
AGENDA 
THE CITY OF ST. CHARLES 

GOVERNMENT OPERATIONS COMMITTEE 
ALD. RON SILKAITIS, CHAIR 

TUESDAY, JANUARY 17, 2023 
IMMEDIATELY FOLLOWING THE CITY COUNCIL MEETING 

CITY COUNCIL CHAMBERS – 2 EAST MAIN STREET 

1. Call to Order

2. Roll Call

3. Omnibus Vote
Items with an asterisk (*) are considered to be routine matters and will be enacted by
one motion. There will be no separate discussion on these items unless a council
member/citizen so requests, in which event the item will be removed from the consent
agenda and considered in normal sequence on the agenda.

4. Police Department
a. Recommendation to approve an Ordinance Amending Title 5 “Business Licenses and

Regulations”, Chapter 5.08 “Alcoholic Beverages”, Sections 5.08.090 “License –
Classifications” and 5.08.100 “License Fees” of the St. Charles Municipal Code.

b. Recommendation to approve a Proposal for a D-8 Liquor License Application for
Knead, LLC dba Fox Den Cooking Located at 131 S. First St., St. Charles.

c. Recommendation to approve a Proposal for Massage License Application for Vanilla
Health Care at 615 S. Randall Road.

d. Recommendation to approve a Proposal for an A-6 Liquor License Application for
Krishudha Ohm LLC dba BP Gas Station Located at 1660 W. Main St., St. Charles.

5. Information Systems
*a. Recommendation to approve a Resolution to authorize staff to award MCCi, LLC an

annual contract for Laserfiche support and maintenance for $29,519. 

b. Recommendation to approve a Microsoft Enterprise Agreement subscription from
Dell Marketing LP in the amount of $236,478.

6. Community & Economic Development
a. Recommendation to approve an Ordinance of the City of St. Charles, Kane and

DuPage Counties, Illinois, Approving a Tax Increment Redevelopment Plan and
Redevelopment Project for The Pheasant Run Redevelopment Project Area.

b. Recommendation to approve an Ordinance of the City of St. Charles, Kane And
DuPage Counties, Illinois, Designating the Pheasant Run Redevelopment Project
Area of said City A Redevelopment Project Area Pursuant to the Tax Increment
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Allocation Redevelopment Act. 
 

c. Recommendation to approve an Ordinance of the City of St. Charles, Kane And 
DuPage Counties, Illinois, Adopting Tax Increment Allocation Financing for the 
Pheasant Run Redevelopment Project Area. 

 
7. Public Comment 

 
8. Additional Items from Mayor, Council or Staff 

 
9. Executive Session  

• Personnel –5 ILCS 120/2(c)(1)  
• Pending, Probable or Imminent Litigation – 5 ILCS 120/2(c)(11)  
• Property Acquisition – 5 ILCS 120/2(c)(5)  
• Collective Bargaining – 5 ILCS 120/2(c)(2)  
• Review of Executive Session Minutes – 5 ILCS 120/2(c)(21) 
 

10. Adjournment 
 
 

ADA Compliance 
Any individual with a disability requesting a reasonable accommodation in order to participate in a public 
meeting should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the 
scheduled meeting. The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, 
via telephone at (630) 377 4446 or 800 526 0844 (TDD), or via e-mail at jmcmahon@stcharlesil.gov.  
Every effort will be made to allow for meeting participation.  Notices of this meeting were posted 
consistent with the requirements of 5 ILCS 120/1 et seq. (Open Meetings Act). 

 

mailto:jmcmahon@stcharlesil.gov


AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:  4a 

Title: 

Recommendation to approve an Ordinance Amending Title 
5 “Business Licenses and Regulations”, Chapter 5.08 
“Alcoholic Beverages”, Sections 5.08.090 “License – 
Classifications” and 5.08.100 “License Fees” of the  
St. Charles Municipal Code. 

Presenter: Police Chief Keegan 

Meeting: Government Operations Committee  Date:  January 17, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

Please see the attached document for the proposed changes to the City of St. Charles City Code. 

Attachments (please list): 

Chief Keegan's Memo, Proposed Changes 

Recommendation/Suggested Action (briefly explain): 

Recommendation to approve an Ordinance Amending Title 5 “Business Licenses and 
Regulations”, Chapter 5.08 “Alcoholic Beverages”, Sections 5.08.090 “License – 
Classifications” and 5.08.100 “License Fees” of the St. Charles Municipal Code 

Before being presented to this Committee, this item was discussed at the Liquor Control
Commission meeting at 4:30 pm on January 17, 2023. On Monday, February 6, 2023, the City
Council will take a final vote on this item.

CITY OF 
ST. CHARLES 

ILLINOIS• 1834 



Ordinance Revisions Requested for January 2023 

5.08.090 – License - Classifications 

D-8. Class D-8 licenses authorize the retail sale and consumption of alcoholic liquors at an arts,
crafts, cooking, and entertainment studio, while the patron(s) are participating in an arts, crafts,
cooking, or other classes that are offered by the entertainment licensee. The consumption of
alcoholic liquors is restricted to the licensed premises and shall be limited to members of a
group assembled on the premises for the purpose of attending an art, crafts, cooking, or other
entertainment classes offered by an art studio, arts and crafts school, cooking school, or similar
leisure/entertainment business while the licensee is conducting classes.

Partially consumed bottles of wine can be removed from the premises but only securely sealed 
by the licensee or an agent of the licensee prior to removal from the premises and placed in a 
transparent, one- time use, tamperproof bag and not for public distribution or consumption. 

5.08.100 – License Fees; Late Night Permit Fees; Fees Established 

D-8 $1,200.00 Arts, Crafts, Cooking, & Entertainment License 

https://codebook.stcharlesil.gov/508-%E2%80%93-alcoholic-beverages/508090
https://codebook.stcharlesil.gov/508-%E2%80%93-alcoholic-beverages/508100


 
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:  4b 

Title: 

 
Recommendation to approve a Proposal for a D-8 Liquor 
License Application for Knead, LLC dba Fox Den Cooking 
Located at 131 S. First St., St. Charles.  
 

Presenter: Police Chief James Keegan 

Meeting: Government Operations Committee                    Date:  January 17, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  
Executive Summary (if not budgeted please explain): 
 
 
Knead dba Fox Den Cooking, located at 131 S. First St., is requesting approval of a D-8 liquor license 
application for their business as a cooking school.  
 
A separate agenda item has been submitted to request a modification to the D-8 liquor license 
classification by adding a cooking school to accommodate this request. 
 
Before being presented to this Committee, this item was discussed at the Liquor Control 
Commission meeting at 4:30 pm on January 17, 2023. On Monday, February 6, 2023, the City 
Council will take a final vote on this item. 
 
 
 
Attachments (please list):  
 
Liquor License 
 
Recommendation/Suggested Action (briefly explain): 
 
Recommendation to approve a proposal for a D-8 Liquor License application for Knead dba Fox Den 
Cooking School located at 131 S. First St., St. Charles.  
 

 

 

CITY OF 
ST. CHARLES 

ILLINOIS• 1834 



Police Department 

Memo 
ST. CHARI.ES 
SI :-1 f. f I i \ ,I 

Date: 1/9/2023 

To: Mayor Lora Vitek-Liquor Commissioner 

From: James Keegan, Chief of Police 

Re: Background Investigation-Liquor Establishment/D-8 (Fox Den Cooking School) 

The purpose of this memorandum is to document and forward to your attention the results 
of the background investigation conducted by members of the St. Charles Police 
Department concerning the above mentioned establishment. 

This is a new business venture looking to capitalize on the culinary arts and entertainment 
industry by offering cooking classes with beer and wine sales. A detective was assigned 
this investigation and reviewed both the site location/floor plans and the corresponding 
application material. We found nothing of a derogatory nature that would preclude either 
the site location or the applicant from moving forward with on-site consumption. 

Thank you in advance for your consideration in this matter. 



LIQUOR APPLICANT 
BACKGROUND CHECK LIST 

APPLICANT(S): Jessica Evans & Anthony Gargano 

BUSINESS: Fox Den Cooking Classes 

ADDRESS: 131 S. 1st St., St. Charles, IL 60174 

APPLICATION 

BUSINESS PLAN/FLOOR PLAN/MENU 

LEASE (OR LETTER OF INTENT) 

BASSET CERTIFICATE(S) 

FINGERPRINTS (All MANAGERS) 

DRAM SHOP (CERTIFICATI OF INSURANCE) 

TLO 

I-CLEAR 

CERTIFICATE OF NATURALIZATION (IF APPLICABLE) 

POLICE RECORDS CHECK 

APPLICANT'S HOMETOWN RESIDENCY LITTER 

ILLINOIS LIQUOR COMMISSION 

SITE VISIT 

REQUESTED COMPLETED 

X 

X 

X 

X 

X 

X 

X 

X 

N/A 

X 

X 

X 

X 

*COMMENTS: _____________________ _ 

INVESTIGATOR ASSIGN ED: _D_e_t. _N_ic_,..A_n_so_n_#_3,...5_6 __________ _ 

SUPERVISOR REVIEW: ~~,: S,z 



Memo 
Dile 1!01'2023 

Police Department 

ST. CHARl.ES 
S 11' Cf. UJ ◄ 

To: Chief Keegan (via chain of command) 

From: Detective Nicholas Anson #356 

Re: Liquor License Background, Fox. Den Cooking School, Knead LLC 

The purpose of this memo is to outline steps taken during the background investigation 
for a liquor license application. This investigation was done based on the application 
submitted for Class D-8 for the business, Fox Den Cooking School, Knead LLC. This 
business is to be located at 131 S. Is' St., St. Charles, IL 60174. 

Applicants: 

Evans, Jessica 

DOB: -

Geneva, [L 60134 

Application: 

Gargano, Anthony T. 

DOB-

South Elgin, IL 60177 

The application was received on or around 12/22/2022. The application is complete to 
include a, signed lease, a menu, floor plan and a Certificate of Insurance (dram shop). 
Jessica Evans is listed as the General Manager and Anthony Gargano is listed as the 
Owner. 

Records Checks: 

Both app1icants were fingerprinted. Responses from both the FBI and Illinois Bureau of 
Identification for Jessica Evans and Anthony Gargano showed nothing that would cause 
the license to be denied. 

Jessica Evans advised that she has lived in Geneva for the past 10 years. 

Anthony Gargano advised that he has lived in South Elgin for the past 10 years. 

A check of Jessica Evans and Anthony Gargano through St. Charles, Kane County and 
the above listed jurisdiction's records showed no contacts that would preclude either of 
them from getting a liquor license. 

Service, Courage, Professio11alism, Dedicatio11 

• 



A check of the Illinois Liquor Control Commission showed a current active license for 
the following restaurant: 

Osteria Bigolaro, Geneva, IL (Pastative Vibes, LLC) 

The above listed municipality was contacted and there was no record that would cause 
the license to be denied. 

A check ofTLO and I-Clear (law enforcement databases) showed no record that would 
cause the license to be denied. 

A check of the Illinois Secretary of State showed both, Knead, LLC and Pastative Vibes, 
LLC to be in good standing. 

Jessica Evans provided a copy of her valid BASSET Certification, which was also 
verified. 

SITE VISIT and INTERVIEW WITH APPLICANTS: 

On 1/4/2023, [ went to the site and met with Anthony Gargano. The inside of the business 
was already operational. Anthony gave me a tour of the business. I found the business 
lay out to be very similar to the floor plan provided with the application. This location 
was previously Dolce Bakery and Cafe on which was a business that did not hold a liquor 
license. Anthony stated they are already operational with the cooking classes and looking 
to serve alcohol as soon as the liquor license is approved. Anthony advised that they 
currently have no alcohol on site other than a few bottles of wine used for cooking. 

I asked Anthony about his connection to the Fox Den Cooking Classes and he stated that 
he is the owner. Anthony advised that he also is the owner of Osteria Bigolaro, an Italian 
restaurant in Geneva, which has a liquor license. 

Anthony stated he has been in the restaurant business for some time and felt that St. 
Charles was a good market, especially the location on I st Street. Anthony advised that 
this business is unique in that it offers cooking classes for patrons who get to learn a new 
skill and then enjoy the meal that they have prepared. 

The business plan shows to have operational hours between 4:30 pm to l 0:30 pm on 
Thursday and Friday and then 11 :30 am through I 0:30 pm on Saturday and Sunday. 
Each class usually runs about two hours long and has about 12 attendees per class. 

This concludes this background investigation. 

NJA #356 
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Application Fae of $200 (S.01.070Cl non-refundable 
NOMtfundable 

Completed Applkatlon for all questions applicable to your business. 

COpy of a.eu./Ptoof of OWnershlp 

COpy of Oram Shop rnsurance or a letter from insurance agent with a proposed quote. 

COpy of Articles of COrporatlon, if appllcable. 

Completed 8.A.S.S.E, T. (Bevenp Alcohol Sellers & Senters Tralnmg) form - fflled out for all 
employees. A copy of the 8.A.S.S.E.T. certificate is only needed fo, each manaaer. It is the business 
establishment's responsibility to keep copies of all 8.A.S.S.E.T. certificates on file for all of their 
employees. 

Copy of Site Plan for Establishment (Drawn to scale including the parking lot, patio and/or deck, 
outdoor seatin . 
Copy of Floor Plan fo, Establl5hment (Drawn to scalkl and must lndude the layout of the 
establlsttment with table.s, chairs, aisles, displays, cash register, bar, and lounge area with dimensions, 
percentage, and square footage noted fo, each space). Be sure to also Include all flxecl objects, such 
as pool tables, bar stools, vendlns/amusement machines; as well as all exits. 

Copy of Business Plan, to Include: 
I Hours of Operation 

1...1 Copy of Menu · 
) Whether or not live music will be played at this establishment 

tJ Will there be outdoor seating and/or outdoor designated smoking area 
o Do I\Ot Include a martcetfn, or flnanctal plan with this business plan 

Are any bulldln1 alterations plaMed for thls site? If not sure, please contact 81.llding & Code 
Enforcement at 63(-.377.4406 and/or Fire Prevention Bureau at 63CU77."58 to discuss whether or 
not a walk-thru and/or permit are necessary. 

D 

□ 
□ 

□ 

□ 
□ 

□ 

□ 
---- - ----------1-------+------AII managers have been flnte,prtnted who are .mployad by your establishment. When new 

management is hired, it is imperative you contact the Mavor's office to be fingerprinted so the City's 
business files are appropriately updated. 

□ □ 

~--- -------------------------------+---- ;--- -~ 
Alcohol Tax Adcnowlecf&ement and Business Information Sheff D 

Signature of lnves~ce Badge Number & Rank 3 S ~ 
c Approval NOT Recommended /- ,,_~;I 



LICENSE INFORMATION: 

--· , 
Date Appllcatton Recefved: /,- ., I;.,. ~ r')... 

□A Package $3200-UOO □Al □A2 □A4 □AS 
OS Restaurant $2400-3600 □Bl □82 □83 

□<;.:-vern $2400-3600 □Cl □C2 □Cl 

□A6 
□ Late Night Pffll'llt 1 :00am $800 (8/C only) 

0 late Night Permit 2:00am $2300 (8/C only) 

l0'D Hotel/Sanquet/Arcada/Q-Center/Entertainment/Club • $varies 

□G Brewery/Restaurant or Site License • $varies □G 1 □G2 
DH Catering Ucense • $varies OH 1 0 H 2 

D-Type __ B,c,.__ __ _ 

• initial Uquor License fees for 4 B, C: D, Gare reduted by SO,., tor anrn.,at l'ffleWals arKt IJcenses lssud ofter Nov 1. 
•LJcenSti are Wllld until 1130 ollowl Issuance arKt o renewal appllcotlohlsr uird the next year Mo J· rll 30 {S.ol.040) 

1. Type of Business: 0 lndlvldual D Partnership 

2. Business Name: \LN ~ Co>l-1~ 
3. Business Address: 

\ 
4. Type of Business 
(5.08.07().3): 

~~ 

s. Lenath of Time in this 
Business (5.0S.07tMJ: 

4-~ 
6: Value of merchandise that normally will be in inventory when In 

operation (S.oa.010-s): $ l, c,vD 

7. Business Phone: 

lt~U 1:216-~'.:l10 
9. BuslnesscY"ebsite: 

WvJw.~A~ 
10: IIUnols Tax ID Number: 

, -~-~"' ~3 I 

14. Applicant me Address, and all addresses for the last 10 years: 

12--4 0 rV(>,en>n U-"-t. 6L.N,"(,&. Zc. <Ro, 1\.-f 

18. If Corporation, Corporation Name: 

19. Corporation Address (city, state, zip code): 

FullName,lnch&demlddlelnftlal: ~N--1 1', ~O Title: (J~ 
Driver's Ucense#: Home Phone: 

Home Address, and all addresses for the last 10 ye : 
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• 

F\111 Name, include middle lnltlal: 

8irthdate: 8irthp~ce: Driver's Ucense#: 

Home Address, and all addresses for the last 10 years: 

NI Name, lndude middle Initial: 

81rthdate: Birthplace: Driver's License#: 

Home Address, and all addresses for the last 10 years: 

1. Exact Street Address for liquor license: 
1 1>1 ~ 1y· ftv-tef s~.0,wtt"l. 

Ti.tie: 

3. Outside Dining s.f. 
(17.1.0.020-RJ: 

0 
S. Total# Seats: 2-0 6. Uve Entertainment Area s.f.1s.oa.01o-ttJ: 

7. Brief Business Plan description based on type of establishment listed above IS.08.crnMi): 

Home Phone: 

Email Address: 

Home Phone: 

Email Address: 

I 3u0 S'i ft 

~"<"\,'°"') f 0vt~ )(hot>\ Se,~1"'3 ,~.(/ G.ivi w~()< • ~{..,\,( of Ch>X-0. 

at(Ut\0\ f~<.t" h) (U~f6 · 

PHOPOSED ~LOOR PLAI\/LAYOU T or PROPERTY 

Attach to this application a floorplan or layout of the proposed faclllty to Include the following: 

1. Every application for liquor license shall have attached thereto a site drawing of the proposed licensed premises, 
drawn to scale showing the following: 

a. The location of all rooms, segregated areas, Including outdoor seating areas and the square footage thereof; 
b. The designated use of each room or segregated area (i.e. dining room, holding bar, service bar, kitchen, 

restrooms, outdoor seating areas, all rooms and segregated areas, Including outdoor areas where alcoholic 
liquor may be served or consumed and all locations where Jive entertainment may be provided); 

c. The proposed seating capacity of rooms or segregated areas where the public is permitted to consume food 
and/or alcoholic beverages and/or live entertainment may be provided. 

