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Clay T. Johnson, Village Administrator
Village of Lindenhurst
2301 E. Sand Lake Road
Lindenhurst, IL 60046

August 13, 2020

Dear Mr. Johnson:
We are pleased to present this proposal to provide TIF consultant services to the Village of Lindenhurst,
including the determination of TIF eligibility and the preparation of a Redevelopment Plan & Program for
the proposed Project Area. This proposal is made in response to the RFP issued July 20, 2020 as modified
by the Addendum dated August 11, 2020.
Teska’s experience includes establishing, monitoring, and implementing more than 100 TIF districts on
behalf of municipalities throughout Illinois. Many of these projects were similar in scope to the proposed
Lindenhurst project, involving a mix of developed and underdeveloped parcels which may require
assembly to encourage redevelopment and revitalization of the corridor. Recent similar projects have
been successfully completed for the Villages of Bloomingdale, Fox River Grove, Lake Forest, Lake Villa,
Matteson, Monee, Oak Lawn, Olympia Fields, and Woodstock.
We never assume that the initial study area will or should become a TIF district. Beyond the legal,
technical, financial and market elements, a TIF is a planning tool that should be used to evaluate the
conditions and determine which public and private investments will leverage the greatest positive change
in the area. We offer a scope that allows the Village to authorize a one-phase-at-a-time approach. Teska
does not pursue subsequent phases until the Village authorizes the next phase of work. The analysis,
documentation and public approval process can occur in as little as six months, but the Village may wish
to take a more deliberate, measured pace in order to emphasize the planning elements and public
engagement in the TIF process.
Although the Scope of Services in our proposal is quite specific to the immediate needs of the Village,
our expertise and perspectives bring a much broader set of skills to aid in your redevelopment and
revitalization programs. We are confident that our depth of experience will enable us to provide the most
comprehensive assistance to the Village of Lindenhurst. We have kept this document as a concise
statement of our credentials and experience. More detailed information and support materials are
available upon request and on our website. We look forward to speaking to you and answering any
questions that you may have in regard to our proposal.
Sincerely,

Lee M. Brown, FAICP
President

Pete Iosue, AICP
Senior Associate
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1 | INTRODUCTION / EXECUTIVE SUMMARY
The Village has expressed a growing concern about the vitality and performance of the Grand Avenue
commercial corridor and will consider the creation of a TIF district to achieve some of the objectives outlined in
its recent strategic planning effort.
As illustrated throughout this proposal, Teska is
a full-service planning and design firm with skills
and deep experience that include, but go well
beyond the establishment of Tax Increment
Districts. Teska can assist the Village in crafting a
TIF District redevelopment plan that will guide
Lindenhurst’s future public and private
investments toward a more sustainable
economy, and a stronger sense of place.
Our approach encompasses fact-finding,
documentation, critical analysis, and articulate
presentations. We recognize that:
• TIF is a means, not and end
• Timing is critical and market economics
Proposed Lindenhurst Grand Ave. TIF Study Area
cannot be ignored
• TIF cannot pay for everything, it must leverage private investment
• Land use planning and regulation must be compatible with the intent of the redevelopment plan
• The “but for” must be credible

While this proposal and the RFP focus on the technical and fiscal elements of establishing a viable and defensible
TIF district, Teska has experience in other planning and financing approaches geared towards enhancing the
economic development prospects within the community, including Business Development Districts, Enterprise
Zones, Special Service Areas (SSAs), sales tax rebates, and State and Federal grant programs. Teska will work
with the Village to understand the appropriate use of TIF in the proposed Project Area, while also potentially
exploring other complementary alternatives to further advance the revitalization of and reinvestment in the
Village’s Grand Avenue corridor.
Although our Teska Team provides all of the necessary resources for TIF eligibility, TIF establishment, ongoing
management, State reporting, project financial feasibility analysis, and review of developer proposals, Teska is
a team player. We prefer to work in close cooperation with Village Staff, Village Attorney, and the Village’s
other team members to identify relevant conditions and projects, set priorities, and funding eligible expenses.
While not mandatory, Teska offers services for preparation, hosting and maintenance of project websites which
can be used to keep the community informed and engaged in the pursuit of enhancing the corridor. No one
enjoys a hostile public hearing, which is why we suggest that public awareness and understanding should be
built into the approach, avoiding any surprises at the Joint Review Board or public hearing.
The process for creating a new TIF is clearly defined in Illinois Statutes and typically takes approximately six
months. Our scope and our approach accommodate whatever pace the Village desires, accommodating pauses
for staff and leadership review, public engagement, consensus-building, developer recruitment, and market
realities.
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2 | FIRM BACKGROUND AND QUALIFICATIONS

