
 
 AGENDA 

CITY OF ST. CHARLES 
PLANNING & DEVELOPMENT COMMITTEE 

ALD. CLIFF CARRIGNAN – CHAIRMAN 
 

MONDAY, AUGUST 13, 2012 - 7:00 PM 
CITY COUNCIL CHAMBERS 

2 E. MAIN STREET 
 
 
1. CALL TO ORDER 

 
2. ROLL CALL 
 
3. COMMUNITY DEVELOPMENT 

 
a. Recommend approval of a Resolution declaring default and authorizing the 

Mayor to demand payment under a Letter of Credit-Artesian Springs 
Subdivision. 

 
b. Recommend approval of a Temporary Parking Lot on the Phase III Site of the 

First Street Redevelopment Project and an asphalt carriage walk along the east 
side of First Street. 

 
c. Recommend approval of a Map Amendment, Amendment to a Special Use for 

a Planned Unit Development, and a PUD Preliminary Plan (Corporate 
Reserve Multi-Family Residential Development). 

 
d. Discussion regarding Inclusionary Housing Ordinance Amendments (Chapter 

17.18 of the Zoning Ordinance). 
 
4. ECONOMIC DEVELOPMENT 
 

a. Recommend approval of an economic development incentive Agreement 
between City of St. Charles and St. Charles Chrysler Dodge Jeep, Inc. (1611 
East Main Street). 

 
5. ADDITIONAL BUSINESS  

 
a. Update on the Comprehensive Plan Project-Information only. 

 
6. EXECUTIVE SESSION 

 
 Land Acquistion 

 
7. ADJOURNMENT 



 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommend approval of a Resolution Declaring Default and 
Authorizing the Mayor to Demand Payment Under a Letter of Credit- 
Artesian Springs Subdivision 

Presenter: Christopher Tiedt 

 

Please check appropriate box: 

   Government Operations       Government Services 

X Planning & Development (8/13/2012)    City Council  

 
Estimated Cost:               $95,402.75      Budgeted:      YES  NO X 

If NO, please explain how item will be funded: 
Letter of Credit value = $80,000.00.  Approximate estimated cost of improvements =$95,402.75 

Executive Summary: 
Since 2009, staff has been actively pursuing completion of remaining public improvements in all incomplete 

subdivisions within St. Charles, in an effort to ensure the safety and comfort of our residents.  Artesian Springs is 

the final subdivision remaining.  Over the past three years, staff has expended a significant amount of time and 

effort to work cooperatively with the developer, Mr. Brummel, to complete remaining improvements, including 

completion of roads and maintenance repairs of existing infrastructure.  

 

Discussion of this item was tabled at the 9/19/2011 Government Operation Committee meeting.  The item was 

then removed from the agenda at the 10/17/2011 Government Operations Committee meeting and a time 

extension to complete the remaining improvements was granted to June 1, 2012 based on receipt of an increase 

in the value of the letter of credit.  To date, a third party evaluation on the condition of the existing streets within 
this subdivision was performed by Engineering Enterprises, Inc. and they have identified that the existing 
pavement is severely deteriorated and is exhibiting signs of multiple distresses.  No work has been contracted or 

completed and we yet have had no commitment from the developer.   
 
In order for the City to proceed with completing the public streets, storm sewer punchlists and installation of 
remaining sidewalk within the subdivision, we are seeking Council’s authorization to secure the necessary 
funding.  A preliminary estimate of the cost of the aforementioned public improvements is $95,402.75.00.  The 
City holds a Letter of Credit for $80,000.00 issued by The State Bank of Geneva.   
 
It is staff’s recommendation to have the City complete the public streets, storm sewer punchlists and install the 
sidewalk on the vacant lots at this time and that the remaining improvements, such as parkway trees, resolution 
of water punchlists, and final lot grading of the vacant lots be completed at a later date when homes are 
constructed on the vacant lots. 
Attachments: (please list) 

 Resolution Declaring Default and Authorizing the Mayor to Demand Payment under a Letter of Credit- 
Artesian Springs Subdivision 

 Certificate of the Director of Public Works 
 Itemized list of all remaining improvements 
 Approximate timeline of events to this point 

Recommendation / Suggested Action (briefly explain): 

Staff recommends approval of Resolution and authorization to proceed with the default notice and to draw funds, 
to be placed in an escrow account for use by the City to complete the public streets, storm sewer punchlists and 
installation of remaining sidewalk in the Artesian Springs Subdivision. 
 

For office use only: 

 

Agenda Item Number:  3a
 

 
 



City of St. Charles, Illinois 

Resolution No. __________ 

 
 A Resolution Declaring Default and Authorizing the Mayor to Demand 

Payment Under a Letter of Credit-Artesian Springs Subdivision 

 

Presented & Passed by the 

 City Council on__________  
 
 
 WHEREAS, the City of St. Charles approved the final plat of subdivision entitled 
"Artesian Springs", and had the same recorded in the recorder of Deeds Office, Kane 
County, Illinois, on October 25, 2001, as Document No. 2001K111969; and 
 
 WHEREAS, pursuant to a Developer’s Undertaking (the “Agreement”) Brummel 
Construction (the “Developer”) was required to complete the required Land 
Improvements by July 1, 2001 (the “Completion Date”); and 
 
 WHEREAS, as required by the Agreement, the Developer has provided 
Irrevocable Standby Letter of Credit No. 260209, dated February 26, 2009, as amended,  
from The State Bank of Geneva in order to secure completion of the  Land 
Improvements; and  
 
 WHEREAS, the Developer has failed to satisfactorily complete the work of the 
installation and construction and/or maintenance of the required Land Improvements by 
the Completion Date, said date being at least six (6) months prior to the expiration of the 
above-referenced Letter of Credit;  and  
 
 WHEREAS, City staff has made numerous contacts and met with the Developer 
on numerous occasions regarding said failure, both prior to, and after, the Completion 
Date and without progress; and, 
 

WHEREAS, the City finds and determines that the Developer’s continued failure 
to construct and/or maintain the Land Improvements or otherwise respond to the City’s 
demands constitutes a default of the Agreement; and,  
 

WHEREAS, the City further finds and determines that the public interest requires 
that the City construct or cause the construction of the Land Improvements; and, 
 
 WHEREAS, the City further finds and determines that it is necessary to draw on 
the Letter of Credit to pay for the construction and/or maintenance of the Land 
Improvements, all in accordance with the Agreement and Letter of Credit. 
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 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of St. 
Charles, Kane and DuPage Counties, Illinois that the Mayor and the Director of Public 
Works are hereby authorized and directed to demand payment pursuant to the Agreement 
and Letter of Credit and to take such other and further actions as may be necessary in 
connection there with. 
 
 Presented to the City Council of the City of St. Charles, Illinois this 3rd day of 

August, 2012. 

Passed by the City Council of the City of St. Charles, Illinois this 3rd day of 

August, 2012. 

 Approved by the Mayor of the City of St. Charles, Illinois this 3rd day of 

August, 2012. 

 

 

      ____________________________________ 
      Donald P. DeWitte, Mayor 

ATTEST: 

 

____________________________ 
CITY CLERK 

 

COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain: 
 
 

         

 



CERTIFICATE OF THE DIRECTOR OF PUBLIC WORKS 
 
RE: Artesian Springs Subdivision – Irrevocable Letter of Credit #260209 
 
I, Mark Koenen, Director of Public Works, the undersigned, do hereby find that all Land 
Improvements have not been completed by the Developer or Owner at least 6 months prior to the 
expiration of the above-referenced letter of credit for the afore-mentioned subdivision. 
 
 
 
 
____________________________________ 
Mark Koenen 
Director of Public Works 
City of St. Charles 

 
 

SUBSCRIBED and SWORN to before me 
This ______ day of ____________________, 2012. 
 
 
 
____________________________________ 
Notary Public 

 
 

 



Item # Description Unit

Estimated 

Engr. 

Quantity Unit Price Item Cost

1 Sidewalk Removal and Replacement (6" thick) SF 650 6.50$            $4,225.00

2 Curb removal and replacement LF 104 35.00$          $3,640.00

3 Hot-mix Asphalt Binder Removal (2") SY 4100 4.00$            $16,400.00

4 Base Repairs (4" BAM removal and Replacement) SY 20 42.00$          $840.00

5 Hot-Mix Asphalt Binder Course IL 19.0 N50 Ton 500 71.00$          $35,500.00

6 Hot-Mix Asphalt Surface Course Mix C N50 Ton 400 75.00$          $30,000.00

7 Prime Coat / Tack Coat GAL 2391 0.25$            $597.75

Totals- $91,202.75

8

10 Sewer Punchlist LS 1 4,200.00$     $4,200.00

Totals- $4,200.00

GRAND TOTAL $95,402.75

Engineer's 

Estimate

Alternate Items

Artesian Springs 
Public improvements 

RFP 
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DATE ACTION/COMMENTS

10/7/09 Development  Improvement Letter Form B Sent.

1/11/10
Request sent to bank to extend expiration date of current LOC held on file for Artesian 

Springs Subdivision

2/26/10 Met with Irv to discuss completion of subdivision

3/15/10 LOC extension to March 16, 2011 received by bank

3/17/10
Letter from Irv Brummel received stating all improvements will be completed hopefully in 

2010 or by 2012

5/25/10 Response letter sent to Irv Brummel requesting improvements be completed by 9/17/2010

9/28/10
Letter sent to Irv Brummel giving time extension to complete improvements to June 1, 

2011

12/20/10
Request sent to bank to extend expiration date of current LOC held on file for Artesian 

Springs Subdivision

2/1/11 LOC extension to March 16, 2012 received from bank

4/12/11
Telephone call put in to Irv Brummel to ask status of contract and completing 

improvements

6/9/11

Letter sent to Irv following telephone conversation about June 1, 2011 completion deadline 

in which nothing has been done and giving new deadline for LOC increase by 7/15/2011 

for extension of time to complete improvements

7/7/11
Letter sent to Irv Brummel with Brummel Construction confirming telephone conversation 

discussing remaining improvements and 7/15/2011 deadline to increase LOC

7/11/11

Telephone call with Irv to request immediate maintenance of storm structure where rings 

have failed and sink hole has begun to form and discuss completion of improvements as 

requested in 7/7/2011 letter.

7/12/11
Letter sent to Irv Brummel with Brummel Construction confirming telephone conversation 

discussing remaining improvements and 7/15/2011 deadline to increase LOC for extension

7/26/11
Nothing heard back from Irv Brummel and begin to intiate process to pull LOC to complete 

improvements.  Also checked sink hole in field.  It was filled in with cold patch.

8/1/11
Irv contacted left voicemail to call him back, but I was out of office all week.  Voicemail 

message indicated so.

8/8/11
Returned Irv's call.  Irv indicated that he was obtaining pricing from contractors to put final 

surface on roads.

8/12/11
Contacted Irv to let him know that City was going to be discussing pulling Artesian Springs 

LOC to complete improvements at 9-12-11 P&D Council Committee mtg.  

8/26/11
Faxed Executive Summary to Mr. Brummel and notified him presentation date has been 

changed to Gov. Ops 9-19-11 Committee Agenda due to scheduling conflict.

9/7/11

Called and left Mr. Brummel message to confirm receipt of fax identifying change in date 

for presentation to 9-19-11 and indicated in voicemail that if we received LOC increase 

previously requested before meeting we could pull this item off agenda and would extend 

deadline to next year.

9/19/11

Staff requested for continuation of item to 10/17/2011 meeting.  Continuation requested 

based on discussions with Mr. Brummel to increase LOC value in return for time extension 

to June 1, 2012.

10/14/11 Received LOC increase to $80,000.00 from Geneva State Bank

10/17/11 Item to declare default on the Artesian Springs LOC removed from agenda.

11/30/11
City sends time extension request on existing LOC to extend expiration date from 

3/16/2012 to 3/16/2013.



12/3/11
LOC time extension received from Geneva State Bank by City with extension only to 

8/26/2012.

4/25/12
Spoke with Irv about completing improvements in Artesian Springs by 6/1.  He was looking 

into it and was going to get back to me.

5/4/12 Irv contact me and meeting scheduled for following week

5/9/12

Met Irv Brummel to discuss replacement of binder and remaining improvements.  Mr. 

Brummel felt binder did not need to be replaced.  Discussion ensued after this meeting 

and it was decided that an independent 3rd party inspection of binder was to be done to 

evaluate condition.

6/28/12
Received pavement inspection report from EEI indicating that binder does need to be 

replaced.

7/5/12

Rita Tungare sent copy of EEI report and letter to Mr. Brummel requesting he proceed 

immediately to complete the remaining improvements and identified a deadline of July 20, 

2012

7/17/12

Mr. Brummel called me to inform me that he got the letter from Rita Tungare and is having 

a hard time getting any contractors to call him back.  I indicated that we would initiate the 

process to secure funds from the LOC on the 8/13 P&D meeting if nothing received by 

7/20, but if we received signed contracts to complete the work and a schedule prior to that 

meeting we would remove the item from the agenda.



 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommend consideration of a Temporary Parking Lot on the 
Phase III Site of the First Street Redevelopment Project 

Presenter: Christopher Tiedt 

 

Please check appropriate box: 

   Government Operations       Government Services 

X Planning & Development (8/13/2012)    City Council  

 
Estimated Cost:              $16,000.00     Budgeted:      YES  NO X 

If NO, please explain how item will be funded: 
Funding can be allocated from First Street Project Budget 

Executive Summary: 
Staff was directed to explore possible options to construct a temporary parking lot on the Phase III site 
of the First Street Redevelopment Project.  Attached is an option to construct a temporary, 50- space 
parking lot, utilizing asphalt grindings and applying a coat of sand seal tar emulsion on top of the 
compacted grindings.  (See proposed parking layout).  The sand seal emulsion would provide a better 
surface for the striping to adhere to and to help keep down the potential for dust.  It should be noted 
that additional maintenance activities or repairs such as re-grading, re-sealing or re-striping may be 
needed if the parking lot remains in place for more than a year. 
  
City staff does not have much experience with constructing a parking lot in this manner. However, staff 
believes that for a temporary parking lot, the proposed option would be the most cost effective method 
to provide additional parking spaces on a temporary basis. 
 
In addition to the construction of the parking lot, staff would also construct a 5’ wide minimum asphalt 
carriage walk along the eastside of First Street to allow pedestrian foot traffic to access the proposed 
parking lot from Route 64.  
 
Attachments: (please list) 

- Proposed Temporary Parking Layout 
- Exhibit Identifying Proposed Carriage Walk Locations 
- Preliminary proposal for construction of parking lot and estimate for carriage walk. 

Recommendation / Suggested Action (briefly explain): 

Direct staff to proceed with the construction of a temporary parking lot on the Phase III site and asphalt 
carriage walk along the east side of First Street. 
 

For office use only: 
 

Agenda Item Number:  3b
 

 
 











 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommend approval of a Map Amendment, Amendment to a 
Special Use for a Planned Unit Development, and a PUD 
Preliminary Plan (Corporate Reserve Multi-Family Residential 
Development)  

Presenter: Matthew O’Rourke 
Please check appropriate box: 

 Government Operations        Government Services 
X Planning & Development - (8/13/12)    City Council 
 Public Hearing   
 
Estimated Cost:  NA Budgeted:      YES  NO  
If NO, please explain how item will be funded: 
 
Executive Summary: 
 
Corporate Reserve Development, LLC. has submitted applications for a proposal to modify Lot 8 of the 
Corporate Reserve PUD from the approved office use to multi-family rental units.  The applicant presented this 
proposal at the July 16, 2012 P & D Meeting.  Based on the discussion during that meeting, the applicant has 
modified the proposal as follows: 
 Reduction from 331 multi-family units to 317 units. 
 The 2 buildings along the western property line have been reduced from 3 stories to 2 stories. 
 Increase in the contribution to the Housing Trust Fund from $50,000 to $1,300,000. 

 
Plan Commission Recommendation 

The Plan Commission held a public hearing on 6-5-12 to discuss the proposal.   

The Plan Commission recommended approval of the proposal on 6-19-12.  The vote was 4 AYE to 3 NAY. 
The dissenting voters cited the proposed density as the basis for their objection to the proposal.   

Attachments: (please list) 
Site Plans; BSB Design, Inc. dated 5/14/12; Preliminary Engineering Plans; Mackie Consultants, LLC.; dated 
5/16/12; Landscape Plans; Kinsella Landscape, Inc.; dated 05/16/12; Sanitary Sewer Study; Wills, Burke, Kelsey 
and Associates; dated 4/24/2012; Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; 
dated 5/7/2012; Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 5/21/2012; 
Draft Traffic Study; Hampton, Lenzini, and Renwick; dated 7/3/2012; Concept Plan Site Plan; BSB Design, Inc.; 
received 11/14/2011; Email from Paul Robertson – Housing Trust Fund Contribution; dated 6/1/12. Letter from 
JCF Real Estate, received 7/25/12.   
Recommendation / Suggested Action (briefly explain): 

Recommend approval of an Application for a Map Amendment, an Application for an Amendment to a Special 
Use, and an Application for a PUD Preliminary Plan contingent upon resolution of any outstanding staff 
comments.   

For office use only: Agenda Item Number: 3c  

 



 
 
 
Staff Report 
 
TO:  Chairman  
  And Members of the Government Operations Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Corporate Reserve Planned Unit Development (Multi-Family Residential) 
 
DATE:  August 1, 2012  
  
 
I. APPLICATION INFORMATION: 

Project Name: Corporate Reserve Multi-Family Residential Development 

Applicant:  Corporate Reserve Development, LLC. (Paul Robertson)  

Purpose:  Review of Proposed Changes to the approved Planned Unit Development 
from Office Development to Multi-Family Residential Development 

 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
 

Site Information 
Location Lot 8 located west of the existing office building and north of Woodward 

Drive, in the Corporate Reserve Business Park 
Acres 22.63 

 
Applications 1) Amendment to Special Use for a Planned Unit Development 

2) Map Amendment
3) PUD Preliminary Plan 

Applicable 
Zoning Code 
Sections 

17.04.430 Changes in Planned Unit Developments 
17.12 Residential Districts 
Table 17.12-2 Residential District Bulk Requirements 

PUD ORD-
2008-Z-18 

 “An Ordinance Rezoning Property and Granting a Special Use as a Planned 
Unit Developed for Corporate Reserve of St. Charles PUD (A Portion of the 
West Gate Property)” 

 
Existing Conditions 
Land Use Vacant 
Zoning OR- Office and Research (PUD) 

 
Zoning Summary 
North Unincorporated Kane County/ PL 

Public Land 
Forest Preserve 

East OR- Office and Research (PUD) Vacant Office Land / Office Buildings 
South BC-Community Business (PUD) Vacant 
West RM-1 Mixed Medium Density 

Residential District 
Remington Glen Townhomes 

 
Comprehensive Plan Designation 
Business Enterprise 
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Aerial Photograph 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Surrounding Zoning 

 

Subject Property 

Rt. 64

Woodward Drive 

Subject Property 

Rt. 64

Woodward Drive 
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II. BACKGROUND: 

 
A. PROJECT HISTORY 

 
In 2008, the Corporate Reserve Business Park was approved by Ordinance 2008-Z-18 
“An Ordinance Rezoning Property and Granting a Special Use as a Planned Unit 
Developed for Corporate Reserve of St. Charles PUD (A Portion of the West Gateway 
Property)” on the former Cardinal Industries property. The 37.8 acre property was 
rezoned as follows: 

• The portion of the property north of Woodward Drive was zoned OR – Office 
Research PUD (29.8 acres) 

• The portion of the property south of Woodward Drive was zoned BC- Community 
Business PUD (8.00 acres) 

 
In addition to the rezoning of the entire property, the development of the site was 
bifurcated into two phases in the following manner: 
 

Phase I 

• A preliminary PUD Plan was approved for lots 1, 4, 5, 6, and 7 which included the 
majority of site infrastructure, retention ponds, and utility work.  In Phase I, a 
combination of one and three-story offices building were approved on lots 5 and 6.  

