
 

 

Village President 
Catherine Adduci 

Village Clerk 
Jonathan Keller 

Village Trustees 
Kathleen Brennan 
Erika Bachner 
Lisa Gillis 
Kenneth Johnson 
Robert O’Connell 
Respicio F. Vazquez 
 

  

 

 
NOTICE OF MEETING 

RIVER FOREST MADISON STREET TIF DISTRICT 
JOINT REVIEW BOARD 

 

Notice is hereby given to all interested parties that, pursuant to the requirements 
of 65 ILCS 5/11-74.4-1, et seq., a special meeting of the Joint Review Board for the 
proposed River Forest Madison Street Tax Increment Financing District will be held 
on Wednesday, February 26, 2025, at 6:00 p.m., at the River Forest Village Hall, 
First Floor Community Room, 400 Park Avenue, River Forest, Illinois 60305. Said 
meeting will be open to the public.  A copy of the Agenda for said meeting is 
attached. 
 
Public comments will be shared with the Joint Review Board.  You may submit 
your written public comments via email in advance of the meeting to: 
mwalsh@vrf.us. You may listen to the meeting by participating in a Zoom 
conference call as follows: dial-in number: 312-626-6799 with  
meetingID: 874 2598 7510 Passcode: 632224 or by visiting 
https://us02web.zoom.us/j/87425987510?pwd=3JgWeNjCvsoNDgOvkiWTlEHop
doG1J.1 .  
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AGENDA 
JOINT REVIEW BOARD SPECIAL MEETING 

RIVER FOREST MADISON STREET 
TAX INCREMENT FINANCING DISTRICT 

WEDNESDAY, FEBRUARY 26, 2025, 6:00 P.M. 

 

I. Call Meeting to Order 

II. Roll Call of Joint Review Board Members 

 Member        Representative  

 1.    Village of River Forest              __________________   

 2.    County of Cook         __________________      

 3.    River Forest Township     __________________  

 4.    Triton Community College District 504   __________________ 

 5.    River Forest Public Schools District 90    __________________ 

 6.   Oak Park and River Forest Consolidated   __________________ 
 High School District 200       

 7.   River Forest Park District         __________________ 

 8.   Public Member          __________________ 

III. Approval of the Minutes of the August 28, 2024 Meeting 

IV.    Overview of the TIF Annual Report and Activities Within the TIF District by Village Staff 

V.     Joint Review Board Question and Answer Period 

VI.    Public Comment 

VII.   Next Meeting: Wednesday, January 14, 2026 – 6:00 PM  

VII.    Adjournment 

 
 
 
 

ADA Compliance: Any individual with a disability requesting a reasonable accommodation in order to 
participate in a public meeting should contact the Village at least 24 hours in advance of the scheduled meeting 

in person at Village Hall by telephone at 708.366.8500 or by email: mwalsh@vrf.us. Every effort will be made to 
allow for meeting participation. 

file://srv-fs01/groups/Board/Agendas/2023%20Agendas/mwalsh@vrf.us


 

VILLAGE OF RIVER FOREST 
MEETING OF THE JOINT REVIEW BOARD  

MADISON STREET TIF DISTRICT 
MEETING MINUTES 

August 28, 2024 
 
A special meeting of the Village of River Forest Joint Review Board – Madison Street TIF District was 
held on Wednesday, August 28, 2024 at 6:00 p.m. in the Community Room of Village Hall, 400 Park 
Street, River Forest, IL.  The meeting was held hybrid. 

 
I. CALL MEETING TO ORDER/ROLL CALL 

 
The meeting was called to order by Village Administrator Matt Walsh at 6:00 p.m. 
 
