  
• Industrial park conservation area 

Back to the Basics - TIF Legal 
Framework  
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Blighted 
Area:  
Improved 
property 
Requires 
5 of 
numerous 
factors: 

Dilapidation or Obsolescence  

Deterioration 

Structures not compliant with Code  

Illegal use of structures 

Excessive vacancies 

Lack of ventilation, light or sanitary facilities 

Inadequate utilities 

Excessive crowding of improvements 

Need for Environmental remediation 

Lack of adequate community planning 

Total Equalized Assessed Value declined in 3 of recent 5 years 

Legal Framework – Eligibility 
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TIF & Redevelopment Plan:  The “but for” test  

Development would not  be expected “ without 
the adoption of the redevelopment plan.” 

TIF Ordinances filed with local Clerk in order to 
undergo tax extension and receive tax dollars 

Debate over TIF “but for” due to the subjective 
nature to test 

Legal Framework 
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How long are 
TIFs in place? 

Typically 23 
years 

• Can be extended by another 12 years 
• Can be terminated early  

What if TIF 
raises more 

money than is 
needed for 

specified 
development? 

•  Can declare a surplus in any year and  funds 
are redistributed to  taxing districts 

• Debt Obligations are not deemed obligations 
for purposes of tax limitation laws 

TIFs - Legal Framework 
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Can be used for : 
• Costs of Administration 
• Property acquisition 
• Construction costs 
• Rehabilitation of existing buildings. 
• Job training 
• Financing costs 
• Studies, surveys and plans 
• Marketing  
• Professional services, such as  architectural, 

engineering &  legal services 
• Demolition costs 

Authorized Use of TIF Funds 

13 
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What is Porting? 
• State statute authorizes transfer of 

funds or “porting” to a neighboring TIF  
• Porting allows the movement of  TIF 

funds across TIF’s in the municipality 

TIF Expenditures   
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TIF Porting 
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$ $ 
$ 

$ 

$ $ 
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TIFs may be expanded with additional 
properties by Ordinance after notice and 
hearing 

Property added to the expansion must meet similar 
qualifications  

 Plans & projects can be modified through similar 
approval process 

Expansion of TIFs 

16 



21st Annual GIS/CAMA Technologies Conference • March 6−9, 2017 • Chattanooga, Tennessee 

Expansion of TIFs 
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 Annual statement to Illinois Comptroller   

Balances transfers expenditures amendments distributions 
over $10,000 

Porting or Receipt of transferred funds only  noted 
generally    

Minimal Fines apply if TIF fails to report 

Must  provide 10 year report  with public hearing 

 TIF story is in parts and not easily told or detailed 

TIF Accountability 

18 



21st Annual GIS/CAMA Technologies Conference • March 6−9, 2017 • Chattanooga, Tennessee 

State Oversight of TIF 
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Illinois State Comptroller Warehouse 

https://illinoiscomptroller.gov 
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State Oversight of TIF 

20 

 

• Beginning 
Balance 

• TIF Revenue 
• Interest 
• Transfers 
• Expenditure 
• Surplus 
• Amount 

designated 

TIF Annual Report Cover TIF Fund Allocation 
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State Oversight of TIF 
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Parcels in TIF IGA: Intergovernmental Agreements 
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State Oversight of TIF 
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Vendors Involved with Projects in TIF Debt Service & Future Development Costs 
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2015 Cook County Total TIF Revenue = $718 million 

2015 Chicago Total TIF Revenue = $461 million- 6.75 billion over 30 years 

2015 Chicago TIF Revenue up $89 million (23.9%) 

$25 million of Chicago TIF windfall is due to City’s $318 million pension levy 
increase  

1 in 5 properties in Chicago  

1 in 32 properties in Northern Cook County  

1 in 19 properties in Southern Cook County 

Interesting TIF Data 

23 
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Highest and Lowest  
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Chicago Central Loop TIF 

30 

Carbide and Carbon Building 
2004 

220 & 230 N Michigan Avenue (2 PINs) 

Tax Revenue  1984-1998: $9.5 Million 

2016 

230 N Michigan Avenue (1 PIN) 

Tax Revenue 1999-2014: $11.6 Million 

220 &230 
Michigan 
Avenue 

old office 
buildings 

After $81 
million of 
Private 

Investment 
stands as a 
Hard Rock 

Hotel 
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Chicago Central Loop TIF 
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 Block 37 
 

Tax Revenue for 26 PINs  
1999-2006: $6.1 Million 

Photo of Block 37 in 1999 

 

Tax Revenue for 12 PINs 
2007-2015: $13.6 Million 
Photo of Block 37 in 2016 
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Chicago Near South TIF 

32 

2nd Largest TIF collected $638 million from 1991 to 2013 
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City of Chicago Mayor’s TIF Reform 

33 

Establish the 
City’s TIF Goals 

Allocate 
Resources 

Monitor 
Performance 

Increase 
Accountability Take Action 

Enhance 
Oversight and 
Administration  
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City of Chicago TIF Transparency 

34 

The City of 
Chicago 
Introduced a 
new data 
portal listing 
TIF fund 
expenditures 
& revenues.  