• At this time the 2 one story office buildings on lot 6, Woodward Drive, Corporate 
Reserve Blvd., and the retention ponds on lots 1, 4, 5, 6, and 7 have been constructed. 

Phase II 
• Lots 2, 3, and 8 of the site were not included in the PUD Preliminary Plan approval.  

Phase II included a combination of 2 five-story tall office buildings, 1 one-story 
office building, 1 three-story office building, 1 three-story parking deck along the 
western property line, and commercial outlots along Rt. 64.  

• The construction of a traffic signal at the intersection of Rt.64 and Corporate 
Reserve Blvd. and related improvements to Rt. 64 was also contemplated as part of 
Phase II.   

 

Staff has incorporated an illustration indicating the locations of the phases and lots 
originally contemplated in the Corporate Reserve development.  This illustration also 
indicates the type of uses planned on those lots. 
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  Original Corporate Reserve Lot Layout and Contemplated Uses   
 

Lot 1

Lot 8
Lot 7

Lot 6 

Lot 5 

Lot 2

Lot 3

Lot 4 

Phase I 
 
Phase II 

Lot – 8 
• (2) Five-Story Tall 

Office Buildings 
• (1) Three-Story Tall 

Parking Deck 
• (1) One-Story Tall 

Office Building 

Lot – 6 
• (2) One-Story Tall 

Office Buildings 

Lot – 5 
• (1) Three-Story Tall 

Office Building 

• Modified to (2) 
One-Story Tall 
Office Buildings per 
Minor Change to 
PUD in 2011. 

Lot – 2 
• Commercial Outlots 

Lot –3 
• (1) Three-Story Tall 

Office Building

Lots – 1, 4, and 7 are 
retention facilities 

• Future Traffic 
Signal Location 
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B. CONCEPT PLAN REVIEW 

 
1. Concept Plan Proposal 
 

In the fall of 2011, Corporate Reserve Development, LLC. submitted an Application 
for a Concept Plan to seek feedback for a potential change to Lot 8 of the Corporate 
Reserve PUD from the approved office uses to multi-family rental units.   

 
2. Plan Commission and Planning & Development Committee  Concept Plan 

Comments 
 

The Plan Commission held a public meeting on November 8, 2011 and the Planning 
and Development Committee held a public meeting on November 14, 2011 to discuss 
the Corporate Reserve multi-family Concept Plan.  The following is a bullet point 
summary of the both the Commission and Committee’s comments: 

• There was general support for residential use on this portion of the Corporate 
Reserve property. 

• The site layout should be more cohesive and streets should be planned in a 
regular grid-like pattern. 

• The surface parking should be more dispersed and less visually prevalent. 

• More open/park space for families and useable open space is needed. 

• Preserve views to Leroy Oaks Forest Preserve and the surrounding properties. 

• The 60 foot tall height of the proposed 4-story buildings is too tall when 
compared to the surrounding neighborhoods. 

• Building Architecture: 

o Members of the Plan Commission felt that the applicant should consider an 
architectural style that is more compatible with surrounding developments or 
representative of the Midwest such as “Prairie Style”.  

o Members of the Planning and Development Committee felt that the 
architecture of the proposed buildings was well designed.   

• The proposed buildings should be setback an adequate distance from the 
Remington Glen development to the west. 

• There were concerns stated regarding the number of proposed units. 

• There should be a new traffic study to ensure that any traffic generated by the 
development is properly mitigated.   

 
C. PROPOSAL 

 
Corporate Reserve Development, LLC., represented by Paul Robertson, has submitted 
applications to modify the approved Special Use for a Planned Unit Development for the 
Corporate Reserve Business Park.  The applicant is proposing to change Lot – 8 
(northwest 22.63 acres) of the property to multi-family residential.   
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The following table details the current proposal and provides a comparison to the fall 
2011 Concept Plan: 

Development 
Category 

Current 
Proposal 

Concept 
Plan 

Changes from the Concept Plan 

Number of Units 317 407 Reduction from 407 to 331 units 

Total Number of 
Multi-Family 
Buildings 

15 
14 including 
two mixed-

use buildings 

Increase in total multi-family 
buildings from 14 to 15 

Maximum Building 
Height 

45’ 60’ 
Reduction of all 4-story buildings to 
3-story buildings 

Off-Street Parking 
Spaces 

526 786 
Reduction from 786 to 526 off-street 
parking spaces 

Mixed Use Buildings 0 2 
Mixed-use buildings no longer 
proposed 

Fitness Club 1 1 
Changes to the proposed 
architecture of the building 

 

Other significant changes/additions to the current proposal from the Concept Plan: 

• The site plan layout has been reconfigured to link the buildings with proposed open 
spaces. 

• Greater links have been created between all proposed open and green spaces. 

• The layout has been modified to a more grid-like pattern. 

• 2 monument development identification signs. 

o 1 is located at the entrance to the development north of Woodward Drive. 

o 1 is located at the intersection of Rt. 64 and Corporate Reserve Blvd. 

Staff has attached the Site Plan Submitted with the Concept Plan Application for 
comparative purposes.   

 

The proposal was discussed during the 7/16/2012 Planning & Development 
Committee meeting.  JCF Real Estate has submitted a letter, received 7/25/2012, 
proposing the following modifications to the submitted PUD Preliminary Plans: 

• The number of units has been reduced from 331 to 317. 

o The two buildings located along the western property line have been reduced to 2 
stories tall.   

• The amount of contribution to the Housing Trust Fund has been increased from 
$50,000 to $1,300,000.   

 
D. COMPREHENSIVE PLAN  

 
1. Land Use Designation 

The current Comprehensive Plan Land Use designation for this property is Business 
Enterprise.  Business Enterprise is defined as follows: 

 
“Business Enterprise.  Includes older manufacturing areas in transition and/or in 
need of rehabilitation.  Uses include light assembly, processing or other uses 
suitable for rehabilitation of the area.  The maximum Floor Area Ratio is 0.40.” 
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2. West Gateway Planning Component 
 
This property is located in the West Gateway – Planning Component 18 subarea of 
the Chapter 13, Land Use of the Comprehensive Plan.  The pertinent 2003 Future 
Land Use Directions from this component are: 

• Consider development of this area as a unified whole, maintaining the overall 
average residential density with strong relationships and transitions between 
different residential neighborhoods. 

• The macro scale development pattern is retail commercial development along 
Randall Road; business enterprise, office and fairgrounds use in the next tier; 
and further west, higher density residential then lower density residential 
blending into county subdivisions.   

• Behind the Randall Road frontage property west to the NiGas right of way 
should be developed for business enterprise uses.  Support desired land uses with 
an interconnected network of streets west of Randall Road. 
 

3. Regency Estates Approval 
 
In 2006, the City Council approved the Pine Ridge/Regency Estates PUD.  The 
Regency Estates portion of this PUD is a residential development north of Woodward 
Drive.   
 
It is important to note that the Regency Estates residential portion of that site is also 
designated as Business Enterprise in the Comprehensive Plan.  However, the Staff 
Report dated 4-8-05, composed at the time of the original project and PUD approval, 
indicated that the Plan Commission and City Council considered the residential 
component appropriate during the concept plan review of this PUD.  It was further 
stated that, given the site’s unique development challenges, that residential units 
would act as a catalyst and fuel retail and business enterprise development in this 
area. 

 
III. ANALYSIS  

 
Staff performed a detailed plan review and analysis of the submitted plans.  The following is a 
description of Staff’s analysis:  
 
A. SITE DESIGN 

 
Staff analyzed the proposed plans, dated 5-14-12, to ensure that they comply with the 
standards listed in Table 17.12-2 Residential District Bulk Requirements for the RM-3 
General Residential Zoning District.  The following table details that review: 
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ZONING CATEGORY 
ZONING ORDINANCE 

STANDARD (RM-3) SUBMITTED PLANS 

Minimum Lot Area (Acres) 
Multi-Family 2,200 Square Feet 

per Dwelling Unit 
3,109 Square Feet per 

Dwelling Unit 

Minimum Lot Width (Feet) 65’ 749’ 

Maximum Building Coverage 40% 21% 

Setbacks 

Minimum Front Yard Parking and 
Building Setbacks from 
Woodward Drive 

30’ 12’ (variance requested) 

Minimum Side Yard Building 
Setback from West Property Line 25’ 25’ 

Minimum Side Yard Building 
Setback from East Property Line 25’ 45’ 

Minimum Rear Yard Building 
Setback from North Property Line 
(Detention Parcel) 

30’ 10’ (variance requested) 

Maximum Building Height 45’ 45’  

Required Parking Spaces 

Studio 
1.2 Spaces per 
Dwelling Unit 526 Total Spaces Proposed 

 
476 Spaces Required 

 

1 Bed Room 
1.2 Spaces per 
Dwelling Unit 

2 Bed Room 
1.7 Spaces per 
Dwelling Unit 

Proposed Site Design Variances 
 
The applicant has requested two setback variances as follows: 

1. Front Yard setback reduction from 30’ to 12’. 

2. Rear Yard setback reduction from 30’ to 10’. 
 

B. ARCHITECTURE 
 

Staff has reviewed the proposed building elevations for conformance with the design 
standards stated in Section 17.06.050 Standards and Guidelines – RM1, RM2, and 
RM3 Districts.  The following is summary of Staff’s review: 

• The buildings have been designed to include balconies, dormers, overhangs, and 
bump-outs to avoid the appearance of blank walls. 

• Staff has reviewed the proposed exterior materials with the standards listed in 
Section 17.06.050.F.2 Prohibited Materials.  None of the proposed materials 
indicated on the building elevations are prohibited. 

• The building elevations indicate a uniform look and similar rooflines with enough 
variation to maintain visual interest. 

 
C. LANDSCAPING 

 
Staff reviewed the proposed Landscape Plan, dated 5-16-12, to ensure conformance with 
the applicable standards of Chapter 17.26 Landscaping and Screening of Title 17 the 
Zoning Ordinance.  The following table summarizes that review: 
 
The landscaping shown along Woodward Drive was approved as part of the 2008 
Corporate Reserve PUD and has already been installed by the applicant.   
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1. Apartment Buildings and Overall Site 
 

Category Zoning Ordinance Standard Proposed 

Required Site Greenspace 20% 41%  
Foundation Landscaping 

Trees 2 per every 50 lineal feet of 
building wall - (381 Required) 

242 
(Variance Requested) 

Bushes, Shrubs, and 
perennials 

20 per every 50 lineal feet of 
building wall - (3,807 required) 

6,008 

Parking Lot Screening 
50% of lineal footage from a 
public street up 30” in height 

The appropriate 
screening has been 

provided in locations 
where proposed parking 

lots abut Woodward 
Drive. 

Parking Lot Greenspace 10% 18.5% 
Interior Parking Lot Trees 168 112 

 
2. Club House 
 

Category Zoning Ordinance Standard Proposed 

Foundation Landscaping 

Trees 2 per every 50 lineal feet of 
building wall - (19 Required) 

39 

Bushes, Shrubs, and 
perennials 

20 per every 50 lineal feet of 
building wall - (189 required) 

872 

 
3. Requested Variances 
 

The applicant has requested the following variances to the standards of Chapter 
17.26 Landscaping and Screening: 

1. Reduction in the number of shades trees located in the interior of the proposed 
off-street parking lot areas from 168 to 112. 

• While there are a reduced number of trees shown in the interior area of the 
parking lots, there are a total of 366 proposed shade and evergreen trees 
distributed throughout the parking lot and site.  This results in an increase of 
198 more trees than required by the Zoning Ordinance. 

• The trees have been distributed throughout the greenspaces and boundaries 
of the site as opposed to placing them strictly in the interior of the parking 
lot.  

2. Reduction in the number of ornamental, shade, or evergreen trees located around 
the foundation of the proposed apartment buildings from 381 to 242. 

• To accommodate the lack of required foundation trees, the applicant is 
proposing to distribute more bushes, shrubs, and perennials throughout the 
entire site.  There are 3,996 bushes, shrubs, and perennials required around 
the foundations of all buildings in this development.  The proposed 
Landscape Plans indicate that a total of 6,238 bushes, shrubs, and perennials 
will be distributed throughout the site.   
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D. SIGNS 

 
The applicant is proposing two monument signs for this development.  The design of the 
proposed signs is consistent with the standards of Chapter 17.28 Signs.   

 
E. INCLUSIONARY HOUSING - (REVISED PER MODIFIED PROPOSAL 7/25/2012) 

 
Per the standards established in Chapter 17.18 Inclusionary Housing, the applicant is 
required to provide a total of 15% of the total unit count as affordable units.  This would 
equate to a total of 48 affordable units.   
 
Per Section 17.18.050 Fee-In-Lieu of Affordable Units, the applicant has the option to 
request that 50% of the required units be paid as a fee-in-lieu to the Housing Trust Fund 
and that 50% of the required units be constructed onsite.  Based on the current fee-in-lieu 
amount of $104,500 per unit, this would result in a total fee-in-lieu amount of 
$2,484,487.50 and the construction of 24 onsite units. 
 
Deviation Request 
 
The applicant is requesting a variance from the provisions of Chapter 17.18 
Inclusionary Housing to provide zero onsite units as part of the application for an 
Amendment to the PUD.  JCF Real Estate, representing Corporate Reserve Development, 
LLC., has stated in an letter dated 7/25/12 that they are able to make a reduced 
contribution of $1,300,000 to the Housing Trust Fund. 
 

F. INFRASTRUCTURE 
 
In order to ensure that adequate facilities exist or will be constructed as part of this 
development proposal, sanitary sewer capacity and traffic impact studies were conducted.  
The following is brief explanation of the two studies findings: 
 
1. Sanitary Sewer Capacity Study 

 
Wills, Burke, Kelsey and Associates (WBK) examined the sanitary sewer network to 
ensure that there is sufficient capacity to convey waste from the proposed 
development site.  WBK examined the sewer pipes, lift stations, and total west side 
treatment plant facility capacity as part their study.  WBK has determined that there 
is adequate sewer capacity to serve the full build out of the proposed development 
within the existing system.  A draft copy of the study is attached to this memo.   
  

2. Traffic Study 
 
In 2008, when the Corporate Reserve PUD was approved, Hampton, Lenzini, and 
Renwick (HLR) studied the traffic impacts of the proposed office and retail uses 
contemplated at that time.  That study (dated 1-8-2008) recommended certain 
improvements to the street network based on the original proposed uses.   
 
HLR was hired to study the traffic impacts of the proposal for multi-family units, and 
analyze how this change in use would affect the improvements recommended as part 
of the 2008 Study.  A draft of this study dated 5-11-12 is attached to this Memo.  The 
following is a summary of those findings: 
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• HLR confirmed that the overall improvements contemplated in the 2008 study 
will be adequate to serve the proposed residential development. 

• The proposed change from 490,000 square feet of office space to 331 multi-
family units on lot 8 will result in a reduction in the total number of trips 
generated by the Corporate Reserve development. 

• A traffic signal will be warranted at the intersection or Rt. 64 and Corporate 
Reserve Blvd. once all phases of the development are constructed.   

• Additional through lanes in the east and westbound directions should be 
considered on Rt. 64 at the intersection with Peck Rd.  Only a very small portion 
of the traffic at this intersection (1.8%) can be attributed to the Corporate Reserve 
proposal.   

• The contemplated future traffic signal at Woodward Drive and Randall Road will 
divert some of the traffic from the proposed development away from Rt. 64 and 
Peck Rd.  Traffic from the Corporate Reserve development will contribute to the 
justification of this signal.   

These improvements will require review and approval from outside government 
agencies including the Illinois Department of Transportation and the Kane County 
Department of Transportation.  Based on the need for outside agency approval, the 
timing of these improvements has not yet been determined. 
 

G. SCHOOL AND PARK DISTRICT CONTRIBUTIONS - (REVISED PER MODIFIED 
PROPOSAL 7/25/2012) 
 
The applicant is proposing to provide both the School and Park Districts with a cash 
contribution in lieu of physical land per the standards established in Section 16.32.090 
Criteria for requiring a cash contribution in lieu of park and school land of Title 16 
Subdivisions and Land Improvement.   

The applicant has submitted a land cash worksheet that indicates the following 
contributions will be owed to the School and Park Districts: 

• Park District - $1,003,754.50. (Revised per new unit count-7/25/2012) 

• School District - $192,943.75. (Revised per new unit count-7/25/2012) 
 

H. ANNEXATION AGREEMENT 
 
The property is currently subject to an annexation agreement titled, “Thirteenth 
Amendment to and Restatement of Annexation Agreement City of St. Charles and West 
Gateway Property Owners (The Corporate Reserve of St. Charles PUD)” which was an 
amendment to and restatement of the original West Gateway annexation agreement 
approved in 1990.  This annexation agreement amendment was approved in 2008 to 
accommodate the office park project.   
 
The applicant’s legal counsel, Rathje – Woodward, LLC. has submitted a letter stating 
that the current annexation agreement is no longer applicable since the original agreement 
has exceeded the 20 year time limit as stated in Section 11-15.1 of the Illinois Municipal 
Code.  This item is currently under review by the City’s legal counsel, The Law Offices 
of Gorski and Good.  Based on the advice of legal counsel, the City Council will need to 
take action to either confirm that the agreement has expired or to direct Staff to work with 
the applicant to prepare an amendment to the existing agreement to accommodate the 
proposed residential project.  If there are new provisions related to the proposed 
development that the Council would like to consider, then Staff and legal counsel will 
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need to evaluate these provisions and determine if they can be accommodated through the 
PUD amendment or need to be included in an amended annexation agreement.   
 
