
AGENDA
Schaumburg Business
Development Commission
Monday, May 11, 2026
5:00 PM 
Andretti Karting and Games
1441 Thoreau Dr.

I. CALL TO ORDER

A. Introduction of attendees

II. APPROVAL OF MINUTES

A. Minutes from 4-13-26

III. NEW BUSINESS

A. Featured Business of the Month - Bricks and Minifigs

B. Recommendation to Approve a Request for a Cook County Class 6B at 415 E. State
Parkway for 415 E State LLC

IV. UNFINISHED BUSINESS

V. CONTINUING ITEMS

A. Village of Schaumburg Update

B. Schaumburg Business Association Update

VI. COMMENTS FROM THE PUBLIC

VII. ADJOURNMENT

VIII. NEXT MEETING

A. June 8th @ City Works 1850 E. Golf Rd.

 

A G E N D A

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In compliance with the Americans with Disabilities Act and other applicable Federal and State laws, the
meeting will be accessible to individuals with disabilities. Persons requiring auxiliary aids and/or
services should contact the Village Manager's Office at 847.923.4705, preferably no later than five days
before the meeting.
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AGENDA ITEM SUMMARY

Presenter:
Lead Department: Economic Development

 
Introduction of attendees

05/11/26
Schaumburg Business Development Commission

 
 

Executive Summary:

Recommended Action:
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AGENDA ITEM SUMMARY

Presenter:
Lead Department: Economic Development

 
Minutes from 4-13-26

05/11/26
Schaumburg Business Development Commission

 
 

Executive Summary:

Recommended Action:

ATTACHMENTS:
•  Minutes 4-13-26.pdf
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https://villageofschaumburg.granicus.com/services/legistar/download/pdf/4090769/Minutes_4-13-26.pdf
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AGENDA ITEM SUMMARY

Presenter:
Lead Department: Economic Development

 
Featured Business of the Month - Bricks and Minifigs

05/11/26
Schaumburg Business Development Commission

 
 

Executive Summary:

Recommended Action:
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AGENDA ITEM SUMMARY

Presenter: Liz Dechant
Lead Department: Economic Development

 
Recommendation to Approve a Request for a Cook County Class 6B at 415 E. State Parkway for

415 E State LLC
05/11/26

Schaumburg Business Development Commission

 
 

Executive Summary:

415 E State LLC is requesting a Cook County Class 6B at 415 E. State Parkway to support the purchase
of the 76,098 square foot industrial building that was previously occupied by MLRP 415 State Parkway
LLC operating as the Pull’R Holding Company. The Applicant anticipates closing on the Subject
Property in June 2026 for $7.15M, contingent on the approval of the Class 6B incentive, and reaching
full occupancy of the property in July 2026. At that point, the property will have reached nearly 15
months of continuous vacancy. Therefore, the Village incentive request is done with “special
circumstances.”

 
The property will serve as the new corporate headquarters for Boiler Equipment Company LLC and
their business entity IA Manufacturing LLC. They plan to consolidate and relocate four existing
business entity locations, currently in Oakbrook Terrace, Lombard, and Montgomery, IL and Atlantic,
IA, into the property, which will be used for warehousing, repairing and selling boiler equipment. They
plan to bring 25 full-time employees. The applicant will invest $940,000 to improve the property with
five upgraded cranes, upgraded electrical service, new solar panels and EVA chargers, tuckpointing,
and an interior office buildout.

Recommended Action:
If the Schaumburg Business Development Commission concurs with the Steering Committee's
evaluation, they should recommend to the Finance, Legal, Administrative and General Government
Committee approval of a Cook County Class 6B at 415 E. State Parkway for 415 E State LLC

ATTACHMENTS:
•  Memo for SBDC 415 E State Parkway BEC.pdf
•  6B Application 415 E State LLC.pdf
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https://villageofschaumburg.granicus.com/services/legistar/download/pdf/4072515/Memo_for_SBDC_415_E_State_Parkway_BEC.pdf
https://villageofschaumburg.granicus.com/services/legistar/download/pdf/4072516/6B_Application_415_E_State_LLC.pdf


 

