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Village of Downers Grove 

 Annual Joint Review Board Meeting 
Meadowbrook Shopping Center Tax Increment Financing District 

Table 1 - Detailed information on this Joint Review Board Meeting 

Meeting Location Civic Center – Betty Cheever Council Chambers 

Meeting Address 850 Curtiss St., Downers Grove, IL 60515 

Meeting Date July 20, 2026 at 4:10 PM 

 

Call to Order. 

Roll Call. 

Overview of the Annual 2025 Meadowbrook Shopping Center T.I.F. 
Report. 

Questions and Discussion. 

Public Comments. 

Adjournment. 





FY 2025

Primary Use of Redevelopment Project Area*:

If "Combination/Mixed" List Component Types:

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

Industrial Jobs Recovery Law 

No Yes
For redevelopment projects beginning prior to FY 2022, 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).                                                                                                        
For redevelopment projects beginning in or after FY 2022, were there any amendments, enactments or extensions 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, enactment or extension, and a copy of the redevelopment plan (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 (Labeled Attachment J).

X

An analysis prepared by a financial advisor or underwriter, chosen by the municipality, setting forth the nature and term of 
obligation; projected debt service including required reserves and debt coverage; and actual debt service. [65 ILCS 5/11-74.4-5 (d) 
(8) (B) and 5/11-74.6-22 (d) (8) (B)]
If attachment I is yes, the Analysis and an accompanying letter from the municipality outlining the contractual relationship 
between the municipality and the financial advisor/underwriter MUST be attached (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

For redevelopment projects beginning in or after FY 2022, did the developer identify to the municipality a stated rate of return for 
each redevelopment project area? Stated rates of return required to be reported shall be independently verified by a third party 
chosen by the municipality.                                                                                                                                                                       
If yes, please enclose evidence of third party verification, may be in the form of a letter from the third party (Labeled 
Attachment N).

X

Letter from the Mayor/Village President designating the municipality's TIF Administrator.                                                                       
Must include the phone number and email address of the designated party (Labeled Attachment O.)

X

SECTION 2 [Sections 2 through 8 must be completed for each redevelopment project area listed in Section 1.]

Please utilize the information below to properly label the Attachments. 

______
______

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

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 



FY 2025

Special Tax Allocation Fund Balance at Beginning of Reporting Period

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 0%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 0%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source _____________; if multiple other sources, attach 
schedule) 0%

All Amount Deposited in Special Tax Allocation Fund -$                       

Cumulative Total Revenues/Cash Receipts -$                     0%

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

-$                       

Transfers to Municipal Sources
Distribution of Surplus

Total Expenditures/Disbursements -$                       

Net/Income/Cash Receipts Over/(Under) Cash Disbursements -$                       
 
Previous Year Adjustment (Explain Below)

.
FUND BALANCE, END OF REPORTING PERIOD* -$                       
  * 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.

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 



FY 2025
Name of Redevelopment Project Area: 

Amounts Reporting Fiscal Year

-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

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 

Meadowbrook Shopping Center

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.

2. Annual administrative cost.

3. Cost of marketing sites.



-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

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 



-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

-$                                             

-$                                          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.  

17. Cost of day care services.



FY 2025

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 [Information in the following section is not required by law, but may be helpful in 
creating fiscal transparency.]

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 



FY 2025

FUND BALANCE BY SOURCE -$                                             

1. Description of Debt Obligations  Amount of Original Issuance Amount Designated

Total Amount Designated for Obligations -$                                             -$                                             

2. Description of Project Costs to be Paid  Amount of Original Issuance Amount Designated

Total Amount Designated for Project Costs -$                                             

TOTAL AMOUNT DESIGNATED -$                                             

SURPLUS/(DEFICIT) -$                                             

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

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 



FY 2025

X
Indicate an 'X' if no property was 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:

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)]

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 



X

TOTAL: 11/1/99 to Date
Estimated Investment for 
Subsequent Fiscal Year

Total Estimated to 
Complete Project

Private Investment Undertaken (See Instructions) -$                                -$                                       -$                                

Public Investment Undertaken -$                                -$                                       -$                                

Ratio of Private/Public Investment 0 0

Project 1 Name:  

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 2 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 3 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 4 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 5 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 0

Project 6 Name:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment 0 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 and 2b.)                                