2. The site drawing is subject to the approval of the Local Uquor Control Commissioner. The Local liquor Commissioner 
may impose such restrictions as he deems appropriate on any license by noting the same on the approved site 
drawing or as provided on the face of the license. 

3. A copy of the approved site drawing shall be attached to the approved license and is made a part of said license. 

4. It shall be unlawful for any licensee to operate and/or maintain the licensed premises in any manner Inconsistent 
with the approved site drawing. 

THE FIRE PREVENTION BUREAU Will FURNISH All FINAL, PERMlfflD OCCUPANCY NUMBERS FOR THIS uaNSE. 
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1. 

2. 

3. 

4. 

s. 

6. 

7. 

If apptlcant is an lndlvfdual or partnership, Is each and every person a United States citizen 1s.oa.o10-21? 

Is any lndMdual a naturalized citizen? D Ves ~o 

If yes, print name{s}, date(s), and place(s) of naturafb:atlon: 

ts the premises owned or leased (S.08.07HA)? D OWned Leased 

If the premises are leased, list the names and addresses of aa direct owners or owners of beneffdal Interests in anv trusts, 
If premises are held in trust 1s.oa.~1: 

N1m_e of •~1n1 Owner: 
t(\Jt\\-- \lY.(-<f-Pll/ll~N-. llC . I Cortu(C.(\ 

Address of Building OWner: 

Sl) ~ 't Q" (~'-t' ~4 .C"c>IU~ ,'tt \QQ 14 

Mailing Address of Building Owner (If different): 

Name of lkllldlna owner: 

Address of Building Owner: 

Malling Address of Building Owner (If different): 

Name of 6ulldln, Owner: 

Address of Buildins Owner: 

Mailing Address of &llldlng Owner {if different): 

Phone Number; ~":jO ·l.N3 .£1315 

E-mail Address: 

f\.\~"Q Ccr,1\ . ( Dk 

Phone Number: 

E-mail Address: 

Phone Number: 

E-mall Address: 

Ooes the applicant currently operate, or operated in the past, any other establishment within the City of St. Charles that 

requires a liquor license? 0 Yes ~ 
If yes, please list the business name(s} and address(es): 

Does appliC.tnt have any outstanding debt with the City of St. Charles, Including, but not limited to, utility bills, alcohol tax, 
and permit ;,es, for any current or previous estabtlshment owned, operated or managed by the applicant? 

Oves t1 No 

If y.s, pins, note die City of St. ""1rtes m,ultes all dnt to h paid In full before conslderotlon o/ er new or mtflWtld 

""'"" Utitnse Is Issued. (s.oa.osa) 

Are anv Improvements planned for the buildln& and/Ot site that will require a bul1dlng permit? D Yes 

If yes, has a building permit been applied for? 0 Yes O No Date of permit application ____ _ 

Has applicant applied for a similar or other license on the premises other than the one for which this license is sought 

(S.oa.010-m D Yes l'lit.o 

If yes, what was the disposition of the application? Explain as necessary: 
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.. 

8. 

9. 

Has applicant (and all persons listed on page 2 of this application) ever been convicted of a felony un~ny Federal or 

State law, or convicted of a misdemeanor opposed to decency or morality (S.Ol.010.a)? D Yes t'.f No 

Is applicant (and all persons listed on pa1e 2 of this application) dlsqualified from receiving a liquor lie/by reason of any 

matter contained in Illinois State law and/or City of St. Charles Municipal Ordinances? 0 Yes (!}1io 

Ust previous llquor llcenses tssued by any State Government or aRy subdMston thereof (5.08.G10-9). Use additional paper 
ff necessa,y. 

GovernmentUnlt: Ctr( t:>r gr,c~<A::S 
Date: Special Explanations: 

location, City/State: /"?/ S, f '7'" "$",. 

,S-r_ c,.,,~e"S, L. 

f)et,,'2--1)1,o 
Government Unit: Location, City/State: 

Date: Special ExplanatioRS: 

---------·· / 

□ Yes ~ o Have any liquor licenses possessed ever been revoked 1s.oa.o10-t)? 

tf yes, list all reasons on a separate, signed letter accompanying this appflcation. 
10. Has any director, officer, shareholder, or any of your mana,e<s, ever been denied liquor license from any Jurisdiction? 

0 Ves O No 
If yes, proceed to Question ts. If more soace is needed, please attath a seoarate sheet of oaper with the informati~. 

11. Comple-t• ONLY if yes was answered to the question above (10): 

Name: Name of Business: 

Position with the Business: Date(s} of Denial: 

Reason(s) for Oenlal of Lkense: 

12. Date of Incorporation {Illinois Corporations) (5.Gl.010-lGI: l 0 .• f - Z u -Z., U 

Date qualified under Illinois 8uslness Corporation Act to transact business in lllinols (Foreign Corporation): 

13. Has the applicant and all designated managers read and do they all understand and agree not to violate any laws of the 
United States, the State of llllools, and any of the ordinances of the City of St. Charles In conducting business (5.0l.070-11)? 

~•s □ No 
Have you, or in the case of a corporation, the local manager, or in the case of a partnership any of the partners, ever been 

convicted of any violation of any law pertaining to alconollc liquor? 0 Yes ~o 

Have you, or In the case of a corpora~ the local manager, or In the case of a partnership any of the partners, ever been 

convicted of a felony? D Yes I!{ No 

Have you ever been convicted of a flambling offense? D Yes ~ (If a partnership or corporation, Include all 

partners and the local manager(s).» 

Will you a_!)d all your employees refuse to serve or sell alcohollc liquor to an lntoXicated person or to a minor? 

Oies □ No 
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14. All individual owners, partners, officers, directors, ar.d/or persons holding directly or beneflclallv more than five (S) percent 
In interest of the stock of owners by interest listed on page 2 of thls application must be fingerprinted by the City of St. 
Charles Police Department t~JIO.AU). 

Has this been done? e'ves O No 

If yes, date(s): 

15. Has the applicant attached W'OOf of Dram Shop Insurance to this application or already furnished It to the City of St. 

Charles (s.oa.o60)? ~ 0 No If already furnished, date of delivery: 

16. Is thep remises within 100 feet of any real property of any ctlurch; school; hospital; home for the aged« Indigent persons; 
home for veter 7, their wives/husbands, o, chlldren; and/or any military or naval station (S.OUJOJ? 

0 Yes IZf No 

~.;\ S S f.T TR•dNli\'G 

Please list employees required to have 8.A.$.S.E.T training on this page - tndude all managers, assistant manaaers, bartenders, 
and clerks who are permitted to make alcohollc llquor sates. Include copies of a!ltfflcates for manqen only aftd mark Man119r 
If a llcabte. Add another , If needed. 

Name (Am. Mldd~ last): r 
J~>4.>•(~ '-<\J(t,'\~ 

Home Street Address, Ind Oty, State, Zip: 

Name (FJrst, Mlcldte, Last): 

()~Mv'- • U. U()\'JL( 
ace Course was Taken: 

0"'-..N-

Home Street Address, Incl City, State, Zip: 

Date of Course: Place Course was Taken: 

Name (First, Middle, last): 

Home Street Address, Incl City, State, Zlp: 

Date of Course: Place Cotlrse was Taken: 

Name (First, Middle, Last): 

Home Street Address, Incl City, State, Zip: 

Date of Cou~: Place Course was Taken: 

Blrthdate 

Expiration: 
H t,o1) 

81rthdate: 

Certificate Granted? Y /N Expiration: 

Birthdate: 

Certificate Granted? Y/N Expiration: 

BirtMate: 

Certificate Grar1ted7 Y /N Expiration: 
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Subscribed and sworn before me this l 'i M--

(s
• a.FF 1 Of AL SEAL" 
e"31JANNE e HEA\.Y 

N01'ARY PUIUO, STATE OF IU.INOtS 
MY COMMISSION EXPIRES 8"1Z021 

20 e~ 

lv\v.u, ~ -~ 
Notary Pu611c 

Name of Applicant: 

::Yt-s S i <:~ £JC... .-. '> : f+n -fl« rn 
Name of Business: 

_ _ ___ t'o-1. -~-~ Coo I'-\~ C.\ c..ssc-5 
Address of Business: Ward Number: 

.$ b+ S-t 5f &wtks I(_ <.. o\ 7 ¥ 
Pursuant to the provision of the City of St. Char1es Municipal Code, Chapter 5.08, Al coho lie Beveraaes, the followln1 guide shall be 
In effect fof' the lnvat ation of an a !leant tor a Retail Dealer's u_or Ucense: 
l. Date on which applicant will begin selling retail alcoholic liquors at this location: 

As ~i)Ov\ M.... o<i:.s, b'c. 1-------11---------------- -- ----------------------t 
2. Is the location within 100 feet of any church; school; hospltaS; home for the aged or indigent persons; home for veterans, 

their wives/husbands or children; or any military or naval station? 0 Yes lit.No 

3. If the answer to question 2 is yes, an$Wer the following: Is applicant's place of ~siness a hotel offer ma restaurant servlee, a 
regularly organized dub, a restaurant, a food shop, or other puce where the sale of akoho1ic liquors is not the principal 

business? □ Yes □ No 

If yes, answer a, band c: 
a. State the kind of such business: 
b. Give date on which appll~nt began the kind of business named at this location: 
c. Has the kind of business desi1nated been established at this location fOf' sueh purpose prior to February 1, 

1934, and carried on continuously since such time by either the applicant or any other person? 

□ Yes □ No 

4. If premises for which an alcoholic liquor license is herein applied for are within 100 feet of a church, have such premises 

been llcensed for the sale of ak:oholit tlquor at retail prior to the establishment of such church 1 □ Yes J{l No 

If yes, have the premises been continuously operated and llcensed for the sate of alcoholic liquor at retail since the original 

alcoholic liquor license was issued therefore? 0 Yes O No 

Page7of8 



s. Is the pw:e for which the alcoholic liquor licenff is sought a dwelling house, flat, or apartment used for residential 
purposes? 

□ Yes 0(No 

6. fs there any acceu leading from premises to any other portion of the same building or structure used for dwelling or locfglnc 
purposes and which is permitted to be used or kept accessible for use by ttte public? (Connection between premises and 
such other portion of building or structure as Is used only by the applicant, his/he, family and personal guests not 
prohlbitl!d.) 

□ Yes }Q.No 

7. If applicant conducts or wlll conduct In the same place any other dass of business In addition to that of City Retailer of 

Ak:ohoflc Liquor, state the kind and nature of such business: □Yes ~No 

8. Ate all rooms where liquor will be sold for consumption on the pc-emlses continLtOusly lighted during business hours by 

natural light or artlfidal white light so that all parts of the Interior shall be clearly visible? .Yes □ No 

9. Are p,emlses located in any building belonsing to or under the control of the State of Illinois or any other political 

subdivision thereof, such as county, city, etc.? 0 Yes Jtl·No 

10. Ate the premises for which license is herein applied for a store or place of business where the majority of customers are 
minors of school age or where the principal business transacted consists of school books, school supplles, food or drinks for 

such minors? ov. fi'J No 

11. It is required by the Oty of St. Char1es that all employees undergo BASSET training. Provide a copy of the certlDcate of 

training completion for each manager. All certificates for managers have been submitted: l2l Yes □ No 

12. From your observation and investigation, has applicant-to the best of your knowledge-truthfully answered all questions? 

t2( Yes □ No 

If no, state exceptloos: 

Have all persons named In this application been fingerprinted? !Xlves □ No 

13. Date: l 1../1..,, / z. 'l.. 
I n .. lt..,_/ '1..1,... Fingerprinted by: S " 

;LA"' C' "> ~ ~~~ M 
• 

14. Other necessary data: 
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City of St. Charles 
ALCOHOL TAX 

BUSINESS INFORMATION SHEET 

As a new business serving or selling alcohol In the City of St. Chartes, 
the following information must be provided to assist with the processing 
of your monthly Alcohol Tax returns. 

BUSINESS CONTACT INFORMATION 

Corporate name: \t1\l~ L.,l.,,-C../ 
I 

DBA: W t)@\) U)f)V/1rJ6\ 

Phone:{p'3Q -1 I) --7,, ~ax: 

Address: \ ·~l <; 1-,\- )\r-<e \.-

City: ~L C lA 
vC . VL0-(\.PS 

State: J:.l ZIP 
Code: l.9011 Y 

Expected date of bustness opening (Required):J uV\ll"-~ \o~ Z,oi ~ 

TAX PREPARER INFORMATION 

Phone: Fax: 

l/~v - lo91, lo40 

This completed form must be submitted with your liquor license 
application and "Acknowledgement of City Alcohol Tax0 to the 
City of St. Charles Administration Office. 



ACKNOWLEDGEMENTOFALCOHOLTAX 

By signing below, I acknowledge that I have received the updated infonnation on the 
City,s alcohol tax. I understand that it is my responsibility to collect said tax on any 
alcohol sales effective immediately. It is also my responsibility to remit said taxes to the 
City by the due dates specified in the alcohol tax ordinance. I understand that any 
violation of the alcohol tax ordinance can result in the imposition of fines, penalties, or 
sanctions including suspension or revocation of the liquor license granted by the City of 
St Charles. The tu rate on alcohol sales wlU be changed to 3% of the purchase 
price effecdve September l, 2018. Please apply the tu: at a rate of 3% oa all alcohol 
sales at your establlsllment beginning on September l, 2018 . 

.-< 
Name J RS<;,cc.. liu~~-~----
Title UeM r o. t t,.-{c.,t-..)ta.6~ r 

Business Name )C.f\.) CA-0 l l ( 

Address I 3 I S 1 <,'" S ti' "1-l I- S' t · C¼J ~ -'l J1. (co I 1Y 

Date 

Please return the signed acknowledgement fonn to the City of St. Charles Administration 
Office. 



ACORD• CERTIFICATE OF LIABILITY INSURANCE l OATE (MM/00/YYYY) 

~ 12/2112022 

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS 
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POUCIES 
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED 
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER. 

IMPORTANT: If the certificate holder lg an ADDITIONAL INSURED, the pollcy(les) mugt have ADDITIONAL INSURED provisions or be endorsed. 
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on 
this certificate does not confer rights to the eartlfleata holder In lieu of such endorsernant(s). 

PRODUCER ~~r:"' Paul Glanton 

Valentine Insurance Agency. Inc. r.HJN,.t "-"· (847) 741-0083 1 r~ Nol: (847) 741-2229 

1331 Dundee Ave. io"o~ss: Paul@Valentineinsurance.net 

INSURER(Sl AFFORDING COl/eRAGE KAIC# 

Elgin IL 60120 INSURERA : SPRISKA/Special Insurance Svcs, Inc 

INSURED INSURERS : 

Knead LLC INSURl!RC : 

131 S 1st SI INSURER 0: 

INSURERE: 

Saint Charles IL 60174 IN8URERF : 

COVERAGES CERTIFICATE NUMBER: Master 22,23 REVISION NUMBER: 
THS IS TO CERTIFY THAT THE POLICIES OF J,ISURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMEO ABOVE FOR THE POLICY PERIOD 
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS 
<AaRTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY TtfE POLICIES DESCRlBEO HEREIN IS SUBJECT TO ALL THE TERMS, 
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS. 

-~~" l'IPI! OF INSURANCI! , .... I\ IW\11\ LTR POI.ICY NUMBER IMWOONml IMWDl>NYYYl ums 
X COMMERCIAL GENERAL LIABUTY EACH OCCURRENCE s 1.000.000 

I ClAIMS-MAOE ~ ~ PR~:SEs cea~:.,,,cel $ 50,000 

MEOEXP{Anyonepef$011) $ 1.000 

A - CPP1030593 12/20/2022 12/20/2023 1,000.000 PcRSONAI. & ADV INJURY $ -
GEN'L AGGREGATE LIMIT APPllES PER: GENERAL AGGREGATE $ 2,000,000 

:8jPOUCY □~ □Loe PRODUCTS . COMP/Of' AGG $ 2,000,000 

OTHER: Employee Benefits $ 

AUTOMOBI.E UABUTY !:;!"'~!~~INGlE ll1141T $ - AKVAUTO BOOIW INJURY (Per Ptr$011) $ - OWNED - SCHEOUlEO 800(LY INJURY(""' aocidenl) s - AUTOS ONLY - AUTOS 
HIRED NON-OWNEO fp~~1,gAMAGE $ - AUTOS ONLY - AUTOS ONLY 

$ 

UMBRELLA~ 
HOCCUR 

EACH OCCURRENCE $ - EXCESSLIA8 CI.J\Ms.tMDE AGGREGATE s 

OEO I I RETENTION $ $ 

WORKERS COlolPENSATION I ~:TIJTE I I OTH• 
ANO EMPLOYERS' UASILITY 

ER 
VIN 

ANY PROPRIETOA/PARTNERIEX£CUTIVE 

□ N/A 
E.L EACHACCIOENT $ 

OFFICfRIMEMBER EXClUDEO? 
(lol8nelato,y In NH) E.L. DISEASE • EA EMPlOYEE s 
II yes. ckm>ibe uooer 
DESCRIPTION Of OPERATIONS below E.L. DISEASE • POI.ICY LIMIT $ 

Each common cause $1,000,000 

A 
Liquor liability 

CPP1030593 12/20/2022 12/20/2023 Aggregate $1 ,000,000 

DESCRIPTION Of' OPERATIONS/ LOCATIONS/ VEHICLES fACORO 101, Addi lion al R•maru Schedule, m.,, be alll1chtd II mo"'•- la required) 

CERTIFICATE HOLDER CANCELLATION 

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE 
TiiE EXPIRATION DATE THEREOF, NOTICE WILL BE 01:LIVEREO IN 

City of SL Charles ACCORDANCE Wlllt TtiE POLICY PROVISIONS. 