TESKA
TIF CONSULTANT
Project Management
Planning
Engagement
Design
Economics
Zoning
Placemaking
EVANSTON OFFICE
627 Grove St.
Evanston, IL 60621
847.869.2015
PLAINFIELD OFFICE
24103 Lockport St. #107
Plainfield, IL 60544
815.436.9485

TESKA ASSOCIATES, INC. , founded in 1975, is a planning and
landscape architecture firm with a twenty-one person professional
staff based in Evanston and Plainfield, Illinois. The firm specializes in
community planning, creative engagement, economic development,
landscape architecture, and site design. Teska has completed
hundreds of comprehensive plans, tax increment districts, corridor/sub-corridor
plans, special area, neighborhood and downtown plans, and transit-oriented/urban
redevelopment projects - all of which incorporate cutting edge designs, new media,
outreach tools, and visualization graphics to enhance clarity and usability.

BUILDING
RELATIONSHIPS

CREATING LIVABLE
COMMUNITIES

GOING THE
EXTRA MILE

HONEST ANSWERS TO
TOUGH QUESTIONS

We cherish long-term
client-consultant
relationships built by
listening intently to client
needs, maintaining clear
and frequent contact,
providing timely and
responsive service, and
exceeding expectations.

We are passionate
about creating livable
communities; places with a
strong economy, walkable
and safe streets, and great
venues to play and interact
with neighbors.

We know that our success
is based on the quality
of our service. At Teska,
quality service is based
on responsiveness,
anticipation of needs,
maintaining flexibility,
and creative and efficient
problem solving.

We provide solutions that
are creative and realistic.
Based on our experience
and analysis, we sometimes
have to tell a client that in
our opinion an idea won’t
work - but that rejection
is quickly followed by a
solution that works.
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Teska sees each relationship as an opportunity to combine expert advice and assistance in order to provide the
most complete service to our clients. We understand that TIF is not a basic concept understood by the general
public. As such, Teska is able to act on behalf of the Village as TIF experts with the ability to articulate the benefit
of TIF as an economic development tool.
In addition, as a full service community planning and design firm we also offer a thorough understanding of
community development and can present a well-rounded perspective of how TIF can be used as a planning tool
to implement the policies and direction of the Village’s Comprehensive Plan. As a firm that represents the public
sector, community organizations, and private sector developers, we understand all elements that are necessary
to move a TIF Redevelopment Plan into implementation.
Teska Associates’ staff has an established record of responsible participation in over 100 tax increment financing
projects throughout the Midwest. They include the following representative projects:
1.
2.
3.
4.

Crystal Lake – multiple TIF districts, including commercial corridors and its Central Business District.
Lake Forest – downtown redevelopment planning and TIF establishment and maintenance.
Lake Villa – downtown TOD plan, TIF district and Business District.
Woodstock – downtown and commercial corridor business districts
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DOWNTOWN AND ROUTE 47 TIF DISTRICT
Woodstock, IL
Prior to the recession of 2008, Woodstock had 13
development projects ready to break ground, which were
all stalled due to the economic downturn. No new
building permits were issued for almost a decade. In
2019, Teska helped the City to establish the Downtown
and Route 47 TIF District, in order to help spur
development in the historic downtown and along Illinois
Route 47. TIF funds have already been put to good use to
preserve the historic brick streets, the Old Courthouse,
and facade improvements throughout downtown. Other
recent projects include the restoration of a historic 1930’s
gas station, restoration of an 1840’s residence (one of the
oldest structures in Woodstock), development of a new
four-story, multi-family residential building, and
redevelopment of the largest vacant building in town into
a brand new Harley-Davidson dealership. The new
residents and businesses attracted through the TIF District
will provide much-needed income and sales tax dollars to
the City into the foreseeable future.