It should be noted that the majority of the provisions in the annexation agreement were 
also incorporated into Ordinance 2008-Z-18 “An Ordinance Rezoning Property and 
Granting a Special Use as a Planned Unit Developed for Corporate Reserve of St. Charles 
PUD (A Portion of the West Gate Property)”, and will still be in effect even if the 
annexation agreement is considered expired.   

 
IV. PLAN COMMISSION RECOMMENDATION 

 
The Plan Commission held a public hearing on 6-5-12 to discuss the proposal.   
 
The Plan Commission recommended approval of the proposal on 6-19-12.  The vote was 4 AYE 
to 3 NAY. 
 
The dissenting voters cited the proposed density as the basis for their objection to the proposal.   
 

V. RECOMMENDATION 
 

Recommend approval of the Application for a Map Amendment, the Application for an 
Amendment to a Special Use, and the Application for a PUD Preliminary Plan contingent upon 
resolution of any outstanding Staff Comments.   
 
Staff has attached draft Findings of Fact to support this recommendation.   
 

VI. ATTACHMENTS 

• Site Plans; BSB Design, Inc. dated 5/14/12. 

• Preliminary Engineering Plans; Mackie Consultants, LLC.; dated 5/16/12. 

• Landscape Plans; Kinsella Landscape, Inc.; dated 05/16/12. 

• Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 4/24/2012. 

• Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 
5/7/2012. 

• Memorandum to Sanitary Sewer Study; Wills, Burke, Kelsey and Associates; dated 
5/21/2012. 

• Traffic Study; Hampton, Lenzini, and Renwick; dated 7/3/2012. 

• Concept Plan Site Plan; BSB Design, Inc.; received 11/14/2011. 

• Email from Paul Robertson – Housing Trust Fund Contribution; dated 6/1/12. 

• Letter from JCF Real Estate; received 7/25/12. 

 



 
 
 
 
 

The Corporate Reserve of St. Charles 
Mixed Use Development 

A 50-acre Class A office, apartment and retail development 
 
 
OFFICE: 
Approximately five buildings totaling 105,000-130,000 square feet developed over the 
next five years. Two single-story office buildings containing 30,000 square feet 
developed and leased in four years. Two additional single-story buildings and one three-
story office building are planned. 
 
MULTIFAMILY: 
317-unit Class A modern apartment community to be developed on 20 of the 50 acres.   
 
RETAIL: 
Approximately two to three white tablecloth restaurants on parcels fronting on Main 
Street. 
 
REVISIONS TO APARTMENT APPLICATION: 

 Reduction of density from 331 units to 317 units 

 Reduction in height of two buildings on west property line from three stories to 
two stories. 

 Increase in Inclusionary Housing payment to $1.3 million. 
 
SALIENT POINTS: 

 Each use (office, retail and multifamily) drives and complements the others. The 
apartment construction stimulates demand for the restaurant uses and restarts 
the office demand that was created with the first two office buildings. 

 Office demand for the next 10-20 years will be accommodated with the current 
and planned office component.  

 The apartments provide a high-quality addition to the current housing stock on 
the west side which retains a segment of the population and their disposable 
income which would otherwise leave the community. 

 Overall, as is shown on the attached site plan, it is a first class mixed use 
development.  
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I. Executive Summary 
 
This report presents the findings and conclusions of a traffic impact study conducted for a 
proposed residential development located on the north side of Illinois Route 64 (IL 64), the 
second phase of the Corporate Reserve of St. Charles, approximately 1,500 feet east of Peck 
Road. 
 
The proposed development will utilize the existing full access, Corporate Reserve Boulevard, 
onto IL 64 approximately 1,500 feet east of Peck Road and the existing right-turn in only/right-
turn out only (RIRO) entrance approximately 2,000 feet east of Peck Road.  Access to Peck 
Road is provided via Woodward Drive. 
 
The findings of this report are as follows:  
 

IL Route 64 & Peck Road:  This intersection is currently operating over capacity with the 
existing traffic volumes.  Site traffic will be an incremental addition to this over-saturated 
condition.  The addition of the site traffic along with a re-optimization of the signal timings will 
result in improved intersection operations, though the traffic volumes will still exceed the 
capacity of the intersection.  In order to bring all movements of this intersection to an 
acceptable LOS for all scenarios (Existing, 2022 Base Traffic, 2022 Build Traffic, and 2022 
Total Traffic) an additional through lane is needed in each direction on IL 64 along with traffic 
signal timing optimization.   

 
IL Route 64 & Campton Hills Road:  This intersection is currently operating over capacity with 
the existing traffic volumes.  The large amount of east/west traffic leaves very few gaps for 
drivers from Campton Hills Road to turn on to IL 64.  The IL 64 & Oak Street improvement 
will provide an additional through lane to both the east- and westbound approaches of this 
intersection.  Once completed, all movements at this intersection will operate at an 
acceptable LOS.  The addition of the site traffic will not noticeably affect the delay observed 
at this intersection.  No additional changes are needed to accommodate the proposed site 
traffic. 

 
IL Route 64 & Corporate Reserve Boulevard: 
With the assumption that an additional through lane in each direction on IL 64 will be added 
and this intersection will be signalized, this intersection has the overall capacity to 
accommodate the 2022 Total Traffic.   
 
Peck Road & Woodward Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Corporate Reserve Boulevard: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Cardinal Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
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Comparison to the Cardinal Property Traffic Impact Study:  
The results of this study were compared to the Cardinal Property Traffic Impact Study (TIS) 
performed in 2008.  The key difference between the original Cardinal Property TIS and this 
report is a modification of the proposed site plan to replace 490,000 s.f. of office space with 
331 residential apartments.  This results in a lower volume of trips generated by the site.  
Overall, the delay and LOS are improved with the change from office to residential.  When 
the intersections included in both studies are compared, all intersections except for one 
observe a decrease in average delay.  The exception is the AM peak period of IL 64 & 
Corporate Reserve Boulveard, which increases from 8 to 21 seconds. 
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II. Introduction 
 
This report presents the findings and conclusions of a traffic impact study conducted for a 
proposed residential development located on the north side of Illinois Route 64 (IL 64), the 
second phase of the Corporate Reserve of St. Charles, approximately 1,500 feet east of Peck 
Road.  A general location map of the study area is provided as Exhibit 1 in the Appendix.  A 
preliminary site plan of the proposed development is provided as Exhibit 2. 
 
The proposed development will utilize the existing full access, Corporate Reserve Boulevard, 
onto IL 64 approximately 1,500 feet east of Peck Road and the existing right-turn in only/right-
turn out only (RIRO) entrance approximately 2,000 feet east of Peck Road.  Access to Peck 
Road is provided via Woodward Drive. 
 
 
III. Existing Conditions 
 
A field reconnaissance of the site was conducted to inventory information of surrounding land 
uses and the area roadway network.  In addition, traffic counts were conducted during the 
morning and evening peak periods at four critical intersections. 
 
Surrounding Land Uses 
Land uses surrounding the site to the west include predominantly residential and office 
properties.  The land uses along IL 64 to the east of the site become more dense, consisting of 
commercial/retail and industrial/manufacturing uses.  Immediately north of the site is the Leroy 
Oakes Forest Preserve.  The Great Western Trail multi-use path separates the proposed 
development from the forest preserve.  To the south of the site, at the intersection of Peck Road 
and Campton Hills Road, is the Campton Hills Park operated by the St. Charles Park District.  
This is a regional park that offers a variety of recreation opportunities. 
 
Surrounding Roadway Network 
The primary roadways servicing the study area are IL 64, Peck Road, and Woodward Drive.  As 
mentioned above, access is proposed to/from both IL 64 and Peck Road.  A brief description of 
the primary roadways is provided below: 
 
• Illinois Route 64 is a two-lane east-west principal arterial roadway with continuity 

throughout DeKalb, Kane, Dupage, and Cook counties.  Because of its regional 
significance in the Chicago metropolitan area, the Illinois Department of Transportation 
(IDOT) has designated IL 64 as a Strategic Regional Arterial (SRA).  Near the proposed 
development, IL 64 consists of rural cross-section with one lane in each direction with 
exclusive left-turn lanes at Peck Road and other critical intersections.  Sidewalks are not 
present along IL 64.  IL 64 near the site has a posted speed limit of 45 miles per hour 
(mph).  IL 64 is under the jurisdiction of IDOT and, according to IDOT traffic maps, 
carries approximately 22,700 vehicles per day in the vicinity of the proposed 
development. 
 

• Peck Road is a two-lane north-south collector roadway that extends from Kaneville 
Road in the City of Geneva north to Dean Street.  The north Peck Road approach to the 
IL 64 intersection consists of an urban cross-section with curb and gutter which then 



 
Corporate Reserve of St. Charles Traffic Impact Study      City of St. Charles 

 
 Page 4 

transitions to a rural cross-section with aggregate/ turf shoulders and open ditch 
drainage north to Dean Street.  There is an existing bike path along the west side of 
Peck Road adjacent to the existing residential subdivision.  At the IL 64 intersection, 
Peck Road consists of a wider urban cross-section that includes one through lane in 
each direction with separate left-turn lane for vehicles turning onto IL 64.  Peck Road is 
posted with a 35 mph speed limit in the vicinity of the site and is under the jurisdiction of 
the City of St. Charles.   
 
The intersection of Peck Road with IL 64 was improved about ten years ago to include 
exclusive left-turn lanes and span-wire mounted traffic signals.  Actuated (push-button) 
pedestrian signals are present along the west side of Peck Road to cross IL 64.  
Abbreviated or “Chicago” style left-turn lane tapers are striped on both the north and 
south approaches. 

 
• Woodward Drive is a two-lane, two-way, east-west collector street that extends from 

Peck Road east to a dead end approximately 500 feet west of Randall Road.  Woodward 
Drive is ultimately planned to connect to Randall Road as this area develops further.  
Woodward Drive is under the jurisdiction of the City of St. Charles and is posted with a 
25 mph speed limit. 

 
Existing Traffic Conditions 
Peak period turning movement traffic counts were conducted on weekdays from 6:30 – 8:30 AM 
and from 4:30 – 6:30 PM March 2012 at the following intersections: 
 

• IL Route 64 & Peck Road 
• IL Route 64 & Campton Hills Road 
• Peck Road & Woodward Drive 
• Woodward Drive & Cardinal Drive 

 
Exhibit 3 in the Appendix presents the existing peak hour volumes at these intersections.  Using 
these counts and knowledge of the surrounding area, traffic volumes were estimated at the 
intersections of IL 64 & Corporate Reserve Boulevard and Woodward Drive & Corporate 
Reserve Boulevard.  In order to gain an understanding of existing traffic operations, capacity 
analyses were conducted for the existing morning and evening peak hours at each of these 
intersections.  The results of these analyses are discussed later in this report. 
 
Historical traffic data in the area near the project site were reviewed to determine if there were 
any growth trends.  After this review and in conjunction with City of St. Charles staff comments, 
it was determined that an annual growth rate of 0.5% would be applied linearly (5% total over 10 
years) to the existing volumes to develop the 2022 Base Traffic volumes shown in Exhibit 4.  
 
Capacity analyses for the 2022 Base Traffic scenario were performed at each of the project 
intersections.  Note that the capacity analysis for IL 64 & Campton Hills Road includes 
improvements from the IL 64 & Oak Street Traffic Signal Installation project.  The improvements 
include an additional through lane on the both the east- and westbound approaches of IL 64. 
 
Level of Service (LOS) criteria for signalized and stop-sign controlled intersections are based on 
the methodologies presented in the “Highway Capacity Manual” published by the Transportation 
Research Board (TRB).  LOS criteria range from “A” (good) to “F” (poor) and are based on 
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average delay in seconds per vehicle.  It should be noted that the LOS thresholds are different 
for signalized and stop-sign controlled intersections.  At two-way stop intersections, LOS criteria 
for stop-sign controlled intersections are defined for each minor movement and are not defined 
for the intersection as a whole.  The LOS delay thresholds for stop-sign controlled intersections 
are also lower than for signalized intersections since driver expectation at a signalized 
intersection is for a greater delay.  The LOS criteria for signalized and stop-sign controlled 
intersections are presented below in Table 1. 
 

Table 1 
Level of Service Criteria for Signalized and Stop-Sign Controlled Intersections1 

Signalized Intersections 
 

Level of 
Service 

Type of Operating Condition Average Vehicle 
Delay (seconds) 

A Very low delay, most vehicles arrive during the green and do 
not stop at all. 

< 10.0 

B More vehicles stop at the traffic signal than LOS “A”, but 
otherwise good progression of traffic through the intersection. 

10.1 – 20.0 

C Congestion starts to occur; number of vehicles stopping at the 
intersection is significant. 

20.1 – 35.0 

D Congestion is more noticeable, longer delays; some vehicles 
may not clear on a single cycle. 

35.1 – 55.0 

E High delays, poor progression through intersection. Most 
vehicles do not clear the intersection on a single cycle. 

55.1 – 80.0 

F Unacceptable high delay to drivers, demand exceeds 
capacity, increasing queue lengths. 

> 80.0 

 

 
Stop-Sign Controlled Intersections 

 
Level of Service Average Control Delay (sec/veh.) 

A 0 – 10 
B >10 – 15 
C >15 – 25 
D >25 – 35 
E >35 – 50 
F >50  

 

Table 2 below presents the existing and 2022 Base Traffic operations at IL 64 & Peck Road. 
Analysis of existing traffic was conducted using existing signal controller settings and existing 
intersection geometry. Analysis of 2022 Base Traffic retained existing intersection geometry but 
assumed that the traffic signal timings would be re-optimized. Copies of the capacity analysis 
summaries conducted for the existing critical intersections are contained in the Appendix. 
 

 
 
 
 
 

1 Source: Highway Capacity Manual 2010, Transportation Research Board, National Research Council, 
Washington, D.C 
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Table 2 
Summary of Existing and 2022 Base Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 Existing 2012 Traffic 2022 Base Traffic 
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. F (104) D (47) E (56) D (42) 

 
It should be noted that some individual movements operate at LOS E or F. Table 3 below gives 
a detailed breakdown of the 2022 Base Traffic, showing each individual movement’s Level of 
Service. 

 
Table 3 

LOS & Delay by Movement for 2022 Base Traffic 
 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (56) A (7) E (60) C (34) B (15) D (45) F (98) D (46) E (61)

PM D (42) C (25) C (28) B (16) D (40) D (53) D (53) D (48) E (66)

 
Analysis results show that under the existing conditions and signal timings, this intersection 
operates at an overall LOS F during the AM peak and LOS D during the PM peak.  With 
background traffic growth projected to 2022, and signal timings re-optimized, there will be a 
noticeable decrease in delay during the AM peak and a slight decrease during the PM peak.  
Vehicle queues (stacking) exceed the provided left turn lane storage in both the existing and 
2022 Base Traffic scenarios.  Traffic volumes currently exceed the capacity of the intersection. 
 
Table 4 on the following page shows a summary of analysis results for stop-sign controlled 
intersections. Capacity analyses of stop-sign controlled intersections provide Levels of Service 
and delays for individual intersection movements, but not the intersection as a whole. Results 
for the most critical movement at each intersection are shown in the table on the following page. 
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Table 4 
Summary of Existing and 2022 Base Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections 

 
 Existing 2012 Traffic 2022 Base Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
F (271) 

N.B. 
C (20) 

N.B. 
D (28) 

N.B. 
B (13) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (17) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

Woodward Dr. 
at Peck Rd. 

W.B. 
B (11) 

W.B. 
B (11) 

W.B. 
B (10) 

W.B. 
B (12) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (9) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (8) 

N.B. 
A (8) 

N.B. 
A (8) 

N.B. 
A (8) 

 * Northbound movement represents eastbound Campton Hills Road 
 
Analysis of existing conditions and 2022 Base Traffic shows that the critical movements at the 
majority of the stop-controlled intersections included in the analysis operate at acceptable LOS 
C or better. There is one exception described below, which operates below an acceptable Level 
of Service. 
 

Campton Hills Road at IL Route 64: The northbound (eastbound Campton Hills Road) 
movement during the AM peak hour currently operates at LOS F.  Delays up to 271 seconds 
(4.5 minutes) may be observed.  This delay can be attributed to the large IL 64 east- and 
westbound through traffic conflicting with the northbound (eastbound Campton Hills Road) 
movement.  The expected 95% queue (vehicle stacking) approaches 595 feet. 
 
This condition is alleviated with the IL 64 & Oak Street improvement.  The IL 64 & Oak Street 
improvement adds an additional through lane to both the east- and westbound approaches of 
the Campton Hills Road intersection.  With this geometric improvement, the expected delay 
and LOS improve to an acceptable level. 
 

 
IV. Site Traffic Characteristics of Proposed Development 
 
Proposed Land Uses 
The site plan for phase 2 of the proposed development consists of 331 residential apartments 
and a clubhouse.  
 
Estimated Site-Generated Traffic 
Site-generated traffic was estimated using the ITE Trip Generation Manual, 8th Edition.  The 
volume generated by the apartments was modeled with ITE Code 220, Apartment.  The 
anticipated number of units, 331, was used to estimate morning and evening peak hour trips to 
and from the site.  The resulting generated traffic is shown in Table 5 on the following page. 
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Table 5 
Trip Generation Table 

 

Land Use 
ITE 

Code 
Units Qty

AM Peak Hour 
Volumes (veh/hr) 

PM Peak Hour 
Volumes (veh/hr) 

In Out Total In Out Total 

Residential 220 D.U. 331 34 135 169 133 72 205 
    Source: ITE Trip Generation Manual, 8th Edition 

 
Estimated Trip Distribution 
The direction by which traffic will approach and depart the site is dependent on a variety of 
factors.  These factors include existing travel patterns, characteristics and operating conditions 
of the surrounding roadways, ease of access, and location of population and employment 
centers.  Based on these factors and a familiarity with the sites and the environs, trip distribution 
estimates were developed and are presented in Table 6 below and on Exhibit 5 in the Appendix.   
 
It should be noted that the intersection of IL 64 & Oak Street will be signalized by the time this 
site is developed.  It is assumed that until the out lots of the Corporate Reserve are developed 
and occupied, all traffic traveling from the site to the east during the peak hours will utilize the 
new traffic signal at Oak Street.  Once the proposed site and out lots are developed and 
occupied, it is expected that a traffic signal at IL 64 & Corporate Reserve Boulevard will be 
warranted and installed.  At this time, it is assumed that traffic traveling from the site to the east 
during peak hours will utilize this new signal. 
 

Table 6 
Trip Distribution Estimates 

 
Direction 
To/From 

Percentage  
of Trips 

West on IL 64 5% 
East on IL 64 70% 

North on Peck Rd. 10% 
South on Peck Rd. 15% 

 
Site Traffic Assignments 
The estimated site-generated traffic volumes from the proposed development were assigned to 
the area roadway system based on the directional distribution identified above and on Exhibit 5.  
The site generated trip assignments for the proposed Corporate Reserve development are 
illustrated on Exhibit 6 in the Appendix.  
 