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:

2b. The NUMBER of new projects undertaken in fiscal year 2022 or any fiscal year thereafter, within the 
Redevelopment Project Area. 

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

SECTION 5 [20 ILCS 620/4.7 (7)(F)]

PAGE 1

FY 2025

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 

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



FY 2025

Number of Jobs Retained Number of Jobs Created
Job Description and Type 
(Temporary or Permanent) Total Salaries Paid

-$                                            

Stated Rate of Return

The amount of increment projected to be created at the 
time of approval of the redevelopment agreement.

SECTION 6.3-For redevelopment projects beginning in or after FY 2022, complete the following information about increment projected to be created and actual 
increment created.

Project Name

The amount of increment created as a result of the 
development to date, using the same assumptions as was 
used for the projections used at the time of the approval of 
the redevelopment agreement.

SECTION 6 [Information requested in SECTION 6.1 is not required by law, but may be helpful in evaluating the performance of TIF in Illinois.             
SECTIONS 6.2, 6.3, and 6.4 are required by law, if applicable. (65 ILCS 5/11-74.4-5(d))]

The number of jobs, if any, created as a result of the 
development to date, under the same guidelines and 
assumptions as was used for the projections used at the 
time of approval of the redevelopment agreement.

SECTION 6.2-For redevelopment projects beginning in or after FY 2022, complete the following information about projected job creation and actual job 
creation.                                                                                                                                                                                                                                                       

SECTION 6.1-For redevelopment projects beginning before FY 2022, complete the following 
information about job creation and retention.

Name of Redevelopment Project Area: 

Meadowbrook Shopping Center

The number of jobs, if any, projected to be created at the 
time of approval of the redevelopment agreement. 

Project Name

SECTION 6.4-For redevelopment projects beginning in or after FY 2022, provide the stated rate of 
return identified by the developer to the municipality and verified by an independent third party, IF 
ANY:

Project Name



FY 2025

Enclosed

X

XMap of District

Legal description of redevelopment project area

Optional Documents

Provide a general description of the redevelopment project area using only major boundaries.

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 

SECTION 7  [Information in the following section is not required by law, but may be helpful in evaluating 
the performance of TIF in Illinois.]

The area generally bound by Belmont Road to the west, 63rd Street to the north, Woodward Avenue to the east and the 
southern property line of the shopping center.  



PARCEL 1: 

LOTS 1, 2 AND 3 IN MEADOWBROOK SUBDIVISION, BEING A SUBDIVISION OF THAT 
PART OF THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38 NORTH, RANGE 10, EAST 
OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF 
RECORDED FEBRUARY 1, 1973 AS DOCUMENT NUMBER R73-05824 AND 
CERTIFICATES OF CORRECTION RECORDED AS DOCUMENTS R76-58800 AND R76-
58801, IN DUPAGE COUNTY, ILLINOIS (EXCEPTING FROM LOT 1, AFORESAID, THAT 
PART CONVEYED TO THE COUNTY OF DUPAGE BY DOCUMENT R97-135136 
DESCRIBED AS BEGINNING AT THE NORTHWEST CORNER OF SAID LOT 1; THENCE 
EASTERLY A DISTANCE OF 175 FEET TO THE NORTHEAST CORNER THEREOF; 
THENCE SOUTHERLY ON THE EAST LINE OF SAID LOT A DISTANCE OF 10 FEET; 
THENCE NORTHWESTERLY A DISTANCE OF 11.61 FEET TO A POINT 10 FEET WEST OF 
THE EAST LINE OF LOT 1 AND 4 FEET SOUTH OF THE NORTH LINE OF LOT 1; THENCE 
WESTERLY PARALLEL WITH THE NORTH LINE OF LOT 1 A DISTANCE OF 69.85 FEET; 
THENCE SOUTHERLY PARALLEL WITH THE WEST LINE OF LOT 1 A DISTANCE OF 4 
FEET; THENCE WESTERLY PARALLEL WITH THE NORTH LINE OF LOT 1 A DISTANCE 
OF 95.11 FEET TO THE WEST LINE THEREOF; THENCE  NORTHERLY ON SAID WEST 
LINE A DISTANCE OF 8 FEET TO THE POINT OF BEGINNING, AND ALSO EXCEPTING 
FROM LOT 2, AFORESAID, THAT PART  CONVEYED TO THE COUNTY OF DUPAGE BY 
DOCUMENT R97-135130, DESCRIBED AS THE NORTH 8 FEET OF THE EAST 244.85 FEET 
OF THAT PART OF LOT 2 LYING WEST OF THE WEST LINE OF LOT 1). 