  

 

   
 

 
TO:  Schaumburg Business Development Commission 
 
FROM: Liz Dechant, Assistant Director of Economic Development 
 
RE:  415 E State LLC at 415 E. State Parkway, Class 6B Request 
 
DATE:  May 11, 2026 
 
Introduction 
Please find the Cook County Class 6B Application from 415 E State LLC (the “Applicant”) to 
purchase the 76,098 square foot industrial space at 415 E. State Parkway (the “Subject Property”) 
with Permanent Tax Index Number 07-11-303-004-0000. The location of the Subject Property is 
shown below: 
 

 
 
The Applicant is seeking a Class 6B tax incentive, in which the property would be assessed at a 
10% assessment level for the first ten years, 15% for the eleventh year, and 20% for the twelfth 
year instead of the normal 25% assessment level. According to the Office of the Cook County 
Treasurer, the Subject Property was billed $245,862.11 total in property taxes in the 2024 tax year.  
 
Discussion 
Cook County defines an abandoned property as “buildings or other structures that, after having 
been vacant and unused for at least 12 continuous months, are purchased for value or by a 
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purchaser in whom the seller has no direct financial interest.” The Subject Property was last 
occupied by MLRP 415 State Parkway LLC (operating as the Pull’R Holding Company), who 
relocated to Hoffman Estates in April 2025. The property has remained vacant since. The Village 
of Schaumburg’s 6B policy typically seeks 24 months of vacancy but allows for exceptions as low 
as six (6) months under special circumstances.  
 
The special circumstance that warrants an exception is the consolidation of the Applicant’s existing 
locations from outside of Cook County to Schaumburg. The Subject Property will serve as the 
corporate headquarters for BEC Equipment LLC (d/b/a/ Boiler Equipment Company and BEC 
Service LLC) and their business entity IA Manufacturing LLC (d/b/a Industrial Steam, Atlantic 
Feedwater Systems, Industrial Fuel Systems, and Wilson Engineering). They plan to consolidate 
and relocate these entities from four separate locations in Oakbrook Terrace, Lombard, and 
Montgomery, IL and Atlantic, Iowa into the Subject Property.  
 
The Applicant anticipates closing on the Subject Property in June 2026 for $7.15M, contingent on 
the approval of the Class 6B incentive, and reaching full occupancy of the property in July 2026. 
At that point, the property will have reached nearly 15 months of continuous vacancy. 
 
Employment and Business Growth 
The Applicant is proposing to open BEC Service LLC and IA Manufacturing LLC in the Subject 
Property. BEC is a manufacturer's representative in the boiler industry, who sells new boilers, 
burners, and deaerator equipment in the Chicagoland area, and maintains installed equipment 
through its service group. Customers include Chicago Transit Authority, Illinois Institute of 
Technology, Baxter Healthcare, and Northwestern Memorial Hospital. Central to BEC’s 
expansion is a “community-first” hiring initiative, which prioritizes recruiting talent from within 
Schaumburg. The application estimates there will be 25 full-time employees. These employees are 
expected to meet the minimum wage requirements for Cook County.  
 
Capital Improvements 
The Applicant is proposing to spend $940,000 to make various improvements to the Subject 
Property. Improvements include maintenance and upgrades to the two 10-ton and three 5-ton 
cranes, converting the loading dock to a drive-in receiving bay, upgrading electrical service, 
installing solar panels and EVA chargers, tuckpointing, and renovating an office buildout. The 
property is move-in ready, and the Applicant plans to make capital improvements over the life of 
the 6B incentive.  
 
Civic Involvement 
The Village of Schaumburg’s policy requires ongoing community involvement and financial 
support. The Applicant is currently a member of the Schaumburg Business Association and 
supports the Boys & Girls Club of Chicago and the Al Larson Cultural Center. They have agreed 
to provide $10,000 annually to these or one of the following agencies including but not limited to 
the Schaumburg Township Library District, Schaumburg Park District, the Schweiker House, 
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Harper College, School District 54, School District 211, and the Golden Corridor Advanced 
Manufacturing Partnership.  
 