Figure B – Existing Land Use
Woodstock TIF#2 – Downtown and Route 47 Redevelopment Plan

www.TeskaAssociates.com

.
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3 | Technical Approach
We propose a multi-phase approach, including the following steps:
Phase 1: Initial Project Review
1.1 Kick-off Meeting.
Teska will meet with Village staff to review and agree on a clear approach for the project. Discussions will include
the proposed TIF boundary, acquisition of relevant GIS base map information (if available), and any past
development agreements as well as desired future (re)development within the study area.
1.2 Preliminary Evaluation. Teska will conduct a field evaluation to determine observable conditions in support
of TIF eligibility. Other data, including evidence of code violation collected by the Village and property
assessment data collected from Lake County will also be considered in light of the eligibility criteria. Based on
the preliminary evaluation, Teska will prepare a report that summarizes the Consultant’s recommendations
regarding both eligibility and the boundaries of a potential TIF district. Teska will present these preliminary
recommendations to the Village in a forum before the Village Board or it’s committees.
Phase 2: Eligibility
2.1 Data Collection and Analysis. Teska will work with the appropriate Lake County departments and Village
Staff to obtain supplemental information from official records related to the eligibility of the Study Area.
Supplemental information includes base maps with tax identifiers, age of structures, presence of illegal uses,
documented code violations, occupancy and vacancy status of structures, infrastructure deficiencies, equalized
assessed values, and tax delinquencies. The information obtained through the field survey and through the
review of pertinent documents will be tabulated and analyzed to ensure that the reconfigured Study Area is
eligible as a Redevelopment Project Area in accordance with the Act.
2.2 Eligibility Findings Report. A draft report will be prepared for the Study Area which will outline the eligibility
status of the parcels included in the proposed TIF district. The report will include maps to show the proposed
new TIF boundary.
2.3 Eligibility Review Meeting. Teska will meet with the Village, either at a Village Board meeting or at a more
informal staff level meeting, to review the draft Eligibility Study, and to discuss moving forward with preparation
of the Redevelopment Plan.
Phase 3: Prepare Project Redevelopment Plan
3.1 Plan Preparation. Teska will prepare a Redevelopment Plan for the project area that will include all required
elements as outlined in the Tax Increment Allocation Redevelopment Act (Chapter 65 ILCS 5/11-74.4-1, et seq.)
of the Illinois Statutes as amended. Highlights of the Redevelopment Plan’s elements will include:
•
•
•
•

Redevelopment Project Area boundary description, and corresponding maps;
Redevelopment Plan and Program Objectives;
Proposed Project Area land use plan, infrastructure, and public improvements; and
Proposed TIF Budget based on projected incremental revenue.