ALSO 

LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4 IN VALLEY CREEK PARK ESTATES UNIT 
1, BEING A SUBDIVISION IN THE NORTHEAST 1/4 OF SECTION 24, TOWNSHIP 38 
NORTH, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE 
PLAT THEREOF RECORDED DECEMBER 30, 1957 AS DOCUMENT 866856 AND THE 
CERTIFICATE OF CORRECTION RECORDED SEPTEMBER 16, 1958 AS DOCUMENT 
894780  

ALSO  

THOSE PARTS OF THE EXISTING ADJOINING PUBLIC RIGHT OF WAYS, ALL OF THE 
ABOVE DESCRIBED AS FOLLOWS:  

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 5; THENCE SOUTH 89 
DEGREES 35 MINUTES 00 SECONDS WEST (ASSUMED) 250.00 FEET ALONG THE 
SOUTH LINE OF SAID LOT; THENCE NORTH 54 DEGREES 55 MINUTES 37 SECONDS 
WEST 275.59 FEET ALONG THE WESTERLY LINE THEREOF; THENCE NORTH 00 
DEGREES 32 MINUTES 00 SECONDS WEST 40.00 FEET TO THE NORTHWEST CORNER 
OF SAID LOT 5, BEING ALSO THE SOUTHEAST CORNER OF SAID LOT 3; THENCE 
SOUTH 89 DEGREES 35 MINUTES 00 SECONDS WEST TO THE WEST RIGHT OF WAY 



LINE OF BELMONT ROAD EXTENDED SOUTH TO ITS INTERSECTION WITH THE 
SOUTH RIGHT OF WAY LINE OF SAID ROAD; THENCE NORTH ALONG SAID WEST 
RIGHT OF WAY LINE TO ITS INTERSECTION WITH THE SOUTH LINE OF LOT 4 IN SAID 
MEADOWBROOK SUBDIVISION EXTENDED WEST; THENCE EAST ALONG SAID 
SOUTH LINE TO THE SOUTHEAST CORNER OF SAID LOT; THENCE NORTH ALONG 
THE EAST LINE OF SAID LOT, EXTENDED NORTH TO THE NORTH RIGHT OF WAY LINE 
OF WEST 63RD STREET; THENCE EAST ALONG SAID NORTH RIGHT OF WAY LINE TO 
ITS INTERSECTION WITH THE EAST RIGHT OF WAY LINE OF WOODWARD AVENUE 
EXTENDED NORTH; THENCE SOUTH ALONG SAID EAST RIGHT OF WAY LINE TO ITS 
INTERSECTION WITH THE SOUTH LINE OF SAID LOT 5 EXTENDED EAST; THENCE 
WEST ALONG SAID SOUTH LINE TO SAID POINT OF BEGINNING. 