Total Traffic Assignments 
The development’s generated site traffic assignment was then combined with the 2022 Base 
Traffic projected traffic to develop a 2022 Build Traffic assignment, shown on Exhibit 7 in the 
Appendix.   
 
An additional scenario, 2022 Total Traffic, was developed combining the 2022 Build Traffic with 
the traffic generated by the outlots of the Corporate Reserve.  The outlots of the Corporate 
Reserve are described in a previous traffic impact study performed by Hampton, Lenzini & 
Renwick, Inc. (HLR)2.  These outlots are anticipated to include 60,000 s.f. of office space and 

2 Cardinal Property Traffic Impact Study dated July 14, 2008 
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20,000 s.f. of restaurant (no breakfast service).  Trip generation rates and distributions used in 
this study remain unchanged from the original report and are shown in Table 7 below.  The 
2022 Total Traffic assignment can be seen in Exhibit 8. 
 

Table 7 
Trip Generation Table 

 

Land Use 
ITE 

Code 
Units Qty 

AM Peak Hour 
Volumes (veh/hr) 

PM Peak Hour 
Volumes (veh/hr) 

In Out Total In Out Total

General Office 710 1000 s.f. 30,000 62 8 70 20 100 120 
General Office 710 1000 s.f. 45,000 88 12 100 24 116 140 

Quality Restaurant 931 1000 s.f. 20,000 10 5 15 100 50 150 
Restaurant Pass-by Trips 0 0 0 (15) (15) (30) 

Total Trips 160 25 185 129 251 380 
    Source: ITE Trip Generation Manual, 7th Edition 

 
 
V. Future Traffic Operations 
 
Traffic Operations 
Capacity analyses were conducted using the estimated 2022 Build Traffic volumes at the five 
intersections included in this study.  Table 8 below presents the results of the capacity analyses 
at IL 64 & Peck Road and provides a comparison to the year 2022 Base Traffic discussed 
earlier in this report. 
 

Table 8 
Summary of 2022 Base Traffic and 2022 Build Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 2022 Base Traffic  2022 Build Traffic  
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. E (56) D (42) E (57) D (42) 

 
Note that when site traffic is added, the overall average intersection delay during the AM peak 
increases by approximately one second and remains unchanged during the PM peak..  Table 9 
below shows a detailed breakdown of individual movements for the 2022 Build Traffic. 
 

Table 9 
LOS & Delay by Movement for 2022 Build Traffic 

 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (57) A (7) E (60) D (35) B (15) D (45) F (105) D (46) E (61)

PM D (42) C (25) C(29) B (17) D (41) D (53) D (55) D (48) E (66)
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Analysis of the 2022 Build Traffic shows that with the projected site traffic and re-optimized 
signal timings, the intersection operates at an overall LOS E during the AM peak and LOS D 
during the PM peak.  These are the same levels of service calculated for the 2022 Base Traffic.  
Some individual movements operate at LOS E and F during peak times.  Individual movements 
observe either no increase or small increases in average delay when compared to the 2022 
Base Traffic.  Like the existing condition, vehicle queues are expected to exceed the provided 
left-turn storage lanes during peak times.  As is the case with the existing conditions, vehicle 
volumes are expected to exceed the capacity of the intersection. 
 
Table 10 shows a summary of analysis results for stop-sign controlled intersections. As noted 
before, capacity analyses of stop-sign controlled intersections provide Levels of Service and 
delays for individual intersection movements, but not the intersection as a whole. Results for the 
most critical movement at each intersection are shown in Table 10 below. 
 

Table 10 
Summary of 2022 Base Traffic and 2022 Build Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections 

 
 2022 Base Traffic 2022 Build Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
D (28) 

N.B. 
B (13) 

N.B. 
D (28) 

N.B. 
B (13) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (18) 

S.B.Left 
C (19) 

Woodward Dr. 
at Peck Rd. 

W.B. 
B (10) 

W.B. 
B (12) 

W.B. 
A (10-) 

W.B. 
B (12) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (9) 

N.B. 
A (9) 

N.B. 
A (10-) 

N.B. 
A (9) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (8) 

N.B. 
A (8) 

S.B. 
A (10-) 

N.B. 
B (11) 

  * Northbound movement represents eastbound Campton Hills Road 

 
Analysis of 2022 Build Traffic shows that critical movements at the stop-controlled intersections 
included in the analysis all operate at LOS D or better.  LOS D is considered an acceptable 
LOS.   
 
 
VI. Total Traffic Operations 
 
In order to compare the traffic impacts from this study to the previous Cardinal TIS referenced 
earlier in this report, capacity analyses were conducted using the estimated 2022 Total Traffic 
volumes at the five intersections included in this study.  The 2022 Total Traffic condition 
includes the proposed residential site as well as the office and restaurant uses in the outlots of 
the Corporate Reserve.  Table 11 on the following page presents the results of the capacity 
analyses at IL 64 & Peck Road and provides a comparison to the year 2022 Build Traffic 
discussed earlier in this report. 
 



 
Corporate Reserve of St. Charles Traffic Impact Study      City of St. Charles 

 
 Page 11 

Table 11 
Summary of 2022 Build Traffic and 2022 Total Traffic Conditions 

Intersection Level of Service (LOS) and Delay (seconds) 
Signalized Intersections 

 
 2022 Build Traffic  2022 Total Traffic  
Intersection AM Peak PM Peak AM Peak PM Peak 
IL 64 & Peck Rd. E (57) D (42) E (72) D (53) 

 
When compared to the Build Traffic, the overall average intersection delay increases by 12 
seconds during the AM peak and 11 seconds during the PM peak.  Table 12 below shows a 
detailed breakdown of individual movements for the 2022 Total Traffic. 
 

Table 12 
LOS & Delay by Movement for 2022 Total Traffic 

 

Intersection 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

IL 64 & 
Peck Rd. 

AM E (72) A (7) E (79) D (36) B (15) D (45) F (129) D (46) E (62)

PM D (53) C (32) C (31) B (18) E (61) E (66) E (57) D (48) E (78)

 
Analysis of the 2022 Total Traffic shows that with the projected site traffic, the Corporate 
Reserve out lot traffic, and re-optimized signal timings, the intersection operates at an overall 
LOS E during the AM peak and LOS D during the PM peak.  Some individual movements 
operate at LOS E and F during peak times.  Like the existing and 2022 Build Traffic conditions, 
vehicle queues are expected to exceed the provided left-turn storage lanes during peak times.  
As is the case with the existing and 2022 Build Traffic conditions, vehicle volumes are expected 
to exceed the capacity of the intersection. 
 
It is anticipated that with the 2022 Total Traffic, a traffic signal will be warranted and installed at 
the intersection of IL 64 & Corporate Reserve Boulevard.  A traffic signal warrant analysis is 
presented later in this report.  Table 13 below provides a summary of the capacity analysis at 
this intersection with traffic signal control.  It is assumed that when this traffic signal is installed 
that IL 64 will be widened to two through lanes in each direction. 
 

Table 13 
LOS & Delay by Movement for 2022 Total Traffic 

 

Intersection 
Peak 
Hour 

Overall
LOS & 
(delay)

LOS & (delay) by Movement 

Eastbound Westbound Southbound 

L TR TR L R 

IL 64 & 
Corp. Reserve Blvd. 

AM C (21) A (9) C (21) B (17) C (32) C (31) 

PM C (23) B (14) B (18) C (24) C (33) C (33) 

 
Table 14 shows a summary of analysis results for the stop-sign controlled intersections. As 
noted before, capacity analyses of stop-sign controlled intersections provide Levels of Service 
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and delays for individual intersection movements, but not the intersection as a whole. Results 
for the most critical movement at each intersection are shown in Table 14 below. 
 

Table 14 
Summary of 2022 Build Traffic and 2022 Total Traffic Conditions 

Level of Service (LOS) and Delay (seconds) 
Stop-sign Controlled Intersections 

 
 2022 Build Traffic 2022 Total Traffic 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Campton Hills Rd. 
at IL 64* 

N.B. 
D (28) 

N.B. 
B (13) 

N.B. 
D (35-) 

N.B. 
B (14) 

Corp. Reserve Blvd. 
at IL 64 

S.B.Left 
C (18) 

S.B.Left 
C (19) 

Signalized 

Woodward Dr. 
at Peck Rd. 

W.B. 
A (10-) 

W.B. 
B (12) 

W.B. 
B (10) 

W.B. 
B (13) 

Cardinal Dr. 
at Woodward Dr. 

N.B. 
A (10-) 

N.B. 
A (9) 

N.B. 
A (10-) 

N.B. 
B (11) 

Corp. Reserve Blvd. 
at Woodward Dr. 

N.B. 
A (10-) 

N.B. 
B (11) 

S.B. 
B (10) 

N.B. 
C (16) 

  * Northbound movement represents eastbound Campton Hills Road 

 
Analysis of 2022 Total Traffic shows that critical movements at the stop-controlled intersections 
included in the analysis all operate at LOS D or better.  LOS D is considered an acceptable 
LOS. 
 
Traffic Signal Warrants: 
 

A traffic signal warrant was analyzed for IL 64 & Corporate Reserve Boulevard per Chapter 4 
of the Manual on Uniform Traffic Control Devises (MUTCD) and IDOT guidelines3.  IL Route 
64 is designated an SRA route by IDOT.  IDOT uses higher thresholds on SRA routes for 
signal warrants 1A & 1B than are in the MUTCD and does not allow the use of warrants 2 & 
3.  In order to produce 8th maximum hour traffic volumes for warrant 1, IDOT guidelines allow 
using 55% of the peak hour traffic volumes4.  The traffic signal warrant summary sheets are 
Exhibit 9 in the Appendix. 
 
IL Route 64 & Corporate Reserve Boulevard (2022 Build Traffic):  The traffic signal warrant 
analysis for this intersection was performed with all eastbound traffic from the site using this 
intersection rather than Oak Street.  Using the 55% factor to estimate 8th maximum hour 
traffic along with the required IDOT right turn reduction, projected traffic at this intersection 
does not meet a traffic signal warrant. 
 
IL Route 64 & Corporate Reserve Boulevard (2022 Total Traffic):  Using the 55% factor to 
estimate 8th maximum hour traffic along with the required IDOT right turn reduction, it is 
anticipated that this intersection will warrant a traffic signal once all phases of the 
development are occupied. 
 
 

3 IDOT Signal Warrant Worksheet Procedures 
4 IDOT BDE Manual, 2002 Ed., p. 14-3(3), item 4c. Proposed Volumes 
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VII. Findings and Recommendations 
 
The estimates and analyses discussed in the preceding pages, based on the proposed site 
layout and access as shown in Exhibit 2, indicate the following: 
 
IL Route 64 & Peck Road: 

This intersection is currently operating over capacity with the existing traffic volumes.  Site 
traffic will be an incremental addition to this over-saturated condition.  Re-optimization of the 
signal timings will result in improved intersection operations, though the traffic volumes will 
still exceed the capacity of the intersection.   
 
In order to bring all movements of this intersection to an acceptable LOS for all scenarios 
(Existing, 2022 Base Traffic, 2022 Build Traffic, and 2022 Total Traffic) an additional through 
lane is needed in each direction on IL 64 along with traffic signal timing optimization.  Table 
15 below shows how the additional through lanes would improve the intersection operations. 
 

Table 15 
IL 64 and Peck Road 

LOS & Delay by Movement for 2022 Total Traffic 
 

Condition 
Peak 
Hour 

Overall 
LOS & 
(delay) 

LOS & (delay) by Movement 

Eastbound Westbound Northbound Southbound 

L TR L TR L TR L TR 

No Improvements 
AM E (69) A (7) E (76) D (36) B (15) D (45) F (127) D (46) E (62)

PM D (53) C (32) C(31) B (18) E (60) E (65) E (57) D (48) E (77)

With Improvements 
AM C (32) B (12) C (29) B (17) C (20) C (34) D (55) C (34) D (48)

PM D (35) B (20) C (29) B (18) C (32) D (37) D (44) D (41) D (54)

 
Table 15 shows that with traffic signal timing optimization and one additional through lane in 
each direction on IL 64, all movements of the intersection can operate at an acceptable LOS 
D or better. 
 
The proportion of projected 2022 traffic that is due to the new development is shown in Table 
16 on the following page.  The overall percentage of peak period traffic that can be attributed 
to the proposed residential development in the Corporate Reserve site is 1.8% for the AM 
peak and 1.7% for the PM peak.  
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Table 16 
IL Route 64 and Peck Road 

Site Trips as Percent of Projected 2022 Total Traffic 
 

Intersection Approach 
AM Peak Hour PM Peak Hour 

Base Site Total % Base Site Total % 
Eastbound IL 64 1096 2 1098 0.2% 658 7 665 1.1%
Westbound IL 64 270 27 297 9.1% 948 15 963 1.6%
Southbound Peck Rd. 182 0 182 0% 301 0 301 0% 
Northbound Peck Rd. 318 5 323 1.5% 531 20 551 3.7%
Total Intersection 1866 34 1900 1.8% 2438 42 2480 1.7%

 
IL Route 64 & Campton Hills Road: 
This intersection is currently operating over capacity with the existing traffic volumes.  The 
large amount of east/west traffic leaves very few gaps for northbound (eastbound Campton 
Hills Road) vehicles to turn on to IL 64.  This intersection is expected to operate at an 
acceptable LOS D or better after the completion of the IL 64 & Oak Street improvement.  
This intersection will have the overall capacity to accommodate the 2022 Total Traffic.  No 
changes beyond what is included in the IL 64 & Oak Street improvement are needed. 
 
IL Route 64 & Corporate Reserve Boulevard: 
With the assumption that an additional through lane in each direction on IL 64 will be added 
and this intersection will be signalized, this intersection has the overall capacity to 
accommodate the 2022 Total Traffic.   
 
Peck Road & Woodward Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Corporate Reserve Boulevard: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 
Woodward Drive & Cardinal Drive: 
This intersection has the overall capacity to accommodate the 2022 Total Traffic.  No 
changes are needed from the existing geometrics. 
 

Traffic Calming: 
Traffic calming measures are not anticipated to be needed on Woodward Drive.  Should 
measures be required in the future, the City of St. Charles has a traffic calming policy in place 
that should be followed at that time. 

 
On-site Traffic Circulation:  
A detailed review of the site plan should be conducted by City staff and by the Fire Department 
to ensure that adequate access is provided for emergency vehicles throughout the site. When 
geometric plans for the access lanes within the site are finalized, they should be reviewed for 
access by the largest St. Charles Fire Department truck, which can be approximated with a 
WB-50 turning template.  
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Comparison to the Cardinal Property Traffic Impact Study:  
The results of this study were compared to the Cardinal Property TIS referenced earlier in this 
report to see how the impacts changed when the proposed site’s land use was changed from 
office to residential.  The key difference between the original Cardinal Property TIS and this 
report is a modification of the proposed site plan to replace 490,000 s.f. of office space with 331 
residential apartments.  This results in a reduction in the volume of trips generated by the site.  
Table 17 below shows a comparison of the total trips generated by the Corporate Reserve and 
it’s outlots. 
 

Table 17 
Comparison of Cardinal Property TIS and Corporate Reserve TIS 

2022 Total Traffic 
Total Site Trips Generated 

 

Study 
AM Peak PM Peak 

In Out Total In Out Total 

2008 Cardinal Property TIS 670 95 765 220 650 870 
2012 Corporate Reserve TIS 194 160 354 262 323 585 

 
Table 18 below shows a comparison between the average delays at intersections included in 
both studies.  For the signalized intersections, the delay and LOS shown are for the intersection 
as a whole.  For the stop-sign controlled intersection, the delay and LOS are for the critical 
movement. 
 

Table 18 
Comparison of Cardinal Property TIS and Corporate Reserve TIS 

2022 Total Traffic 
Level of Service (LOS) and Delay (seconds) 

 
 Cardinal TIS Corp. Reserve TIS 
Critical Movement AM Peak PM Peak AM Peak PM Peak 
Peck Rd. 
 at IL 64 

F (111) F (120) E (69) D (53) 

Corp. Reserve Blvd. 
at IL 64* 

A (8) D (44) C (21) C (23) 

Campton Hills Rd. 
at IL 64** 

N.B. 
F (736) 

N.B. 
F (***) 

N.B. 
D (35-) 

W.B. 
B (14) 

  * Analyzed as a signalized intersection 
              ** Northbound movement represents eastbound Campton Hills Road  
             *** Report does not provide delay due to capacity software limits.  
 
Table 18 shows that for most situations, the delay and LOS are improved with the new 
proposed residential use.  The delay at IL 64 & Corporate Reserve Boulevard is increased for 
the AM peak hour period.  This is because residential uses have a larger exiting volume in the 
AM than office uses.  Therefore, there is a larger amount of traffic on the minor approach to this 
intersection, increasing the delay. 
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Woodward Drive Extension:  
It is in the City’s long range plans to extend Woodward Drive to Randall Road and construct a 
new signalized intersection at this location.  When this happens, there will be a benefit to 
several of the study intersections.  A majority of vehicles traveling to and from the north as well 
as some of the vehicles traveling to and from the south on Randall Road will utilize this new 
intersection.  This will divert some of the traffic using Woodward Drive & Peck Road and IL 64 & 
Corporate Reserve Boulevard.  A more detailed analysis will be required to determine the 
anticipated level of benefit to sites along Woodward Drive, including the Corporate Reserve.  
 
It should be noted that if this extension and new intersection are completed before the proposed 
Corporate Reserve development, the traffic signal warrants anticipated at IL 64 & Corporate 
Reserve Boulevard may be affected.  If this situation occurs, it is recommended that the traffic 
distributions be reevaluated and a new traffic signal warrant analysis be prepared. 
 
Respectfully Submitted,  
 
 
 
P. Brien Funk, EI 
Hampton, Lenzini and Renwick, Inc. 
 
 
 
Alexander S. Garbe, PE, PTOE 
Hampton, Lenzini and Renwick, Inc. 
 
 
 
Diane Lukas, PE 
Hampton, Lenzini and Renwick, Inc. 
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TRAFFIC SIGNAL WARRANT REVIEW SHEET

Intersection: IL Route 64 & Corporate Reserve Blvd 2022 Build Traffic

Municipality: City of St. Charles/IDOT

Speed limit of major route: 45 Isolated Community with population <10,000?  No

Number of lanes for major approach: 1 Number of lanes for minor approach: 1

SRA: Yes MUTCD: 2009

Warrant Number
Requirement 

Satisfied?
Warrant 1 
Condition 

A

Warrant 1 
Condition 

B
Warrant 2 Warrant 3 Warrant 4 Warrant 1 Condition 

A

7:00 AM 1289 102 x

55% of DHV 844 35

5:00 PM 1534 64 x x

Volume Requirements: Major Street 500 750

Minor Street 150 100

Yes  No
Warrant 4

Pedestrian Volume

Yes  No

Warrant 2

Four Hour Volume

Yes  No
Warrant 3 

Peak Hour

Veh. per hr. on 
higher volume 
minor street 
approach (one 
direction only)

Veh. per hr. on 
major street 
(total of both 
approaches)

Hour

Yes  No
Minimum Vehicular 

Volume

Yes  No

Warrant 1 Condition 
B

Interruption of 
Continous Traffic

Check any hours that
meet the following warrants

Minor Street 150 100

Completed By: P. Brien Funk, EI
Hampton, Lenzini and Renwick, Inc.