II. ROLL CALL OF JOINT REVIEW BOARD MEMBERS 

 
Upon roll call, the following persons were: 

 
Present: Matt Walsh, Village of River Forest, John Becvar, River Forest Township; Anthony Cozzi, 
River Forest Public School District 90; Tony Arbogast Oak Park River Forest Consolidated High School 
District 200; Public Member, Susan Altier 
 
Absent: Triton Community College District 504, County of Cook, River Forest Park District 
 
III.   APPROVAL OF MINUTES OF JOINT REVIEW BOARD SPECIAL MEETING OF FEBRUARY 15, 
2023 

 
MOTION by Anthony Cozzi, School District 90, seconded by Susan Altier, Public Member to approve 
the minutes of the February 15, 2023 Joint Review Board Special Meeting.   
 
MOTION PASSED UNANIMOUSLY on Voice Vote. 

 
IV. OVERVIEW OF THE TIF ANNUAL REPORT AND ACTIVITIES WITHIN THE TIF DISTRICT BY 

VILLAGE STAFF 
 
Village Administrator Matt Walsh reviewed the annual TIF report.  Administrator Walsh explained the 
bulk of expenditures shown were for the beginning of the demolition project. Supervisor Becvar asked 
when the next annual report would be prepared and presented, and then asked about how information 
is communicated to residents within the TIF districts. Administrator Walsh stated the Village would 
consider different ways to communicate proactively.  
 
Member Altier asked if all the planning consultant costs were housed within the Madison Street TIF 
district fund. Administrator Walsh explained that the consulting costs were split between both TIF 
districts. Member Altier asked for information about the classification of environmental consulting 
expenses. Administrator Walsh explained that the consultant performed two different types of work. 
Member Altier asked why certain expenses were not detailed in the annual report, including 
environmental remediation. Member Altier asked if future consulting costs for listening sessions would 
be spent from the TIF fund. Administrator Walsh stated those expenses would be spent from the 
general operating fund. Walsh also explained that the environmental costs were related to the larger 
capital project, and shown in the report as part of the larger project.  



January 12, 2022 

 
 
V. JOINT REVIEW BOARD QUESTION AND ANSWER PERIOD 
 

There were no further questions.  
 
VI. PUBLIC COMMENT 

There was no public comment. 

VII. NEXT MEETING 

VIII. ADJOURNMENT 

A MOTION made by Tony Arbogast, Oak Park River Forest Township to adjourn the meeting.   
Seconded by John Becvar, River Forest Township.   
 
MOTION PASSED UNANIMOUSLY on Voice Vote. 
 

The meeting adjourned at 6:20 p.m. 
 
 
 
 
 
 

 

Matt Walsh, Chairperson 









FY 2024
Name of Redevelopment Project Area: 

Amounts Reporting Fiscal Year

General Government                                1,974 
Contractual Services                              24,043 

26,017$                                
2. Annual administrative cost.

-$                                          
3. Cost of marketing sites.

Advertising                                7,859 
Signage                                1,310 

9,169$                                  

-$                                          

-$                                          

-$                                          

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 

Madison Street TIF

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.



Asbestos Removal                              58,379 

58,379$                                

-$                                          

Interest on General Fund Loan                              96,647 

96,647$                                

Capital Outlay- Demolition                            287,870 

287,870$                              

-$                                          

-$                                          

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. 