2 E. Main Street 
AUTHORIZED Rl!PRESENTATIVE 

St. Charles IL 60174 G2.,7c.~ 
I 

e 1988-2015 ACORD CORPORATION. All rights reserved. 

ACORD 25 (2016103) The ACORD name and logo are registered marks of ACORD 



Form LLC•5.5 
Illinois 

Limited Liability Company Act 
Articles of Organization FILE # 09300058 

Secretary of State Jesse White 
Department of Business Services 
Limited Liability Division 
www.cyberdriveillinois.com 

FIiing Fee: $150 

Approved By: RAV 

FILED 

SEP 25 2020 

Jesse White 
Secretary of State 

1. United Liability ~ny Ncl'ne: _K_NE_A_D_L_L __ C ___________________ _ 

2. Address of Principal Place of Business where records of the company will be kept 
131 S 1ST STREET 

ST. CHARLES, IL 60174 

3. The Limited Liability Company has one or more members on the filing date. 

4. Registered Agent's Name and Registered Office Address: 

PATRICK DEVINE 

7525 W IRVING PARK RD 
CHICAGO, IL 60634-2103 

5. PtrJx)se fa- 'Ahich the Lirrited Liability Carparty is organized: 
"The trmsadioo of ;ny a all laMUl tx.Jsiness tor 'Mlich Limted Liability Con-lxnes rmy be organized U'lder this Pd." 

6. The LLC is to have perpetual existence. 

7. Name and business addresses of all the managers and any member having the authority of manager: 

GARGANO. ANTHONY 

300 DIVISION ST. 

S. ELGIN, IL 60177 

8. Name and Address of Organizer 
I affirm, under penalties of peljuy, having autrority to sig-i hereto, that these Artides of Qganization are to the best 
of rrty knowledge and belief, true, oorrect and oomplete. 

Dated: SEPTEMBER 25, 2020 ANTHONY GARGANO 

300 DIVISION ST. 
S. ELGIN, IL 60177 

This document was generated electronically at www.cyberdriveilNnois.com 



9/1612020 LLC Articles of Organization 

LLC Articles of Organization 
Receipt page 

Please print this receipt for your records. 

Your application to file limited liability company Articles of Organization has been received and payment 
processed. 

You can check the status of your submission at by using the Packet and Authorization Numbers provided 
below. If you experience any difficulty in obtaining the status of your application, please contact the Web 
Master at webmaster@~gQ.Y. 

Proposed Name: KNEAD LLC 

Packet Number: 1600276189359251 

Authorization Number: 20959703 

Payment Date: September 16, 2020 

Total Fee: $153.38 

Payment Type: CREDIT CARO 

[,,',,I c'II' cl'IIILl, , Cl',1 I) ' IIIJ'.,I '" L 

htlps.//apps.ilsos.gov/flcarticles/receipl)sp 1/1 



9/1612020 LLC Articles of Organization Filings 

LLC Articles of Organization Filings 

Status 
You can check the status of your submission by using your Packet Number 

Packet Number 
1600276189359251 

Your document has been received and is currently in the review process. Please allow 10 business days for 
processing. 

---· 

https:l'-.ilsos.gov/llcartidesALStatus.do 

- - ----·-----------------------------
1/1 



9/1612020 

M R FERBER 
7525 W IRVING PARK RD 

CHICAGO, IL 60634 
773-589-8(,92 

M R FERBER 

Date: 09/16/2028 12:50:22 PM 

CREDIT CARD S4LE 

VISA 
C4RO NUMBER: 

TOTAL AMOUNT : 

APPROVAL CO: 
RECORD#: 
CLERK ID: 
CUST CODE: 
SALES TAX: 
INVOICE#: 

$45 .00 

025013 
000 
akali:sh 
Knead LLC 
$8.00 
LLC Arti cles of Incorp 

Than!< you! 

Customer Copy 

212 













-- -. 
SPRISKA 
SPECIALTY RISK or AM[RICA 
A Stock Property and Casualty lnsu,-,oe Company 

401 W. Fayette Ave 
Springfteld, IL 62704 

1-800-252-2907 
www.spriska oom 

AppUoatlon ID: CPP103069S 

POLICY APPLICATION- COMMERCIAL PACKAGE POLICY-IL 

Fl,.t Named lneured: Addltlonal Named lrwured(a): Producer: 
KNEAD LLC OBA FOX OEN 
COOKING CLASSES 

Valentine Insurance Agency, Inc. 
1331 DundeeAve 

300 01VISION ST 
SOUTH ELGIN, IL60177 
~rk: (224) 489-3521 

Elgin, IL 60120 
Won<: (847) 741-0083 
Fax: (847) 741-2229 

PropoMCI Tenn Expiration Date: Lepl Entity Ty,-: Proposed T•m1 Eff9otlve Data: 
12/13/2022, 12:01AM Standard Tune 12/1312023, 12:01AM Standen! TirM Lim!~ llabllty Company 

(at Iha address o1 the Named lnaured) (at the addreN of U\e Named IM\lred) 

COVERAGE PARTS 
D Property [XI General Liability IX) Liquor liability 

Complete Description of Operations 
Patron$ arrive at sehool. Tony (ln5Ured) shoes them how to oook a meal and the customers eat the meal. Insured has 
owned and operated Osteria Bigolarao for 7 years. 

GENERAL INFORMATION 

Has appllcant had a judgment or lien during the past 5 years? 0 Yes O No 
If Yes, provide date and details 

Has applicant had a foredosure. repossession, banluup1cy or filed for bankruptcy during the last ftve years? 0Ves O No 
If Yea, provide date and details 

During tM last 5 years, has 8t'f/ applicant been Indicted ror or convk:fed of any degree of ht crime of fraud, CJYes D No 
bribery, atson or any <>Cher arson-related crime in connection with this or any other property? 
If Yes, provide date and details 

CLAIMS INFORMATION 
Prtor Claims ln the Past 3 Years: 

POiiey Number:CPP1030ll3 Page 1 of 1S 



... 
SPRISKA 
SPECIAL TY RISK OF AMERICA 
A Stock Property and Casualty lmurance company 

LOCATION INFORMATION 

I Location AddNtM CltylState/Zlp 
I Loe 1 Bldg 1 131 SOUth 1st Street Saint Charfes ll 6017'4 

Polley Number:CPP10icl&93 

401 W. Fayette Ave 
Springfield. IL 62704 

1-800-252-2.907 
www.spriska.oom 

Dnorfptlon Oacupanoy 
Cooking Claue&/Food 

Page 2 of 13 

I 
I 



... 
SPRISKA 
SPECIAL TY RISK or AMC RICA 
A Stock Property .,d Casualty Insurance Company 

BUILDING UNDERWRITING INFORMATION: 

Looatton # Bulldlng #, Bulldlng Description: 

Ynr of Construction: 

Building Clanlftcatlon: 

Construction Type: 

Noofatort.s: Total 8q. Ft. 

Protection Clas: 

Oco~pe: 

County: 

Is the building currently undergoing renovations, or are renovations planned in next year? 
If yes, provide deS¢tiption: 

Underwriting lnfonnatlon: 

Any uncorrected fire and/or safety code violations? 

If Yes, describe 

If you have a sprinkler system, is the system Inspected and serviced by a qualified contractor 
at least annually? 

401 W. Fayette Ave 
Spnngftald, IL Cl2704 

1-t00-252-2907 
www.spnska.com 

QYesO No 

OvesO No 

Date Last Servieed: ______ Frequency of Se.vice: ________________ _ 

Name of Service Provider. 

Applicant acknowledges that a loss control Inspection may be conducted by a company 
representative ror each location for which coverage is being app~ed. 

Is there commercial cooking on premises? 

If Yes, please enter number and type of oooking equipment detail$ 

If there Is cooking which emits grease laden vapof& on premises, are all hoods and ducts 
under a maintenance agreement for deaning by a qualified contractor? 
If Yes, provide name of contractor. date last serviced 

Are all oooking surfaces protected by a UL300 oompriant automatic extinguishing system? 

If Yes, provide name of contractor. date las1 serviced 

Is the building currently vacant? If Yes, provide date and details 

Poley Nun1>er.CPP1030H3 

0Yes O No 

OveaO No 

0YesO No 

OY•ao No 

Page3of13 



•• 
SPRISKA 
SPECIALTY RISK OF AMERICA 
A Stock Property and Casualty Insurance Company 

Are there marijuana operations on the premises? If Yes, describe 

Poicy Number:CPP1030593 

401 W. Fayette Ave 
Spmgffeld. IL 62704 

1-300-252-2907 
www.spriska.com 

0Yft0 No 

Page4of13 



-- .... 
SPRISKA 
SPECIALn' RISK OF AMERICA 
A Stock Property and Casualty Insurance Company 

General Liability Coverage Part 

11119 Coyf[lltl 
Bodily Injury and Propet1y Damage Liability Each Occummoe 

Personal and Adveftising Injury Liability 

Medical Payments 

Fire Legal Liability 

Gen&ral Aogregate Limit 

Products/Completed Wort< Aggregate 

op119nat Covtraaa 

IJmlll. 
$1,000,000 

$1,000,000 

$1,000 

$50,000 

$2,000,000 

$2,000,000 

401 W. Fayette Ave 
Springfteld, IL 62704 

1-800-252-2907 
www.spriska.com 

PttlMdlplf Prtml,a 
$0 $84S 

Products/Completed 'Nork Hazard - Expanded Definition Dncrfptlon of Premises: Location 1, Bulldlno 1 

DHOripllon of Operations: Cooking Classes 

General Llablllty Rating Information Schedule 

AUPdeleo Bllifttlnll IIHIYKI emmlwm 
20585 Res18Urants - Wtti sale of alcoholic SIies Amoun1 110,000 

beverages that are 30% or mo,e or but less 
than 75% of the total annual receipts ol 1he 
reltaurants - WllhoLA dance floor - 20585 

Products/Campleted Openltlons Occorrence 110,000 

Policy Number:CPP10301H Paa•• of 13 



... 
SPRISKA 
SPECIALTY RISK OF AMERICA 
A stock Property and Casualty Insurance Company 

General llablltty AddltJonal Insureds 

Landlord 
FIRST STREET DEVELOPMENT LLC 
423 SOUTH 2ND STREET 
Saint Char1es, IL 6017 4 

Policy Number:CPP10301593 

401 W. Fayette Ave 
Sprlngfteld, IL 62704 

1-!100•252·2907 
www.spriska.oom 

Page6 of18 



... 
SPRISKA 
SPECIAL TY RISK Of AMERICA 
A Stock Property and Casualty Insurance Company 

Liquor Llablllty Coverage Part 

CAYUIIU 
Liquor Liability Each Common Cause 
Liquor Liability Aggregate Limit 

wmll 
$1,000,000 

$1,000,000 

Uquor Uablltty Rating Information Schedule 

COViR&D LOCA1]0Nf /Only tho/$• speciRc tocattons listed below havt> Liquor Uabfllty Covera!J6) 

Loe 1 Bldg 1 131 South 1st Street 

PREMIUM SUMMARY 

O.SOrtptlon of Coverage Part 

General Liability Coverage Part 
Liquor Ll.1bittty Coverage Part 

Saint Charles IL60174 7111-Restaurant . 
reoeipls from 
alcohol < 40% 

Total Eatfmatad Premium: 
Policy Fee: 

Estimated Tu• & F ... SulMotal: 
Total Pnm'llwn + Tax .. & , ... : 

Policy Number:CPP1030S93 

401 W. Fayette Ave 
Springfield, IL 62704 

1-800-252·2907 
www.spriska.com 

PrunlMm 
$68 

$0 

Bml11f 
$10,000 

Premium 

$886.00 
$475.00 

$1,361.00 
$50.00 
$60.00 

$1.411.00 

Pqe7of13 
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SPRISKA 
SPECIALTY RISK OF AMERICA 
A Stock Propetty and Casualty Insurance company 

SUPPLEMENTAL APPLICATIONS 

General AppUcatlon 

Complete description of operations 

-401 W. Fayette Ave 
Springllekf, IL 62704 

1-800.252-2907 
www.spriska com 

Patrons arrive at school. Tony (Insured) shoes them how to cook a meal and the customers eat the meal. Insured has 
owned and operated Osteria Biel()larao for 7 years. 

Number of Years in Business? 2 

If three years or less describe relevant prior experience of owners and\or management 

7 years owning a restaurant 

Is application currently insured? Yes [!) No O If No, VVhat is the reason? 

Cancelled Coverage 

Has Any insurance coverage been cancelled. refused, or non-renewed in the last five years?~ 

If Yes, What is the reason? 

Polley Number:CPP1030St3 Page8of1' 



-- ... 
SPRISKA 
SPECIALTY RISK OF AMERICA 
A Stock Property and Cast.tatty Insurance Company 

General Uablllty Application 

Does the Applk:ant draw plan design, or specifications for others? 

Do any operations Include excavation, tunneling, underground work or earth moving? 

Does application manufacture any product$ or component parts used for any other product? 

If Yes, describe product and use 

Are products of others sold or re-packaged and relabeled by applicant? 

If Yes, describe product and use 

Has applicant been active or currently active in joint ventures? 

Do you lease employees to or from other employers? 

Policy Numt>er:CPP1030St3 

401 W. Fayette Ave 
Sprlngield, IL 62704 

1.ao<).252-2907 
www.sptiska.com 

YesO NoIB) 

Yes0No[&J 

Y•0No(gj 

Pao•• of13 



... 
SPRISKA 
SPECIALTY RISK OF AMERICA 
A Stock Property alld Casuatty Insurance Company 

Hoapttallty Supplement 

Receipts for last 12 months or projected if new in business 

.W1 W. Fayette Ave 
Springfield. IL 62704 

1-800-252-2907 
www.spriska.com 

Alcohol _10....._00..,0,_ ______________________________ _ 

Food 100,000 

Other.please describe o ------------------------------
To ta I 110,000 

Latest closing time 

Weekend 10:00 PM -------
Weekday 10:00 PM -------

Have there been any police calls to the premises in the last three years which resulted in a police 
report being made or an arrest? 

If Yes, provide date of occurrence. reason tor call and details 

Do you contract out any security, crowd control, bouncers, or ID checkers? 

OvesOONo 

--------------
" Yes, do you require them to provide you with evidence of Insurance naming you as additional 
insured on their general llablllty policy? 
Is there a daooe floor on premises? 

Do you provide table service? No ----------
Do you have firearms on premises, or any other weapons? No ---------

C}Yes~No 

0Yes[!!No 

Do you sponsor or participate In any community or social events outside of the premises? No ---------1 t Yes, provide number of times annually, name of event{s) and describe your activities 

Has any city, country, state public health, or similar organization assessed any violations, fines. or 
shut down your operations in the last three years? 

If Yes. provic:te details 

Is there live entertainment on the premises? No --------
1 f Yes, <1escribe type and frequency 

Oltler Entertainment 

DJ? C)Yes[&)No 
If Yes, number of times per month 

Policy Number:CPP1030&93 

OYesIB]No 

Page10of13 



-- -. 
SPRISKA 
srECIAL TY RISK OF AMERICA 
A Stock Property and Casualty Insurance Company 

Mechanical bun? 

Karaoke? 

Pool Table$? 

If Yes, number of tables 

Oves[&)No 

0Yes00No 
OYes(&jNo 

stot or video poker machines? □Yes~ No 

If Yes, number of machines 

Ax.e throwing? Oves[g]No 
De$Cribe any other entertainment 

401 W. Fayette Ave 
Springfield, IL 62704 

1 ~00-252-2907 
WWW .$priska.c:om 

Are all employees that served alc:ohol required to complete an alcohol Intoxication awareness program? -----
Has your liquor license been suspended or revoked In the last five years? 