Below is a breakdown of how the proposed improvements will impact the existing Property taxes: 
 

 Current 
Valuation  

Valuation With 6B 
and Improvements 

Valuation 
Without 6B  

Fair Market Value 
(FMV) $4,298,860 $7,900,000 $3,868,974 

Assessment Value 25% 10% 10% 

Assessed Value (AV) $1,074,715 $790,000 $386,897 

State Equalizer 3.0355 3.0355 3.0355 

Equalized Assessed 
Value EAV) $3,262,297 $2,398,045 $1,174,427 

Tax Rate 
 

9.585675% 9.585675% 9.585675% 

Tax Amount $312,713 $229,869 $109,069 

*Investment and discount rate only calculated in the Revised Valuation. FMV is generated from the 
market price of the PIN incorporated with the application with the proposed improvements of $1 
million at 75% discount rate. 
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Over the life of the incentive, the applicant is expected to pay approximately $3.1 million in 
property taxes and save over $3.8 million based on the 2024 State Equalizer of 3.0355 and 2024 
Local Tax Rate of 9.585675%: 
 

 Tax Assessment 
Level Tax Amount Total Tax 

Amount 

Years 1-10 10% $229,869 $2,298,688 

Year 11 15% $344,803 $344,803 

Year 12 20% $459,738 $459,738 

Total Taxes w/ 6B  $3,103,229 

 
Village staff and the Schaumburg Business Development Commission Steering Committee are 
supportive of the Class 6B request. If approved, staff will work with the Applicant and make the 
Class 6B contingent upon a Development Agreement outlining the Applicant’s investment of 
$940,000, employing 25 employees on the Subject Property, and establishing their local 
community support.  

Recommendation 
If the Schaumburg Business Development Commission concurs with the Steering Committee’s 
evaluation, they should recommend to the Finance, Legal, Administrative and General 
Government Committee approval of a Class 6B tax incentive for 415 E State LLC. 
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g� ŝ�t�

kW��
g��_�t��3�e�b�
���
4��uu��k���b��
���b3���h�̂T����(X.h����4��h��33����4�-.+(8��uu��-8.*,X.*,Y..vwxyz{|}~yw��yw}|~w�����z�~w�~��������}�}y���|w���|w����z~x~�|}~yw��|w��wy��~|�~�~}��xyz��zzyz��yz�y{~��~yw��~��|���{������������������~��}������z�����������|�}���|z}w�z�

�����������

78



������������ 	�
�����
������ ������������ ��������� �������
�� ��

������
������������� !"�#

$%& %'&(')�*+�, �+��-�# (')�*+�.�%)�*+�, �+��-�#%)�*+�, �+��-�#*//�,�01223��/ 425��6789:;9�;<=>425��6789:;9�;<=>?(%��������� !"�#0@1$3$��/4�A��B�-B�5 /86<8C��98D+* �E
FGHI
JKL�MNOP�QPNPR�SNTUVNWX�QYZN[\][T̂X�_̀

abIcde�fg�hcHGij�FHdiIcdk��ll��aIc�Fmcdnc�FGHnco�pqmic�rsto�uiHknHo�uGGmIvmk�wtxry��ll��wytz{stz{|tt}~��������~���~���~��������~������������������~����~�������������~���~��~���������������������������������~�����������������������������������������������������������~���
������$%& %'& -�#?(%��������� !"�#4�A��B�-B�5 /86<8C��98D+* �E

79



80



81



82



83



BEFORE THE VILLAGE OF SCHAUMBURG
COOK COUNTY, ILLINOIS  

415 E State LLC, ) Date of Filing: February 12, 2026
     Petitioner. )

) TOWNSHIP:  Schaumburg
ADDRESS OF SUBJECT: )
   415 East State Parkway, Schaumburg, Illinois )

)
PIN(s):  07-11-303-004-0000
       

Amended Brief in Support of 6B Application

The petitioner, 415 E State LLC, by its attorneys, Fitzgerald Law Group, P.C., in support of its 6B 
application, attached hereto, states as follows: 