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 



-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

-$                                          

478,082$                         

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 2024

Name Service Amount
ComEd Electicity 1,974.06$                            
Sikich, LLP Audit 515.00$                               
Houseal Lavigne Associates Consulting 406.25$                               
Thomas Engineering Group LLC Commercial Fndg Consulting 13,430.53$                          
Ryan LLC/Kane, McKenna TIF Reporting 562.50$                               
True North Consultants Inc Consulting 6,070.00$                            
Klein Thorpe and Jenkins Ltd Legal Fees 1,234.00$                            
Smiling Windows Group Demolition Cleanup 460.00$                               
Village of Forest Park Landscaping 3,008.00$                            
Illinois Tax Increment Association Dues 325.00$                               
 LoopNet Advertising Fees 7,858.80$                            
Husar Abatement, LTD Esbesos 56,619.00$                          
Fifth Third Bank Admin 1,760.00$                            
Anthem Excavation & Demolition Demolition 215,000.00$                         
 Lyons & Pinner Electric Companies Madison Development Lighting 617.00$                               
Griffon Systems Inc Camera 8,075.00$                            
First Fence Co Fencing around vacant land 55,500.00$                          
George Michael Grimes Appraisal 1,500.00$                            
Sign Express Inc Development signs 1,310.00$                            
McAdam Nursery & Garden Center Landscaping 1,810.00$                            
Vulcan Construction Materials LLC Flood Mitigation 597.50$                               
Murphy's Contractors Equipment Inc Flood Mitigation 848.10$                               
DuPage Topsoil Inc Flood Mitigation 860.00$                               
LRS, LLC Flood Mitigation 1,094.11$                            
General Fund FY 2023 Interest owed on interfund loa 44,202.80$                          
General Fund Interest on Interfund Loans FY 2024 52,444.00$                          

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.]

Madison Street TIF
Name of Redevelopment Project Area: 















 

 

 

 

 

 

 

 Attachment B  

 

Madison Street TIF District  

 

 I, Catherine Adduci, the duly elected Village President of the Village of River Forest, 

County of Cook, State of Illinois, do hereby certify that to the best of my knowledge, the Village 

of River Forest complied with the requirements pertaining to the Illinois Tax Increment 

Redevelopment Allocation Act during the fiscal year Beginning May 1, 2023, and ending April 

30, 2024. 

 

 

 

______________________________  __11/5/2024_________________________ 

Village President     DATE 

 
 



 
 
 
 
Attachment C  
 
RE:  Attorney Review Village of River Forest MADISON STREET TIF District 

 
 

To Whom It May Concern: 
 
This will confirm that I am the Village Attorney for the Village of River Forest, Illinois.  I have 
reviewed all information provided to me by the Village staff and consultants, and I find that the 
Village has conformed to all applicable requirements of the Illinois Tax Increment Redevelopment 
Allocation Act set forth thereunder for the fiscal year Beginning May 1, 2023 and ending April 
30, 2024, to the best of my knowledge and belief. 
 
Sincerely, 
 
 
Village Attorney 
 

jmagiera
LCM Signature



Attachment D 
 
 Statement setting forth all activities undertaken in furtherance of the objectives of the 

Redevelopment Plan, including: 
 

A. Any project implemented during the reporting fiscal year; and 
 
B. A description of the redevelopment activities undertaken. 

 
 
The Madison Street TIF District was designated in 2016. The Village has purchased property 
within the TIF for further development and is evaluating additional strategies and redevelopment 
activities.  
 
2024 Activities 
 
The Village completed the demolition process for the properties owned by the Village at 10 
Lathrop, 11 Ashland and 7612-7620 Madison Street.   This demolition consisted of the lawful 
disposal of two existing two-story wood-framed residential buildings and their respective 
garages as well as a one-story brick commercial building and all contents which was approved 
by the Village Board at the September 26, 2022 board meeting. The project also included 
landscape restoration and fencing around the site. 
 
The demolition created a clear site for potential developers. The Village received a grant from 
the Illinois Department of Commerce and Economic Development (DCEO) to cover the costs of 
the project.  The Village received $99,679 in FY 2024. The remainder will be received in FY 
2025. 
 
 

 
 
 

 



VILLAGE OF RIVER FOREST, ILLINOIS 

REPORT ON COMPLIANCE 
WITH PUBLIC ACT 85-1142 

For the Year Ended April 30, 2024 
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1415 West Diehl Road, Suite 400 
Naperville, IL 60563 
630.566.8400 

 
 
 

INDEPENDENT AUDITOR’S REPORT 
ON SUPPLEMENTARY INFORMATION 

 
 
The Honorable President 
Members of the Board of Trustees 
Village of River Forest, Illinois 
 
 
We have audited the financial statements of the governmental activities, the business-type activities, 
each major fund and the aggregate remaining fund information of the Village of River Forest, Illinois 
(the Village) as of and for the year ended April 30, 2024, which collectively comprise the basic 
financial statements of the Village of River Forest, Illinois, and have issued our report thereon dated 
October 9, 2024. 
 