The Redevelopment Plan will also include an examination of key opportunity sites within the Study Area.
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3.2 Identification of Public Notice of Meetings. Teska will work with Village staff and Lake County to identify
the property owners of record and subsequent public notice list for all properties located within the
Redevelopment Project Area and all properties within 750 feet of the Redevelopment Project Area as required
per the Act. Teska will prepare all required notices. The Village will execute all required mailed and published
public notification of Joint Review Board and other required public meetings and hearings as described in state
statutes, and will keep complete records of these notices.
3.3 Report Submittal and Review. A draft Redevelopment Plan will be prepared and submitted for review by
the Village. Teska will attend a meeting to review and discuss the draft Redevelopment Plan. Teska will make
revisions to the draft Redevelopment Plan as necessary and create a Final Draft version of the Redevelopment
Plan for the adoption process.
Phase 4: Housing Impact Study, If Necessary
The Act requires that a housing impact study be prepared if there are ten (10) or more residential units to be
relocated, or seventy-five (75) or more residential units located within the project area. If it is determined that
a housing impact study is required, Phase 4 will be conducted simultaneously with Phase 2 and Phase 3.
4.1 Housing Field Inventory. Teska will conduct a field survey of the parcels in the proposed Study Area to
identify all residential properties within the Study Area and the approximate number of residents affected by
the Redevelopment Plan. (This field inventory will be combined with the eligibility field inventory described in
Phase 1.2).
4.2 Housing Report. A draft housing report will be prepared, if necessary, which will outline the type of
residential units (single-family, multi-family, etc.), number of bedrooms (if available), occupancy, and
racial/ethnic background of residents. The Federal Census, American Community Survey and ESRI Business
Analyst will be primary sources of the demographic data, except for occupancy, which will be based on field
observations and direct contact, where possible, with landlords for multi-family properties.
Part II of the housing study will focus on any potential removal of housing units, potential relocation assistance,
and the availability of replacement housing.
4.3 Public Meeting. A public meeting is required if the proposed Study Area necessitates preparation of a
housing study. This meeting would occur prior to mailing notice of the public hearing. Teska will assist the
Village in preparation of required notices, and attend the public meeting to present the proposed
redevelopment plan and answer questions from the public.
Phase 5: Adoption of Redevelopment Project
5.1 Confer with Village Attorney. Teska will confer with the Village Attorney and create a timeline for the
adoption of the TIF, and assist with the preparation of the required approval ordinances.
5.2 Joint Review Board Meeting. The Village will convene a Joint Review Board (JRB) as required by TIF statute
for the project area. Teska will attend one meeting of the JRB to present the findings of the Eligibility Study and
the Redevelopment Plan, as well as a sample public notice.
5.3 Public Notice of Meeting. The Village will provide public notice of the public hearing described in Task 5.4.
In advance of this task, Teska will have prepared and will provide to the Village a taxpayer of record list for each
Property Identification Number (PIN) within the project area.
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5.4 Public Hearing. Teska will participate in one formal public hearing as required by Illinois Revised Statutes to
discuss the proposed TIF Plan and Program, discussion points from the Joint Review Board Meeting, and respond
to questions from the public.
5.5 Village Board Deliberation. Teska will participate in a Village Board meeting to answer remaining questions
and assist with TIF adoption.
5.6 Revisions. Teska will perform revisions to the draft Eligibility Study, Housing Study and Redevelopment Plan
as necessary, based on public comment and Village Board recommendations. Teska will submit a final
Redevelopment Plan and associated Eligibility Study and Housing Study, in print and electronic format.
5.7 Filing of Required Documents. Teska will assist the Village in submitting all required forms and data to the
Lake County Clerk and the Illinois Department of Commerce and Economic Opportunity.

Continuing TIF Services. Teska can assist the Village with annual Joint Review Board meetings and/or the filing
of annual TIF reports to the Illinois Department of Commerce and Economic Opportunity as required by the Act.
Teska can also assist the Village with review of proposed TIF projects and requests for TIF assistance by property
owners and developers within the newly established TIF area.

4 | Project Organization
Resumes of key team members are provided in the following section. Below is a short summary of each
Member’s experience and the role they will perform.
Lee M. Brown, FAICP, President. Lee has over 35 years of planning experience, and will serve as Principal-inCharge for the project. In addition to project oversight and quality control, Lee will lead in the preparation of
TIF increment projections, project budgeting, and evaluation of alternative means of leveraging private
investment. Lee brings expertise in tax increment financing (TIF), master planning, revitalization, and facilitating
public/private partnerships. As a consulting planner to municipalities, he is frequently called upon to provide
professional counsel in the evaluation of current planning applications and project plans. He has led the
adoption of dozens of TIF districts for municipal clients, including in Chicago, Crystal Lake, Bartlett,
Bloomingdale, Galena, Kenilworth, Lake Forest and Quincy and Woodstock.
Pete Iosue, AICP, Senior Planner. Pete will serve as the project manager for this assignment, and will attend
and present the study at all public meetings. He has worked on numerous TIF Districts, and will be available to
quickly and efficiently analyze the TIF area for eligibility and collect the required data for the housing study. Pete
has worked on TIFs in Arthur, Bedford Park, Berkeley, Broadview, Diamond, Fox River Grove, Hodgkins, Lake
Villa, Monee, Montgomery, North Aurora, Oak Lawn, Olympia Fields, Peoria, Rochelle, Schaumburg, Sugar
Grove, Western Springs and Woodstock.
Carol Brobeck, Associate. Carol as been directly involved in the project eligibility surveys and redevelopment
plan preparation in Bloomingdale, Kenilworth and Woodstock , and has contributed to the preparation of plans
leading to the adoption of special service areas, comprehensive plans and corridor land use plans. Carol is a
fluent Spanish language speaker and has provided translation for the Rolling Meadows Comprehensive Plan,
Spanish Language version adopted in 2019. If requested, Carol would prepare project website pages for the
Lindenhurst TIF project.
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TESKA ASSOCIATES, INC. | LEE M. BROWN, FAICP, PRESIDENT