I. Ownership

The subject property is currently owned by MLRP 415 State Parkway LLC, and is being purchased by 
the applicant, 415 E State LLC for a total consideration of $7,150,000. Attached as Exhibit “A”, is an 
executed copy of the Purchase and Sale Agreement, dated February 2, 2026. 415 E State LLC intends 
to reoccupy the subject property which will have been vacant for more than 12 continuous months. 
Construction is set to commence on or about May 1, 2026 with an anticipated date of re-occupation on 
July 1, 2026. Once completed, the subject property will serve as the consolidated corporate headquarters 
for BEC Equipment LLC (d/b/a Boiler Equipment Company, BEC Service LLC) and IA Manufacturing LLC 
(d/b/a Industrial Steam, Atlantic Feedwater Systems, Industrial Fuel Systems, and Wilson Engineering).
This move will consolidate four separate business locations outside of Cook County into a single facility 
in Schaumburg, Illinois. BEC Equipment LLC and IA Manufacturing LLC’s primary focus is to 
manufacture, sell, and service boilers and component parts essential to the boiler industry.   A full list of 
persons and entities with an interest in this 6b application is attached hereto as Exhibit “B”. Additional
background information on BEC Equipment, LLC and IA Manufacturing LLC is attached as Exhibit “C”.

II. Subject Property

The subject property features a 76,098-square-foot industrial building situated on approximately 
222,335 square feet of land in Schaumburg Township. Currently classified as Class 5-93, the site is 
zoned M-P (Planned Manufacturing). For further detail, the legal description is included as Exhibit “D,” 
and the most recent ALTA survey is provided as Exhibit “E.”

PIN(s): 07-11-303-004-0000

Class: 5-93

Address: 415 East State Parkway, 
Schaumburg, Illinois

Improvement 
Size:

76,098 square feet

Land Size: 222,335 square feet

L:B Ratio: 2.92:1

Year Built: 1980
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III. Eligibility Requirements 
 

Eligibility for the Class 6b incentive is governed by Section 74-63(7)(d) of the Cook County Code of 
Ordinances. Following the adoption of Ordinance Amendment 21-2556 on May 13, 2021, the 
abandonment threshold was reduced from twenty-four months to twelve months. This application is 
submitted on the basis that the subject property meets these criteria, as it will have reached the required 
twelve-month vacancy period by the scheduled closing date of May 1, 2026. 
 

A. The Real Estate is Used Primarily for Industrial Purposes 
 
Under the Cook County Real Property Assessment Classification Ordinance, industrial purposes is 
defined as follows: 
 

Any real estate used primarily in manufacturing […] or in the extraction or processing of raw 
materials unserviceable in their natural state to create new physical products or materials, or in 
the processing of materials for recycling, or in the transportation of storage of raw materials or 
finished or partially finished physical goods in the wholesale distribution of such materials or 
goods for sale or leasing. 

 
The subject property is currently utilized for, and will continue to be used for, industrial purposes. A 
comprehensive explanation of the Intended Use is provided in Exhibit “F.” Specifically, the facility will 
serve as a hub for equipment storage, maintenance, inventory management, and administrative 
operations. Planned investments, detailed in Exhibit “G,” include an office build-out, the construction of a 
specialized training facility, and the installation of heavy machinery for boiler handling. 
 

B. Occupation of Abandoned Property 
 
The subject property has remained vacant since April 26, 2025. The applicant is currently under contract 
to purchase the property, with a scheduled closing on or about May 1, 2026, followed by an immediate 
commencement of renovations. Full occupancy is projected for July 1, 2026, at which point the property 
will have reached nearly 15 months of continuous vacancy. Documentation supporting this timeline 
includes the listing brochure (Exhibit “H”) and tax year 2025 and 2026 vacancy affidavits (Exhibits “I” and 
“J”), signed by both the prior and future owners. 
 

C. Timely Filed 
 
This application is being submitted prior to the start of any construction, rehabilitation or occupancy.  
 
