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Project Site Area

▪ Approximately 4 acres total
▪ Purple section 2 acres

▪ Zoned: Central Business District (CBD-1)
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Flaherty & Collins Submittal



Flaherty & Collins Properties

Developer Background

▪ Based in Indianapolis (1993)

▪ 450+ Employees

▪ Product Types: Multifamily-over-retail (Mixed-

use), market rate, affordable housing, mid 

and high-rise, historic rehab

▪ Development Locations: Indianapolis,

Cincinnati, Columbus, Terre Haute, Chicago, 

Washington, D.C, and Cape Coral

▪ Developed 50+ properties and 10,000 units



Flaherty & Collins Properties

Project Quick Facts & Uses
▪ Two Building Design
▪ 216 Residential Units
▪ 3,000 Square Feet of Retail
▪ 452,293 Total Square Feet 
▪ 471 Total Parking Stalls (100 Public Stalls)



Flaherty & Collins



Flaherty & Collins Properties



Flaherty & Collins Properties



Flaherty & Collins Properties

Apartment Mix
▪ 16 Studios
▪ 106 One-Bedrooms
▪ 61 Two-Bedrooms
▪ 26 Three-Bedrooms
▪ 7 Live/Work Apartments 

Target Market
▪ Young professionals and empty nesters 

with high disposable incomes

Rental Rates
▪ $1,500 - $2,900
▪ $1.81 - $2.73 per square foot



Flaherty & Collins Properties

Total Project Costs & Financing

▪ Estimated Total Project Costs: $53,239,224
▪ Estimated Financial Gap: $9,596,347

▪ Financing
▪ Traditional Bank Financing
▪ Public-Private Partnership

▪ Requested Incentivization 
“The proposed project will require approximately $9,600,000 in incentive and we have assumed the city 
will provide the parking garage, land, and waive any impact fees.”

Timeline

▪ Due Diligence & Design: 2022 - April 2023
▪ Construction: 2023 - 2024



Flaherty & Collins Properties

“Flaherty & Collins Properties view our relationships with the cities we 

develop in as long-term partnerships. We develop to hold on to our 

projects, rather than merchant developers who build-sell.” 



Summary and Presentation of 
the Submittals for the Former 

Police Station Site

T2 Capital Management Submittal

Co-Developer: Retown

Planner& Landscape Architect: Blue Stem Design, Inc

T2 Capital Management



Developer Background – T2 Capital Management

▪ Based in Wheaton, IL (2011)

▪ Product Types: Multi-Family, Mixed-use, Office, 
Residential, Restaurant, Retail ,and more

▪ Development Locations: Midwest (Chicago-area, 
East Lansing, Naperville) South (Atlanta, Naples, 
Knoxville)

Developer Background: Retown

▪ Integrated team of real estate planners, 
investors, and builders

T2 Capital Management



T2 Capital Management

Project Quick Facts & Uses
▪ Seven Building Design
▪ 149 Apartments – 4 Townhouses
▪ 51 – Room hotel
▪ 1 Restaurant
▪ Event Space (7,000 Square Feet)
▪ Commercial/Retail (9,600 Square Feet)
▪ Two Parking Garages



T2 Capital Management

1. 40 Multi-Family Units

2. Hotel
Event Space
Restaurant

4. Parking Garage

8. Parking Garage

5. 33 Multi-Family Units

3. 30 Multi-Family Units
Commercial/Retail

7. 42 Multi-Family Units
Commercial/Retail

6. 4 Townhomes

*Propose that a market study 
be conducted to determined 
highest and best use for 
Building 2.



T2 Capital Management

Rental Rents
▪ Apartments 

▪ 2.50 per square foot
▪ = $2,344 avg. / month

▪ Commercial
▪ $25.00 per square foot

Apartment Mix
▪ 10 Studios
▪ 50 One-Bedrooms
▪ 50 Two-Bedrooms
▪ 39 Three Bedrooms 



T2 Capital Management

Parking

Total Estimate Number of Parking Spaces: 575 
Two options:

▪ Dispersed Option (2 Garages – 3 Levels)
▪ Smaller and visual bulk, and disperse traffic 

▪ Contained Option (1 Larger Garage -5 Levels)
▪ Site control, cost, simpler development phasing

*Two Traffic and Parking Consultants to the team

Option #1 Option #2



T2 Capital Management

Open Space

“Our Plan agrees and provides a 60’ open space 
corridor with an undulating pathway connecting to 
gardens for large gatherings and smaller nodes for 
sitting, reading, and resting.”