If Yes, provide details, date of occummce(s), reason for suspension or revocation 

Has any government entity or Ucensing authority issued any violation, or fine for any actual or alleged 
breach or any law or regulation governing the sale or service of an alcoholic llquor1 

If Yes, provide details, date of occurrence, law or regulation breach cited and 
dlspcsition 

Policy Number:CPP1030&93 

0Yes00No 

QYes[!]No 

Page11 of 13 



... 
SPRISI<A 401 W. Fayette Ave 

Springfield, IL 82704 
1-800-252•2907 

www.sprir.ka.com SPECIAL TY RISK OF AMERICA 
A Stock Property and casualty Insurance Company 

POLICY IS SUBJECT TO THE FOLLOWING FORMS AND ENDORSEMENTS: 

CL-3001.0 
CL-0120 11 17 
CL-0605 01 21 

CL08780211 
CL-08110918 

CL-1045 01 21 
GL-130 1.0 
GL-200 0116 
GL-2241 .0 
GL-853 2.2 
GL-8901.0 
Gl..-894 1.1 
Gl-914 1.0 
GL.0109 05 88 
GL-0163 01 08 
GL-0187 06 21 
GL-0209 10 05 
GL--0215 10 05 
GL-0250 01 15 
Gl-0348 06 02 

GL-0439 10 08 
GL-0908 10 08 
Gl-0940 07 09 
GL-0950 05 00 
GL--0986 08 00 
Gl 102009 09 
GL-1022 09 09 
GL-1023 12 09 
GL-1353 0914 
GL-2280 06 04 
LL-610 0321 
LL-6251011 
SPR-100 0312 
SPR 0215 09 21 

AMENDATORYENOORSEMENT 
AMENOATORY ENDORSEMENT ILLINOIS 
CERTIFIED TERRORISM LOSS DISCLOSURE OF PREMIUM AND FEDERAL 
SHARE OF INSURED LOSSES 
CML UNION AMENDMENT - ILLINOtS 
CANNABIS ITEMS ANO ACTIVITIES EXCLUSION 
POLICVHOLOER DISCLOSURE NOTICE OF TERRORISM INSURANCE COVERAGE 
PROOUCTSICOMPLETEO WORK EXPANDED DEFINITION 
COMMERCIAL GENERAL LIABILITY COVERAGE (BROAD FORM) 
LIABILITY COVERAGE DESIGNATED PREMISES 
EXCLUSION ABUSE OR MOLESTATION 
LEAD LIABILITY EXCLUSION 
PUNITIVE DAMAGES EXCLUSJON ILLINOIS 
LIMITED LIASIUTY COMPANY 
AOOITIONAL INSURED LANDLORD 
EXCLUSION WAR AND MILITARY ACTION 
CYBER LOSS EXCLUSION 
ASBESTOS EXCLUSION 
SILICA EXCLUSION 
CERTIFIED TERRORISM LOSS 
EXCLUSION WET ROT. ORY ROT, BACTERIA, FUNGI OR PROTISTS 
AMENOATORY ENDORSEMENT ILLINOIS 
POLLUTION EXCLUSION EXCEPTION 
AMENOATORY ENDORSEMENT DEFENSE COSTS REIMBURSEMENT ILLINOIS 
KNOWN INJURY OR DAMAGE AMENDMENTS 
EXCLUSION - INSPECTION, APPRAISAL, ANO SURVEY COMPANIES 
OTHERINSURANCEAMENDMENT 
INFORMATION DtSTRIBUTlON AND RECORDING VIOLATIONS EXCLUSIONS 
EXCLUSION COMMUNICABLE DISEASE 
EXCLUSION CATA BREACH LIABILITY 
NUCLEAR, BIOLOGICAL ANO CHEMICAL TERRORISM EXCLUSION 
ILUNOIS LIQUOR LIABILITY COVERAGE 
ILLINOJS DEFENSE COSTS REIMBURSEMENT 
POLICYHOLDER NOTICE OF CONSUMER COMPLAINTS 
BIOMETRIC PRIVACY INFORMATION EXCLUSION 
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... 
SPRISKA 
SPECIALTY RISK OF AMERICA 
A Stock Property and Casually Insurance Company 

'401 W. Fayette Ave 
Springfield, IL 62704 

1-800-252-2907 
www.spri$ka.com 

FRAUD WARNING-Any person who knowingly and wdh in1en1 to defraud any insurance ()()mpany or other person Illes an 
applcation for insurance or statement of claim containing any materiaUy false intonnatton, or conceals for the purpose of 
misleading, information c::oncemlng any fact mat.efial there to. commi1s a fraudulent lnSt.!rance act. Which may be a crime 

APPUCANrS ACKNOWLEDGEMENT: The undet'signed is an authorized representative of the applicant, and declare, to the 
best of my knowledge .-.d belief that an the statements and answer, in this appllcetion are true and complete, and are being 
made as an induoement lo the company to issue the policy for which this application is being made. 
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THE PLAZA CENTER 
LEASE 

This Lease is made u of 5 day of September, 2020 (the "Effective Date") by and 
between First Strecc Oevelopmcn&, LLC, an Illinois limited liability company as landlord 
("Landlord .. ), and the Anthony Oarpno, d/b/a Knead Urban Eatery ("Tenant"). 

RECITALS: 

A. Landlord is the owner of a parcel of land legally de51;ribed on Exhibit A attached 
hereto and made a part hereof, togc:thc:r with all easements. tenements, hereditaments, rights, 
privileges, servitudes and appurtenances chcrcunto appertaining. includlnai without limitation, alt 
ript, title and interest of Landlord, if any, in and to Che Slrecls, alleys and riaJ,ts of way adjacent 
thereto (coUectively, the "land"). 

8. undlotd has constructed a commercial center on the Land generally described as 
The Plaza Building. St Charles lllinois 60174, containing approximately 53.352 Rentable Square 
Feet of floor Arca ,H hereinafter defined, in the aggregate (lhe "Building"} and all other exterior 
site improvements necessary for the use of the Project, as hereinafter defined, including without 
limitation. driveways, parking areas. walkways, landscaping and lighting facilities and 
improvements (collectively the "Improvements"). 

C. The Land. the Building and all other lmprovemenls and personal property of 
Landlord in COMection with the operation and maintenance thereof located therein and thereon 
are at limes hereinafter collectively referred to as the "'Project". 

D. Landlord desires to lease to Tenant, and Tenant desires to lease from Landlord, a 
part of Unit PL 416 in the Project commonly known as 13 t South First Street. St. Charles Illinois 
60174 shown and designated on the floor plan attached heTcto and made a part hereof as Exhibit 
B consistina of approximately 1,350 square feet of rentablc space in the Premises ( .. the Rentablc 
Square Feet of Floor Area .. ) as improved by Tenant's 's Work ( Exhibit C) attaehed hen:to and 
made a part hereof together with all rights and privilege$ thereunto appertaining (coUectively. the 
.. Premises;, on the following tenns set forth herein. The Premises are leased to the Tenant "AS-
1S" without warranty of merchantability or fitness for particular pwpose. 

NOW, THEREFORE, for and in consideration of the sum of Sl0.00 and other good and 
valuable consideration. the receipt and sufficiency of which are hereby acknowledged. Landlord 
and Tenant agree as follows: 

l. RECITALS. The foregoina recitals are incorporated herein by reference and made a 
part hereof. 

2. DEMISE. Landlord hereby leases the Premises to Tenant and panls to Tenant exclusive 
possession thereor. and Tenant leases the Premises from Landlord, upon the tenns and ~nditions 
set forth herein. In addition, Tenant shall have the nonexclusive: right, in common with other 
tenants and occupants of the Project, to use the public areas of the Building for the purposes for 
which constructed. 
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3. TERM. 

(a) laldtl Term, The initial tenn of this Lease (the "Initial Lease Term'') will be 
three (3) years unless extended or sooner terminated pursuant to any provision hereof, 
commcaein1 on the Commencement Date (as hereinafter defined).The "Tenn" shall mean the 
Initial Lease Tenn. The "Commencement Date .. of the Initial Lease Tenn will be September IS, 
2020. This Lease will be in fu11 force and effect on the Effective Date. The "Expiration Date" 
shall mean the last day of the last Lease Year of any Tenn. 

(b) Exteptlop Periods. Tenant wilt have the riaht to extend the Lease Term 
for one ( 1) additional period. The first extension period (the •First Extension Period") will 
commence at the <;<>nelusion of the Initial Lease Tenn and will run for a period of five (S) years. 
The First Extension Period is referred to herein as the "Extension Period". "lease Term" shall 
mean the initial Lease Tenn and any exercised Extension Period. The Extension Period wm be 
subject to the same tcnns and conditions of &he Leue, except that Minimum Rent durina the 
Extension Period shall be calculated in accordance with Section 4(c) hereof. As a condition 
precedent to Tenant•s right to extend the Lease Tenn, there may not be at the time of the 
exercise an uncwcd default (beyond applicable notice and cure periods) hereunder by Tenant. tr 
Tenant desires to exercise the right to extend ror the First Extension Period. Tenant must 
exercise its righl 10 extend by giving written notice of such to LandJord al least two hundred seventy 
(270) days before the Cfld of the then current Initial Lease Tenn. If Tenant fails to exercise this 
option during the period when said option ls available, or ifthis Lease is no longer in full force 
and effect for any reason, this right to extend shalt be void. If Tenant fails to exercise its right 
to extend as aforesaid at least one hund~ eiahly (180) days before dtc end of the then current 
Initial Lease Term or the First Extension Period as the case may, Tenant shall have no further 
option to extend the Tenn of this Lease. 

(c) Possesslop Date. Tenant shall receive possession of the premises on the 
Effective Date. 

(a) C1lculadop of Minimum Reqt. Tenant will pay to Landlord as consideration 
(the "Minimum Rent") for the use and occupancy of the Pmnises the amounts expressed in this 
Section 4. Tenant will pay the Minimum Rent to Landlord in advance and without demand. in 
equal monthly installments on the first day of each month of the Lease Term. commencing on lhc 
Man:h 15, 2020. Minimum Rent for any partial month will not be prorated if the Commencement 
Date is on a date other than the first day or a calendar month. All payments of rent will be in 
lawful money of the United States delivered to Landlord at the address stated herein or to such 
other persons or at such other places as Landlord may designate by written notlce. For the 
purposes hereof, the term ••Lease Year" shall mean, in case of the first Lease Year, that period 
from the Commencement Date to the first succeeding December 31; thereafter, "Lease Year 
shall mean each successive twelve (12) month period following the expiration of the first Lease 
Y car, except that in the event of the termination of this Lease on any day other than on December 
31, then the last Lease Y car shalt be the period from the end of the preceding Lease Year to such 
date of tennination. 

(b) lpltill T.Slm Mlpjmym Bfflt Exc:ept as otherwise provided in Section 4(a), 
Tenant will pay to Landlord during the Initial Lease Term Min.imwn Rent as r ollows: 
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PERIOD RENTPER 
MONTHLY SOUAR£FQ.OT ANNUAL MONTHLY 

Month I lfu'ouah Month 6 .0- -0- -0-
Momh 7 lhrough Month 12 $24.00 $32,400.00 $2.700.00 
Mondt t 3 through Month 24 $24.72 $33,372.00 $2,781.00 
Month 25 through Month 36 $25.46 $34,371.00 Sl.864.lS 

(c) Miplmulll Rent Ex11miop Period Minimum Rent shall increase in the 
Extension Period provided for herein by three percent (3.0%) per Rentab)e Square Foot of Floor 
Area in excess of the Minimum Rent per square foot for the immediate prior Lease Year. 

(d) Calgl9tht1 Reat•blc SRVIEC Fest or Eggr Area The Rentable Square Feet of 
Floor Area of the Premises was dctennined by measuring the floors of the Premises to the outside 
finished surface of the pennanent outer Premises walls and to the center of partitions that separate 
the Premises from adjoining usable areas. The parties hereby stipulate and aa,ee that the Rentable 
Square Feet of Floor Area of the Premises of the Premises is 1350 square feet. 

S. ADDITIONAL RENT. For each Lease Year beginning on the Commencement Date, 
Tenant shall pay, as "Additional Rent••, Teoant's Pro Rata Shace {as hereinafter defined) of 
Operating Expenses (as hereinafter defined) and Tenant's Pro Rata Share of Real Property Taxes 
(as hereinafter defined) AU amounts required or provided to be paid by Tenant under this Lease in 
addition to Minimum Rent shall be deemed rent, and lhe failure to pay the same shall be treated 
in all events as the failure to pay n:nt 

Tenant shall pay Additional Rent to Landlord commencing on the third monlh following 
the Commencement Dale. 

(a) I!U!, Landlord shall pay alt real estate taxes and assessments, both seneral and 
special, sewer rents, rates and charges, tranSit taxes, taxes based upon the receipt of rent, and any 
ocher federal, state or local governmental charge, general, special, ordilW)' or extraordinary (but 
not including income or franchise taxes, capilal stock. inheritance, estate, gift or any other taxes 
impoied upon or measured by the Landlord's imx>me or profits, unless the same shall be imposed 
in lieu of real estate or other ad valorem taxes) which may now or hereafter be levied. assessed or 
imposed against the Center or the Land or both and are due and payable durinJ the Tenn of this 
Lease (collectively, the .. Taxes"). Taxes shall also include the amount of (i) any gross receipts 
tax, sales tax or similar tax (but excludina therefrom any income tu.) payable, or which will be 
payable by Landlord, by reason of the receipt of the monthly base rent and adjustments thereto: 
(ii) any other tax, assessment, levy, imposition or charge or any part thereof imposed upon 
Landlord in place of or partly in place of any of the foregoing Taxes and measured by or based in 
whole or in part upon the Larld or the Center or the rents or other income therefrom to the extent 
that such items woutd be payable if the Land or the Cent« were lhe only properly of Landlord 
subject thereto and the income received by Landlord from the Land or Center were the only 
income of Landlord); and (iii) any personal property laxes (attributable to the calendar year in 
which paid) imposed upon the furniture, fix.lllrcs. machinery, equipment, appanatus, systems and 
appurtenances used in COMCCtion with the Land or the Center or the operation thereof. 

Tenant will, commencing on the Additional Rent Commencement Date pay to Landlord as 
Additional Rent, Teaant•s Pro Rata Share of Real Property Tlltes due and payable with respect 10 
lhc Project for each full or partial calendar year during the Lease Term. Tenant shall be required 
to make estimated payments in advance with respect to Tenant•s Pro Rata Share of Reat Estate 
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Taxes. Real Estate Taxes for any partial year at the beJinning or end of the Lease Tenn shall be 
prorated on a per diem basis for such Lease Years. Tenant shall not be responsible for any late 
fees if Landlord fails to timely pay mst eslale taxes. 

The tax and assessment bills used in calculating Tenant's obligation for Additional Rent 
for Taxes in each calendar year shall be those which become due for pa)'tnCnt durina such 
calendar year without regard to the year of accrual. Tenant shall only pay for taxes associated 
with such time period that Tenant was in possession of the premises. lf, however, there is a 
change in the time payment of taxes during the term of the Lease which would result in Tenant 
paying taxes allocable to a period longer or shorter than the tcnn of the Lease, the lax. payments 
for the last calendar year shall be equitably adjusted so that the period for which the Tenant pays 
taxes is of the same duration as the tetm of the Lease (although it may not be the same period or 
time). 

If special .u.scssmcnts or other special taxes payable in installments are levied agains1 the 
Premises, Landlord shall pay assessments oc taxes in installments over the longest available 
period., and all interest payments shall be considered part of the assessment for the purposes of 
this provision. 

If the Landlord contests the amount of any taxes or assessments, the reasonable attorneys' 
f ecs and el(penses incum,d in conducting such a contest shall be considered a part of lhe tax 
payment for the purposes of this provision. [f the result of such a contest is to defer the time of 
payment of taxes to a later date or to obligate the Landlord to pay any additional taxes or 
assessments in the year in which the tax or assessment was originally due, Taxes shalt be 
recalculated and Tenant shall pay the additional amount due. If such a contest results in a refund 
or reduccion in the tax bill to Landlord at a later date. the additional nmt for taxes and assessments 
(or tho year in which lhe tax or 8$SCS$fflcnt was originally due shall be recalculated, and Landlord 
shall pay Tenant its share of the refund. 

Tenant shall have the right to examine the tax and assessment bills and rc--asscssmcnl and 
abatement notices and related bills and notices of decisions in reaard to tax appeals on written 
request. 

(b) Ope,..dag ExpeaHs. Tenant shall pay to Landlord commencing on the third 
month following the Commencement Date, as Additional Rent, an amount equal to Tenant's Pro 
Rata Share of commercially reasonable Operating Expenses (as hereioafter defined). Jr the 
calendar year of the Cammencement Date or the last date of the Tenn Is only partially within the 
Term. the payment to be made by Tenant shall be proportionately reduced. The obligation or 
Tenant to make this payment shall swvivc the expiration or other tennination of the Lease. 