Date: 5/9/2012
Warrant 8

Yes  No

Roadway Network

Corporate Reserve of St. Charles
Traffic Signal Warrant Review

EXHIBIT 9A

Yes  No
Warrant 9

Grade Crossing

ST. CHARLES

Yes  No
Warrant 6

Coordinated Signal 
System

Yes  No
Warrant 7

Crash Experience

Pedestrian Volume

Yes  No
Warrant 5

School Crossing



TRAFFIC SIGNAL WARRANT REVIEW SHEET

Intersection: IL Route 64 & Corporate Reserve Blvd 2022 Total Traffic

Municipality: City of St. Charles/IDOT

Speed limit of major route: 45 Isolated Community with population <10,000?  No

Number of lanes for major approach: 1 Number of lanes for minor approach: 1

SRA: Yes MUTCD: 2009

Warrant Number
Requirement 

Satisfied?
Warrant 1 
Condition 

A

Warrant 1 
Condition 

B
Warrant 2 Warrant 3 Warrant 4 Warrant 1 Condition 

A

7:00 AM 1359 113 X X

55% of DHV 894 108 X

5:00 PM 1626 196 x

Volume Requirements: Major Street 600 750

Minor Street 150 100

Hour

Veh. per hr. on 
major street 
(total of both 
approaches)

Veh. per hr. on 
higher volume 
minor street 
approach (one 
direction only)

Check any hours that
meet the following warrants

Yes  No
Minimum Vehicular 

Volume

Yes  No
Interruption of 

Continous Traffic

Warrant 2

Yes  No

Four Hour Volume

Warrant 3 
Yes  No

Peak Hour

Warrant 1 Condition 
B

Warrant 4
Yes  No

Pedestrian Volume

Completed By: P. Brien Funk, EI
Hampton, Lenzini and Renwick, Inc.

Date: 5/9/2012

Warrant 5
Yes  No

School Crossing

Warrant 6
Yes  No

Coordinated Signal 
System

ST. CHARLES
Corporate Reserve of St. Charles

Traffic Signal Warrant Review

Warrant 9
Yes  No

Grade Crossing

EXHIBIT 9B

Warrant 7
Yes  No

Crash Experience

Warrant 8
Yes  No

Roadway Network
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MEMORANDUM 
 

Date:  May 7, 2012 
 
To:  Chris Tiedt P.E. 
 
CC:        
 
From:  Greg Chismark 
 
Subject:  Corporate Reserve Sanitary Sewer Study 
 
 
This memo is a follow up to the subject study at the request of City staff.  The purpose 
is to document the projected wastewater flow from the Corporate Reserve development 
(former Cardinal Property) comparing several sources.  These are: 
 

 Improvements Phasing Plan Update for Fairgrounds / West Gateway 
Development dated January 1996 

 West Side WRF Facility Plan Update dated August 2008 

 Corporate Reserve of St. Charles Sanitary Sewer Evaluation dated April 2012 
 
The Corporate Reserve development is located on the former Cardinal Property.  
Generally, it is located between IL Route 64 (Main Street) and the former UPRR tracks / 
Great Western Trail and Remington Glen and Regency Estates / Pine Ridge Park.  The 
entire property consists of approximately 50 acres.  Find below a table comparing projected 

wastewater flows. 
 

Source Est P.E. Flow gpd Land Use Comments 

Improvements Phasing Plan 
Fairgrounds/West Gateway - 

1996 
903 90,300 Mixed 

Significant residential 
component @ 24 

P.E./ac. 

West Side WRF Facility Plan 
Update- 2008 

500 50,000  10 P.E./ac. 

Corporate Reserve Sanitary 
Sewer Study - 2012 

899 89,908 Mixed 
Office/ commercial & 
proposed multi-unit 

residential 

 



It is noted that the 2012 flows and the 1996 flows are similar in magnitude.  However, 
the 2008 flows are significantly less.  Most likely this is a result of the land use proposed 
(or approved) at the time the study was prepared and may be based on the assumption 
that a majority of the property will be an office use. 



 

 
 

MEMORANDUM 
 

Date:  May 21, 2012 
 
To:  Chris Tiedt P.E. 
 
CC:  James Bernahl P.E. 
 
From:  Greg Chismark 
 
Subject:  Corporate Reserve Sanitary Sewer Study 
 
 
This memo is in response to City staff comments regarding the sanitary sewer 
evaluation for the Corporate Reserve project.  The goal of this supplement is to take a 
more refined look at the wastewater flows generated from the Corporate Reserve site.  
Although we took a conservative approach, City staff is concerned that the clubhouse 
and pool area has not been specifically accounted for in the analysis.  The following 
documents were utilized: 
 

 Improvements Phasing Plan Update for Fairgrounds / West Gateway 
Development dated January 1996 

 Clubhouse Floor Plan prepared by BSB Design dated March 19, 2012 
 Title 35 of the Illinois Administrative Code Part 370  Recommended Standards 

for Sewage Works 
 Title 15A North Carolina Administrative Code  Wastewater Design Flow Rates 

 
Upon evaluation of the clubhouse floor plan we identified three separate uses.  These 
uses include the pool, the social room/fitness room and the office area. We have 
assumed these uses would occur daily and throughout the year.  This is a very 
conservative assumption but a good starting point.  The flow generate rates were taken 
from both the Illinois and North Carolina Administrative Codes.  The North Carolina 
Administrative Code was utilized to establish a flow rate for the pool and fitness areas 
because the Illinois Administrative Code does not address these uses.  The estimated 
flow rate for the clubhouse facility is 2,100 gpd or 21 P.E. 
 
We also verified the residential unit count and flows.  Based on a rounding error the 
entire residential component could generate 72,100 (721 P.E) in comparison to the 
71,250 (712.5 P.E.) originally estimated.  This is an increase of 850 gpd or 8.5 P.E. 
 



Finally, we re-evaluated the 7.5 acres of vacant commercial land use adjacent to Main 
Street (IL 64).  The original estimate used a very conservative flow generation rate of 20 
P.E./acre.  This is 5 P.E./acre greater than the rate used in the original Fairgrounds / 
West Gateway Development Improvements Phasing Plan.  It is reasonable to adjust 
flow rates for the commercial areas utilizing the original flow generation rates.  The 
resultant is a reduction of 3,750 gpd or 37.5 P.E. 
 
Taking into account all the afore-noted adjustments to total flow from the project can be 
reduced by 800 gpd or 8 P.E.  We recommend the originally calculated flow rates and 
analysis remain unchanged as a conservative approach. 
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AGENDA ITEM EXECUTIVE SUMMARY 

Title: Discussion Regarding Inclusionary Housing Ordinance 
Amendments (Chapter 17.18 of the Zoning Ordinance) 

Presenter(s) Rita Tungare 
Matthew O’Rourke 

 
Please check appropriate box: 
   Government Operations      Government Services 

X Planning & Development (8/13/12)    City Council 

 Public Hearing   

 
Estimated Cost:  N/A Budgeted:    YES  NO  

If NO, please explain how item will be funded: 

 
Executive Summary: 

In 2011, there were requests for deviations or complete waivers to the provisions of the Inclusionary 
Housing Ordinance as part of proposed residential Planned Unit Developments (PUD).  Since the 
Inclusionary Housing Ordinance is part of the Zoning Ordinance, it was determined by Legal Counsel 
that such deviations can be considered as part of a proposed PUD.   
 
Since October of 2011, the Housing Commission has been discussing possible amendments to the 
Inclusionary Housing Ordinance to create criteria for evaluating future variation requests and potential 
alternatives for providing affordable units in St. Charles when a variance is requested.   
 
The amendments will be subject to the public hearing process and need to receive recommendations 
from the Plan Commission, the Planning & Development Committee, and be formally approved by the 
City Council. 
 
Additionally, Staff is providing a copy of the 2012 St. Charles Housing Market Affordability Snapshot 
for the Committee’s review.  Given the current state of the economy and the inventory of affordable 
housing, the Committee may wish to consider the merits of alternative options in lieu of establishing a 
process to consider deviations or exceptions.  Examples of alternative options could be: repealing or 
suspending the requirements of the Inclusionary Housing Ordinance, lowering the percentage of 
required affordable units, reducing the required per unit fee-in-lieu amount, allowing a developer to pay 
100% of their contribution as fee-in-lieu, etc.   

Attachments: (please list) 
Staff Memo dated 8/1/12 
2012 St. Charles Housing Market Affordability Snapshot 
Recommendation / Suggested Action (briefly explain): 
Staff is presenting these draft amendments to the Committee for feedback and comments only.  

 
For office use only: 

 
Agenda Item Number: 3d

 

 



 

 
 
 
 
 
 
 
 
Staff Memo 
 
To:  Chairman Cliff Carrignan   

And the Members of the Planning and Development Committee 
 
From:  Matthew O’Rourke, Planner 
   
Re: Proposed Amendments to the Inclusionary Housing Ordinance 
 
Date:  August 1, 2012 
 
 
I. PURPOSE 
 

In 2011, there were requests for deviations or complete waivers to the provisions of the 
Inclusionary Housing Ordinance as part of proposed residential Planned Unit 
Developments (PUD).  Since the Inclusionary Housing Ordinance is located within the 
Zoning Ordinance it was determined by Legal Counsel that these deviations can be 
considered as part of a proposed PUD.   
 
Since October of 2011, the Housing Commission has been discussing possible 
amendments to the Inclusionary Housing Ordinance to create criteria for evaluating 
future deviation requests and potential alternatives for providing affordable units in St. 
Charles.   
 
The following is a detailed description of the proposed Inclusionary Housing Ordinance 
amendments as developed by the Housing Commission. 

 
II. REVISED DRAFT ORDINANCE AMENDMENT  

 
A. AMEND SECTION 17.04.400.B CONFORMANCE WITH CODES 

 
This first portion of this amendment proposes to remove the entirety of Chapter 
17.18 Inclusionary Housing as an eligible deviation through the Planned Unit 
Development (PUD) process.  In reviewing the factors and findings used to determine 
the validity of a proposed PUD, it was determined that these factors do not readily 
apply to deviations to the inclusionary housing requirements.  Therefore, the 
amendment proposes that it be stated in Section 17.04.400.B Conformance with 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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Codes that deviations from the Inclusionary Housing Ordinance are not permitted as 
part of a PUD request.   
 
As an alternative, the Housing Commission is recommending that a new process, 
specifically for requests to deviate from the standards of Chapter 17.18 Inclusionary 
Housing, be created.  This new process will list clear criteria and alternative options 
for developers to utilize that are specific to inclusionary housing.   
 

B. SECTION 17.18.065 REQUEST TO UTILIZE ALTERNATIVE AFFORDABLE 
HOUSING PLAN 

 
The following process and criteria are proposed to be added to Chapter 17.18 
Inclusionary Housing.   The new process states that the City Council will directly 
consider the appropriateness of an Alternative Affordable Housing Plan submitted by 
a developer.  These proposals will be submitted to Staff and forwarded directly to 
City Council through the Planning and Development Committee. It should be noted 
that this proposed process will remove all Inclusionary Housing Ordinance deviation 
requests from the public hearing process required for PUDs.   
 

Section 17.18.065 Alternative Affordable Housing Plan Approval 
A. As an alternative to compliance with the provisions of Section 17.18.040 or 

Section 17.18.050, the Developer may request the City Council to approve, 
concurrent with the approval of the overall development, one or more of the 
alternatives listed in Section 17.18.065.B.  The City Council shall not approve 
an Alternative Affordable Housing Plan unless the Developer demonstrates 
and the City Council finds in the affirmative that the Alternate Affordable 
Housing Plan is justified based on one or more of the following criteria: 
1. That a demonstrated financial hardship exists that is not of the 

developer’s own making.  Items to be considered shall include but shall 
not be limited to: 
a. The financial hardship must be equal to or greater than 10% or 

more of the total project cost and purchase price, but cannot include 
any costs incurred as part of the normal and orderly development of 
the property.   

b. Environmentally sensitive or natural areas to be protected are equal 
to or greater than 20 % of the total development site area (not 
including stormwater retention/detention facilities or park sites 
related to the construction of the project).   

2. The development site does not allow for the density bonus as stated in 
Section 17.18.060 due to limitations on development capacity:  Items to be 
considered shall include but shall not be limited to: 
a. Insufficient water or sewer utility capacities  
b. Unique parcel configurations including: steep slopes above an 8% 

grade or irregular shaped parcels that create unbuildable areas 
equal to or greater than 20% of the development site. 
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3. The development will fulfill an alternative City Policy or goal such as 
redevelopment of a vacant, underutilized, or blighted parcel that cannot 
otherwise be readily redeveloped and comply with all other applicable 
requirements.   

4. The creation of the Alternative Affordable Housing Plan represents an 
equal or greater opportunity to create Affordable Housing in the City.  
Examples of these greater opportunities shall include but shall not be 
limited to: 
a. Providing units below the maximum affordability thresholds 

established by IDHA for rental or owner-occupied units.  (Example: 
Pricing rental units at or below 50% of area median income).  

b. Providing offsite affordable units in vacant or foreclosed homes. 
c. Providing affordable units for a period of time longer than the seven 

year minimum affordable period stated in Section 17.18.090 
Maximum Price of Affordable Units. 

 
C. 17.18.065.B ALTERNATIVE AFFORDABLE HOUSING PLAN 

 
Along with the deviation request, developers will be required to submit a detailed 
Alternative Affordable Housing Plan that states how they plan to provide affordable 
units in St. Charles utilizing one or a combination of the following options:   
 
17.18.065.B Alternative Affordable Housing Plan 
For instances in which the Developer is requesting to utilize an Alternative 
Affordable Housing Plan, the Developer shall submit the proposed Alternative 
Affordable Housing Plan.  This plan shall detail the Developer’s course of action 
chosen to create Affordable Housing opportunities in St. Charles.  This plan is 
required to be submitted in writing and must detail how the Alternative 
Affordable Housing Plan fulfills the criteria listed in Section 17.18.065.A.   
 
One or more of the following options shall be utilized by the Developer: 

 
1. External Funding Sources- The Developer will apply for grants, tax credits, 

and/or any other applicable funding mechanism, each year that the project is 
under construction. These funds will be used to subsidize the costs associated 
with the construction of onsite or offsite Affordable Housing Units.   

2. Purchase Offsite Units- The Developer shall purchase for-sale or foreclosure 
properties and then sell or rent them at the established Affordable Housing 
price.   

3. Construction of a portion of the required Affordable Units onsite and any 
combination of the two options listed above. 
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D. AMENDED SECTION 17.18.110 DEVELOPMENT APPLICATIONS 
 
Staff has created a new Subsection 5 to be inserted into Section 17.18.110 
Development Applications of the Inclusionary Housing Ordinance.  This new section 
clearly identifies what items are required at the time the initial applications are 
submitted by a developer intending to utilize the proposed Alternative Affordable 
Housing Plan.   
 
(Current Ordinance) 
17.18.110 Development Applications 
As part of the application for approval of a Residential Development, the Developer 
shall submit information describing how the Residential Development will comply with 
the requirements of this Chapter. The Director of Community Development may 
require any or all of the following to be submitted for review:  
 
A. Developments  

1. The number and rental/for sale status of Market-Rate Units and Affordable 
Units to be constructed including type of dwelling, number of bedrooms per 
unit, proposed pricing, and construction schedule, including anticipated 
timing of issuance of building permits and occupancy certificates.  

2. Documentation and plans regarding locations of Affordable Units and 
Market-Rate Units, and their exterior appearance, materials, and finishes.  

3. A description of the marketing plan that the Developer proposes to utilize and 
implement to promote the sale or rental of the Affordable Units within the 
development; and,  

4. Any proposal to pay fees in lieu of providing the required Affordable Unit, per 
section 17.18.050.  
 

(New Requirements per proposed amendment) 
5. Alternative Affordable Housing Plan 

a. The Applicant shall submit a financial statement or pro-forma 
including the following: 
i. Purchase price of the property. 
ii. Identification of the financial hardship and cost estimates 

associated with absorbing and/or remediating the identified 
hardship. 

iii. All non-hardship development costs and expected profits. 
b. Application for External Funding Sources 

i. An action plan clearly identifying the external funding sources 
that will be applied for during the construction phase and 
frequency with which the Developer plans to apply for each 
funding source.  The Developer shall clearly demonstrate that 
the project is eligible for the funding source that will be utilized. 

ii. The Developer will provide a copy of all grant applications at the 
same time the application is submitted to the funding authority.   
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iii. The Developer shall state the number of Affordable Units 
targeted to be affordable. 

iv. Documentation and plans regarding locations of Affordable 
Units and Market-Rate Units onsite or offsite, and their exterior 
appearance, materials, and finishes should external funding be 
awarded.   

c. Purchase and Resale of Offsite Units 
i. An action plan or market study identifying the number of offsite 

units planned for purchase, the location of available offsite units, 
and purchase price of these units.   

ii. Any supplemental information necessary to support the 
proposed plan such as, anticipated cost of renovations for offsite 
properties. 

iii. The Developer shall state in writing the expected timing for the 
purchase of offsite units.  The Developer will commit to 
submitting a copy of the home inspection report to the City for 
review.  This report shall include the following: 
‐ Identification of the age and condition of all major systems 

(plumbing, HVAC, electrical, and structural) 
‐ Identification and condition of all major appliances. 
‐ The Developer shall provide a copy of this inspection report 

to all any affordable household who has signed a contract to 
purchase the unit.   

‐ As part of this report the Developer shall submit a list of all 
necessary repairs that the Developer proposed to perform 
before the offsite unit is resold to an Eligible Household.   

 

III. LEGAL REVIEW 
 
Staff asked Robin Jones of the Law Offices of Gorski and Good to review the proposed 
amendments.  She has determined that there are no legal issues with this proposal.   
 

IV. RECOMMENDATION 
Staff is presenting these draft amendments to the Committee for feedback and comments 
only.  Staff will incorporate these comments into the amendment before filing a formal 
Application for a General Amendment to the Zoning Ordinance.     
 