SELECTED EXPERIENCE
Lee Brown has more than 40 years of experience as an urban planner, working for
municipalities in the Chicago metro area and a variety of communities throughout
the country. As President of Teska Associates, Inc., Mr. Brown leads a diverse team
of skilled professionals to identify and solve the complex problems that accompany
community growth and change. In the Midwest, he has led planning efforts in small
towns, mature suburbs, and urban neighborhoods building partnerships and forging
consensus for change. With support from Teska’s team of urban designers, Mr. Brown
has been innovative in his application of technology to community participation in the
planning, design, and implementation processes.
In addition to strategic, long range, comprehensive planning for neighborhoods and
communities, Mr. Brown’s primary focus has been on business district revitalization,
including the preparation and implementation of target economic development
strategies, site specific private developer recruitment, tax increment financing, and
public-private partnerships.

LEE M. BROWN, FAICP
President

Mr. Brown has been a leader in developing strategies for community development in
small, mid-sized, and large cities and regions. His work in Greensboro, North Carolina
has led to award-winning community development projects, including the conversion
of a former brownfield site in a disinvested area near downtown into a vibrant, mixed
use neighborhood now known as Southside. He has led sustainable and strategic
planning efforts which include the reuse of aging shopping centers, has crafted a
strategy that addresses development and planning issues for community-based
organizations, and has prepared corridor plans that have sparked redevelopment
and reinvestment around the University of North Carolina Greensboro campus.

M.S. Urban Planning
University of Wisconsin
Madison, Wisconsin

EDUCATION

B.U.P. Urban Planning
University of Illinois (Urbana)

He is a certified planner and a Fellow of the American Institute of Certified Planners
(FAICP). He served on the Board of Directors of the American Planning Association,
and as President of the American Institute of Certified Planners from 2013-2015. He
previously served as the APA Illinois Chapter president, and helped establish APA’s
Planning Officials Development Officers program. Mr. Brown is a member of the Board
of Director of Landmarks Illinois, the nonprofit organization dedicated to protecting
the great architectural heritage of the State of Illinois.

• PROFESSIONAL AWARDS + AFFILIATIONS
• 2016 AICP President’s Award for Achievements in
Advancing the Art and Science of Planning

• Lamda Alpha International, Honorary Land Economics
Society

• Member, Board of Directors of Landmarks Illinois

• Co-recipient of the 1999 Distinguished Contribution Award
of the American Planning Association

• Former President, American Institute of Certified Planners
(2013-2015)
• College of Fellows of the American Institute of Certified
Planners
• American Planning Association
• Former President of the Illinois Chapter of the American
Planning Association

• Co-recipient of the 2003 Outstanding Planning Award for
Implementation of the American Planning Association
• 2 time recipient of the Distinguished Service Recognition
from the Illinois Chapter of the American Planning
Association
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TESKA ASSOCIATES, INC. | LEE M. BROWN, FAICP, PRESIDENT

REPRESENTATIVE PROJECTS
Comprehensive Plans
Algonquin, Barrington Hills, Bartlett, Cicero, Mettawa, Park
Ridge, Pontiac, Richton Park, River Forest, Wheaton, Will
County, DeKalb County IL., and Elkhorn WI; City of Brooklyn
Park MN; City of Chesapeake VA. Comprehensive Park and
Recreation plans in Monona WI and Batavia IL.

