


SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed in Section 1.]
FY 2021
Name of Redevelopment Project Area (below): 

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:

Tax Increment Allocation Redevelopment Act    
Industrial Jobs Recovery Law 

No Yes
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)

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 and (labeled Attachment J).

x

An analysis prepared by a financial advisor or underwriter setting forth the nature and term of obligation and projected debt service 
including required reserves and debt coverage. [65 ILCS 5/11-74.4-5 (d) (8) (B) and 5/11-74.6-22 (d) (8) (B)]
If attachment I is yes, then Analysis MUST be attached and (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

Please utilize the information below to properly label the Attachments. 

East State Street

x
______

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

Under which section of the Illinois Municipal Code was Redevelopment Project Area designated? (check one):



FY 2021

Special Tax Allocation Fund Balance at Beginning of Reporting Period $        1,405,474

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 249,693$           3,872,175$       97%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 8,345$  104,180$          3%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%

0%

All Amount Deposited in Special Tax Allocation Fund 258,038$           

Cumulative Total Revenues/Cash Receipts 3,976,355$       100%

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

62,214$             

Transfers to Municipal Sources -$  
Distribution of Surplus

Total Expenditures/Disbursements 62,214$             

Net/Income/Cash Receipts Over/(Under) Cash Disbursements 195,824$           

Previous Year Adjustment (Explain Below) -$  
.

FUND BALANCE, END OF REPORTING PERIOD* $        1,797,122
* 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.

East State Street

Working with IDOT on road construction project.



FY 2021

TIF NAME:  

Amounts Reporting Fiscal Year

-$  

2. Annual administrative cost.

62,214 

62,214$  

3. Cost of marketing sites.

-$  

-$  

-$  

-$  

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 

(by category of permissible redevelopment project costs )

East State Street

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.



-$  

-$  

-$  

-$  

-$  

-$  

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 



-$  

-$  

-$  

-$  

-$  

-$  

62,214$  

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 2021

TIF NAME:

Name Service Amount

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

Section 3.2 B

Optional:  Information in the following sections is not required by law, but would be helpful in creating fiscal 
transparency.

East State Street



FY 2021
TIF NAME:  

FUND BALANCE BY SOURCE 1,797,122$  

 Amount of Original 
Issuance Amount Designated

1. Description of Debt Obligations

Total Amount Designated for Obligations -$  -$  

2. Description of Project Costs to be Paid
Local Share of Illinois Department of Transportation 1,307,792$  
East State Street (IL 38) Roadway and Streetscape
Improvements

Prairiesburg Holding LLC RDA 551,402$  

Twenty Four West First Street, LLC 98,000$  

Riganatos
23,300$  

Total Amount Designated for Project Costs 1,980,494$  

TOTAL AMOUNT DESIGNATED 1,980,494$  

SURPLUS/(DEFICIT) (183,372)$  

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

East State Street



FY 2021

TIF NAME: East State Street

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:

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:

Property (8):

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)]



TIF Name:

x

11

TOTAL: 11/1/99 to Date

Estimated Investment 
for Subsequent Fiscal 

Year
Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) 11,113,769$              -$ -$

Public Investment Undertaken 2,407,037$ -$ -$

Ratio of Private/Public Investment 4 50/81 0

Project 1*:  CVS Pharmacy

Private Investment Undertaken (See Instructions) 3,550,000$

Public Investment Undertaken 124,849$

Ratio of Private/Public Investment 28 43/99 0

Project 2*: Valley Animal Hospital

Private Investment Undertaken (See Instructions) 640,000$

Public Investment Undertaken 72,000$

Ratio of Private/Public Investment 8 8/9 0

Project 3*: Munchie Ps

Private Investment Undertaken (See Instructions) 660,000$

Public Investment Undertaken 29,967$

Ratio of Private/Public Investment 22 1/41 0

Project 4*: Dairy Queen

Private Investment Undertaken (See Instructions) 300,000$

Public Investment Undertaken 40,000$

Ratio of Private/Public Investment 7 1/2 0

Project 5*:

Private Investment Undertaken (See Instructions) 50,000$

Public Investment Undertaken 468,404$

Ratio of Private/Public Investment 8/75 0

Project 6*: Soukup Hardware

Private Investment Undertaken (See Instructions) 2,500$

Public Investment Undertaken 3,285$

Ratio of Private/Public Investment 35/46 0

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.)