Our audit was conducted for the purpose of forming opinions on the financial statements that 
collectively comprise the Village’s basic financial statements. The supplementary financial 
information as listed in the table of contents is presented for the purpose of additional analysis and is 
not a required part of the basic financial statements. The supplementary financial information is the 
responsibility of management and was derived from and relate directly to the underlying accounting 
and other records used to prepare the basic financial statements. 
 
The information has been subjected to the auditing procedures applied in the audit of the financial 
statements and certain additional procedures, including comparing and reconciling such information 
directly to the underlying accounting and other records used to prepare the basic financial statements 
or to the basic financial statements themselves, and other additional procedures in accordance with 
auditing standards generally accepted in the United States of America. In our opinion, the information 
is fairly stated in all material respects in relation to the basic financial statements as a whole. 
 
 
 
Naperville, Illinois 
October 9, 2024



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUPPLEMENTARY INFORMATION 
 



Madison North Total
Street Avenue (Memorandum
TIF TIF Only)

ASSETS

Cash 1,641,497$      754,432$         2,395,929$      
Rceivables 215,000           -                   215,000           
Land Held for Resale 1,769,658        -                   1,769,658        

TOTAL ASSETS 3,626,155$      754,432$         4,380,587$      

LIABILITIES, DEFERRED INFLOWS 
OF RESOURCES, AND FUND BALANCES

LIABILITIES
Accounts Payable 2,128$             52,331$           54,459$           
Advance from Other Funds 1,873,000        -                   1,873,000        

Total Liabilities 1,875,128        52,331             1,927,459        

DEFERRED INFLOWS OF RESOURCES
Unavailable Grant Revenue 215,000           -                   215,000           

Total Deferred Inflows of Resources 215,000           -                   215,000           

Total Liabilities and Deferred
  Inflows of Resources 2,090,128        52,331             2,142,459        

FUND BALANCES
Restricted for Economic Development 1,536,027        702,101           2,238,128        

Total Fund Balances 1,536,027        702,101           2,238,128        

TOTAL LIABILITIES, DEFERRED INFLOWS
  OF RESOURCES, AND FUND BALANCES 3,626,155$      754,432$         4,380,587$      

VILLAGE OF RIVER FOREST, ILLINOIS

COMBINING BALANCE SHEET 
TAX INCREMENT FINANCING DISTRICTS REDEVELOPMENT FUNDS

For the Year Ended April 30, 2024

(See independent auditor's report on supplementary information.) 
- 3 -



Madison North Total
Street Avenue (Memorandum
TIF TIF Only)

REVENUES
Property Tax 550,787$         267,128$         817,915$         
Intergovernmental 99,679             - 99,679 
Investment Income 82,198             37,922             120,120 

Total Revenues 732,664           305,050           1,037,714        

EXPENDITURES
Current

General Government
Commodities 1,974 - 1,974 
Contractual Services 26,406             15,239             41,645 

Capital Outlay 353,055           139,787           492,842           
Debt Service

Interest 96,647             - 96,647 

Total Expenditures 478,082           155,026           633,108           

NET CHANGE IN FUND BALANCES 254,582           150,024           404,606           

FUND BALANCES, MAY 1 1,281,445        552,077           1,833,522        

FUND BALANCES, APRIL 30 1,536,027$      702,101$         2,238,128$      

VILLAGE OF RIVER FOREST, ILLINOIS

TAX INCREMENT FINANCING DISTRICTS REDEVELOPMENT FUNDS

COMBINING SCHEDULE OF REVENUES, 
EXPENDITURES AND CHANGES IN FUND BALANCES

For the Year Ended April 30, 2024

(See independent auditor's report on supplementary information.) 
- 4 -



Madison North Total
Street Avenue (Memorandum
TIF TIF Only)