Site Planning
Melvin Simon and Associates; Pathway Financial Corporation;
McDonald’s Corporation; North Shore Gas Company; The
Goldman Companies; The Taubman Company; Illinois
Department of Transportation.
Computer Modeling

Strategic Plans and Master Plans
Elgin City Center, City of Jacksonville Urban Enterprise Zone,
Highland Park Hospital, City of West Chicago, and Downtown
Waukegan IL; Madison IN; DeForest WI; South Bend, IN.,
Greensboro, NC.

Financial/Econometric Tax Increment Finance models; shared
parking optimization; real estate and project feasibility studies;
capital improvement scheduling; life cycle costing; debt
and fiscal impact forecasting; FAR and density models, 3D
interactive business district models; and geographic data base
systems.

Zoning and Land Use Testimony
Arlington Heights, Bloomingdale, Bensenville, Evanston,
Glendale, Highland Park, Hoffman Estates, Joliet, Lake
Forest, Lincolnshire, Niles, Oak Brook Terrace, Park Ridge,
Riverwoods, Rockford, Roselle and Schaumburg IL.
Market and Fiscal Impact Analysis
Two-million square feet of office for Homart Development
Company; 3.7 million square foot corporate office center for
Ameritech Services, Inc.; village-wide fiscal impact models for
Bartlett and Hoffman Estates IL, and Elkhorn and Mequon WI.;
6 square mile mixed use development area for the Village of
Lake Bluff IL; 900 acre mixed use development near Aurora IL;
40 acre mixed use redevelopment in Glenview, IL., hotel and
conference center feasibilities for Brookfield Zoo, Brookfield
IL; public and private development projects throughout
metropolitan Chicago.
Tax Increment Finance District Development
Arlington Heights, Aurora, Bartlett, Bedford Park, Bensenville,
Bridgeview, Chicago, Crystal Lake, Galena, Hoffman Estates,
La Grange, Lake Forest, Lansing, Libertyville, North Aurora,
Quincy, River Forest, Rockford, Waukegan, Wheaton and
Wheeling; Woodstock, IL; Monona, WI.
Residential Development Design
900 acre Waterfront Development in Portage IN; 140 acre Villa
Olivia golf course/residential PUD.

Development Regulation
Traditional Neighborhood Design District Regulations and
Pedestrian Overlay District Regulations in Greensboro,
NC, City of Kenosha WI, Unified Appearance and Design
Ordinance; City of Monona WI Performance Zoning Ordinance;
City of DeForest, WI, Zoning and Subdivision Codes; City of
Braidwood IL Zoning Ordinance; City of Chesapeake VA
Zoning Ordinance; Loudoun County VA Zoning Ordinance; City
of Elkhorn, WI Zoning Update; City of Evanston IL Signs and
Graphic Control Ordinance; City of Brooklyn Park MN Building
Maintenance Code; River Forest IL Zoning and Subdivision
Ordinances; Park Ridge IL Urban Design Guidelines; Bartlett
IL Landscape Standards and Tree Preservation Ordinance;
Traverse City MI, Master Planned Unit Development Ordinance.
Continuing and Current Planning
Review of private development projects including annexations,
site plans, subdivisions, rezonings, variations, special use
permits, fiscal impacts, and signs for the municipalities of
Algonquin, Bloomingdale, Barrington, Bartlett, Barrington
Hills, Bensenville, Galena, Gilberts, Glencoe, Highland Park,
Kenilworth, Mettawa, Park Ridge, River Forest, Riverwoods,
and Winfield IL.
Neighborhood and Community Planning
Strategic plans for neighborhood revitalization in Aurora, IL,
Chicago, IL, South Bend, IN, Greensboro, NC, and Rockford, IL.
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TESKA ASSOCIATES, INC. | PETE IOSUE, SENIOR ASSOCIATE

SELECTED EXPERIENCE
Mr. Iosue’s focus has been on helping small to medium sized communities with review
of current development proposals, development of appropriate zoning regulations,
development of comprehensive plans, and the creation and maintenance of Tax
Increment Financing (TIF) districts. Mr. Iosue is currently working on a wide variety
of projects including: Tax Increment Financing projects for the City of Calumet City,
Village of Crestwood, Village of Hillside, and Village of Lyons, as well as developer
recruitment for the Village of River Grove, a comprehensive plan for the Village of
Bedford Park, and a review of the City of Rochelle’s zoning ordinance.
Prior to joining Teska Associates, Inc., Mr. Iosue spent over four years serving as the
Assistant City Planner for the City of Hammond, IN. He provided staff support for the
Hammond City Plan Commission, Board of Zoning Appeals and Historic Preservation
Commission, and was responsible for compiling and maintaining census information
for the City.