For purposes of this Section S(b). the lenn .. Operating Expenses .. shall mean and include 
all expenses, costs, fees and disbursements paid or incurred (determined for each year on an 
accrual basis) by or on behalf of Landlord for ownina, managing. operatina, maintainins and 
repairing the land, the Buildin1 or the Project and lhc personal property used in cortjunction 
therewith. including (without limitation) the cost of electric serving common Building or Project 
areas, all costs. charges and expenses inc\U1'Cd by Landlord in connection with any change of any 
company or method of providing to the Building or Project electric or any other utility service or 
the like, including. without limitation, parking lot and driveway repair, sealing, striping, snow and 
ice removal. landscaping. liahtina and maintenance, repair, installation. and service costs 
associated therewith, steam, water, gas. fuel, heating, lighting. air-conditioning, window cleaning, 
common area janitorial service, insurance, including but not limited to fire, extended coverage 
liability, workmen's compensation, elevator, or any other insurance applicable to the Project and 
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&ilding carried by the Landlord or required by the Landlord•s lender, if any. painting, unifonns, 
management fees, cost of open.ting an on-site management office, rent, supplies, sundries, sales 
or use taxes on supplies or services, cost of waaes and salaries of all persons engaged in the 
operation. administration. maintenance and repair of the Project and Bulldlna and fringe benefits, 
cost of any pmsions, hospitalization, welfare or retirement plans, or any other similar or like 
expenses incum:d under the provisions of any collective baipining agreement, or any other cost 
or expense which Landlord pays or incurs to provide benefits for employees ao enaaged in the 
reasonable operation, administration. maintenance and repair of the Project and Building, lhe 
char,es of any independent conl~or who under contract with the Landlord or its 
representatives, does any of the work of operating, maintaining or repairing of the Project and 
Building, legal and accountina expenses, or any other expense or charge, whether or not 
hereinbcfore menaiancd, which. in each case, in accordance with generally accepted accoumin1 
and management pri~iples respecting similar buildings in the Kane County area would be 
considered as an expense of owning. managin1, operating, maintainina or repalrini the Project 
and Building. Operating Expenses shall not include the following; (a) depreciation; (b) interest on 
and amortization of mortgages and any recordina or mortgage tax or expense in connection 
therewith; (c) leasehold improvements (including painting) made for existing tenants of the 
building or made in order to prepare space for occupancy by a new tenant; (d) brokerage 
commissions and costs; including bul not limited to teasing costs. legal fees, consultant fees. and 
any other fees with respect to procuring tenants of the Bulldina and other tenant acquisition and 
inducement costs such as lease assumption costs, moving allowances, desian costs or any costs 
relating to any extfflSion or renegotiation of any lease for any tenant in the Building; (e) fuianclna 
costs; (f) the cost of repairs or restoration necessitated by fR or other casually or any 
condemnation;; (g) franchise taxes and income taxes of Landlord; (h) the cost of any items from 
which Landlord is reimbursed by insurance, by other tenants of the Project ( except pursuant to 
similar provisions for the payment of a proponionate share of Operating Expenses), by warranty 
or otherwise compensated; (i) the cost of any work. ot service perfonned for or made available to 
any tenant of the Project (ocher than Tenant) to a greater extent or in a more favorable maMer 
than that furnished generally, without additional expense, to the tenants and Olhc:r occupants 
(including Tenant); (j) rent under any ground. overriding and/or underlying teases; (k) the cost of 
any electric cUlffllt furnished to the Prcmise.s or any areas of the Project occupied by tenants for 
purposes other than the operation of building equipmcnl or maclunery or lighting of toilets. shaft 
ways or building machinery or fan rooms: (I) compensation paid in respect of officers and 
executives of Landlord above the level of building manager, (m) any cost stated in Operating 
Expenses representing an amount paid to a Landlord-related corporation or entity which is in 
excess of the amount which would be paid in absence of such relationship; (n) advertising and 
promotional expenses of the Project; (o) manapn& agents' fees or commissions in excess of the 
rates then customarily charged for buildina management of buildings of like class and character. 
and auditing fees, other than auditina fees in connection with the prq,aratlon of statements 
required pursuant to Additional Rent or lease escalation provisions; (p) the cost of conectina 
defects in the canstruction of the Buildings or in the Buildings' equipment, except that conditions 
(not occasioned by conslnletion or equipment defcets) resulting from ordinary war and &ear shall 
not be deemed defects for the purpose of this category, and provided further that said cost is 
capitatizable (as opposed to a repair) under accowttina principles; (q) the t:OSl of any repair made 
by Landlord to remedy damage caused by, or resulting from, the gross nealiacncc or willful act or 
omissions of Landlord. its agents. servants, contractors or employees; (r) any insurance praniwn 
to the extent &Mt Landlord i, entitled to be reimbursed therefore by Tenant punuant to this Lease 
or by any other occupant of a Building pursuant to its lease; (s) the co5' of any additions to a 
Buildina or the Project; the cost or any alterations. additional. changes, replacements, 
improvements and repairs and other items which, under generally accepted accounling and 
auditing principles consistently applied as pertainina to lhe real estate industry, are properly 
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cl&S$ified as capital cncpenditures, regardless of whether such capital repairs are covered by 
insurance; (t) legal, mariccting and other professional fees and expenses incurred in preparing, 
negotiating and executing leucs, amendments, terminations and extensions or in resolving any 
disputes with any present or prospective lenants and other occupants or enforcing lease 
obligations, including, without limitation, court costs; (u) costs Md expenses incurred by 
Landlord in connection with the transfer or disposition of the Land. Buildings, Project or any 
ground. underlying or overriding lease, including. without limitation, transfer, deed and gains 
ti11,es; (v) costs incurred to correct any misrepresentation by Landlord to ovcniding Tenant or in 
connection with any fines or penalties; and (w) all amounts received by Landlord through 
proceeds of insurance or condemnation awards to the cittent they are compensation for, or 
reimbursement of, sums previously included in Operating Expenses hereunder; (x) cost of rcpair5 
or maintenance caused or necessitated by the negligcrn:e of Landlool, ill agfflts, conuactors or 
employees; (y) costs of any code compliance work or penalties incumd as a the result of a 
violation of a legal requirement with which the Landlord is obliaated to comply; (z) the cost of 
a.ny testing. removal or remediation of any Hazardous Substance (as defined hm:in); {aa) 
Landlord•s aeneral corporate overhead and general administrative expenses; and (bb) any other 
cost or expense thal, in accordance with generally accepted accountina principles, consistently 
applied. would not normally be treated as Operating Expenses by landlords of comparable 
buildings. Notwithstanding anything to the contrary contained herein. Operating Expenses shall 
include depn:ciation, interest and other acquisition costs incurred with respect to machinery, 
equipment, systems. property. facilities, or capital improvements or repairs first made, installed in 
or upon and used in connection with the Building after the initial completion of the Project which 
arc rcqu,red under any hereafter enacted governmental laws, regulations, or ordinances and which 
were not required for the Building as of the date of this Lease, amottized over its useful life as 
dctennined by generally ae<:tpted accounting principles consistently applied as pertaining to the 
real estate industry, togdhcr with interest on the unamonized cost of such improvement (at the 
prevailing rate available to Landlord on the date the cost of such improvement was incurred). 
Further notwithstanding anything to the contrary contained herein. Landlord will nol collect or be 
entitled to collect Operating Expenses from Tenant in excess of one hundred percent (100%) of 
the Operating Expenses actually paid by Landlord in coMection with the Operation of the 
Project; and Landlord will not profit from Landlord's collection of Operating Expenses. 
Operating Expenses shall include maintenance reimbursements due the Cily of St. Charles (the 
"City") pursuant to that catain Easement and Operatins Apeemen& for The Plaza Buildina, St. 
Charles. Illinois. dated Jilly 2, 2008, recorded as Document No. 2008K056102 in the real 
property records of the County of Kane. Illinois (the .. EOA") to the extent such reimbursements 
qualify as "Operalina Expenses" hereunder. 

As to each Lease Year, that Tenant is required to pay Additional Rent Startin& with the 
Additional Rent Commencement Date, Landlord will estimate in good faith for each such Lease 
Y car the total amount of Operating Expenses and Real Estate Taxes and Tenant• s Pro Rat.a Share 
thereof. Said estimate shall be in writing and shall be delivered to Tenant within thirty (30) days 
following the commencement of each Lease Year. Tenant shall pay monthly. one twelfth of such 
estimated amount of Tenant•s Pro Rata Share of the Operating Expenses and one twelfth of 
estimated amount of Tenant's Pro Rata Share of Taxes in advance, on the first day of each month 
durina each applicable Lease Year. Tax estimates will be based assessments as fully improved. If 
said estimate is delivered to Tenant after the (U"St day of the applicable Lease Year. said amount, 
so estimated. shall be payable as Additional Rent. in equal monthly installments. in advance, on 
the first day of each month over the balance of such Lease Year, with the number of installments 
being equal to the number of full calendar months remaining in such Lease Ya.r. Additional Rent 
for the first monlh of the term or the last month of the lenn shall be prorated. tf Tenant has paid 
less than the actual amount of Operating Expenses and Taxes for any Lease Year, Tenant shatl 
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pay the balance within thirty (30) days after the receipt of such statement. If Tenant has pnid more 
than the actual amount or Operating Expenses and Taxes for any Lease Year, Landlord will 
rcntnd such excess to Tenant within thirty (30) days. Tenant or Tenant's agent may review 
Landlord's books and records relating to Operating Expenses and Taites 1t reasonable times at 
Landlord's place of business with reasonable advanced written notice. If such review shows that 
the amount of Operating Expenses and Tues were less than the amount that Landlord charged 
Tenant. Landlord will refund the excess amount to Tenant within ten ( 10) days following 
Landlord's receipt of a copy of the results of such review. If such review shows that lhe amount 
of Operating Expenses and Tax.es were mo,c that the amount that landlord cba,aed Tenant, then, 
within ten (10) days following c:ompletion of Tenant's review, Tcnonl will pay to Landlord, as 
Additional Rent, the difference. If the amount of Operating Expenses and Taxes are overstated by 
more than lS % for any Lease Year, Landlord shall pay for &he reasonable cosl of such review. In 
the event that Tenant does not commence a review of Landlord's books and records relating to 
Operating Expenses and Taxes within ninety (90) days of Tenant's receipt of actual real estate tax 
bill for applicable year Landlord's catculations shall be final and conclusive on Tenant. absent 
manifest error. 

(c) Tenant's Pro Rata Shace. For purposes of this Lease, Tenant's Pro Rata Share 
shall be the ratio that the Rentable Square Feet of Floor Area. of the Premisa bears to the total 
Rcntable Square Feet of Floor Arca of the Project expressed as a percenta1c. after the exact 
Rentable Square Feet of Floor Area is determined in accordance with subsection 4(d)) herein. 
Tenants Pro Rata Share is estimated to be 2.S30%. If the Rcntable Square Feet of Floor Alea of 
ehe Project decreases durina lhc Tenn Tenants Pro Rata Share shall be adjusted accordingly. 
Operating Expenses, Real Estate and I~ arc estimated to approximately $5.57 per 
Rentable Square Foot of Floor Alea of the Premises. 

(d) &cnl, For purposes of this Lease, "Rent" shall mean Minimum Rent. Additional 
Rent, and aU other charges, sums or amounts pennittcd to be imposed apinst Tenant as set forth 
in this Lease, includina Tax.es and Operatins Expenses. 

6. YJH,.ITIES. Landlord agrees, prior to the commencement of the Tenn, to bring at its 
sole cost and expense gas, electric, water and sewer service to lhe hcok-up point for the Premises. 
if not presently in place and to furnish a meter for each utility if nol now existm,. Dwina the 
Term of this Lease, Tenant shall at its expense arransc directly with the utility corporation 
serving the Premises for, and pay for, all elec:tricity, gas, sewer service and water furnished or 
required in the Premiaes. Municipal charges for sewerage disposal based on water consumption 
shall also be borne by Tenant to I.he ex.tent applicable only to the Premises. Landlord shall incur 
no liability whatever and the obligations of Tenant undc:r this Lease shall not be diminished or 
affected by reason of the W18Vailability, change or cessation of any utility service, provided, 
however, if cessation of utilities is due to act or omission of Landlord or as a result of Landlord's 
election to change providers as set forth in Section 7(a) below) and causes the Premises or any 
portion thereof to be untenantable as determined by Tenant usin, good faith, then all Rent and 
Additional Rent all rent and additional rent shall abate during the continuance thereof; and 
provided further that the Commencement Date shall not occur until ps. electric, water and 
service utility servi«:c becomes available. 

7. UTILITY DEREGULATION. 

(a) Landlord Controls Selection. The City of St. Charles is cUITCQtly providing 
electricity service and water for the Project. Notwithstandin& the foregoing. if permiued by law. 
Landlord shall have the right, at Landlords' sole option only if Landlord picks lhe most 
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economical deal. at any time and from time to time durin1 the Term to either contract for electric 
service and water from a new or different company or companies providing electric service and 
water or continue to contract for service from the City of St. Charles provided that such new 
electric service and water can be provided to the Premises without intemaption to the existing 
utility services. 

(b) Tenant Shall Oiv~ Landlord Accesa. Tenant shall reasonably cooperate with 
Landlord at all limes and. as reasonably necessary upon prior notice to Tenant (except in 
emergencies), shall allow Landlord. reasonable ac:cess upon 24 hours prior written notice to the 
Project's water lines, electric lines, feeders, risers, wiring, and any other machinery or service 
apparatus within the Premises. Landlord's rcprcsenlalivcs shall provide proper identification to 
Tenant and shall be accompanied at all times while on the Premises by a representative of Tenant. 

(o) PmnCtted Use. Tenant may use and occupy the Premises for the purpose of 
operating a sandwich shop (the "Permitted Use"), and for no other purpose or business except 
with the prior written consent or Landlord which may be given or withheld in Landlord1s sole 
discretion. Tenant shall not use or allow any other person or entity to use any portion of the 
Premises for the sale of pizza from a wood burning oven or as a Mexican sh down or take O\ll 
restaurant. Tenant shall not use or allow any other person or entity to use any portion of the 
Premises for the sale of: (a) whole or ground coffee beans, (b) espresso, espresso-based drinks or 
coffee-based drinks, (c) tea or tea-based drinks, (d) brewed coffee, and/or (e) blended bevenges 
or any unlawful purpose. Tenant may sell brewed coffee or brewed tea which is neither (i) 
gowmet, nor (ii) brand identified. For purposes of this Lease, .. gourmet" shall be defined as: (a) 
Arabica bean-based or (b) sourced from a gourmet coffee or lea brand such as Coffee Bean & Tea 
Leaf, Intelligentsia. PeelS, Caribou or similar branding. For purposes of th.is Lease, "brand 
identified" shall mean coffee or tea that is advertised or marketed within the applicable retail 
space using a brand name or served in a brand-identified cup. Tenant may sell pre-bottled tea or 
pre-bottled tea-based drink. Tenanl will conform to, operate in accordance with, and obey and 
perfonn any work required by all present and future laws, ordinances. rules and regulations of the 
United States and the state and city in which Premises is located, and subdivisions and agencies 
thm:of. respecting the Improvements and Premises and the use, operation and occupancy thereof. 
Tenant shall have a"c,s to, and use of, the Premises seven days each week, twenty-four (24) 
hows each day. 

(b) CompU•nsc wjtb Laws. Tenant shall not USC or occupy, nor pennit the Premises 
lo be used or occupied. nor do or pennit anything to be done in or on the Premises in a manner: 
(i) which would in any way increase the cost of or make void or voidable any insurance then in 
force with respect thereto whether carried by Landlord or Tenant, or (ii l which would make it 
impossible to obtain the insurance required to be furnished by Tenant hereunder. which would 
cause or be apt to cause structural injury to the Premises or any pan thereof, or (iii) which would 
constitute a public or private nuisance, or (iv} which would violate any or any laws, orders, acts, 
rules, regulations, ordi~es. or requirements of any aovcmmental authority having jurisdiction 
ov« the Premises and of the National Board of Fire Underwritffl or other body exercising similar 
functions. Tenant shall indemnify and hold hannless Landlord from and against all fines, 
penalties, claim or claims for damaaes of every kind and nature arisin1 out of any failure to 
comply with any such restrictive covenants, laws. orders. acts, rules, regulations, ordinances. or 
requirements. Without limidng the genera1ity or the foregoing, if any act on the Premises, or any 
act or omission of Tenant, Tenant's agents, employees or contractors shall be the reason for any 
increase in the premium rates applicable to any insurance policies canicd by Landlord, Tenant 
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shall mmburse Landlord. on demand, as additional rent, for the amount of any such increased 
rates or costs. Tenant shall. at Tenant's sole cost and expense, comply with all applicable federal. 
state, county. municipal and Jocal laws, rules, regulations, codes and ordinances and orders of all 
duly constituted govemmcncal agencies, authorities and subdivisions in any way relating to the 
Improvements, Premises or Tenant's use, operation and occupancy thereof. AU licenses. permits, 
or inspection fees required for the t-0nduct of Tenant's business and occupancy shall be obtained 
and continued by Tenant at its own cost. Tenant shall not make, or permit to be made, any 
unseemly or clistwi:ling noises, that disturb or interfere with occupants of Project, Building or 
neighboring buildings, residences or premises or those having business lherein by the use of any 
musical instrument. radio, phonographs, television, sound system(s), utilization and operation of 
gym equipment or unusual noise made in any other way. Additionally, but not by way of 
limitation. Tenant shall comply at all time with the City of St Charles Municipal Code Section 
9.24. In the event that Landlord receives any reasonable complaint rqarding a violation of 
Section 8(a), Tenant shall after notkc from Landlord immediately cease, desist or cause a 
cessation of the use which is the sootee of the complaint. within 48 hours of receivina notice fonn 
Landlord. Any violation oflhe terms and provisions of this Section 8 shall constitute an Event of 
Default. 

(c) Condauops OpeqdOJ1S. Except due to casualty damaae in accordance with 
Section J 6 or condemnation in accordance with Section 18, or as ochetWise permitted by 
Landlord in writina, Tenant shall continuously operate the Pennitled Use in all of the Premises in 
an efficient, hip class and repldable manner so u to maximize revenues and profits. Tenant shall 
not at any time vacate the Premises but shell in good faith continuously throughout the Tenn or 
the Lease conduct and operate all of the Premises for the Penniued Use. Tenant shall, except 
during reasonable periods for repalrina, cleaning, and decorating, keep the Premises open to the 
public for business with adequate penonnel in attendance on all days and durina all n::asonable 
hours in accordance with c:ustoma,y standards for lhe Permitted Use and with all applicable 
federal and state laws, rules and regulations, except to the extent Tenant may be pJ'Ohibited &om 
being open for business by applkable law, rules, regulations. ordinances or governmental 
regulations. 

(d) Go O,r;!. 1n the event Tenant fails to operate 1he Premises for the Penniued Use 
for a period of two (2) consecutive months ("Go Dark Periodn), excludin1 cessation of business 
operations due to fire or other casualty (to the extent permitted in Section 16). condemnation (to 
the extent permitted In Section 18). or weather conditions, labor disputes, and ocher events of 
Force Majeure, in addition to and without limitina Landlord's other remedies in this Lease or at 
law or equily Cor such Tenant default, Landlord shall have the option to terminate this Lease by 
delivery of written notice 10 Tenant ("Go Dark Termination Notice"), which termination shall be 
effective immediately upon receipt of the Go Dark Termination Notice by Tenant. If this Lease is 
so terminated as set forth in this Section 8(e), Tenant shall vacate the Premises and surrender the 
Premises in accordance with Section 20 of this Lease. Within ten ( I 0) days after receipt of the Go 
Dark Tennination Notice. Tenant (i) shall pay Landlord the Renl due for the unexpired portion of 
the Tenn then in force and (ii) brina current any other liabilities and obligations of Tenant under 
this Lease and (iii) shall cure any defaults under this Lease (•Stipulated Damages"); both parties 
agreeing lhal such amount is a fair and reasonable estimate of the damages and losses which 
wovtd be sustained by Landlord due to Tenant's cessation of operations in the Pn:mises. Without 
limiting the acncrality of the forcaoing, if the Lease is terminated pursuant to this Sectian 8{e). 
Tenant shall not be relieved 0£ any of its liabilities and obligations under this Lease (whether or 
not any or all of the Premises arc relct). and Tenant shall remain liable to Landlord for all 
damascs resultin, from any default by Tenant of any of its obligations pursuant to this Lease, 
includina without limitation any damage re5Ulting from the breach by Tenant of any of its 

9 



obligations to (i) pay Minimwn Rent, Additional n:nt and any other sums which Tenant is 
obligated to pay hereunder and/or (ii) to surrender the Premises in accordance with Section 20 or 
this Lease (less the amount of any Stipulated Oamaaes paid by Tenant to Landlord). 
Notwithstanding anything herein 10 the contrary Covid• 19 related shutdowl\S shall not be the 
basis for any Go Dark Termination Notice. 