    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:

*PROJECT NAME TO BE LISTED AFTER PROJECT NUMBER

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

SECTION 5 - 20 ILCS 620/4.7 (7)(F)
PAGE 1

FY 2021

East State Street

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

Don's Gas for Less



Project 7*: ALDI

Private Investment Undertaken (See Instructions) 2,600,000$

Public Investment Undertaken 450,000$

Ratio of Private/Public Investment 5 7/9 0

Project 8*: Engineering East State

Private Investment Undertaken (See Instructions) -$  

Public Investment Undertaken 545,830$

Ratio of Private/Public Investment 0 0

Project 9*: Country Village Meats

Private Investment Undertaken (See Instructions) 2,077,099$

Public Investment Undertaken 551,402$

Ratio of Private/Public Investment 3 23/30 0

Project 10*: Geneva Pharmacy

Private Investment Undertaken (See Instructions) 516,520$

Public Investment Undertaken 98,000$

Ratio of Private/Public Investment 5 23/85 0

Project 11*: Riganato

Private Investment Undertaken (See Instructions) 717,650$

Public Investment Undertaken 23,300$

Ratio of Private/Public Investment 30 4/5 0

Project 12*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 13*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 14*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 15*:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

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



SECTION 6
FY 2021

TIF NAME:

Year redevelopment 
project area was 

designated Base EAV
Reporting Fiscal Year 

EAV

______

SECTION 7
Provide information about job creation and retention:

Number of Jobs 
Retained

Number of Jobs 
Created

Description and Type 
(Temporary or 

Permanent) of Jobs Total Salaries Paid
-$  
-$  
-$  
-$  
-$  
-$  
-$  

SECTION 8
Provide a general description of the redevelopment project area using only major boundaries:

Optional:  Information in the following sections is not required by law, but would be helpful in evaluating the 
performance of TIF in Illinois. *even though optional MUST be included as part of the complete TIF report

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.

East State Street

Overlapping Taxing District
Surplus Distributed from redevelopment 

project area to overlapping districts

Check if the overlapping taxing districts did not receive a surplus.

-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    
-$    

EnclosedOptional Documents
Legal description of redevelopment project area
Map of District

2000 2,957,088 5,852,897

x



Attachment B



November 6, 2021 

Office of the Illinois Comptroller 

Local Government Division 

Suite 15-500 

100 W. Randolph Street 

Chicago, IL 60601 

RE: Opinion Regarding Compliance with Public Act 84-1417 

(Tax Increment Allocation Redevelopment Act [the “Act], 

65 ILCS 5/11-74.4-8a (2017) 

Ladies and Gentlemen: 

Please be advised that I am the City Attorney for the City of Geneva, Kane County, Illinois, and 

I have examined the following Documents relative to the City’s East Side Tax Increment 

Financing District under the Act: 

1. Ordinance No. 2000-12, No. 2000-13 and No. 2000-14 approved by the corporate

authorities of the City adopting the Redevelopment Plan, designating a portion the East

Side Business District of the City as a Redevelopment Project Area, and adopting tax

increment allocation financing for the redevelopment area.

2. A Certification by Kevin R. Burns, Mayor of the City, dated November 4, 2021.

I have reviewed the forgoing items, and it is my opinion that the City of Geneva, as of April 30, 

2021, is in compliance with the Act. 

Yours Very Truly, 

Charles A. Radovich 

City Attorney – City of Geneva 

Attachment C



Attachment D 

Activities Statement 

City of Geneva East State Street TIF  
Reporting FY 2021 

The East State Street TIF was established in 2000 to help spur private development and investment through 
infrastructure investment and working with landowners and investors to achieve the highest and best use of property.  

In 2001, the City began working with the Illinois Department of Transportation to address roadway and streetscape 
challenges. The City programmed $1.7 million in local funds to compete Phase 1 and Phase II engineering to position the 
project for potential funding via partners. The strategy was successful; the project has received over $16M in federal and 
state funds. Local funds have been committed and programmed toward the required match for these funding sources. 
IDOT and the City of Geneva are working on land acquisition necessary for road widening and utility relocations. It is 
anticipated that project letting will occur in fall of 2022 with construction beginning in spring 2023.   