PETE IOSUE, AICP
Senior Associate
EDUCATION

B.A. Urban and Regional Planning
University of Illinois (UrbanaChampaign)

PROFESSIONAL AWARDS + AFFILIATIONS
American Institute of Certified Planners (AICP)
American Planning Association (APA)

Tax Increment Financing
• Village of Arthur
• Village of Bedford Park
• Village of Beecher
• Village of Berkeley
• Village of Broadview
• City of Crystal Lake
• Village of Diamond
• Village of Fox River Grove
• Village of Hodgkins
• Village of Lake Villa

Comprehensive Plan Updates
• Village of Monee
• Village of North Aurora
• Village of Oak Lawn
• Village of Olympia Fields
• City of Peoria
• City of Rochelle
• Village of Schaumburg
• City of Warrenville
• Village of Western Springs
• City of Woodstock

• Village of Beecher
• Village of Broadview
• Village of Braceville
• City of Coal City (mapping)
• DeWitt County
• Village of Matteson (mapping)
• City of Morris
• Village of North Aurora
• City of Palos Heights
Continuing Services/Development Review

Zoning Regulations
• Village of Itasca (historic downtown)
• Village of North Aurora (sign ordinance, lighting ordinance, etc.)
• Village of Elburn (sign ordinance)

• Village of Bedford Park
• Village of Beecher
• Village of Broadview
• City of Kankakee
• Kendall County
• City of Morris
• Village of North Aurora
• Village of Olympia Fields
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TESKA ASSOCIATES, INC. | CAROL BROBECK, ASSOCIATE

SELECTED EXPERIENCE
Carol Brobeck works on a range of community planning and economic development
projects. Her experience in community engagement, bilingual outreach in Spanish and
English, and focus on community needs assessments provides a broad framework for
community planning projects. With a lifelong passion for languages and promoting
cross-cultural understanding, Carol aims to facilitate hard conversations focused
around improving quality of life and economic advancement. She brings demographic
and economic analysis skills as well as Adobe Design Suite, ArcGIS and land use
expertise.
Since joining Teska in 2018, Carol has worked on a variety of projects, including
comprehensive plans, feasibility analyses, tax increment financing districts, and
corridor plans and she has conducted community outreach in Spanish. Carol
has been dabbling in graphic design since she was a teenager and she loves the
continual challenge of creating outreach materials, maps, and plans that are both
visually pleasing and meaningful.
Before coming to Teska, she compiled research for an economic development manual
for small and rural communities for the University of Illinois Extension’s Community
and Economic Development Department. Prior to that she served as a Community
Development Intern for the Village of Mount Prospect, acting as a first point of contact
for Business Licensing applicants, coordinating intake, processing, and tracking
approval with Building, Police, Fire and Health Departments. Carol competed in the
2018 ULI Hines Competition, completed a certificate within the University of Illinois’
iMBA program, and holds a certificate to teach English as a second language.