9. MAINTENANCE AND REPAIRS. 

(a) L11dlord's Obligations. Exc:cpt to the extent maintained by Tenant in 
accordance with Section 9(b), but not in addition thereto. Landlord, at its sole cost and expense 
maintain and repair in ftrst-class condition, the common areas of the Project includlng. without 
limitation, the roof. load bearing walls, structural clements and founda&ion of the Buildings, alt 
plumbing, and electrical in, outside or under the Premises, all lishting fo.tures located outside of 
the Premises, walls (exterior), Ooors, windows (excluding plate glass), doors (excluding plate 
glass). and all nc:c~ repairs to every portion and element of the Project ordinary and 
extraordinary, foreseen and unforeseen. of every nature, kind and description. When used in this 
Section 9(a), "repairs" shall include alt necessary replacements. renewals, alterations, additions 
and betterments. Without limiting the generality of the foregoina, subject to including the costs 
thereof within Operating Expenses to the extent penniucd by Section .5(b), Landlord shall 
maintain (by way of periodic maintenance contracts or otherwm:), repair and replace, as 
reasonably necessary and expected for first class Project, the HV AC units and components 
thereof servicin, the common areas and the components of the sprinkler and fire protection 
systems in the common areas of the Project, All repairs made by Landlord shall be at least equal 
in quality to the original work and shall be mode by Landlord in accordance with all 
Governmental Requirements, whether heretofore or hereafter enacted. Throughout the Lease 
Tenn, Landlord, at its sole cost and expense, will promptly comply with or remove or cure any 
violation. or any portion thereof, of any Govc:mmcntal Requirements, whether present or future. 
and whether the compliance, curing or removal of any such violation and the costs ond expenses 
necessitated thereby are foreseen or unfo~ ordinary or extraordinaryt and whether or nol the 
same shall be presmtly within the contemplation of Landlord or Tenant or shalt involve any 
change of govemmenlal policy, or require stnactwal or extraordinary repairs, alterations or 
additions by Landlord and inespectivc of the costr. 1hcrcof except that any violation of any 
Governmental Requirement directly related to Tcnant•s specific use of the Premises (as 
distinguished from general office use) shalt not be Landlord's responsibility to remove or cure 
and Tenant shall take any and all action necessary 10 cure said violation at Tenant's cost and 
expense. Landlord hereby rep~ts and warrants that the Premises are in compliance with au 
Oovenunental Requirements, including environment laws, the ADA and Federal Clean Air Ac1 
Amendments of 1990 as o( the Commencement Date. Landlord represents and wanants that it is 
the owner of the Building. Landlord shall defend. protect, indemnify, and hold Tenant harmless 
against and from any and all damages, arising out of a breach of any specific wam.nty or 
representation provided in lhis Section 9 (a). 

(b) Teaaat•t Obllnttoos. To the extent not required to be maintained by Landlord 
in accordance with Section 9(a) above, Tenant, at its sole cost and expense; shall maintain repair 
and replace nonnal wear and tear excepted, in ftrst class condition. the non-structural, interior 
portions of the Premises includina all plwnbina, HV AC eq1.tipment servina the Premises. 
electrical and lighting facilities and equipment within the Premises and exclusively serving the 
premises, and shall keep lhc same in good order and condition. and shall make and pen'onn all 
routine maintenance thereof and all nC(essary repairs and replacements thereto, and shall provide 
replacement of lighting bulbs. tubes, ballasts and starters, plate glass, sprinkler heads. and provide 
for its own janitorial service. Tenant shall provide and be responsible for its own garbage and 
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1rash remova~ including but not limiled co ,:rease removal and wet garbage removal. Tenant shall 
maintain in full force and effect a service contract (or the maintenance of lhe heating, ventilation 
and air conditioning systems with an entity acceptable to Landlord. Such service contract shall 
confonn to the requirements under the warranty, if any, on said systems, including. but not 
limited to, replacement of filtm as necessary and provide (or at least quarterly inspections and 
cleflrting of the applicable units, systems and equipment. toaether with such adjustments and 
servkina as each such inspection discloses to be recommended or required. Tenant shaU detiver 
to Landlord (i) a copy of said service contract prior to the Commencement Date, and (ii) 
thereafter, a copy of a renewal or substitute service contract within thirty (30) days prior 10 the 
expiration orthe existing service contract, and (iii) upon landlord's request, a copy of the service 
log rcfiming all SCfVices perfonned under such ser¥ice contract. Landtord shall make any 
wamntics on equipment in the Premises available to Tenant if Tenant has a duty to maintain said 
equipment Pw-suant to this Section 9 (b). 

10. ALTERATIONS AND ADDITIONS. Other than the Tenant's original build out. 
Tenant shall not, without the prior written consent of Landlord. make any alterations, 
improvements or additions lo the Premises. Landlord's consent to alterations shaU not be required 
if such improvements (a) are nonstnletural in nature, {b) woutd not. affect the Project systems 
outside of the Premises, (c) would not require Tenant to obtain a bulldina permit, and (d) would 
not cost in the aa,egate in excess of Five Thousand and 00/100 Dollars ($5,000.00), provided 
that Tenant gives thirty (30) days prior written notice to landlord of such work. Landlord's 
content shall not be unreasonably withhold but the Landlord may impose reasonable conditions 
with respect thm:to, including, without limitations, req\lirin1 Tenant to furnish Landlord with 
security for the payment of all costs to be incurred in connection with such work and insurance 
apinst liabilities which may arise out or sud\ work. as dctennined by Landlord. The work 
necessary to make any alterations, improvements or additions to the Premises shall be done at 
Tenant's hiring contractors. Tenant shall promptly pay to Landlord or 10 Tenant's contracl01'S, as 
the case may be, when due, the cost of all s~h work and of all deco111ting required by reason 
thmof, and upon completion deliver lo Landlord. if payment is made directly to contractors, 
evidence of payment. contractors' affidavits and full and tinal waivers of all liens for labor, 
services or materials, and Tenant shaJI defend and hold Landloni and the Project hannles.s from 
all costs, damaaes, liens and expenses related thereto. 

All work done by Tenant or its contractors pwsuant to this Section 10 or pun.uant to 
Section 9 hereof shall be done in first-class workmanlike manner usinc only aood grades of 
materials and shall comply with an insurance requiremenls and all applicable laws and ordinances 
and rules and regulations of aovemmenlal departments or agencies. All required pennits shall be 
obtained by Tenant at Tenant's expense. 

lf Tenant desires signal communications, alann or other utility or service COMection 
installed or chanaed, the same shall be made at lhe expense of Tenant. with prior written consent 
and under direction of landlord and subject to the tenns and conditions of the first paragraph of 
this Section 10 hereof. 

All alterations, improvements, additions and wiring or cablins to the Premises, whether 
temporary or pcnnanenl in character. made or paid for by Landlord or Tenant. shall without 
compensation to Tenant become Landlord's property at the termination of this Lease by lapse of 
time or otherwise and shall, unless Landlord requests their removal in writing at lhe time 
Landlord consents to the alterations, improvements, additions, wiring or cabling (in which case 
Tenant shall remove 1he same as provided in Section 18). be relinquished to Landlord in good 
condition, ordinary wear and damage by casualty excepted. 
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No change or alteration will be undertaken until plans and specifications have been 
submitted to und approved in writing by Landlord. Tenant will pay, when due, all c:osts and 
claims for labor or materials furnished to or for Tenant at or for use in the Premises Tenant agrees 
to defend, indemnify and hold hannless landlord from and apinst any claim for death, bodily 
injury or damage to the Project related to such construction work except to the extent attributable 
to the nealigence or willful misconduct of Landlord or any of Landlord's employees, agents or 
invitees; provided, that Landlord tenders defense of any such claim to Tenant in sufficient time to 
avoid prejudice to Tenant, and Tenant shall defend the same with counsel of its own selection and 
reasonably acceptable to Landlord. Tenant shall not afftx or install any wall treatmems or wall 
coverings, of any type or nature (other than paint), within the Prcmise.s. without Landlord's prior 
written consent and that do not comply with Design Criteria as delineated in Exhibit E. 

All personal propcny not primarily a part of the Premises. including moveable partitions, 
business and trade fixtures, machinery and eqllipmcnl, communications and office equipment, 
whether or not attached to or built into the Premises, which are inslalled in the Premises by or for 
the account of Tenant and can be removed without damage to the Premises or the structural. 
mechanical or eleclrical components thereof, and all furniture, fumishin&S and other articles of 
moveable personal property owned by Tenant and located in the Premises (collcctively, "Tenant's 
Property") shall remain the property of Tenant and may be removed by Tenant or any person 
claimina by, throuah or under Tenant at any time or times during the Lease Tenn. Tenant shall 
repair and restore any damage to the Premises occasioned by the removal by Tenant or any 
person claiming by, through or under Tenant of any of Tenant's Property from the Premises. 

l J. LIENS. Tenant will not permit to be created nor to n:main outstanding any lien on the 
Premises or Project arising out of any work perfonned by Tenant or its contnctor, mechanic, 
laborer or material man. If any lien or notice of lien on account of an alleged debt of Tenant or 
any notice of contract by a party engaged by Tenant or Tenant's contractor to work in the 
Premises should be filed apinst the Pn:mtises or Project Tenant will, within sixty (60) days after 
notice of the filing thereof, cause the same to be discharaed of record by payment, deposit, bond, 
order of court of competent jurisdiction or otherwise, or Tenant may contest the same in 
accordance with applicable law provided Tenant diligently ~utes such contest to completion. 
Upon the final determination of any such contest, Tenant shall pay the amount of such lien or part 
thereof, if any, as finally detennined in such contcst, toaether with any award of costs, fees, 
including reasonable attorneys' fees. interest, penalties. fines and other liability in connection 
thetcwith. Subject to Tenant's contest rights sci forth above, if Tenant should fail to cause such 
lien or notice of lien to be discharged as aforesaid. landlord, in addition to any other riat-s or 
remedies and after sixty (60) days prior written notice to Tenant. may, but will not be obligated 
to. discharge the same by either paying the amount claimed to be due or by procuring the 
discharge of such lien by deposit or by bonding proceedings. Any amount paid by Landlord and 
all costs and expenses, including reasonable attorneys' fees. incUJTcd by Landlord in connection 
therewith. will be due and payable forthwith after demand therefore. 

12. INSURANCE. Tenant shall carry the following insurance in companies satisfactory to 
Landlord; 

(a) Comprehensive general liability insurance inchxlina }jflUQt liabitjty coyque and 
Dram Shop ccveraac durina the entire tcnn hereof covering both Tenant and Landlord as insureds 
with terms and in companies reasonably satisfactory to Landlord with limits of not less than Two 
Million Dollars ($2,000,000.00) combined single limit per occwrence for Personal Injury, Death 
and Property Damage or in suc:h other amounts as Landlord shall reasonably require. 
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(b) Insurance aaainst (a) loss or damage by fire; (b) toss or damage from such other 
risks or hazards now or hm:after embraced by an •Extended Coverage Endorsement•. including. 
but not limited lo, windstorm, hail, explosion. vandalism, riot and ei'lil commotion, damage from 
vehicles. smoke damage, water damage and debris remove~ (c) loss for flood if the Project is in a 
designated Rood or flood insurance area; (d) loss for damage by earthquake if the Project is 
located in an earthquake-prone area: and (c) Joss from so-called explosion. collapse and 
undcrpound hazards. At all times, such insurance coveraae shall be in an amount equal to one 
hundred pereent ( l 00%) of the then "full replacement cost" of the Premises. Full Replacement 
Cost shall be interpreted to mean the cost of replacina the Premises without deduction for 
depreciation or wear and tear, and it shall include a reasonable sum for architectural, engineering, 
legal, administrative and supervisory fees connected with the restoration or replacement of the 
Premises in the event of damaae thereto or dcsttuction thereof. Ir a sprinkler system shall be 
located in the Building. sprinkler leakaae insurance shall be procured. 

(c) Workers compensation insurance in the statutorily required amount. 

(d) Automobile Policy 
Non-Owned & Hired 

(S 1.000.000.00) 

(e) Three Million ($3,000,000.00) Umbrella coverage. 

Tenant shall, prior to the commencement of the Tenn {or within twenty (20) days after 
written notice from Landlord to Tenant in the case of additional coverage or increased amounts of 
coverage), furnish to Landlord certificates evidencing such coveraae, which certificates shall state 
lhat such insurance coverage may not be changed or cancelled without al least thirty (30) days' 
prior written notice to Landlord and Tenant. 

Tenant shall comply with all applicable laws and ordinances (including, but not limited co 
environmcn&al laws), all orders and decrees of court and all requirements of other govemmental 
autborily, and shall not directly or indirectly make any use of the Premises, or use, store or 
dispose of within the Premises or the Project materials, which may thereby be prohibited or not 
be approved by any appropria&e governmental agency or be dangerous to penon or property or 
which may jeopardize any insurance covengc, or may increase the cost of insurance or require 
additional insurance coverage. 

Landlord shall c:any during the Tenn: ( l) full reptaocmcat cost property insunmce 
covering the Project and (2) genml liability insurance covering the Center in such amounts 
reasonably deemed appropriate by Landlord. Tenant shall not make any use of the Premises 
which shall solely and directly cause Landlord's cost of inswance to increase or require 
additional insurance covffllge. Landlord agrees that Tenant's use of the Premises for the 
purposes set forth expressly herein shall not violate such covenant. 

If Tenant does not take out the insurance required pursuant to this Paragraph 12 or keep 
the same in full force and effect, Landlord may, but shall not be oblipted to take out tho 
necessary insurance and pay the prcmiwn therefore, and Tenant sha11 repay to Landlord, as 
Additional Rent, the amount so paid promptly upon demand. In addition. Landlord may recover 
from Tenant and Tenant agn,cs to pay, as Additional Rent, any and all reasonable expenses 
(including reasonable auomcys' fees) and damages which Landlord may sustain by reason of the 
failure to Tenant to obtain and maimain such insWWlce. it being expressly declared that the 
expenses and damages of Landlord shall not be limited to the amount of the premiums thcn:on. 
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Except for non-reportable quantities of such subscances when found in commonly used 
household cleansers, office supplies and general office equipment, in no event shaU Tenant 
pem,it in the Premises flammables such as gasoline, turpentine, kerosene, naphtha and benzene, 
or exptosivcs or any other article of intrinsically dangerous nature, and in no event shall Tenant, 
its agents. employees or invitees bring any such flammables or other atticles into the premises or 
Project. lfby reason of the failure of Tenant to comply with the provisions of this paragraph, any 
insurance coverage is jeopardized or insurance premiums are increased, Landlord shall have lhe 
option either to tenninatc this Lease or to require Tenant to make immediate payment of the 
increased insurance prcmiwn. 

Tenant shall not brina, keep discharge or release or permit to be brought, kepi discharaed 
or released, in or from the Premises any toxic or hazardous substance, material or waste or any 
other contaminant or pollutant other than non-repor1able quantities of such substances when 
found in commonly used household cleansers, office supplies and general office equipment 
(collectively, "Hazardous Materials .. ), and any Haz.-dous Materials shall be used. kept, stored 
and disposed of in stmt accordance with all applicable federal. state and local Jaws. Tenant shall 
comply with all applicable federal, state and local laws. Tenant shall comply with an applicable 
federal, state and local reporting and disctosw-e requirements. with respect to Hazaroous 
Materials. applicable to its business operations in the Premises. Upon the written request of 
Landlord, Tenant shalt provide periodic written repons of the type and quantities of any and all 
types of substances. materials, waste and contaminants (whether or not believed by Tenant to be 
Hazardous Materials) used. stored or being disposed of by Tenant in or from the Premises or 
Project. lf Landlord in aood faith determines that any or such substances create a risk to the 
health and safety of Tenant's employees and invitees or to any other tenant or invitee of the 
Project, Tenant shall, upon denw1d by Landlord., take such remedial action, at the sole cost and 
expense of Tenant (including. without limitation, removal In a safe and lawful manner of any 
Hl7.8l'dous Materials from the Premises), as Landlord deems necessary or advisable or as is 
required by applicable law. For purposes of this Lease, "Hazardous Material .. means any matter 
giving rise to liability under the Resource Conservalion and Recovery Act, 42 U.S.C. Section 
6901 ct seq., the Comprehensive Environmental Response, Compensation and Liability Act, 
U.S.C. Section 9601 el seq. (including the so-a\lled "Supert\and" amendments thereto). any other 
applicable f edend, ute or local statute, law, ordinance, rule or rqulation governing or pertaining 
to any hazardous svbslanccs, haiatdous wastes, chemicals or other materials, including, without 
limitation, asbestos, polychtorinated biphenyls, radon. petroleum and any derivative thereof or 
any common law theory based on nuisance or strict liability. Tenant a,rees to indemnify and 
hold Landlord hannless from and against any demand, liability, loss_ claim, expense, damage. 
fine. penalty, cost, causes of action or injury, including reasonable attorney fees and the cost of 
any required or necessary repair, clean-up, remediation or detoxification arising out of (i) the 
presence of any Hazardous Material brouJht. or introduced onto the Prtmi~ or Center by Tenant. 
its ascots, employees, contractors or any other person under Tenant's control, or (ii) Landlord's 
enforcement of the covenants of Tenant under this Parasraph. The forcgoins indemnification by 
Tenant shall survive the expiration or earlier tennination of this Lease. 