(EXCEPT THAT PART OF SAID LOT 5 AND THE SOUTH 15.00 FEET OF LOT 4 
DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF SAID LOT 5; THENCE NORTH ON THE 
EAST LINE OF SAID LOT 5 HAVING A BEARING OF NORTH 0 DEGREES 00 MINUTES 00 
SECONDS EAST A DISTANCE OF 28.64 FEET; THENCE SOUTH 89 DEGREES 35 MINUTES 
00 SECONDS WEST A DISTANCE OF 164.71 FEET; THENCE NORTH 14 DEGREES 25 
MINUTES 50 SECONDS WEST A DISTANCE OF 62.17 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUING NORTH 14 DEGREES 25 MINUTES 50 SECONDS 
WEST A DISTANCE OF 75.55 FEET; THENCE NORTH 17 DEGREES 23 MINUTES 30 
SECONDS WEST A DISTANCE OF 55.13 FEET TO A POINT ON THE NORTH LINE OF THE 
SOUTH 15.00 FEET OF SAID LOT 4; THENCE WEST ON THE NORTH LINE OF THE 
SOUTH 15.00 FEET OF SAID LOT 4 HAVING A BEARING OF SOUTH 89 DEGREES 35 
MINUTES 00 SECONDS WEST A DISTANCE OF 110.38 FEET; THENCE SOUTH 0 
DEGREES 25 MINUTES 00 SECONDS EAST, A DISTANCE OF 91.17 FEET; THENCE 
SOUTH 69 DEGREES 35 MINUTES 46 SECONDS EAST A DISTANCE OF 119.89 FEET; 
THENCE NORTH 41 DEGREES 08 MINUTES 30 SECONDS EAST A DISTANCE OF 10.20 
FEET; THENCE NORTH 89 DEGREES 20 MINUTES 06 SECONDS EAST, A DISTANCE OF 
25.93 FEET TO THE POINT OF BEGINNING, IN DUPAGE  COUNTY, ILLINOIS. 

 

 

 

Permanent Index Nos.:  
08-24-202-005 
08-24-202-008 
08-24-202-009 
08-24-203-004 
 
Common Address:  



2001-2153 63rd Street, 6400 Woodward Avenue, Downers Grove, IL 60515 
 
Common Boundary Description: 
The proposed Redevelopment Project Area is generally described as a contiguous area which 
generally includes parcels bordered by 63rd Street to the north, Belmont Road to the west, Woodward 
Avenue to the East, Prentiss Creek residential development to the South and including adjacent rights 
of way. 
 



Proposed RPA Boundary 

□ Proposed RPA �oundary 01 MIi• 

Source: DuPage County, Esri, SB Friedman, Village of Downers Grove 

SB Friedman Development Advisors, LLC s 



FY 2025

Base EAV

2,749,730$                                                     

X Indicate an 'X' if the overlapping taxing districts did not receive a surplus.

Overlapping Taxing District
Surplus Distributed 
from redevelopment 

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.

-$                                    
-$                                    
-$                                    
-$                                    

SECTION 8 [Information in the following section is not required by law, but may be helpful in 
evaluating the performance of TIF in Illinois.]

Meadowbrook Shopping Center

Name of Redevelopment Project Area: 

Year of Designation

2025

Reporting Fiscal Year 
EAV

2,984,282

-$                                    
-$                                    
-$                                    
-$                                    

-$                                    
-$                                    
-$                                    
-$                                    
-$                                    







 
Village of Downers Grove – Meadowbrook Shopping Center TIF District 
Fiscal Year Ending December 31, 2025 

ATTACHMENT D 
 
 

VILLAGE OF DOWNERS GROVE, ILLINOIS 
MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4) 

Report Period 1/1/25 to 12/31/25 
 

STATEMENT OF ACTIVITIES 
         

The following information addresses the project activities undertaken during this 
reporting period furthering the goals and objectives of the Meadowbrook Shopping Center 
Redevelopment Plan.     
 