CAROL BROBECK
Associate
EDUCATION
M.U.P. University of Illinois
Urbana-Champaign (UIUC)
Community Economic
Development
iMBA Innovation: From Creativity
to Entrepreneurship Certificate
B.A. Berea College
Spanish and Sociology

PROFESSIONAL AFFILIATIONS
Member, American Planning Association
Member, APA-IL Pro Bono Committee

REPRESENTATIVE PROJECTS
Comprehensive Plans

Tax Increment Financing District

Village of Beecher, IL
Comprehensive Plan Update, CMAP LTA grant

Village of Bloomingdale, IL
Stratford Square TIF

City of Palos Heights, IL
Comprehensive Plan Update

Village of Kenilworth, IL
Green Bay Road TIF

Corridor Plans
DuPage County, IL
Route 83 Corridor Plan, CMAP Local Technical Assistance grant

Feasibility Analyses
City of Freeport, IL
Land Bank Feasibility Analysis
City of Evanston, IL
Special Service Area (SSA)
Feasibility Analysis
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TIF REFERENCES
1. Village of Fox River Grove
Derek Soderholm, Village Administrator
305 Illinois Street
Fox River Grove, IL 60021
(847) 639-3170
d.soderholm@foxrivergrove.org
Pete Iosue, AICP, Teska Project Manager
2. City of Lake Forest
Cathy Czerniak, Director
800 Field Drive
Lake Forest, IL 60045
(847) 810-3504
CzerniaC@cityoflakeforest.com
Lee M. Brown, FAICP, Teska Project Manager
3. Garrett Anderson
Economic Development Director
City of Woodstock
121 W. Calhoun Street
Woodstock, IL 60098
(815) 338-3176
ganderson@woodstockil.gov
Pete Iosue, AICP, Teska Project Manager
4. Village of Lake Villa
Karl Warwick, Village Administrator
65 Cedar Avenue
Lake Villa, Illinois 60046
(847) 356-6100
kwarwick@lake-villa.org
Pete Iosue, AICP, Teska Project Manager
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5 | Project Schedule
1.1
1.2
2.1
2.2
2.3
3.1
3.2
3.3
4.1
4.2
4.3
5.1
5.2
5.3
5.4
5.5
5.6
5.7

TASK
Kick-off Meeting
Preliminary Evaluation
Data Collection and Analysis
Eligibility Findings Report
Eligibility Review Meeting
Plan Preparation
Identification of Public Notice of Meetings
Report Submittal and Review
Housing Field Inventory
Housing Report
Public Meeting
Confer with Village Attorney
Joint Review Board Meeting
Public Notice of Meeting
Public Hearing
Village Board Deliberation
Revisions
Filing of Required Documents

OCT

NOV

DEC

JAN

FEB

MAR

1
2
3

6
4
5
7
8
9

Note: Actual project schedule will be determined after consultation with the Village and is primarily dependent
on notification requirements of the Act. Proposed schedule may change based on actual start date, availability
of data, holidays, and Village Board meeting schedule. Assuming an October 1 project start date, the project can
be completed by March 30 (approximately 6 months).
Project Milestones:
1. Project Kickoff Meeting – early October
2. Preliminary Evaluation – Late October
3. Eligibility Findings Report – end November
4. Housing Report – Early December
5. Public Meeting – Early December
6. Redevelopment Plan – Early January
7. Joint Review Board – early January
8. Public Hearing – end February
9. Village Board Deliberation – early March
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6 | Total Cost of Project
We propose a not-to-exceed budget of $32,000 for consulting services to create a new TIF district. This includes
all services outlined above in the Scope of Services, as well as normal reimbursable expenses (travel and
mail/delivery costs). Cost for required notices to the taxing bodies is included. The price does not include the
cost of obtaining a legal description, which can likely be provided by the Village Engineer. The cost of newspaper
publication notices for meetings and mailing costs for the required public meeting and public hearing are
dependent upon the final number of PINs and residential addresses within 750ft. of the final Project Area, and
are not included. Our fees are considered as a TIF reimbursable expense.
Phase 1: Initial Project Review $2,000
Phase 2: Eligibility $7,750
Phase 3: Prepare Project Redevelopment Plan $11,750
Optional Phase 4: Housing Impact Study $4,500
Phase 5: Adoption of Redevelopment Project $5,500
Expenses
$500
Total with Optional Housing Study $32,000

Team Member
Lee M. Brown, President
Pete Iosue, Senior Associate
Carol Brobeck, Associate

Role
Principal in charge;
Financial projections
Project Manager;
Eligibility, Redevelopment Plan
Data Gathering; document preparation

Billing Rate
$190/hr.

Projected Hours
45

$120/hr.

150

$105/hr.

45