The amendments will be subject to the public hearing process and need to receive 
recommendations from the Plan Commission, the Planning & Development Committee, 
and be formally approved by the City Council.   
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IHDA Definitions of Affordable Housing and Eligible Households 
 

Affordable Housing - means housing that has a sales price or rental amount that is within the 
means of a household that may occupy moderate-income or low-income housing.  In the case of 
dwelling units for-sale, housing that is affordable means housing in which mortgage, 
amortization, taxes, insurance and condominium or association fees, if any, constitute no more 
than 30% of the gross annual household income for a household of the size that may occupy the 
unit. 
 
Low-Income Housing - means housing that is affordable, according to the Federal Department of 
Housing and Urban Development, for either home ownership or rental, and that is occupied, 
reserved or marketed for occupancy by a household with a gross household income that does not 
exceed 50% of the area median household income. 
 
Moderate-Income Housing - means housing that is affordable, according to the Federal 
Department of Housing and Urban Development, for either home ownership or rental, and that is 
occupied, reserved or marketed for occupancy by a household with a gross household income that 
does not exceed 80% of the area median household income. 
 
Affordable Owner Occupied Homes - owner-occupied homes are considered affordable if the 
meet the definition of Moderate- Income Housing or 80% of the area median income. 
 
Affordable Rental Homes – rental homes are consider affordable if they meet the definition of 
Moderate- Income Housing or 60% of the area median income.

 
 
 
 
 
 
I. PURPOSE 

 
Beginning in 2009, Staff decided to perform an annual detailed analysis of the St. Charles 
affordable housing stock.  The emphasis of this report was to ascertain if a minimum of 10 % of 
the St. Charles housing stock met the State of Illinois Affordable Housing Planning and 
Appeal Act’s criteria to be considered affordable.  The 2009 update stated that St. Charles 
housing stock was at 16.3%.  The following report is the St. Charles affordable housing update 
for 2011-12.   
 
For this report, Staff utilized the same methodology, derived from the State of Illinois’ 2004 
Report on Affordable Housing Planning and Appeals Act. 

 
II. IMPORTANT TERMS AND METHODOLOGY 
 

Throughout this report there are references to affordable housing.  The Illinois Housing and 
Development Authority (IHDA) defines affordable housing as the following: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2011-12 St. Charles Housing Market 
Affordability Snapshot 
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Fax:  (630) 377-4062 
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The following methodology was used to determine the cost of affordable housing in St. Charles: 

• The amount of monthly income a person can spend on an affordable unit was calculated using 
this formula: (Area Median Income (AMI) x (.80) x (.30) / (12)  

o The AMI used for St. Charles is the median income for the Chicago Metropolitan 
Statistical Area.  

o (.80) represents 80% of the median income, the maximum income still considered 
affordable by IHDA. 

o (.30) represents 30% of a household income, the percentage of income expected to be 
spent on housing according to IHDA. 

o / (12) is to adjust to a monthly income as opposed to yearly. 

• This same method is used to determine affordable rental price except (.60) or 60% of AMI is 
used as opposed to 80% of AMI. 

 
III. AFFORDABILITY IN ST. CHARLES – 2011-12 UPDATE 

 
1. DETERMINING THE 2011-12 AFFORDABLE HOME PRICE & UNIT COUNT 

 
The St. Charles Township Assessor’s data is always a year behind the current calendar year.  
This ensures that Staff is looking at a full calendar year of assessment and sales data as 
opposed to only a partial year of data.  The data examined in this report is for the 2010 
calendar year.  St. Charles Township was not able to send us the data until recently.  The 
income statistics are provided by a private vendor named Claritas, Inc.  Those statistics were 
updated in 2011.  Staff has combined the two data sets into the following report.  This 
combined data is referenced as the 2010-11 calendar year.   
 
Owner-Occupied Units 
 
Table 1 details the data that was used to calculate the cost of affordable owner-occupied 
housing and the new maximum owner-occupied affordable price limit: 
 
Table 1 

Current Chicago Statistical Area Median Income $74,812 
80% of AMI  $59,850 

30% of The Annual Income $17,955 
Affordable Monthly Payment $1,496 

Owner-Occupied Housing Cost Affordable to Family Earning 
80% of AMI 

$187,450 

 
This new affordable owner-occupied home price was used to determine the number of units 
that are at or below this price.  Staff used the market price as listed by the St. Charles 
Township Assessor for the year ending on December 31, 2010.   

 
Rental Units 
 
The number of affordable rental units was arrived at using rental rates collected by Staff.  
These rates were then compared to the maximum allowed rent as established by the 
Affordable Housing Planning and Appeal Act 2010 Owner-Occupied and Rental 
Affordability Charts (attached to this memo) as updated by the Illinois Housing and 
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Calculating St. Charles’ Affordable Housing Stock 

The total percentage of affordable units in St. Charles is determined by: 

• Adding the number of affordable owner-occupied and affordable rental units together  

• The total number of affordable units was then divided by the total number of housing 
units  

• The result is the percentage of affordable units in St. Charles 

Development Authority (IHDA) in June of 2011.  These charts set a maximum affordable 
rent based 60% of AMI and then is adjusted based on the number of bedrooms in the rental 
unit.   
 
Two additional housing categories were identified in the Assessor data, three or more-family  
homes, and Single-Family Rentals.  These units were added to the total amount of rental units 
in St. Charles.  However, we cannot readily determine if any of these units are affordable, so 
they were only counted as part of the total rental units. 
 
 

 
 
 
 
 
 
 

2. FINDINGS 
 
Table 2 breaks down the number of estimated affordable housing units based on the type of 
ownership unit:  
 
Table 2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Percent of Affordable Units by Ownership Type 
Owner Occupied Units 

Unit Type Affordable Units Total Units 

% of Affordable Units 
per Each Ownership 

Category 

Single- Family 706 7,576 9.32% 

Two-Family & Duplex 0 15 0.00% 

Condo 463 1,013 45.71% 

Townhome 84 1,000 8.40% 

Totals 1,253 9,604 13.05% 

    

Rental Units 

Rental Units Including Single 
Family Rentals & Conversions 

1,251 4,297 29.11% 

 

Owner Occupied and Rental Units Combined 
Total Owner Occupied Units and 
Rental Units 

2,504 13,901 18.01% 
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3. ST. CHARLES HOUSING MARKET TRENDS IN 2010-11 
 
Housing Costs 
  
The Township Assessor’s sales data was used to determine the sales prices of all St. Charles 
owner-occupied homes in 2010-11.  The City’s GIS department has been tracking the median 
sale price of all homes each year.  This analysis shows that the median sales price of homes in 
St. Charles peaked in 2006 at $302,000.  Since that time the median sales price of homes 
decreased to $225,000 in 2010.  Chart 1 shows median home sales prices since 2000.  Chart 
2 shows the median home sales prices broken by unit type.   
 
Chart 1 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Chart 2 
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4. ST CHARLES INCOME TRENDS AND HOME AFFORDABILITY 
 

Median Household Income in St. Charles 
 
In 2005 the Metropolitan Planning Council (MPC) studied the St. Charles housing market.  
Their findings were summarized in the Housing Needs Assessment for the City of St. 
Charles report in August of 2005.  That study predicted that the median cost of a home in St. 
Charles would increase 10% per year from $242,600 in 2005 to $400,000 by the year 2010.   
Table 3 details the difference in the increase in the median home sale price to the median 
household income in St. Charles.  The median home price in St. Charles has increased 11.3% 
since 2000 and decreased -25.5% since 2006.  
 
The 2005 housing study also indicated that housing costs in St. Charles would greatly outpace 
income growth.  Since 2000, the median household income in St. Charles increased from 
$71,266 to $75,800 or 6.36%.    Median household income estimates peaked in 2009 at 
$81,557.  Median household income fell in the last year to approximately the same level as it 
was in 2005.   

 
Table 3 

 
2000 2005 2008 2009 2010-11 

% Change 
(2000 to 
2010-11) 

Affordable Housing 
Percentage 

16.3% 
10% 

(Estimate) 
16.3% 16.61% 18.01% +1.71% 

Median Household 
Income 

$ 71,266* $75,674** $78,211** $81,557** $75,800** +6.36% 

Median Price of 
Homes Sold 

$202,165 $272,000 $285,000 $238,000 $225,000 +11.3% 

* So urce: US Census 
** Source: Claritas, Inc.; Reports 2011 1 
 

5. OWNER-OCCUPIED UNITS VS. RENTAL UNITS 
 
a. Owner-Occupied Homes 
 

Table 4 details the number of owner-occupied homes that are affordable to St. Charles 
households based on income cohort.  Table 5 further breaks down the type of owner-
occupied homes that are affordable to each cohort.   
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Table 4 : Household Income Based on Cohort 

2011 Est. Households by 
Household Income 

# Of 
Households

% Of Population 
by Cohort 

 % Of St. Charles 
Households Earning 
Maximum Cohort 

Income or Less 

Income Less than $15,000  623 5.02% 5.02% 

Income $15,000 - $24,999  776 6.26% 11.28% 

Income $25,000 - $34,999  823 6.63% 17.91% 

Income $35,000 to $49,999 1,486 11.98% 29.89% 

Income $50,000 - $59,800 
(80% of AMI Cutoff) 958 7.72% 37.62% 

Income $59,900 - $74,999  1,471 11.86% 49.48% 

Income $75,000 - $99,999  2,003 16.15% 65.62% 

Income $100,000 - $124,999  1,569 12.65% 78.27% 

Income $125,000 - $149,999  861 6.94% 85.21% 

Income $150,000 - $199,999  778 6.27% 91.49% 

Income $200,000 - $499,999  882 7.11% 98.60% 

Income $500,000 and more  173 1.39% 1.00% 

Source: Claritas, Inc.; Reports 2011 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

Table 5: Number Of Ownership Units Affordable to Income Bracket 

Median 
Household 

Income 

Affordable 
Home Price 
Using States 
Methodology

Condos
Duplex 
Two-

Family 

Single-
Family 

Townhome Totals 

% Of Homes 
Affordable to 

Income 
Cohort 

$14,999 $39,042.24 0 0 0 0 0 0.00% 
$24,999 $72,131.69 0 0 0 0 0 0.00% 
$34,999 $105,221.14 0 0 3 0 3 0.03% 
$44,999 $138,313.90 15 0 23 0 38 0.40% 
$49,999 $154,855.31 35 0 126 0 161 1.68% 
$59,800 
(80% of 

AMI Cutoff) 
$187,451.73 

463 1 706 84 1,254 13.06% 
$74,999 $237,578.93 967 4 2,571 498 4,040 42.07% 
$99,999 $320,302.56 999 13 4,913 845 6,770 70.49% 

$149,999 $485,749.80 1,011 13 6,375 962 8,361 87.06% 
$249,999 $816,644.29 1,013 15 7,399 1,000 9,427 98.16% 
$500,000 

And Above $1,643,880.51 1,013 15 7,576 1,000 9,604 100.00% 
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b. Rental Homes 

 
In 2004 there were 2,689 total rental units in St. Charles.  In 2010-11 there were a total of 
4,297 rental units.  In 2004, according to the Report on Affordable Housing and 
Planning Appeal Act, there were 1,276 affordable rental units.  There are 1,251 
estimated affordable rental units in 2010-11.  This does indicate a slight decrease of 25 
affordable rental units.  
 

c. Increase in Total Number of Rental Units 
 
This reports shows and increase in the total number of rental units within the City.  This 
is due to the inclusion of the units located in the Cumberland Green development.  In the 
past it was unclear if these units should be considered rental.  Each tenant not only pays 
rent but belongs to a cooperative ownership of the property.  After a review of the 
payment schedule for this development, Staff has determined that these units should be 
considered rental and has included them in the rental unit count.   

 
IV. SUMMARY- HOUSING AND INCOME TRENDS 

 
The City of St. Charles’ total affordable housing stock has increased from 16.3% to 18.01% in 
the past year.  This indicates an increase of 1.71% since 2004.   
 
The following compares the City of St. Charles’ housing and income data trends from 2009 to 
2010-11: 
 
Owner-Occupied Housing 

• The total number of affordable owner-occupied units increased from 1,180 to 1,253.  The 
percentage increase was from 11.97% to 13.01%. 

• There was a decrease in the total number of owner-occupied units in St. Charles from 9,856 
to 9,605.   

o There were 201 Single-Family conversions to rental in 2009, there are 482 such units in 
2010-11. 
 

Single-Family Homes 

• The number of affordable Single-Family units in St. Charles decreased from 783 to 706 or 
10.32% to 9.32%. 

• The total number of owner-occupied Single-Family units decreased from 7,584 to 7,576 units.   
 
Townhomes 

• The number of affordable Townhome units in St. Charles increased from 14 to 84 or 1.36% 
to 8.40%. 

 
Condominium 

• The number of affordable Condominium units in St. Charles increased from 386 to 463 or 
35.58% to 45.71%. 
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Rental Units 

• The total number of affordable apartments in St. Charles increased from 1,080 to 1,251 in 
2010-11.  However, this increase is attributed to rental units that were not classified as 
apartments in years past, and not due to an increase in the actual supply of affordable units. 

• There is an increase in total rental units from 3,789 in 2009 to 4,297 in 2010-11.  This 
increase is attributed to the reclassification of apartment units (Cumberland Green) and the 
increase in Single-Family homes that have been converted into rental units. 

 
Income Comparison 

• The estimated median income in St. Charles has decreased from $81,557 in 2009 to $75,800 
in 2010-11.  This marks the first decrease in median household income since Staff began 
tracking this data.   

• The number of households with an income at or below 80% of AMI increased from 34.35% 
to 37.62%. 

• The overall trend in household income is that a greater percentage of households are 
concentrated in lower income brackets than were a year ago. (See Table 4). 

• The percentage of affordable owner-occupied homes affordable to households earning 80% 
of AMI or less increased from 11.97% in 2009 to 13.06% in 2010-11.  (See Table 5). 

 
V. ATTACHMENTS 
 

Illinois Housing and Development Authority, 2011 Owner-Occupied and Rental Affordability 
Charts. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
SOURCES 
 
                                                 
1 Source: Claritas, Inc.; Reports 2012 



 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to approve economic development incentive 

Agreement between City of St. Charles and St. Charles Chrysler 

Dodge Jeep, Inc. (1611 East Main Street) 

Presenter: Chris Aiston 

 
Please check appropriate box: 
   Government Operations        Government Services 

  X Planning & Development (08/13/12)   City Council  

 

Estimated Cost:   Budgeted:      YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 

On May 14, 2012, the Planning & Development Committee endorsed an economic development 

incentive for St. Charles Chrysler Dodge Jeep, Inc., supporting the dealership’s initiative to establish a 

fleet sales enterprise in St. Charles through purchasing additional property at Tyler Road and 

Production Drive and making certain improvements to such property (leveling site for development, 

constructing paved lot with lighting, and perimeter landscaping) and at its existing dealership 

(enhanced building façade, construct front yard display pods, new lot lighting, and signage) on East 

Main Street.  

 

Legal counsel drafted an agreement that reflects the terms approved by the City Council.   

 

Through the attached Agreement, the City agrees to reimburse St. Charles Chrysler Dodge Jeep 50% of  

municipal sales taxes (MT) generated from the aforementioned properties.  For its part, the dealership 

shall make the above-described land purchase and property improvements.  Total reimbursement shall 

be for actual cost of each action, or $800,000 and $600,000, whichever is less, plus interest costs. The 

reimbursement period shall be 15 years or when the total of said costs is matched, whichever occurs 

first.     

Attachments: (please list) 
Resolution; Agreement; and Bullet Point Position Statement in Support of Action 

 

Recommendation / Suggested Action (briefly explain): 

Recommend that the Planning & Development Committee recommend that the City Council approve a 

resolution authorizing the Mayor and City Clerk to execute the Agreement with St. Charles Chrysler 

Dodge Jeep, Inc. 

 
For office use only 

 
Agenda Item Number:  4a

 
 

 

 



City of St. Charles, Illinois 

Resolution No. __________ 
 

A Resolution Authorizing the Mayor and City Clerk of the City of St. Charles to 

Execute a Certain Agreement – St. Charles Chrysler Dodge Jeep, Inc.  
 

Presented & Passed by the 

City Council on _____________ 
BE IT RESOLVED by the City Council of the City of St. Charles, Kane and DuPage 

Counties, Illinois, that the Mayor and City Clerk be and the same are hereby authorized to 

execute that certain Agreement, in substantially the form attached hereto and incorporated herein 

as Exhibit “A”, by and on behalf of the City of St. Charles. 

 Presented to the City Council of the City of St. Charles, Illinois this ____ day of  

   , 2012. 

Passed by the City Council of the City of St. Charles, Illinois this ___ day of 

    2012. 

 Approved by the Mayor of the City of St. Charles, Illinois this ____ day of 

    , 2012. 

 

 

      ___________________________________ 

      Mayor Donald P. DeWitte 

 

ATTEST: _________________________ 

      City Clerk 

COUNCIL VOTE: 

Ayes: _____________________________ 

Nays: _____________________________ 

Abstain: ___________________________ 

Absent: ____________________________ 

 



AGREEMENT  

 

 THIS AGREEMENT is entered into on this _____ day of __________, 2012, by and 

between the City of St. Charles, Kane and DuPage Counties, Illinois, an Illinois municipal 

corporation (hereinafter referred to as the "City") and Al Piemonte Cadillac, Inc., d/b/a St. 

Charles Chrysler Dodge Jeep, Inc., an Illinois corporation (hereinafter referred to as the 

"Company"); 

W I T N E S S E T H: 

 WHEREAS, the City has a population of more than 25,000 persons, and is a home rule 

unit of government pursuant to Article VII, Section 6(a) of the 1970 Constitution of the State of 

Illinois; and 

 WHEREAS, the City, pursuant to Section 10 of Article VII of the Constitution of the 

State of Illinois, is authorized to contract or otherwise associate with individuals in any manner 

not prohibited by law or by ordinance; and 

WHEREAS, the Company owns an automobile dealership located at 1611 East Main 

Street (the “Dealership”) in the City of St. Charles, such property legally described on Exhibit 

"A" attached hereto and made a part hereof (the "Existing Site"); and 

WHEREAS, the Company desires to expand its Dealership and has entered into a 

purchase contract for Lot 1, Lot 2 and Outlot B of Tyler Production Subdivision, such real estate 

being legally described on Exhibit “A-1” (the “Additional Site”; the Existing Site and the 

Additional Site herein collectively described as the “Property”); and  

WHEREAS, the Company represents and warrants that the Project (as hereinafter 

defined) requires economic assistance and that Company’s willingness to acquire the Additional 

Site enter into the expansion and to locate it on the Additional Site is contingent upon the City 
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agreeing to rebate a portion of any Sales Taxes (as hereinafter defined) received by the City with 

respect to the Property for a certain period of time, pursuant to the terms of this Agreement; and 

WHEREAS, the City has, or will, enter into an agreement for the purchase of Outlot A 

of Tyler Production Subdivision (“Outlot A”), upon which it intends to construct certain 

stormwater management improvements (“City Improvements”); and 

 WHEREAS, pursuant to the Act, the City Council of the City has made the following 

findings with respect to the Project: 

A. The buildings on the Additional Site have remained underutilized for a period of 

at least one year. 