REDEVELOPMENT AGREEMENTS 

The Village entered into one new redevelopment agreement appropriating Meadowbrook 
Shopping Center TIF funds for an upcoming project. Stellco 4300 Commerce, LLC at the 
Meadowbrook Shopping Center requested TIF funds to assist with extraordinary 
development costs.  Stellco 4300 Commerce, LLC is proposing to demolish a building at 
2001 63rd Street (former restaurant building), construct a minimum of three (3) new 
outbuildings on the three outlots, renovate the exterior facades of the existing in-line 
buildings, replace exterior wall signage on the existing in-line buildings, install new 
monument signs, improve the parking lot lighting, install landscaping throughout the property 
and resurface and reconstruct the parking lot.   Stellco 4300 Commerce, LLC and the Village 
entered into the redevelopment agreement on April 8, 2025 for an amount up to $4,800,000. 

 
 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
All funds for the Meadowbrook Shopping Center TIF Fund (Special Tax Allocation Fund) have been 
received in accordance with state statute, and the originally adopted redevelopment plan.  No private 
investment funds have been received into the Special Tax Allocation Fund. 
 



 
Village of Downers Grove – Meadowbrook Shopping Center TIF District 
Fiscal Year Ending December 31, 2025 

ATTACHMENT E 
 
 

VILLAGE OF DOWNERS GROVE, ILLINOIS 
MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4) 

Report Period 1/1/25 to 12/31/25 
 
 

AGREEMENTS 
 

Agreements entered into by the municipality 
 

The Village entered into one new redevelopment agreement appropriating Meadowbrook 
Shopping Center TIF funds for an upcoming project. Stellco 4300 Commerce, LLC at the 
Meadowbrook Shopping Center requested TIF funds to assist with extraordinary 
development costs.  Stellco 4300 Commerce, LLC is proposing to demolish a building at 
2001 63rd Street (former restaurant building), construct a minimum of three (3) new 
outbuildings on the three outlots, renovate the exterior facades of the existing in-line 
buildings, replace exterior wall signage on the existing in-line buildings, install new 
monument signs, improve the parking lot lighting, install landscaping throughout the property 
and resurface and reconstruct the parking lot.   Stellco 4300 Commerce, LLC and the Village 
entered into the redevelopment agreement on April 8, 2025 for an amount up to $4,800,000. 

 
 

 
 



ORD 2025-10707 

ORDINANCE NO. 6115 

AN ORDINANCE APPROVING A REDEVELOPMENT AGREEMENT 
BETWEEN THE VILLAGE OF DOWNERS GROVE 

AND STELLCO 4300 COMMERCE, LLC 

WHEREAS, the Village of Downers Grove (the "Village") is a home rule unit of government in 
accordance with Article VII , Section 6, of the Constitution of the State of Illinois, 1970; and 

WHEREAS, the Village of Downers Grove has undertaken to revitalize portions of the 
Meadowbrook Shopping Center Redevelopment Project Area and in furtherance of that effort has created, 
pursuant to the provisions of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-7 4.4-1 et 
seq., as amended (the "TIF Act"), a TIF District to help finance some of the redevelopment costs involved 
with the revitalization project; and 

WHEREAS, the Village has the authority, pursuant to the laws of the State of Illinois, to promote 
the health, safety, and welfare of the Village and its inhabitants, to prevent the spread of blight, to 
encourage private development in order to enhance the local tax base, to increase employment, and to 
enter into contractual agreements with third parties for the purpose of achieving these purposes; and 

WHEREAS, the Village is authorized under the provisions of the TIF Act to finance 
redevelopment in accordance with the conditions and requirements set forth in the TIF Act; and 

WHEREAS, to stimulate and induce redevelopment pursuant to the TIF Act, the Village, after 
giving all notices required by law and after conducting all public hearings required by law, adopted the 
following ordinances: 

(a) Ordinance No. 6112, titled "An Ordinance of the Village of Downers Grove, DuPage 
County, Illinois, Approving the Meadowbrook Shopping Center Tax Increment Financing District 
Redevelopment Project Area Redevelopment Plan and Project; 