T2 Capital Management

Total Project Costs & Financing

▪ Estimated Total Project Costs: $53,557,587

▪ Financing
▪ Traditional Bank Financing
▪ Public-Private Partnership

▪ Requested Incentivization :
▪ The RDA will include the following provisions: 

1. The City of St Charles will contribute the property at a zero basis.
2. The City will fund public improvements including Right of Way improvements, public 

streets, public sidewalks, streetscapes, and construction of the parking garage. 
3. The City of St Charles will waive any application fees, permit review fees, building permit 

fees, inspection fees, impact fees, and/or utility connection fees;



T2 Capital Management
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Murphy Development Group



Murphy Development Group

Developer Background

▪ Based in Chicago, IL (2011)

▪ Product Types: Multi-Family, Hospitality, Office, 
and Mixed-use

▪ Development Locations: Chicago, Milwaukee, 
Cleveland, Skokie, Oak Brook, Lincoln Park, and 
Grand Rapids

▪ Developed and repositioned $1 billion and 2.5
million square feet of commercial properties.



Murphy Development Group

Project Quick Facts & Uses
▪ One Five - Seven Story Building
▪ 138 Apartments
▪ 1 Restaurant
▪ 1 Commercial (3,000 Square Feet)

“We are open to a discussion about how other uses can be incorporated into a 
feasible, marketable program for the project”



Murphy Development Group

Parcel B



Murphy Development Group

Apartment Mix
▪ 66 One-Bedrooms
▪ 53 Two-Bedrooms
▪ 19 Three-Bedrooms 

Parking
▪ 138 Parking Stalls



Murphy Development Group

Open Space



Murphy Development Group

Open Space



Murphy Development Group

Total Project Costs & Financing

▪ Estimated Total Project Costs: $60,570,000

▪ Financing
▪ Traditional Bank Financing

▪ Requested Incentivization : None



Murphy Development Group
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Co-developer: The Prime Group



Frontier Development Group

Developer Background – The Prime Group

▪ Based in St. Chicago, IL (1982)

▪ Product Types: Multi-Family, Hospitality, Retail, 
Senior Housing, Office, Mixed-use, and Industrial

▪ Development Locations: Chicago, Dallas, Houston

▪ Development, redeveloped, or acquired $10 
billion residential or commercial properties. * Frontier Development

* The Prime Group



Frontier Development

Project Quick Facts & Uses
▪ One Six-Story Building & Parking Garage
▪ 107 Residential Units
▪ 4 Restaurants (13,500 Square Feet)
▪ 164 Hotel Rooms
▪ Spa/Fitness Center (6,900 Square Feet)
▪ Conference Space (5,225 Square Feet) * New Classical Architecture



Others Uses
▪ Outdoor Plaza (85,000 Square Feet)
▪ Two Rooftop Pools
▪ 750 lineal feet of public river walk

Frontier Development



Frontier Development



Frontier Development



Frontier Development



Frontier Development



Frontier Development

Total Project Costs & Financing

▪ Estimated Total Project Costs: $150 Million

▪ Financing
▪ $105 Million Traditional Bank Financing
▪ $25 Million Equity
▪ Requested Incentivization: $20 Million in TIF & Revenue Sharing Financing (TIF Increment Revenue Bonds) 

Rental Rents
▪ Apartments 

▪ $3.00 Per Square Foot + other costs
▪ Commercial

▪ $40.00 per square foot
▪ Hotel Feasibility Study is ongoing

▪ Targeted Average Daily Rates 
▪ Deluxe King (40): $240
▪ Presidential (1): $750

Revenues



Frontier Development
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Thank you