B. The Project is expected to create or retain job opportunities within the City. 

C. The Project will serve to further the development of adjacent areas. 

D. Without this Agreement, the Project would not be possible. 

E. The Company meets high standards of creditworthiness and financial strength, as 

demonstrated by a letter from a financial institution having assets of $10,000,000 

or more which attests to the financial strength of the Company. 

F. The Project will strengthen the commercial sector of the City. 

G. The Project will enhance the tax base of the City. 

H. This Agreement is made in the best interest of the City. 

 NOW, THEREFORE, in consideration of the foregoing recitals and the mutual promises 

hereinafter contained, the adequacy and sufficiency of which the parties hereto stipulate, the City 

and the Company agree as follows: 

Section 1. Incorporation of Recitals.  The recitals set forth hereinabove are 

incorporated herein by reference as substantive provisions of this Agreement. 

 Section 2. Conditions Precedent.  All undertakings on the part of the City pursuant to 

this Agreement are subject to satisfaction of the following preconditions: 

 (A) The Company, or an entity controlled by the Company or its principal, shall have 

acquired title to the Additional Site.   
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(B)  The Company shall have submitted preliminary building plans to the City. 

 If the above-described conditions are not met prior to October 1, 2012, this Agreement shall 

terminate and be of no further force or effect. 

 Section 3. Approval of Plans; Construction of Improvements.    Upon acquisition of 

the Additional Site, the Company shall construct a parking lot and related facilities, including, but 

not limited to, a stormwater detention facility, thereon, as described in more detail on Exhibit 

“B” attached hereto and incorporated herein (collectively, the “Project”).  Prior to 

commencement of construction of the Project, and no later than January 1, 2013, the Company 

shall submit complete building plans, engineering plans and construction documents consistent 

with the preliminary plans to the City for review and approval in such form and detail as the City 

customarily requires.  Construction of the Project shall commence no earlier than the date the 

City has completed construction of the City Improvements and shall be complete no later than 

one hundred and eighty (180) days after the issuance of building permits and the completion of 

the City Improvements, subject to the Force Majeure provisions set forth in Section 20.  The City 

shall provide written notice to the Company as to the completion date of the City Improvements.    

 If the conditions set forth in this Section 3 are not met, the City shall have the option to 

terminate this Agreement and the Company agrees to repay to the City any and all amounts 

previously paid by the City to the Company pursuant to this Agreement upon notice of such 

termination. 

 Section 4. Definitions.   

For purposes of this Agreement, the capitalized terms shall have the following meanings: 
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 "Commencement Date" - means the first day of the month immediately following the date 

upon which all of the conditions precedent set forth in Section 2 have been met, unless such date 

occurs on the first day of a month, in which case, that date is the Commencement Date.   

 

 "Department" - means the Illinois Department of Revenue. 

 “Maximum Payment” - means the total amount of the Project Costs. 

 “Project Costs” – means the sum total of the following amounts actually expended or 

incurred: 

(a) the costs incurred by the Company and/or  the title holder of the Additional Site, for 

design and construction of the Project, up to a maximum amount of $300,000; and 

(b) the costs of certain improvements to the Existing Site to enhance visibility of the for-

sale vehicle inventory and improving merchandising, as listed in Exhibit “C” 

attached hereto and incorporated herein, up to a maximum amount of $300,000; and 

(c) the purchase price of the Additional Site, up to a maximum amount of $800,000; and 

(d) interest costs incurred and paid by the Company and/or title holder of the Additional 

Site in connection with financing items (a), (b) and (c) above, paid at the lower of 

the actual rate or 6.5%, up to a maximum amount of $400,000.  

 

 "Sales Tax(es)" - means any and all of those taxes imposed by the State of Illinois pursuant 

to the Use Tax Act, the Service Use Tax Act, the Service Occupation Tax Act and the Retailer's 

Occupation Tax Act, each as supplemented and amended from time to time, or any substitute taxes 

therefor as provided by the State of Illinois in the future.  The term Sales Tax(es) does not include 

the Home Rule Municipal Retailers' Occupation Tax and the Home Rule Municipal Service 

Occupation Tax imposed by the City pursuant to Chapter 3.36 of the City Code, or any other 

municipal use, retail or service occupation tax imposed by the City, except as provided by Section 

7(e) hereof.  The amount of Sales Taxes distributed to the City by the Department is hereinafter 

referred to as the "City's Share". 

 

 "Sales Tax Distribution(s)" - means the distribution of Sales Taxes pursuant to the terms of 

this Agreement. 

 

 "Sales Tax Participation Period" - means the period of fifteen (15) Sales Tax Years. 

 

 "Sales Tax Year(s)" - means the twelve (12) consecutive month period starting on the 

Commencement Date and ending twelve (12) months later, and each consecutive succeeding twelve 

(12) month period thereafter. 
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 Section 5. Sales Tax Distributions.  Provided the Company shall comply with and 

continue to be in compliance with the provisions of this Agreement, subject to the expiration of any 

cure period as provided in Section 14 hereof, the City shall make Sales Tax Distributions as follows:  

(a) Fifty percent (50%) of the City’s Share of Sales Taxes shall be distributed to the Company; 

and   

(b) The remainder of such Sales Taxes shall be retained by the City.  

Notwithstanding the foregoing, the total amount of Sales Tax Distributions to the Company shall 

not exceed the Maximum Payment.   

 For each Sales Tax Year during the Sales Tax Participation Period, the City shall make three 

(3) Sales Tax Distributions.  The City shall compute the City's Share of Sales Taxes originating 

from taxable sales activities on the Property for each four-month period and make the Sales Tax 

Distribution in accordance with the formula set forth above.  The City shall make the Sales Tax 

Distribution within forty-five (45) days after the end of each four-month period, provided the City 

shall have first actually received from the Department the distribution of Sales Taxes applicable to 

the period in question, and each Sales Tax Distribution shall be accompanied by an affidavit from 

the City's Director of Finance setting forth the determination of such Sales Tax Distribution.  Prior 

to the City making any Sales Tax Distribution, the Company shall provide all documentation 

required by the City to verify the amount of Project Costs incurred by the Company.   

 If the payment due date does not fall on a business day, payment shall be made on the next 

following business day.  If, for any reason, the Department fails to distribute all of the Sales Taxes 

due to the City that are attributable to the Property for an applicable period, then the City shall make 

the Sales Tax Distribution (calculated pursuant to the formula set forth above) based upon the 

amount actually received by the City from the Department attributable to the Property.  Upon 
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receipt of any additional Sales Taxes attributable to the Property for such period, the City shall 

make an additional distribution within fifteen (15) days of receipt of such additional Sales Taxes 

from the Department.   

 Section 6. Limitations on Distributions.  The Sales Tax Distributions set forth herein 

shall be subject to the following additional terms and conditions: 

(a) Such Sales Tax Distributions shall be payable solely from Sales Taxes actually received 

(whether by check or electronic transfer) by the City from the Department and originating 

from the taxable sales activities on the Property, and the City shall not be obligated to pay 

any Sales Tax Distributions identified herein from any other fund or source.   

 

(b) The City shall not be required to effect any Sales Tax Distributions from any Sales Taxes 

generated after expiration of the Sales Tax Participation Period.  The foregoing, however, 

shall not relieve the City from effecting Sales Tax Distributions from Sales Taxes paid 

after expiration of the Sales Tax Participation Period, subject to the limitations of this 

Agreement, to the extent that such Sales Taxes were generated during the Sales Tax 

Participation Period. 

 

(c) If at any time during the term of this Agreement, the Company relocates or otherwise 

transfers its operations occurring on the Existing Site or the Additional Site to a site 

located outside the corporate limits of the City, this Agreement shall terminate and the 

Company shall not be entitled to any further Sales Tax Distributions not previously 

accrued.   

 

This paragraph (c) shall not apply if the Company assigns this Agreement pursuant to 

Section 19 of this Agreement. 

 

(d) If, in any Sales Tax Year, the City’s Share of Sales Taxes does not meet or exceed 

$128,000 (such figure to be adjusted at the beginning of each Sales Tax Year by the  

Consumer Price Index for the Chicago Metropolitan Statistical Area), the City shall 

provide written notice thereof to the Company.  Within ninety (90) days of receipt of said 

notice, the Company shall repay to the City an amount equal to the difference between 

fifty percent (50%) of the City’s Share of Sales Taxes for said Sales Tax Year and 

$100,000.  

  

If, upon calculating the City’s Share of Sales Taxes for the last four-month period of any 

Sales Tax Year, the City determines that the Company will owe money to the City under 

this subsection (d), it shall be entitled to withhold the appropriate amount, calculated 

pursuant to the formula set forth in this subsection (d), from the Sales Tax Distribution 

for said four-month period.  If the amount withheld is insufficient to meet the repayment 
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requirement, the Company shall pay the remaining amount owing within the time period 

stated in the preceding paragraph. 

 

If the Company fails to make any payment to the City required by this subsection (d) 

within the time prescribed, the City shall have the option to terminate the Agreement, 

whereupon the Company shall not be entitled to any further Sales Tax Distributions. 

 

The following illustrates how the formula in this subsection (d) is intended to operate: 

 

Example 1: 

 

Total annual sales:  $12,000,000 

City’s Share of Sales Taxes (1%):  $120,000 (less than $128,000) 

Per Section 5, each party is entitled to 50% ($60,000 each) 

Section 6(d) calculation: 

$100,000 – 60,000 = $40,000 – Amount owed to City from the Company 

 

Example 2: 

 

Total annual sales:  $13,000,000 

City’s Share of Sales Taxes (1%):  $130,000 (more than $128,000) 

Per Section 5, each party is entitled to 50% ($65,000 each) 

Section 6(d) calculation is inapplicable, since City’s Share of Sales Taxes exceeds 

$128,000.   

 

 Section 7.  Changes in Law.  The parties acknowledge that the agreement to distribute 

Sales Taxes as herein provided is predicated on existing law in the State of Illinois providing for the 

payment to Illinois municipalities of one percent (1%) of the taxable sales within each such 

municipality.  The General Assembly of the State of Illinois, from time to time, has considered 

modifying or eliminating the distribution of sales tax revenues to Illinois municipalities.  The parties 

desire to make express provision for the effect of such change upon the operation of this Agreement.  

Accordingly, the parties agree as follows: 

(a) The City shall not, under any circumstances, be required to impose a municipal sales tax or 

other tax for the purpose of providing a source of funds for the Sales Tax Distributions 

herein contemplated. 
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(b) Should the Illinois General Assembly hereafter eliminate the distribution of sales tax 

revenues to Illinois municipalities, or otherwise alter the distribution formula in a manner 

which prevents the City from being able to ascertain with specificity the amount of Sales 

Taxes being received by the City as a direct result of the taxable sales activities generated on 

the Property, the City shall have no obligation to make Sales Tax Distributions to the 

Company based upon the taxable sales activities generated on the Property, except to the 

extent provided otherwise in subparagraph (e) below.  However, in the event the City can 

ascertain with specificity the amount of Sales Taxes being received by the City from the 

Company's records (certified copies of which the Company shall provide to the City), the 

City shall make the Sales Tax Distributions. 

 

(c) Should the Illinois General Assembly hereafter and during the Sales Tax Participation 

Period increase the percentage of sales tax revenues distributed to Illinois municipalities, the 

Sales Tax Distributions provided for herein shall continue but shall apply solely to the 

amount of Sales Taxes equal to one percent (1%) of taxable sales activities, with such 

distribution continuing to be made in accordance with the distribution formula contained in 

Section 5.   

 

(d) Should the Illinois General Assembly hereafter and during the Sales Tax Participation 

Period reduce the percentage of sales tax revenues distributed to Illinois municipalities, 

Sales Tax Distributions provided for herein shall continue to be made in accordance with the 

distribution formula contained in Section 5.   

 

(e) Should the Illinois General Assembly hereafter and during the Sales Tax Participation 

Period eliminate, reduce or alter the formula for the distribution of sales tax revenues, as 

contemplated in subparagraphs (b) or (d) hereof, and should the City, in response to and 

during any such period of elimination, reduction or alteration occurring within the Sales Tax 

Participation Period, if authorized by law, impose or increase its municipal sales tax on retail 

sales activities occurring within the City's boundaries, and provided the amount of sales tax 

revenues generated by the Property can thereafter be determined with specificity, then the 

sales tax revenues generated thereby, up to an amount equal to one (1%) of the eligible retail 

sales activities of the Property, shall be distributed in accordance with the distribution 

formula contained in Section 5 (subject to the various limitations contained herein). 

 

Section 8.  Obtaining Sales Tax Information.  The City shall provide such authorization 

and/or take such additional actions as may reasonably be required to obtain necessary information 

from the Department to enable the City to determine the amount of Sales Taxes during any portion 

of the Sales Tax Participation Period.  The Company shall take all reasonable actions necessary to 

provide the Department with any and all documentation, to the extent reasonably available, that may 
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be required by the Department and shall provide the City with a power of attorney letter addressed 

to, and in a form satisfactory to, the Department authorizing the Department to release all general 

gross revenue and sales tax information relating to the Property to the City, which letter shall 

authorize disclosing such information to the City during the Sales Tax Participation Period.  Such 

letter shall be in a form attached hereto as Exhibit "D" or such other or additional forms as required 

from time to time by the Department in order to release such information to the City.  

 In the event the Department refuses or otherwise fails to make the necessary sales tax 

information available to the City, the Company shall furnish to the City copies of the ST-1 and ST-2 

monthly statements filed with the Department relating to the Property, certified by the Company, 

showing the amount of Sales Taxes paid during such month by the Company, together with 

evidence of the payment of such revenues, and the City agrees to rely upon such certified monthly 

statements and evidence of payment in calculating the amount of Sales Tax Distributions available 

for disbursement to the Company hereunder. 

 If the Department stops using either the ST-1 or ST-2 monthly statement forms for the 

reporting of gross sales receipts and the determination of gross sales tax obligations, the Company 

shall furnish to the City, and the City, in fulfilling its obligations under this Agreement, shall rely 

upon, such equivalent or replacement forms as the Department may then employ for determining 

and receiving such information, provided the City receives certified copies of such equivalent or 

replacement forms and evidence of payment of the sums referred to in such forms.  

 The Company acknowledges that the City shall have no obligation to make Sales Tax 

Distributions to the Company that reflect the taxable sales activities on the Property unless and until 

the City receives from the Company the documentation and evidence of payment referred to in this 
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Section; provided, however, that the City shall request all such documentation from the Company in 

writing. 

 Section 9.  Confidentiality of Information.  The Company hereby claims that the 

information received, or to be received, by the City pursuant to this Agreement is proprietary and 

confidential and that the disclosure of such information would cause competitive harm to the 

Company; therefore, to the fullest extent permitted by law, the City shall treat information received 

by it as confidential financial information under the Illinois Freedom of Information Act.  To the 

extent the City is required to disclose such information, it shall limit such disclosure, to the extent 

possible, to the release of general "gross" revenue and sales tax information so that proprietary 

information of individual businesses and purchasers is protected and kept confidential, including, 

but not limited to, the specifics of the Company's tax returns. 

Section 10.  Amended Returns and Audits.  In the event the Company amends any sales 

and use tax return upon which Sales Tax Distributions were made to the Company pursuant to this 

Agreement, the Company will notify the City of such amendment within ten (10) days of filing such 

amended return and the City shall use its reasonable best efforts to obtain such information from the 

Department.  If, as a result of an amended return, the City owes an additional distribution to the 

Company, such distribution shall be made promptly upon receipt by the City of such additional 

Sales Taxes.  If, as a result of an amended return, the City is entitled to receive a portion of a Sales 

Tax Distribution back, the Company shall repay such amount to the City within thirty (30) days of 

written notice from the City.     

In the event that the Company is audited by the Department, the Company shall notify the 

City of such audit within ten (10) days of completion of said audit.  If such audit results in 
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adjustment to sales and use tax returns previously submitted upon which Sales Tax Distributions 

were made, upon final disposition of any changes made as a result of such audit, any amount due 

and owing to a party shall be made in the manner described in the preceding paragraph.  

 Section 11.  Compliance with Laws.   Subsequent to the Commencement Date, and for the 

duration of the Sales Tax Participation Period, the Company shall continue to be in compliance with 

the terms and conditions of this Agreement and all applicable Federal, State and local laws, 

statutes, ordinances, rules, regulations and executive orders applicable to the Property and this 

Agreement as the same may, from time to time, be in force and effect.  The Company 

specifically represents and warrants, but not by way of limitation of the foregoing, that it shall take 

no actions that would cause this Agreement to be in violation of the provisions of 65 ILCS 5/8-11-

21, as amended from time to time. 

 This Agreement calls for the construction of a “public work” within the meaning of the 

Illinois Prevailing Wage Act, 820 ILCS 130/.01 et seq. (the “Prevailing Wage Act”).  The 

Prevailing Wage Act requires contractors and subcontractors to pay laborers, workers and 

mechanics performing services on public works projects no less than the “prevailing rate of wages” 

(hourly cash wages plus fringe benefits) in the county where the work is performed.  For 

information regarding current prevailing wage rates, reference made be made to the Illinois 

Department of Labor’s website at:  http://www.state.il.us/agency/idol/rates/rates.HTM.  All 

contractors and subcontractors rendering services in connection with the Project must comply with 

all requirements of the Act, including but not limited to, all wage, notice and record keeping duties.  

The Company shall notify its contractors and subcontractors of the Prevailing Wage Act 

requirements. 

http://www.state.il.us/agency/idol/rates/rates.HTM
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 The Company hereby agrees to indemnify and hold the City harmless from all liability, 

loss, cost, fine, penalty, interest or other expense, including court costs and attorneys' fees 

relating to any such judgments, awards, litigation, suits, demands or proceedings that may result 

from any violation of this Section. 

 Should the Company, for any reason, fail to remain in continual compliance with the 

standards set forth herein, the City's duty to make the Sales Tax Distributions during such period of 

non-compliance shall be suspended.  If, at any time during the balance of the term of the Sales Tax 

Participation Period, the Company shall re-establish compliance with all of the standards set forth 

herein and the City shall acknowledge that such compliance exists, the City's duty to make Sales 

Tax Distributions as herein provided for shall resume; provided, however, that a Sales Tax 

Distribution for a Sales Tax Year during which the Company was out of compliance shall be made 

only if the Company re-establishes compliance within one hundred twenty (120) days of the end of 

such Sales Tax Year.  Notwithstanding the foregoing, however, for purposes of this Agreement, the 

Company shall not be deemed to be out of compliance with the standards set forth herein if, 

following the Company's receipt of written notice from the City of non-compliance, the Company 

cures such non-compliance to the reasonable satisfaction of the City within the provisions and time 

constraints set forth in Section 14 herein.   