The insurance policies required by this Section 12 must be issued by reputable and 
independent insurers pennittcd to do business in the State of Illinois and rated in Best's Key 
Rating Ouide, or any successor thereto as havina a aencral po liq holder rating of "A·" and 
financial rating of al least "10". Each of Setler and Tenant will deliver copies of its policies or 
certificates evidencing the existence and amounts of such insurance to the other. The policies of 
insurance will not be cancelable or subject to reduction of coverage or other modification except 
after ten ( l 0) days prior written notice to Sc1ler or Tenant, as the case may be 
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I 3. WAIVER OF SUBROGATION. Notwithstanding any 01her provisions of this Lease to 
the contrary. neither Landlord nor Tenant shall be liable to the: other or lo any insurance company 
(by way of subrogation or otherwise) insuring the other party for any loss or damages to any 
Center, stnscture or other tangible property, or any resulting loss of im;ome and benefits, even 
though such loss or dama,e might have been occasioned by the negligence of such party. its 
aaencs or employees if any such loss or damaae is covered by insurance benefiting the party 
suffering such loss or damage or was required to be covered by insurance pursuant to this Lease. 
Landlord and Tenant each agrees to have all tire and extended coverage and other property 
damage insurance which it carries with respect to the Project or Premises or to the property 
localed in the Premises endorsed with a clause which reads substancially as follows: "This 
insurance shall not be invalidated should the insured waive in writing prior to a loss any or all 
rights of recovery againsl any party for loss occurring to the property described herein." 

14. INDEMNIFICATION BY TENANT. Subject to Section 13 and provided that 
Landlord notified Tenant in writing of any such third party claims within five (S) days after 
Landlord becomes aware or such claim. Tenant shall defend. protect, indemnify, and hold 
Landlord end Landlord's agents, officers. directocs, employees. and contractors hannlcss against 
and from any and all injuries, costs, expenses, liabilities, loss.es, damaacs, injunctions. suits, 
actiol\S, fines, pena1ties, and demands of any kind or nature (including reasonable attorneys' fees) 
arising in ooMection with any and all third party claims arising out of (a) injuries occuning 
within the Premises; (b) any intentkmal conduct or negligence or Tenant or Tenant's aaents. 
employees, or cot1ractors; (c) any breach or default in the pcrfonnance of any obligation on 
Tenant's part to be perfonncd under this Lease; or (d) the failure of any representation or 
warranty made by Tenant herein to be true when made. This indemnity docs not include the 
intentional or negligent acts or omissions of Landlord or its agents. officers, contractors or 
employees. This indemnity shalt survive termination of'thls Lease only as to claims arising out of 
events that occur prior lo tcnnination of this Lease. 

IS. fIBE QR CASUALTY. If the Premises or the Project (including machinery or 
equipment used in its opention) shall be damaaed by fire or other casualty and if such damage 
does not render all or a substantial portion (meanina more than 25%) of the Praniscs 
unteaantable, then Landlord shall repair and restore the same with reasonable promptncu. If any 
such damage renders all or a substantial portion of the Premises or the Project, untcnantable, 
Landlord shall wilh reasonable promptness after the occuncn<:e of such damage, but in any event 
within ninety (90) days estimate the length of time that wilt be required to substantially complete 
the repair and restoration of such damage and shall by notice advise Tenant of such estimate. 
Tenant's Rent shall be abated during the time required to complete the repair. If such estimate is 
that the amount of time required to substantially complete such repair and restoration wm exceed 
one hundred eighty (180) days from the date such damage occurred, then either Landlord or 
Tenant (but as to Tenant, only if Tenant c:annot reasonably under the then existing cireumstances 
operate its business) shatl have the right to IC1111inatc this Lease as of the date of such damage 
upon a{vina notice lo the other at any time within twenty (20) days after Landlord gives Tenant 
the notice containing said estimate (it being understood that Landlord may, if it elects to do so, 
also give such notice of tennination toaethcr with the notice containing such estimate). Unless 
this Lease is terminated as provided in the prec«ling sentence: (a) Landlord shall proceed wilh 
reasonable promptness to repair and restore the Premisesj and (b) if the repair and restoration of 
the Premises is not completed within such 180-day period, Tenant may tennlnate this Lea5e 
effective as of the date of casualty by delivering written notice to Landlord on or prior to the date 
that is 200 days after the date of the casualty. Tenant shall not have the right to tcnninate this 
Lease punuant to this Section if the damage or destNction was caused by the intentional act or 
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neglect of Tman1, ils agents or employees. 

Notwithstandina anything to the contrary herein set forth, Landlord shall have no duty 
pursuant to this Section 14 to repair or restore any portion of the allcmtions, additions or 
improvements in the Premises or the decoration lhereto except to the extent that such alterations, 
additions, improvements and decoration are (i) included within the definition of "Londlord's 
Work"; (ii) included in "Tenant's Work" and pcnnancntly aff'med lo the Premises or (iii) 
otherwise agreed upon in writing by the parties. If Tenant wants any other or additional repairs or 
restoration and if Landlord consents then::to, the same shall be done at Tenant's expense subject to 
all the provisions of Section 8 hereof. 

In the event any such damage not caused by &he intentional act or neglect of Tenant, its 
agents or servants, renders the Premises untcnantablc and if this Lease shall not be cancelled and 
tenninatcd by reason of such damage, then &he rent (including Minimum Rent and Additional 
Rent) shall abate during the period beaiMina with the date of such damage and ending with the 
date when the Premises are again rendered tenanlable. Such abatement shall be in an amount 
bearing the same ratio of the total amount of rent for such period as the untcnantable portion of 
the Premises from time to lime bears to the entire Premises. 

16. NONWAIVER. No waiver ofany provision of this Lease shalt be implied by any failure 
of Landlord to enforce any remedy on account of the violation of such provision even if such 
violation be continued or repeated subsequently. and no express waiver shall affect any provision 
other than the one specified in such waiver and that one only (or the lime and in the maMer 
specifically stated. Subject to the riahts of Landlord in Section 22, no receipt of monies by 
Landlord from Tenant after lhc termination of this Lease will in any way alter the length of the 
Tenn or of Tenant's right to possession hereunder or after the giving of any not~ shall reinstate, 
continue or extend the Term or affect any notice eiven Tenant prior to th11:1 recapt of such monies, 
it being agreed that after the service of notice or the commenecmenl of a suil or after final 
judgment for possession of the Premises. Landlord may receive and collect any rent due, and the 
payment of said rent slta11 not waive or affect said notice. suit or judgment. 

17. CONDEMNATION. 

(a) Tenplpattop of Lgst. If the whole of or any pan of the PRmiscs should be 
taken under the power of eminent domain, or conveyed undCf the threat of the exercise of said 
power (all of which are herein called ••condemnation; so as to rendet the remaining portion of 
the Premises unsuitable for the purposes intended hereby as detcnnined by Tenant, then this 
Lease will tenninatc as of the day possession shall be taken by lhc condemnina authority. 

(b) Continuation of Lem. If this Lease has not been terminated in accordance with 
Subsection (a) above, this Lease will remain in full force and effect as to the ponion of the 
Premises remaining, except that the Minimum Rent will be reduced by an amount bearing the 
same ratio of the total 8J11QUnt of rent for such period as the portion of the Premises taken bears to 
the entire Premises, and Landlord, at its sole expense and with all due diligence. shall repair, 
restore and m,uild the Premlscs to the condition uisling immediately prior to such condemnation 
in a 1oocl and workmanlike, lien free manner and in accordance with all Governmental 
llequirements. Rent shall abate equitably until Tenant reopens the entire Premises for business. 
lf Landlord and Tenant fail to agree on the Minimum Rent prior to Tenant's reopenina. then the 
fair Minimum n:ntal shall be determined by arbitration as foUows. All arbitrators appointed by or 
on behalf of either party or appointed pursuant to the provisions hereof shall be certified MAJ 
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members of the Appraisal Institute with not less than ten ( 10) years of experience in the appraisal 
of improved ~ommerclal real esiatc in the Kane County, Fox Valley Ala and be devoting 
substantially all of their time to professional appraisal work al the time of appointment and be in 
all respeccs impartial and disinterested. The party desiring such arbitration shall give written 
notice to that effed to the other porty. specifyina in such notice the name, address and 
professional qualifications of the person designated to act as arbitrator on its behalf. Within 
twenty (20) days after service of such notice, the other party shall give written notice to the party 
desiring such arbitration specifying the name, address and professional qualifications of the 
penon designated to act as arbitrator on its behalf. The two (2) arbitrators so appointed sbaU 
determine Minimum Rent Rate, considering, along with other factors deemed relevant by the 
arl>itrators, the size, location. area and nature of the improvements in the Premises, and the 
parking provided to the Premises, and each shall submit a copy of its detennination of such 
Minimum Rent Rate in writing within sixty (60) days after appointment. If the lesser of such 
appraisals when multiplied by 105% exceeds the higher of such appraisals, then the Minimum 
Rent Rate shall be the average of the two appraised values. If the lesser of such app,aisals when 
multiplied by IOSo/e does not exceed the higher of such appraisals, then the two (2) arbitrators 
shall, within five (S) days after the e,cpiration of such 60-day period, appoint a third arbitrator. 
The third arbitrator so appointed shall lndependcntly detennine the Minirnwn Rent Rate wllhin 
30 days after appointment. by submitting a copy of hls or her written detenninadon of such 
Minimum Rent kate, alona with supporting documentation to Landlord and Tenant and the other 
two arbitrators. Fo11owina such submittal, the Minimum Rent Rate shall be deemed to be the 
average of the appraisals rendered by such three arbitrators. Each party shalt pay the fees and 
expenses of the arbitrator appointed by such party and one-half(½) of the fees and C"IJCflSCS of 
the third arbit111lor. If either party fails to appoint an arbitrator or if either of the first two 
arbitrators fails to submit his or her proposal of Minimwn Rent Rate to the other party, in each 
case within the time periods set forth above, then the decision of the other party's arbitrator shall 
be considered final and binding. 

(c) AHocltfon of Awards. All damages in the event of any condemnation are to 
belong to the Landlord whether such damaaes are awarded as compensation for diminution in 
value of the leasehold or to the fee or the improvements thereupon, Tenant shall have lhe right to 
claim and recover from the condemning authority, but not from Landlotd. only such 
compensation as may be separately awarded (as part of a separate action) or recoverable by 
Tenant in Tenant's own right on account of any and all damage to any portion of Tenant's Work. 
any subsequent additions 0C' modifications thereto, Tenant's business by reason of the 
condemnation and for or on account of any cost or loss to which Tenant miaht be put in removing 
Tenant's furniture, fixtures, leasehold improvements and equipment. 

18. ASSIGNMENT AND SUBLETTING. 

(a) Tenant may not assign. mortaa&e. pledge, encumber or otherwise transfer this 
Lease, or any interest hereunder. or sublet the Premises, in whole or in part. without on each 
occasion first obtainina the prior express written consent of Landlord, whieh coment shall be in 
Landlord's sole and absolute discretion without regard to any standard of reasonableness. Any 
change in control of Tenant due to a muacr, consolidation, stock transfer or asset sale shaU be 
considered an assignment or transfer which requires Landlord's prior written consent. In making 
a dctermina&ion to grant or withhold such consent. in addition to any other relevant factors, 
landlord shall be entitled to consider the creditworthinets of the proposed assignee or sublessee, 
the nature of the use or the Premises contemplated by the proposed assiSMe or sublessce and 
whether or not the proposed use will increase wear and tear on the Premises. In addition, if the 
intended use by the proposed assip,ee or sublessee involves in any way any Hazardous 
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Substances other and if such additional Hazardous Substances create, in the judgment of Landlotd 
an increased risk of conlamination ac the Premises. Landlord shall be unconditionally entitled to 
withhold consent to the proposed assignment °' sublease. Pcnnitted subteaancs or assignees shall 
become liable directly to Landlord for all obligations of Tenant hereunder, without, however, 
relieving Tenant of any of its liability hereunder; provided, however, lhat so Iona as no Event of 
Default has occum:d and is continuing. Landlord shall not collecl any rent directly from any 
subtenant of less than the entire Premises or otherwise interfere with the exe~ise by Tenant of its 
rights as sublandlord under the sublease. No assignment, mortgaging.. sublettinc or use or 
occupancy by others shall in any way be construed to relieve Tenant from any of its liability 
hereunder to pay Minimum Rent, Additional Rent and all other sums payable by Tenant 
hereunder or to perfonn its obliptions hereunder (which shall in every instance continue as the 
liability and obligation of a principal and not o surety) or from thereafter obtaining the express 
consent of Landlord to any other or further assignment, mortgaging or subletting of this Lease. 

(b) If Tenant should desire to assign this Lease or sublet the Premises (or any part 
thereof), Tenant shall give Landlord written notice no later than ten ( 10) days in advance of the 
proposed cffcclive dale of any proposed assignment or sublease, specifying (i) the name and 
business of the proposed assignee or sublessee, (ii) a detailed description of the intended use of 
the Premises by the proposed assignee or sublessec, with particular detail regarding any 
Hazardous Substances whiclt will be used in any manner at the Premises; (iii) the amount and 
location of the space within the Premises proposed to be so subleased. (iv) the proposed effcdivc 
date and duration of the assignment or subletting, and (v) the proposed rent or consideration to be 
paid to Tenant by such assignee or sublcssec. Tenant shall promptly supply Landlord with 
financial S1atcments and other information as Landlord may request to evaluate the proposed 
assignment or sublease. 

(c) Landlord shall have a period of thiny (30) days following receipt of such notice 
and Giber infonnation requested by Landlord within which to notify Tenant in writing that 
Landlord elects: (i) to pamit Tenanc lo assign or sublet such space; or (ii) to refuse to consent to 
Tenant's assignment or subleasing of such space and to continue this Lease in full force and effect 
as to the entire Premises. Tenant agrees to reimburse Landlord for reasonable legal fees and any 
other reasonable costs incwrcd by Landlord in connection with any requC$led assignment or 
subletting. Tenant shall deliver to Landlord copies of all documents executed in coMcclion with 
any permitted assignment or subletting, whieh documents shall be in fonn and substance 
reasonably satisfactory to Landlord and which shall require such assignee to assume performance 
of all terms of this Lease on Tenant's part to be perfonned. No acceplance by Landlord of any 
rent or any other sum of money &om any assignee, sublessec or other cateaory of transferee shall 
be deemed lo constitute Landlord's consent to any assignment. sublease, or transfer. 

(d) Any attempted assigrunent or sublease by Tenant in violation of the terms and 
provisions or th.is Section 18 shalt be void and such act shall constitute an Event of Default. In no 
event shall any assignment, subletting or transfer. whether or not with Landlord's consent. relieve 
Tenant of il$ primary liability under this Lease for the entire Term, and Tenant shalt in no way be 
released from the fut! and complete performance of all the terms hereof. If Landlord takes 
possession of the Premises before the expiration of the Tenn of this lease, Landlord shall have 
the right, at its option to cake over any sublease of the Premises or any portion lhereof and such 
subtenant shall attom to Landlord. as ils landlord. under all the terms and obligations of sud\ 
sublease occurring from and after such date, but excludina previous acts, omissions, nealic~ 
or defaults of Tenant and any repair or obligation in e~ccss of available net insurance proceeds or 
condemnation award. Tenant shall reimburse Landlord for any costs incurred by Landlord in 
connection with any sublease inc:ludina any alterations to the Premises or any other portion of the 
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Property undcr1aken in consequence thereof. Notwithstanding the foregoing. Tenant may, without 
Landlord's eonsent. sublet all or any portion of the Premises or assign this Lease to the following 
(each. a "Permitted Transfer"): (a) a parent. subsidiary, affiliate. division or other emity 
controlling, conln.>llc:d by or unda- common c:ontrol wilh Tenant; (b) a suc:c:essor entity rdaled to 
Tenant by mc:racr, consolidation. reoraanization or government action. Unless released in writing, 
Personal Owuantors shall remain liable as provided under the tenns of this lease in the event of 
any assignment or sublease. 

(c) Landlord shall have the riaht to sell, transfer, assi,n. pledge, and convey all or 
any pan of the laad and the Building and all of Landlord's riahts under this Lease. In the event 
Landlord assigns or otherwise conveys its rights under this Lease, Landlord shall be entirely freed 
and released from any obligations accruing thereafter under this Lease, and Tenant agrees co look 
solely to Landlord's successor in interest for pcrfonnancc of such obligations; provided that 
Landlord shall deliver to Tenant an executed aa,eement evidencing the successor's obligation to 
be bound by this Agreement. 

(f) If Tenant transfers or assigns this t.ea,e or sublets the Premises in whole or in 
pan to any pennitted assignee or subtessee. Landlord shall be entitled to receive, as Additional 
Rent, fit\y percent SO% of any .. Rental Profit" (as hereinafter defined) received by TeaanL The 
tenn .. Rental Pn>fit" shall mean the amount. calculated on a per square foot basis and not on an 
agregate or cumulative basis. by which (i) the total rental and other consideration (of any nature 
whatsoever and however dwactcrizcd) paid or delivered to Tenant by an assignee of the interest 
of Tenant or sublesscc of all or any part of the Premises, for the pwposc: of c:ompcnsating Tenant 
directly or indirectly for the assignment or sublease, exceeds (ii) the Minimwn Rent. plus 
Additional Rent. installments paid by Tenant to Landlord purslllnl to this Lease. By way or 
example. if Landlord ,rants the fflquircd written consent to a suble.ase by Tenant of 1,000 square 
feet of the Premises and the total rental and other consideration received by Tenant for the 
sublease equals a per annum rate of $30.00 per square foot and the per annum rate per square foot 
for the Minimum Rent then payable by Tenant is S2S.00 per square foot, the Rental Profit would 
be SS.00 per square foot and Landlord would be entitled to receive such Rental Profit 
concum:ntly with receipt of each payment by lhe sublcsscc to Tenant. Landlord shall be entitled 
to receive payment of ils share of Renlal Profit as and when payments are received by Tenant. 