Chicago TIF Funding Sources 
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City of Chicago TIF Transparency 

35 

City TIF 
Portal 

displays all 
TIFs within 

the City 
and how 

much 
revenue 
has been 

invested in 
the TIF 

http://webapps.cityofchicago.org/ChicagoTif/ 
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In 2015 Mayor Emanuel promised to close 7 downtown TIFs early 

City of Chicago TIF Reform 

36 

TIF NAME TIF Grand Total 2014 Revenue
Chicago - Canal / Congress $221,280,533 $20,319,285
Chicago - Jefferson / Roosevelt $46,735,236 $5,836,952
Chicago - River South $158,292,618 $17,027,653
Chicago - Roosevelt / Canal $18,426,397 $1,137,188
Chicago - Chicago / Kingsbury $159,392,341 $19,467,832
Chicago - LaSalle Central $135,712,035 $14,250,416
Chicago - River West $129,326,163 $15,308,380

$869,165,323 $93,347,706
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One TIF terminated 

38 

TIF NAME TIF Grand Total 2015 Revenue
Chicago - Canal / Congress $244,991,294 $23,710,761
Chicago - Jefferson / Roosevelt $53,914,338 $7,179,102
Chicago - River South $181,478,100 $23,185,482
Chicago - Roosevelt / Canal $18,426,397 $0
Chicago - Chicago / Kingsbury $183,338,676 $23,946,335
Chicago - LaSalle Central $162,437,882 $26,725,847
Chicago - River West $146,074,800 $16,748,637

$990,661,488 $121,496,165
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There are now twice as many 
TIFs in the Suburbs than 

Chicago  

293 TIFs in Suburbs / 146 TIFs in 
Chicago 

Largest Suburban TIFs: 
• Glenview - Naval Air Station ($32.5 

million) 
• Hoffman Estates - Sears ($28 million) 
• Rosemont – River Road ($14.9 

million) 
• Cicero – TIF 1 ($10.5 million) 

Rosemont TIF – 1st TIF in Cook 
County – ended this year.  
Total Revenue nearly $370 

million 

TIFs in the Suburbs 

40 



21st Annual GIS/CAMA Technologies Conference • March 6−9, 2017 • Chattanooga, Tennessee 

TIFs in the Suburbs 

41 
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TIFs in the Suburbs 

42 



21st Annual GIS/CAMA Technologies Conference • March 6−9, 2017 • Chattanooga, Tennessee 

Transparency Efforts  

43 

http://www.cookcountyclerk.com/tsd/tifs/Pages/default.aspx 
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Clerk TIF Property Search 
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http://www.cookcountyclerk.com/tsd/tifs/Pages/default.aspx 
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TIF amounts on Tax Bills 
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Cook County Clerk TIF Reports  
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http://www.cookcountyclerk.com/tsd/tifs/Pages/default.aspx 
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TIF Maps 
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http://www.cookcountyclerk.com/tsd/tifs/Pages/default.aspx 
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Cook County TIF Viewer 
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http://www.cookcountyclerk.com/tsd/tifs/Pages/default.aspx 
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New legislation that creates a modified 
TIF for redevelopment of Transit Facilities   

The Transit Facility Redevelopment projects 
must be located near specified transit lines  

Currently within ½ mile of train lines and 
Union Station 

Are established for 35 years  

No finding of blight is required   

49 
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40.24% 
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Transit TIFs will get less 
increment 

52 

16% 
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TIF Surplus 
designated directly 

to schools 

Increased 
oversight for 

Porting, Bonds, 
Debts 

Thorough Audits of 
all TIF’s 

More detailed 
Expenditures 

Increased 
Municipal 
Reporting 

Stricter 
Comptroller 

requirements 

Frequent  Call for Future TIF Reforms 

53 
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• Real debate during municipal 
budget process Public Debate   

• Mayor promised to end 7 downtown 
TIFs early 

• Responsible Surplus  

Chicago Follow-
through  

• Which TIFs contributed to this surplus? 
• Were projects cancelled? 

$116 million 
surplus  declared  

54 

 Call for Future TIF Reforms 
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