 Section 12.  Limitation of Liability.  Notwithstanding anything herein contained to the 

contrary by implication or otherwise, any obligations of the City created by or arising out of this 

Agreement shall not be a general debt of the City on or a charge against its general credit or taxing 

powers, but shall be payable solely out of the City's Share of Sales Taxes as set forth in this 
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Agreement.  No recourse shall be had for any payment pursuant to this Agreement against any 

officer, employee, attorney, elected or appointed official, past, present or future of the City. 

Section 13.  Appropriation.  The City shall provide for payments required under this 

Agreement in its annual appropriation ordinance for the fiscal year in which such payment may be 

due.     

 Section 14.  Default.  In the event of any default under or violation of this Agreement, the 

party not in default or violation shall serve written notice upon the party or parties in default or 

violation, which notice shall be in writing and shall specify the particular violation or default.  All 

parties hereto reserve the right to cure any violation of this Agreement or default by any of them 

hereunder within thirty (30) days after receipt of written notice of such default; provided, however, 

that said thirty (30) day period shall be extended (i) if the alleged violation or default is not 

reasonably susceptible to being cured within said thirty (30) day period and (ii) if the party in 

default has promptly initiated a cure of the violation or default and (iii) if the party in default 

diligently and continuously pursues a cure of the violation or default until its completion.   

 Section 15.  Law Governing/Venue.  This Agreement shall be construed and enforced in 

accordance with the laws of the State of Illinois.  Any dispute arising under or in connection with 

this Agreement or related to any matter which is the subject of this Agreement shall be subject to the 

exclusive jurisdiction of the Illinois state courts and venue shall be exclusively in the Sixteenth 

Judicial Circuit, Kane County, Illinois. 

 Section 16.  Time.  Time is of the essence under this Agreement and all time limits set forth 

are mandatory and cannot be waived except by a lawfully authorized and executed written waiver 

by the party excusing such timely performance. 
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 Section 17.  No Waiver or Relinquishment of Right to Enforce Agreement.  Failure of 

any party to this Agreement to insist upon the strict and prompt performance of the terms, 

covenants, agreements and conditions herein contained, or any of them, upon any other party 

imposed, shall not constitute or be construed as a waiver or relinquishment of any party's right 

thereafter to enforce any such term, covenant, agreement or condition, but the same shall continue 

in full force and effect. 

 Section 18.  Notices.   All notices and requests required pursuant to this Agreement shall be 

sent by personal delivery, overnight courier or certified mail, return receipt requested, as follows: 

To the Company:   Al Piemonte Cadillac, Inc., d/b/a St. Charles Chrysler Dodge  

     Jeep, Inc., an Illinois corporation    

      ______________________ 

     ______________________ 

     Attn:  _________________ 

           

with copies to:    Fuchs & Roselli, Ltd. 

     440 West Randolph Street, Suite 500 

     Chicago, Illinois  60606 

     Attn:  John T. Roselli 

 

To the City:    City of St. Charles 

     2 East Main Street 

     St. Charles, Illinois  60174 

     Attn:  Brian Townsend, City Administrator 

 

with copies to:    Gorski & Good, LLP 

     211 South Wheaton Avenue 

     Wheaton, Illinois  60187 

     Attn:  Robin N. Jones 

 

or at such other addresses as the parties may indicate in writing to the other either by personal 

delivery, overnight courier or by certified or registered mail, return receipt requested, with proof of 

delivery thereof.  Notices shall be deemed delivered to the address set forth above (i) when 

delivered in person on a business day, (ii) on the same business day received if delivered by 
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overnight courier or (iii) on the third (3
rd

) business day after being deposited in any main or branch 

United States Post Office when sent by registered mail, return receipt requested.  

 Section 19.  Assignments.  This Agreement may not be assigned without the City's consent, 

such consent not to be unreasonably withheld, and in any event, such consent shall be granted in the 

event such assignment does not result in a violation of 65 ILCS 5/8-11-21 or other applicable law, 

and said assignment is to a vehicle dealer (i) maintaining the then existing dealership on the 

Property in substantially the same manner, or (ii) having as a principal activity on the Property the 

sale of new vehicles and which dealership is not already located within the City.  The Company 

hereby agrees to indemnify and hold the City harmless from all liability, loss, cost or expense, 

including court costs and attorneys' fees relating to any such judgments, awards, litigation, suits, 

demands or proceedings with regard to any assignment that violates this Section. 

 Upon any such assignment, any reference to the Company hereunder shall from and after 

the effective date of the assignment, be deemed such assignee and the Company shall thereupon 

have no further rights or obligations hereunder, except for the indemnification provisions set 

forth herein or as specifically provided for in the document governing such assignment. 

 Notwithstanding the foregoing, the Company may collaterally assign its rights hereunder 

to any Company lenders as security for loans to the Company and/or the title holder of the 

Additional Site or Existing Site. 

 The parties acknowledge that this Agreement is an obligation which is for the benefit of the 

Company, or permitted assignee, and is not a covenant running with the land.   

 Section 20.  Force Majeure.  Performance by either Party hereunder shall not be deemed to 

be in default as a result of unavoidable delays or defaults due to war, insurrection, strikes, lockouts, 
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riots, extreme adverse weather conditions (such as, by way of illustration and not limitation, 

severe rain storms or below freezing temperatures, tornadoes or cyclones), earth-quakes, fires, 

casualties, acts of God, acts of a public enemy, epidemics, quarantine restrictions, freight 

embargoes, lack of transportation, or any other like event or condition beyond the reasonable 

control of the Party affected thereby which in fact interferes with the ability of such Party to 

discharge their respective obligations hereunder (collectively, “Force Majeure Events”); provided, 

however, that unavoidable delays shall not include (i) economic hardship or impracticability of 

performance, (ii) commercial or economic frustration of purpose, or (iii) a failure of performance by 

a contractor (unless caused by Force Majeure Events). 

 Section 21.  Third Party Beneficiaries.  The City and the Company agree that this 

Agreement is for the benefit of the parties hereto and not for the benefit of any third party 

beneficiary.  Except as otherwise provided herein, no third party shall have any rights or claims 

against the City arising from this Agreement. 

 Section 22.  Binding Effect.  This Agreement shall inure to the benefit of and shall be 

binding upon the City, the Company and the Company's permitted assigns.   

 Section 23.  City Approval or Direction.  Where City approval or direction is required by 

this Agreement, such approval or direction means the approval or direction of the City Council of 

the City unless otherwise expressly provided or required by law, and any such approval may be 

required to be given only after and if all requirements for granting such approval have been met. 

 Section 24.  Section Headings and Subheadings.  All section headings or other headings 

in this Agreement are for general aid of the reader and shall not limit the plain meaning or 

application of any of the provisions thereunder whether covered or relevant to such heading or not. 
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 Section 25.  Authority to Execute.  The Company hereby represents and warrants that it 

has the requisite authority to enter into this Agreement and the individual signing this Agreement on 

behalf of the Company is a duly authorized agent of the Company and is authorized to sign this 

Agreement.  The Mayor and City Clerk of the City hereby warrant that they have been lawfully 

authorized by the City Council of the City to execute this Agreement, all requisite action by the City 

having been taken. 

 Section 26.  Integration/Amendment.  This Agreement sets forth all the promises, 

inducements, agreements, conditions and understandings between the Company and the City 

relative to the subject matter thereof, and there are no promises, agreements, conditions or 

understandings, either oral or written, express or implied, between them, other than as herein set 

forth. 

 No subsequent alteration, amendment, change or addition to this Agreement shall be binding 

upon the parties hereto unless authorized in accordance with law and reduced in writing and signed 

by both parties hereto.  However, whenever under the provisions of this Agreement any notice or 

consent of the City or the Company is required, or the City or the Company is required to agree or 

to take some action at the request of the other, such approval or such consent or such request shall 

be given for the City, unless otherwise provided herein, by the Mayor or his designee and for the 

Company by any officer or employee as the Company so authorizes.  

 Section 27.  Severability.  If any provision of this Agreement is held invalid by a court of 

competent jurisdiction, such provision shall be deemed to be excised herefrom and the invalidity 

thereof shall not affect any of the other provisions contained herein.   
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 Section 28.  Term.  Unless sooner terminated by agreement of the parties or otherwise 

pursuant to the provisions of this Agreement, but subject to Section 6(b), this Agreement shall be 

effective upon the execution by both parties thereto and shall continue in effect until the Sales Tax 

Distributions to the Company have reached the Maximum Payment or the expiration of the Sales 

Tax Participation Period, whichever occurs first.  At such time, this Agreement shall become null 

and void and be of no further force or effect.    

 In addition, should the Dealership be closed or vacated and not re-established within thirty 

(30) days, this Agreement shall terminate and be of no further force or effect, unless the Dealership 

is sold or otherwise transferred to another party, and the Agreement assigned pursuant to Section 19. 

 Section 29.  Counterparts.   This Agreement may be executed in two (2) or more 

counterparts each of which taken together, shall constitute one and the same instrument. 

 

 

[SIGNATURE PAGE FOLLOWS] 
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 IN WITNESS WHEREOF, the parties hereto have set their hands and seals as of the date 

and year first written above. 

      CITY OF ST. CHARLES, an Illinois 

      municipal corporation 

 

      By:________________________________ 

          Mayor 

ATTEST: 

 

________________________ 

City Clerk 

      AL PIEMONTE CADILLAC, INC., d/b/a St.  

      Charles Chrysler Dodge Jeep, Inc., an Illinois  

      corporation 

 

      By:_______________________________ 

          __________________________ 

 

ATTEST: 

 

________________________  

Secretary  



 

 

 

 
  

STATE OF ILLINOIS  ) 

    )  SS. 

COUNTY OF KANE  ) 

 

 I, the undersigned, a Notary Public in and for said County, in the State aforesaid, DO 

HEREBY CERTIFY that Donald P. DeWitte, Mayor of the City of St. Charles, and Nancy 

Garrison, City Clerk of said City, personally known to me to be the same persons whose names are 

subscribed to the foregoing instrument as such Mayor and City Clerk, respectively appeared before 

me this day in person and acknowledged that they signed and delivered said instrument as their own 

free and voluntary act, and as the free and voluntary act of said City, for the uses and purposes 

therein set forth; and said City Clerk then and there acknowledged that she, as custodian of the 

corporate seal of the City of St. Charles, did affix the corporate seal of said City to said instrument, 

as her own free and voluntary act and as the free and voluntary act of said City, for the uses and 

purposes therein set forth. 

 

 Given under my hand and Notarial Seal this _____ day of ______________________, 

2012. 

 

 ________________________________ 

 Notary Public 

 



 

 

 

 
  

 

STATE OF ILLINOIS   ) 

     )  SS. 

COUNTY OF KANE   ) 

 

 

 I, the undersigned, a Notary Public in and for said County, in the State aforesaid, DO 

HEREBY CERTIFY that ______________, _________ of Al Piemonte Cadillac, Inc. and 

__________, ___________ of said company, personally known to me to be the same persons 

whose names are subscribed to the foregoing instrument as such ___________ and ___________, 

respectively appeared before me this day in person and acknowledged that they signed and 

delivered said instrument as their own free and voluntary act, and as the free and voluntary act of 

said company, for the uses and purposes therein set forth; and said _________ then and there 

acknowledged that _he, as custodian of the seal of said company, did affix the seal of said company 

to said instrument, as h__ own free and voluntary act and as the free and voluntary act of said 

company, for the uses and purposes therein set forth. 

 

 Given under my hand and Notarial Seal this ______ day of _____________________, 

2012. 

 

 ________________________________ 

 Notary Public 

 



 

 

 

 
  

 

EXHIBIT "A" 

 

LEGAL DESCRIPTION 

OF EXISTING SITE



 

 

 

 
  

EXHIBIT “A-1” 

 

LEGAL DESCRIPTION  

OF ADDITIONAL SITE 



 

 

 

 
  

EXHIBIT “B” 

 

PROJECT DESCRIPTION 

 

 

Company shall cause the required site preparation to make development-ready Lots 1 and 2 

and Outlot B of the Tyler-Production Subdivision, per City-approved site improvement plans.  

Company shall also construct an asphalt-paved, vehicle storage lot, to include required site 

lighting and perimeter landscaping, per City-approved building plans and in substantial 

conformity with preliminary site improvement plans shown in Figures 1 through 3, below.   



 

 

 

 
  

Exhibit “B” Project Description – Figure 1. Plan Depicting Mass Grading Plan, Including Private 

Stormwater Detention Area and Adjacent Public Property Drainage Channel  

 

 
 



 

 

 

 
  

Exhibit “B” Project Description – Figure 2.  Plan Depicting Paved Area and Lot Exterior Lighting 

 



 

 

 

 
  

Exhibit “B” Project Description – Figure 3.  Plan Depicting Perimeter Landscaping  

 



 

 

 

 
  

EXHIBIT “C” 

 

LIST OF IMPROVEMENTS FOR EXISTING SITE 

 

Company shall make the following improvements to the “Existing Site”, pursuant to required 

City permit approvals, and in substantial compliance with development plans shown in 

figures 1 through 4, below. 

 

 

1. Enhancement to Dealership Building Façade; 

2. Construct Front Yard, Vehicle Sales Display Pods; 

3. Install New Exterior Lighting; and 

4. Install New Commercial Signage. 

 

 



 

 

 

 
  

Exhibit “C” Improvements to Existing Site – Figure 1. Building Façade Improvement Plans  

 

 



 

 

 

 
  

Exhibit “C” Improvements to Existing Site  – Figure 2. Vehicle Sales Display Pod Locations  



 

 

 

 
  

Exhibit “C” Improvements to Existing Site – Figure 3.  Exterior Site Lighting Plans 

 

 

 



 

 

 

 
  

Exhibit “C” Improvements to Existing Site – New Commercial Signage 

 

 



 

 

 

 
  

EXHIBIT "D" 

 

AUTHORIZATION TO RELEASE SALES TAX INFORMATION 

 

The undersigned Taxpayer hereby authorizes the Illinois Department of Revenue ("IDOR") to 

disclose to the designated city, town, village or county the amount of the local government’s 

share of sales tax received on behalf of the taxpayer.  Reporting for a period beginning with tax 

collected by the department during _________________________, ______ and  

   (Beginning Month/Year)   

 

ending with tax collected by the department in  _____________________, ________ . 

          (Ending Month/Year) 

 

This information is to be released to the village, city, town or county of 

____________________________, attn: Clerk, Treasurer, Finance Officer, Comptroller, etc. 

 

BUSINESS INFORMATION: 

 

___________________________________________________ 

(Illinois Business Tax Number) 

 

___________________________________________________ 

(Taxpayer/Business Name) 

 

___________________________________________________ 

(Address) 

 

___________________________________________________ 

(City, Town, Village or County) 

 

TAXPAYER: The undersigned is an owner/authorized officer of this business.  

 

By:  ________________________________________________ 

  (Signature) 

  ________________________________________________ 

  (Print Name) 

  ________________________________________________ 

  (Title) 

  _________________________________________________ 

  (Telephone Number) 

 

Note: All requests must have a beginning and ending date.  Incomplete request will be returned 

to the local government. 

 



St. Charles Chrysler Economic Development Incentive Agreement  

Bullet Point Position Statement in Support of Action 
 

I. St. Charles Chrysler Incentive Development Agreement  

A. City will reimburse 50% of Dealership’s Municipal Sales Taxes (MT) until total 

disbursements equal Dealership’s costs up to $1,200,000 (Land Purchase: $800,000; 

Land Improvements: $600,000 and Interest costs (up to $400,000) or for a period of 

fifteen years, whichever occurs first. 

B. Piemonte to purchase Lots 1, 2 and Outlot B of Tyler-Production Subdivision for the 

purpose of locating/establishing fleet vehicle sales/lease enterprise thereon.  Enterprise 

must be maintained at this site for no less than five years. 

C. Sales volume incentive:  City/Dealership MT split is 50/50 unless annual sales drop 

below $12.8M ($128K in MT revenues).  If annual sales do not meet this figure, 

Piemonte guarantees City receive no less than $100K in MT for that period. 

 

 

II. Public Benefits Derived from Incentive Agreement 

A.      Business Attraction and Retention 

i. Secure appropriate location (Lot 1, Tyler-Production Subdivision) for long term fleet 

sales/leasing within City of St. Charles. It should be noted that such sales/leasing are 

not local market driven and can occur anywhere, with the resulting local tax revenues 

going to the point of sale. 

ii. Balance and make development-ready (including providing stormwater detention 

facility) Lot 2, Tyler-Production subdivision. 

iii. Estimates indicate that total annual sales at St. Charles Chrysler dealership will more 

than double within the first five years of having established the fleet enterprise at this 

location.  

iv. City to retain significant sales tax revenues (50% or greater) until total reimbursement 

disbursements equal $1.2M (see I.A., above) or 15 years from Agreement, whichever 

occurs first.  Thereafter, City will retain all MT revenues from business. 

v. City’s Home Rule Sales Tax (HR) revenues are not subject to the Agreement. 

B. Blighted and Underutilized Property Conditions Removed and Property Developed 

i. Substantial amount of property to be removed from regulatory floodplain and placed 

in development-ready condition 

ii. Any environmental concerns on property to be ameliorated 

C. Physical Improvements to Existing Dealership and to Subdivision Lots 1, 2 and Outlot B. 

D. Increased Property Tax and Utility Tax Revenues from Immediate and Future Land 

Improvements and Use Change. 

 



 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Update on the Comprehensive Plan Project – Information Only 

Presenter: Russell Colby 
 

 
Please check appropriate box: 
   Government Operations       Government Services 

X Planning & Development (8/13/12)  City Council 

 
Estimated Cost:   Budgeted:    YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 

 
An Open House was held on July 31 to review and receive comments on drafts of the West Gateway 
and Downtown Focus Area Plans. These documents are posted on the project website. Comments will 
be compiled by the consultant and reviewed at the next Task Force meeting. 
 
A Visioning Workshop was held on Aug. 9 to discuss the Charlestowne Mall. Based on the 
community’s feedback at the workshop and the findings of the market study, the consultant will 
prepare two concept plans for the mall site that will be made a part of the larger East Gateway Focus 
Area Plan. 
 
Drafts of the Charlestowne Mall concept plans, the East Gateway Focus Areas plan, and a Corridor 
Plan for the Main Street Corridor will be reviewed and discussed at an upcoming Task Force Meeting. 
Following the Task Force meeting, an Open House will be held for the public to review the plans. This 
is anticipated in the next four to six weeks. 
 
Attachments: (please list) 
 
Recommendation / Suggested Action (briefly explain): 

For information only. 

 
For office use only: 

 
Agenda Item Number: 5a 
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