 

IV. Special Circumstances 
 
The subject property has remained vacant since April 26, 2025, and will satisfy the twelve-month vacancy 
requirement mandated by the Cook County Ordinance at the time of closing. While the Village of 
Schaumburg’s internal guidelines typically seek twenty-four (24) months of vacancy, the Village allows 
for exceptions as low as six (6) months under special circumstances. The following points outline the 
unique merits and special circumstances of this project that warrant such an exception. 
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A. Consolidation of Existing Locations from Outside of Cook County to Schaumburg, 
Illinois

The subject property will serve as the corporate headquarters for BEC Equipment LLC (d/b/a Boiler 
Equipment Company and BEC Service LLC) and IA Manufacturing LLC (d/b/a Industrial Steam, Atlantic 
Feedwater Systems, Industrial Fuel Systems, and Wilson Engineering). This project involves the 
consolidation and relocation of these entities from four separate facilities currently located outside of 
Cook County. A comprehensive list of all interested parties is provided in Exhibit “B.” While BEC 
Equipment LLC focuses on the regional sales and maintenance of industrial equipment, further 
background on both primary entities is detailed in Exhibit “C.”

B. Capital Expenditures and Expansion of Equalized Assessed Value

The images below depict the subject property in its current state, and how the subject property might look 
with a refreshed façade:

       Current                    Refreshed

The following table shows a rough estimate of potential capital expenditures:

The following analysis, attached as Exhibit “K” compares the most recent final tax liability (2024) and the 
current 2025 liability against three projected scenarios: the estimated tax liability with the Class 6b 
incentive at the purchase price, the liability based on the purchase price plus planned expenditures, and 
the projected liability upon the expiration of the 6b incentive. For the purpose of this comparison, all other 
factors—including levies, market values, and equalizers—are held constant.
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Granting this incentive is a strategic investment in Schaumburg’s long-term tax health. While the Village 
maintains a stable revenue stream consistent with 2024 levels, the project is projected to grow the 
property’s tax contribution by over 100% upon the incentive’s expiration. Beyond the direct real estate 
taxes, the applicant’s consolidation of four separate businesses into this single headquarters will drive 
local job creation and secondary economic activity that far outweighs the temporary relief provided by 
the Class 6b status.

C. Job Creation and Benefits

The relocation of these entities will immediately inject 25 high-paying, skilled positions into the Cook 
County workforce—all of which are being drawn from outside the county. This is only the baseline; as the 
applicants continue their upward trajectory, they anticipate an immediate short-term expansion of at least 
five additional roles, including interior engineering and administrative support, with a commitment to local 
hiring.

Furthermore, this facility will solve critical capacity issues for our Atlantic, Iowa plant. By establishing a 
specialized assembly and nationwide distribution hub in Schaumburg for the innovative RAPID-THERM 
system (see Exhibit “L”), the applicant expects to create an additional 10 to 12 new jobs within the first 
few years. With an existing annual payroll of $5,000,000 and a superior benefits package—including 90% 
employer-paid health insurance and maximum 401(k) matching—this project represents a significant, 
high-quality investment in the Schaumburg community.

D. Community Involvement

The applicant is deeply committed to the long-term vitality of Schaumburg, a dedication evidenced by 
their long-standing support of the Al Larson Prairie Center for the Arts. This history as a consistent donor 
reflects a core belief in investing in the cultural fabric of the Village. To further this commitment, the 
applicant has formally joined the Schaumburg Business Association, with the specific goal of becoming 
an active, contributing leader within the local business community. Central to this expansion is a 
"community-first" hiring initiative, which prioritizes recruiting talent from within Schaumburg to ensure that 
the economic benefits of this project—including high-quality, high-paying roles—remain directly within 
the Village.

E. Sale Contingent Upon 6B Approval

The Class 6b incentive is the deciding factor in this sale and relocation; without it, this project is not 
financially viable in Cook County. The region’s current property tax burden creates a prohibitive cost 
barrier that would force the applicant to consolidate its operations in a more tax-competitive jurisdiction 
outside of the county. Securing this incentive is the only path that allows the applicant to offset these 
excessive carry costs and justify the substantial investment in the Schaumburg community.
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F. Prayer for Relief

Based upon the foregoing representations and the attached Exhibits, it is requested that a Class 6B 
incentive be granted.  

Respectfully submitted, 
415 E State LLC 
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