The project area contains a mix of outdated and obsolete platted lots and incompatible land uses. The City continues to 
work with property owners, brokers, and business owners to encourage investment and bring forward new opportunities 
for business growth and expansion in the project area. Redevelopment projects were initiated and approved during 
this reporting period.. Project will rectify occurrences of obsolete platting, will improve vehicular circulation, will 
improve compatibility of land uses and will reverse trends of declining EAV and disinvestment while introducing new 
essential service retailers to the market area. 
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CITY OF GENEVA, ILLINOIS

TAX INCREMENT FINANCING
DISTRICT NO. 2 FUND

REPORT ON COMPLIANCE
WITH PUBLIC ACT 85-1142

AS OF AND FOR THE YEAR ENDED APRIL 30, 2021
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CITY OF GENEVA
TAX INCREMENT FINANCING DISTRICT NO. 2 FUND
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AS OF AND FOR THE YEAR ENDED APRIL 30, 2021
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I N D E P E N D E N T   A U D I T O R S’   C O M P L I A N C E   R E P O R T

(See Exhibit L)



I N D E P E N D E N T   A U D I T O R S’   R E P O R T

O N    S U P P L E ME N T A R Y    I N F O R M A T I O N



Baker Tilly US, LLP, trading as Baker Tilly, is a member of the global network of Baker Tilly International Ltd., the members of which are 
separate and independent legal entities.

2 

Independent Auditors’ Report on Supplementary Information

To the Honorable Mayor and Members of the City Council of 
City of Geneva, 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 City of Geneva, Illinois (the “City”), as of and 
for the year ended April 30, 2021, and the related notes to the financial statements, which collectively comprise 
the City of Geneva's basic financial statements and have issued our report thereon dated October 18, 2021, 
which expressed an unmodified opinion on those financial statements. 

Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the City of Geneva's basic financial statements. The supplementary information as listed in the table 
of contents is presented for purposes of additional analysis and is not a required part of the basic financial 
statements. Such information is the responsibility of management and was derived from and relates 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 basic 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 supplementary information is fairly stated in all material respects, 
in relation to the basic financial statements as a whole. 

Oak Brook, Illinois 
October 18, 2021 



S U P P L E M E N T A R Y   I N F O R M A T I O N 



3

CITY OF GENEVA 
TAX INCREMENT FINANCING DISTRICT NO. 2 FUND

SCHEDULE OF REVENUES, EXPENDITURES AND CHANGES IN FUND BALANCES
FOR THE YEAR ENDED APRIL 30, 2021

Revenues
Property taxes 249,693$              
Investment income 8,345 

Total revenues 258,038 

Expenditures
Economic development

Personnel services 50,150 
Contractual services 11,414 
Commodities 650 

Total expenditures 62,214 

Net change in fund balance 195,824 

Fund balance, beginning of year 1,405,474 

Fund balance, end of year 1,601,298$           



4

CITY OF GENEVA 
TAX INCREMENT FINANCING DISTRICT NO. 2 FUND

SCHEDULE OF FUND BALANCE BY SOURCE
FOR THE YEAR ENDED APRIL 30, 2021

Beginning fund balance 1,405,474$         

Deposits
Property taxes 249,693 
Investment income 8,345 

Total deposits 258,038 

Balance plus deposits 1,663,512           

Expenditures
Personnel services 50,150 
Contractual services 11,414 
Commodities 650 

Total expenditures 62,214 

Fund balance, end of year 1,601,298$         

Fund balance by source
Property taxes 1,544,985$         
Investment income 56,313 

Fund balance, end of year 1,601,298$         



Attachment M 

List of Intergovernmental Agreements in effect to which Municipality is part: 

A Local Public Agency Agreement for Federal Participation with the Illinois Department of 
Transportation and the State of Illinois for the East State Street Reconstruction Project.   



Baker Tilly US, LLP, trading as Baker Tilly, is a member of the global network of Baker Tilly International Ltd., the members of which are 
separate and independent legal entities.

1 

Independent Auditors’ Compliance Report

To the Honorable Mayor and Members of the City Council of 
City of Geneva, 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 City of Geneva, as of and for the year ended 
April 30, 2021, and have issued our report thereon dated October 18, 2021. We conducted our audit in 
accordance with auditing standards generally accepted in the United States of America. 

In connection with our audit, nothing came to our attention that caused us to believe that the City failed to 
comply with provisions of Subsection (q) of Section 11-74.4-3 of Public Act 85-1142, “An Act in Relation to Tax 
Increment Financing”, insofar as it relates to accounting matters for the Tax Increment Financing District No. 2 
Fund; however, our audit was not directed primarily toward obtaining knowledge of such noncompliance. 
Accordingly, had we performed additional procedures, other matters may have come to our attention regarding 
the City’s noncompliance with the above-referenced statute, insofar as it relates to accounting matters. 

This report is intended solely for the information and use of the City Council, management, the State of Illinois, 
and others within the City and is not intended to be, and should not be, used by anyone other than the specified 
parties. 

Oak Brook, Illinois 
October 18, 2021 

Exhibit L