BEGINNING BALANCE, MAY 1 1,281,445$      552,077$         1,833,522$      

DEPOSITS
Property Tax 550,787           267,128           817,915           
Intergovernmental 99,679             - 99,679 
Investment Income 82,198             37,922             120,120 

Total Deposits 732,664           305,050           1,037,714        

EXPENDITURES
Current

General Government
Commodities 1,974               - 1,974 
Contractual Services 26,406             15,239             41,645 

Capital Outlay 353,055           139,787           492,842           
Debt Service

Interest 96,647             - 96,647 

Total Expenditures 478,082           155,026           633,108           

NET CHANGE IN FUND BALANCES 254,582           150,024           404,606           

FUND BALANCES, APRIL 30 1,536,027$      702,101$         2,238,128$      

ENDING BALANCE BY SOURCE
Property Taxes 1,315,670$      645,747$         1,961,417$      
Intergovernmental 99,679             - 99,679 
Investment Income 120,678           56,354             177,032 

ENDING BALANCE, APRIL 30 1,536,027$      702,101$         2,238,128$      

VILLAGE OF RIVER FOREST, ILLINOIS

COMBINING SCHEDULE OF FUND BALANCE 
BY SOURCE

TAX INCREMENT FINANCING DISTRICTS REDEVELOPMENT FUNDS

For the Year Ended April 30, 2024

(See independent auditor's report on supplementary information.) 
- 5 -
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1415 West Diehl Road, Suite 400 
Naperville, IL 60563 
630.566.8400 

INDEPENDENT ACCOUNTANT’S REPORT ON  
MANAGEMENT’S ASSERTION OF COMPLIANCE 

The Honorable President 
Members of the Board of Trustees 
Village of River Forest, Illinois 

We have examined management’s assertion that the Village of River Forest, Illinois (the Village), 
complied with the provisions of subsection (q) of Section 11-74.4-3 of the Illinois Tax Increment 
Redevelopment Allocation Act (Illinois Public Act 85-1142) during the year ended April 30, 2024. 
Management is responsible for the Village’s assertion. Our responsibility is to express an opinion on 
management’s assertion about the Village’s compliance with the specific requirements based on our 
examination. 

Our examination was made in accordance with the standards established by the American Institute of 
Public Accountants. Those standards require that we plan and perform the examination to obtain 
reasonable assurance about whether management’s assertion about compliance with the specified 
requirements is fairly stated, in all material respects. An examination involves performing procedures 
to obtain evidence about whether management’s assertion is fairly stated, in all material respects. The 
nature, timing, and extent of the procedures selected depend on our judgment, including an assessment 
of the risks of material misstatement of management’s assertion, whether due to fraud or error. We 
believe that the evidence we obtained is sufficient and appropriate to provide a reasonable basis for 
our opinion. 

We are required to be independent and meet our other ethical responsibilities in accordance with 
relevant ethical requirements relating to the engagement. 

Our examination does not provide a legal determination on the Village’s compliance with the specified 
requirements. 

In our opinion, management’s assertion that the Village of River Forest, Illinois complied with the 
aforementioned requirements for the year ended April 30, 2024 is fairly stated, in all material respects. 

This report is intended solely for the information and use of the Board of Trustees, management and 
the Illinois Department of Revenue, Illinois State Comptroller’s office and the Joint Review Board 
and should not be used by anyone other than these specified parties. 

Naperville, Illinois 
October 9, 2024

Attachment L



Attachment M Name: River Forest
TIF District: Madison Street

Name of Agreement Description of Agreement Amount Transferred Out Amount Received
Intergovernmental Agreement An Intergovernmental Agreement between

Village of River Forest, River Forest  90
and Oak Park and River Forest H.S   200 None

A list of all intergovernmental agreements in effect from FY 2010, 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 2024
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