(b) Ordinance No. 6113, titled "An Ordinance of the Village of Downers Grove, DuPage 
County, Illinois Designating the Meadowbrook Shopping Center Tax Increment Financing District 
Redevelopment Project Area; 

(c) Ordinance No. 6114, titled " An Ordinance of the Village of Downers Grove, DuPage 
County, Illinois, Adopting Tax Increment Allocation Financing for the Washington and Curtiss Street 
Redevelopment Project Area" ; and 

WHEREAS, STELLCO 4300 Commerce, LLC (the "Developer") is the owner of certain real 
property located at 2001 -2153 63rd Street & 6310-6400 Woodward Avenue, D~~e, Illinois 
("Property") as more particularly described in the Redevelopment Agreement attached hereto and 
incorporated herein as Exhibit A ("Agreement"); and 

WHEREAS, the Developer seeks improve the existing buildings and develop new outlot 
buildings on the Property, generally in accordance with the plans depicted in the Agreement; and 

WHEREAS, it is necessary and appropriate for the successful completion of the Redevelopment 
Project approved by Ordinance No. 6112 that the Village enter into the Redevelopment Agreement with 
the Developer to provide for the development of the Property, thereby implementing and bringing to 
completion a significant portion of the Redevelopment Plan; and 



ORD 2025-10707 

WHEREAS, the Village has determined that the Redevelopment Agreement includes the 
necessary and appropriate terms and provisions for the successful completion of the development of the 
Property; and 

WHEREAS, the Village has determined that the Agreement includes the necessary and 
appropriate terms and provisions for the successful completion of the development of the Property; and 

WHEREAS, the Village is desirous of having the Property developed for the uses described in the 
Agreement to eliminate the blight factors and characteristics found in the Property, to serve the needs of 
the Village, and to produce increased tax revenues for the various taxing districts authorized to levy taxes 
within the Property; and 

WHEREAS, the Mayor and Village Council of the Village of Downers Grove, after due and 
careful consideration, have concluded that the development of the Property on the terms and conditions 
set forth in the Redevelopment Agreement will promote sound planning, increase the taxable value of 
property within the Village, enable the Village to control the development of the area, and otherwise 
promote, enhance, and serve the best interests and general welfare of the Village and its citizens; 

NOW, THEREFORE, BE IT ORDAINED by the Council of the Village of Downers Grove, 
DuPage County and State of Illinois, as follows: 

Section 1. 
of the Council. 

Recitals . The foregoing recitals are incorporated into this Ordinance as findings 

Section 2. Approval of Redevelopment Agreement. The Redevelopment Agreement shall 
be, and it is hereby, approved in final form satisfactory to the Village Manager. The Mayor, Village 
Manager and Village Attorney are hereby authorized and directed to execute and deliver the 
Redevelopment Agreement and any other necessary and appropriate related documents after such 
documents have been properly executed and delivered by the Developer. 

Section 3. Conflict. That all ordinances and resolutions or parts thereof in conflict with the 
provisions of this Ordinance are hereby repealed 

Section 4. e in full force and effect from and after its 
passage, approval, and publication in pamphlet form in"1'il!rli-~r,,f,..,r provided by law. 

1\mwlord.25\RDA-Meadowbrook 

































































































































































































































































































































































 
Village of Downers Grove – Meadowbrook Shopping Center TIF District 
Fiscal Year Ending December 31, 2025 

ATTACHMENT O 
 
 
 

VILLAGE OF DOWNERS GROVE, ILLINOIS 
MEADOWBROOK SHOPPING CENTER TIF REPORT (TIF #4) 

Report Period 1/1/25 – 12/31/25 
 

Letter from the Mayor designating the municipality’s TIF Administrator 
 

The attached letter was sent to Nancy Gomez, Office Specialist, Local Government 
Division, Illinois Office of Comptroller via email on June 10, 2026 
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