19. SURRENDER OF PQSSPSION. Upon the expiration or the Tenn or upon the 
termination of Tenant's right of possession. whether by lapse of time or at the option of Landlord 
as herein provided. Tenant shalt at oocc sumndcr the Premi$CS to LanclloRI in aood order, repair 
and condition. ordinary wear, landlord's obligations and damage by casualty excepted. and remove all 
of its property thcrc:&om. and if such possession is not immediately sum:ndered Landlord may 
forthwith ~er the Premises and rc:pos.ses& itself thereof and remove all persons and effects 
thenmom, usmg such legal fon:e as may be neces.sa,y, without beina deemed guilty or any manner of 
IR!SplSS, eviction or forcible ~ or detainer and without thereby ni1inquishing any right aivco to 
Landlont hereunder or by the operation of law. Wilhout limiting the generality of thc fmac,ing. 
Tenant agn,es to remove at the termination of the Tenn or of its riahl of possession the foUowina 
items of property belooaina to the Tenant: office furniture, trade fixrun:s, office equipment. 
madwldise and all other items of Tenant's property on the ~ and such alterations, 
improvemenlS, additions and wiring or cabling that Landlord requested Tenant remove in Laodkml's 
written notice to Tcnan1 at the time Landlon:l consented to such alteradons. improvcmc:nts. additions, 
wirina and cabling. Tenam shall pay to landlord upon demand the cost of rcpairin1 any damase 
caused by any such ranoval. If Terw.nt shall fail or refuse to remove any such property fiom the 
Pnmises, Tcnanl shall be conclusively presumed to have abandoned same, and title theteof shall 
thereupon pass to Landlord without any cost either by set-oft', credit. allowance or otherwise, and 
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Landlord may at its option accept the title lo such property or at Tenant's expense may (i) remove the 
same or any part in any manner chat Landlord shall choose, and (ii) store. destroy or otherwise dispose 
of lhe same. except for Tenant files, without incwring liability to Tenant or any other person. 

20. HOLDING OVER. Tenant shall pay to Landlord two hundred percent (200%) of the 
Minimum Rent set forth in Section 4 hereof and one hundred percent (100%) any appropriate 
Additional Rent then applicable (the .. Holdover Rate") f()I' each month or portion thereof for 
which Tenant shall retain possession of the Premises or any part thereof after the tennination of 
the Tenn or Tenant's right of possession. whether by lapse or time or otherwise, and also shall 
pay all direct damages sustained by Landlord on account thereof. The provisions of this 
paragraph shall not be deemed to limit any rights of Landlord. At the option of Landlord, 
expressed in a written notice to Tenant and not otherwise, such holdina over shall constitute 
either (i) a month-to-month tenancy upon the then applicable terms and conditions set forth 
herein, or (ii) a tenancy at sufferance. If no such notice is served. then a tenancy at sutTenmce 
shall be deemed caatcd at the Holdover Rate. 

21. ESTOPlEL CERTIFICATE. Tenant agrees from time to time upon not less than ten 
(10) businas days prior written request by Landlord, Tenant or Tenant's duly aulhorized 
representative having knowledge of the foUowing facts, will deliver to Landlord a statement in 
writing cenifyins (i) that this Lease is unmodified and in full force and effect (or if there have 
been modifications that lhe Lease as modified is in full force and effect); (ii) the dates lo which 
the rent and other charges have been paid; (iii) that the Landlord is not in default under any 
provision of this Lease. or, if any default. the natwe thereof in detail; and (iv) to such other 
material matters pertaining to this Lc:asc as Landlord reasonably requin:s. Landlord shall pay 
Tenant reasonable attorneys• fees and expenses if Tenant needs legal assistance to complete the 
Landlord's n:quest. 

22. &WIQRDINAIURi. Tenant hereby agrees that this Lease shall automllicaUy be subject 
and subordinate to (i) any indenture of mortpge or deed of trust that may hereafter be placed 
upon the Business Park and to all renewals, replacements and extensions thereof, and lo all 
amounts secured thereby, except to the extent that any such indenture of mongage or deed of trust 
provides otherwise. and (ii) any ground or underlying lease. Tenant shall at Landlord's request 
execute such further reasonable instruments or assurances as Landlord may reasonably deem 
ncce,sary to evidence the subordination of this Lease to 1M lien of any such indenture or 
mortgage or deed of trust or to any such ground or underlyina lease or to actcnowlqe that this 
Lease is superior to such lien, as the case may be. The foregoing subordination is conditioned 
upon Tenant's use or possession of the Premises not bein& disturbed, nor shall lts obliptions be 
enlaraed or its rights be abridged hereunder by reason or any such transaction. Landlord shall pay 
Tenant reasonable attorneys' fees and expenses if Tc:mnt needs legal assistance to complete the 
Landlord's n:qucst. 

23. CERTAIN RIGHTS RESERVED BY LANDLORD. Landlord shall have the 
following riehts, each of which Landlord may exercise without notice to Tenant and without 
liability to Tenant for damage or injury to property, person or business on a~t of the exercise 
thereof. and the exercise of any such rights shall not be deemed to constitute an eviction or 
disturbance of Tenant's use or possession of the Pn:mises and shall not give rise to any claim for 
set-off or abatement of rent or any other claim provided in each case Tenant•s access to the 
Premises or use thCfCOf is not unreasonably disturbed: 

(a) To change the street addreu upon no less than one hundred eighty (l80) days 
written notice. 
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(b) To install, affix. and maintain any and all signs on the exterior and on the interior 
of the Business Park. 

(c) To decorate or to make repairs. alterations, additions or improvements, whether 
structural or otherwise, in and about the Project, or any part thereof, and for such purposes to 
enter upon the Premises after prior notice to Tenant and if accompanied by a n:prcsenlative of 
Tenant, and durin& the continuance of any of said work. to temponuily close doors. entryways, 
public space and conidors of the Bw1dinp or Project, all without affecting any of Tenant's 
obligatio11S hereunder, so long as (i) the Premises arc: reasonably accessible. and (ii) Tenant's use 
and occupancy of the Premises are not materially adversely affected. 

(d) To furnish door keys for doors in the Premises at the commencement of the 
Lease {Master Key System). To retain at all times, and to use in appropriate: instances, keys to all 
doors within and into the Premises. Tenant agrees to purchase only from Landlord additional 
duplicate keys as required, to change no locks, and not to affix additional tocks on doons without 
the prior written consent of Landlord. Notwithstandins the provisions for Landlord's access to 
Premises, Tenant relieves the Landlord of all responsibility arising out of theft, robbery, pilferage, 
Wlless caused by the ncaHaence or willful misconduct of Landlord. its officers. agents, or 
employees. Upon the expiration of the Tenn or lessee's right to possession. Tenant shall mum 
all keys lo Landlord and shall disclose to Landlord the combination or any safes, cabinds or 
vaults left in the Premises. If Tenant chooses not to be a part oflhe Master Key System. Tenant 
must Jive a wpy of their key 10 the Landlord and pay for all costs associated with purchasina and 
installing a Knox Box per City of St. Charles rue Department Code and Regulations. 

(c) To approve the weight. size and location of safes, vaults and other heavy 
equipment and articles in and about the Premises and to n:quirc all such items and furniture and 
similar items to be moved into or out of the Premises only at such lime and in such manner as 
Landlord shall direct in writina, Tenant shall not install, operate or store any machinery, 
equipment. mechanical devices, aoods. articles or men:handise which may be dangerous to 
persons or property or which may damage or iajure the Premises. Tenant shall not install. operate 
or store any machinery, equipment, mechanical devices, goods, articles or merchandise which are 
of a nature not directly related to Tenant's otdinuy use of the Premises without the prior written 
consent of Landlord. Movements of Tenant"s property into or out of the Premise 8fe entirety at 
the risk and responsibility of Tenant and Landlord rc:scna the right to require permits bcfote 
allowina any property to be moved into or out of the Premises. 

{t) To show the Premises to prospective tenants at reasonable hours and foltowins 
reasonable prior wriucn notkc: to Tenant. which notice may be verbally given to Tenant's on-site 
employees during the last six (6) months of dte Tenn and if vacated or abandoned while the 
Tenant is in rental default beyond a11 applicable cure periods, 10 show the Premises at any time 
and to prepare the Premises for reoecupancy. 

24. RULES AND REGULATIONS. Tenant agrees £or itself, its employees. agents. clients, 
customers. invitees, visitors, and guests. to comply with the current Rules and Regulations for the 
Premises (a copy of which is attached hereto) which, from time to time. may be reasonably 
modified or supplemented by Landlord. 

2s. REMEDJU. 

(a) LANDLORD. The occurrence of any one or more of the following events shall 
constitute an "Event of Default'' of Tenant under this Lease. If default shall be made in the 
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payment of the rer1t or any installment thereof or in the payment of any other swn required to be 
paid by Tenant under this lease or under the tenns of any other aan=ement between Landlord and 
Tenant and such default shall continue for five (S) days after written notice from Lnndlord, or if 
default shall be made in the observance or perfonnance of any of the other covenants or 
conditions in this Lease which Tenant is required to observe and pcrfonn and such shall continue 
for thirty (30) days, provided that this time shall be automatically extended for up to an additional 
sixty (60) days so long as Tenant shall be diligently prosecuting the cure of said default after 
written notice to Tenant, or if a dc:faull involves a hazardous condition or an insurance obligation 
and is not cured by Tenant immediately upon written notice to Tenant, or if the interest of Tenant 
in this Lease shall be levied on under execution or other legal process, or if any voluntary petition 
in bankruptcy or for corporate reorpnization or any similar relief shall be filed by Tenant, or if 
any involuntary petition in bankruptcy shall be filed against Tenant under any fcdcnl or state 
banknlptcy or wolvency act and shall not have been dismissed within sixty (60) days from the 
filina thereof, or if a receiver shall be appointed for Tenant or any of the property of Tenant by 
any coun and such receiver shall not have been dismissed within sixty (60) days from t.he date of 
his appointment. or if Tenant shall make an assignment for the benefit of creditors, or if Tenant 
shall admit in writing Tenant's inability to meet. Tenant's debts as Chey matun:, then Landlord 
may treat the occt.UTenee of any one or more of the foregoing events as a breach of this Lease, and 
thereupon at its option may. with or without notice or demand of any kind to Tenant or any other 
pcnon. have any one or more of the following described remedies in addition to all other rights 
and remedies provided at law or in equity or elsewhere herein. If an Event of Default occurs 
Landlord shall have the rights and remedies set fonh below, which shall be distinct, separate and 
cumulative and shall not operate 10 exclude or deprive Landlord of any other riiht or remedy 
allowed it at law or in equity or elsewhere in this Leese: 

(1) Landlord may terminate this Lease by giving Tenant written notice of its 
election to do so, in which event the Tenn shall end and all right. title and interest of Tenant 
under this Lease shall expire on the dale stated in such notico; 

(2) Landlord may tcnninate Tenant's right to possess the Premises without 
terminating this Lease by giving written notice to Tenant that Tenant's right of possession sbal\ 
end on the date stated in such notice, whereupon Tenant's right to possess eU or any ponion of the 
Premises shall cease on the date stated in such notice; and 

(3) Landlord may enforce tho provisions of this Lease and may enforce and 
protect the rights of Landlord under this Lease by a suit or suits in equity or at law for the spccifac 
performan<:e of any covenant or a.:n:ement contained in Ibis Lease, and for the enfon:ancnt of 
any other appropriate or equitable remedy. ineludiag, without }imitation, injunctive relief, and for 
recovccy of atl monies due or to become due &om Tenant under any or the provisions of this 
tease. 

If Landlord terminates Tenant's right to possess the Premises without terminating this 
Lease. such termination of possession shall not release Tenant, in whole or in part. from Tenant's 
obligation to pay the Rent under this Lease for the full Term. Landlord shall have the right, from 
time to time, to recover from Tenant, and Tenant shall remain liable for, all Rent arut any other 
sums subsequently accruing as they become due under this Lease during the period from the date 
of such notice of termination of possession to the stated end of the Term. Landlord shalt 
reasonably attc:mpt to relet all or any portion of the Premises for the account of Tenant for such 
rent. for such time (which may be for a term ex.tending beyond the Term) and upon such terms as 
Landlord in Landlord's sole discretion shall determine, but Landlord shall not be required to 
accept any tenant oft'cml by Tenant or to observe any instructions given by Tenant relative to 
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such reletting. Also. in any ~ case. Landlord may make repairs, alterations and additions in or 
to the Premises to the extent reasonably necessary to relet lhc Premises, and in such regard, 
Landlord may change lhe locks to the Premises and Tenant shall, upon written demand. pay such 
cost toaether with Landlord's expenses of relettina. Landlord may collect the rents lrom any such 
relettins and apply the same first to lhe payment of the expenses of re-entry, repair and alterations 
and the expenses of reletting and second to the payment of Rent provided in this Lease to be paid 
by Tenant. and any excess or residue shall Of'Cl"81e only as an offsetting credit against the amount 
of Rent due and owing as lhc same subsequently becomes due and payable under chis Lease, bul 
the use of such offsetting credit to reduce the amount of Rent due Landlord. if any, shall not be 
deemed to aive Tenant any right, title or interest in or to such excess or ~iduc and any such 
excess or residue shall belong to Landlord sotcty; provided that in no C\lent shall Tenant be 
entitled to a credit on its indebtedness to Landlord in excess of the aggregate sum (inclLading 
Minimum Rent and Additional Rent) which should have been paid by Tenant for the period for 
which the credit to Tenant is being determined, had no Event of Default occurred. No such re­
entry, rcpcssession, repairs, alterations. additions or reletting shall be construed as an cvktion or 
ousta' of Tenant or as an election on Landlord's part to tenninatc this Lease or a written notice of 
such intention is given to Tenant. or shall operate to release Tenant, in whole or in part. &om any 
or Tenant's obligations under this Lease, and Landlord may, at any time and from time to time. 
sue and recover judgment for any deficiencies from time to time remaining after the applic:alion 
from time to lime of the proceeds of any such relcttting. 

In the event of the tenninalion of this Lease by landlord as provided for herein. Landlord 
shall be entitled to rc::cover &om Tenant all the fixed dollar amounts of Rent accnaed and unpaid for 
the period up to and includiq such termination date as well as all other additional swns payable by 
Tenant. or for which tenant is liable or in respect of which Tenant has asreed to indemnify Landlord 
under any or the provisions of this Lease, which may be then owing and unpaid. and all costs and 
expenses, including. without limitation. cawt oosts and attorneys' fees incurred by Landlord in the 
enforcement of its rishts and remedies under this Leese. and, in addilion. Landlord shall be c:alitlcd 
to recover as damages for loss of the bargain and not as a penalty (a); real estate broken' 
commissions; (b) asareaate renls at lhc same annual rate for the remainder of the Tenn as then in 
effect pursuant to the provisions or this Lease It at Landlord's option the asgregate swn which al 
the time or such termination 1epcesents the excess, if any, of the present value of the aggregate rents 
at the same annual rate for the remainder of the Tam as then in effecl pursuant to the provisiol\S of 
this Lease. over the then present value of lhe lhen aggreaatc fair rental value of the Pn:mises for the 
balance of the Tenn. such present value to be computed in each case on the basis of a 2% per year 
discount from the rapoctive dates upon which such rentals would have been payable under this 
Lease had this Lease not been terminated; and (d) any damages in addition. includina attorneys' fees 
and cowt costs, which Landlord shall have sustained by reuon of the breach of any of the 
covenants of this Lease other than for the payment of Rent. 

(b) Tenant. In the event of Landlord's default in its performance of any covc:nant or 
obligation in this Lease. Tenant shall not exercise any remedy until Tenant has aiven Landlord 
prior written notice of such act or omission and until a thirty (30) day period of time lo allow 
Landlord or the mortpaec to remedy such act or omission shall have elapsed followina the 
giving of S\lch written notice; provided however, that if such act or omission cannot, with due 
diliaence and in good faith. be remedied within such thirty (30) day period. Landlord and/or 
mortgagee shall be aUowed such furtbcr period of time as may be reasonably necessary provided 
that it shall have commenced remedying the same with due diligence and in good faith within 
said thirty (30) day period. up to a ma,dmum of sixty (60) days. Nolwilhstandina the foregoing. 
in the event Landlord', default hereunder results in an immediate threat of bodily harm to 
Tenant•s employees. agents or invites. or damage to Tenant's property, or material adverse 
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interference with or impact on Tenant's conduct of its business, Tenant may proceed to CUR the 
default without prior notice to Landlord; provided, however, that in that event Tenant shall give 
written noli« to Landlord as soon as possible upon commencement of such c111e. Nothing herein 
contained shall be construed or interpreted as requiring any mortgagee to remedy such act or 
omission. Landlord shalt reimburse Tenant for (i) any costs or expenses paid by Tenant on behalf 
of Landlord under this Section 26(B) together with interest at the Maximwn Rate of Interest, 
within fifteen (lS) days of written demand by Tenant. Landlord shall not be responsible for any 
loss of business as a result of such default under this Section 26(8). 

26. EXPENSES Of £NfQllCA1ENT. The non•prcvailing party shall pay upon demand 
all reasonable costs, charges and expenses including cowt costs and the reasonable fees of 
counsel, aaents, and others maincd incWTed in enforcing the obliaations hereunder or incurred in 
any litiaation. negotiation or transaction in which one pany causes the other, without the other's 
fault, to become involved or concerned, excluding any negotiations to extend or renew this Lease. 

21. MlSCELLAN§OJJS. 

(a) All rights and remedies of Landlord under this tease shall be cwnulative and 
none shall exclude any other ri&hts and remedies allowed by law. 

(b) All payments becoming due under this Lease and remaining unpaid for a period 
of ten (10) days after notice to Tenant will be subject lo a Two Hundred and 00/100 Dollars 
($200.00) late c:harac and shall bear interest until paid at the aMual rate of lhrec (3%) pm:ent in 
cxc:C$5 of the prime rate then announced from time to tune by Bank of America unless a lesser 
rate shall then be the maximwn rate permissible by law with respect thereto. in which event said 
lesser rate shall be charaed. 

(c) The necessary pmmatical changes requued to make the provisi.oos hereof app)y 
either to corporations or partnerships or individuals, men or women, as the case may require, shall 
in all cases be assumed as though in each case fully expressed. 

(d) Each of the provisions of this Lease shall wend to and shall. as the case may 
require, bind and inun: to the benefit not only of Landlord and of Tenant. but also of their 
respective heirs. lepl representative, successors and assigns, provided this clause shall not permit 
any 1$Signntent by Tenant contrary to the provisions of Section 19 hereof. 

(e) Exc:ept as otherwise provided, aU of the representations and obligations of 
Landlord and Tenant arc conwned herein, and no modification, waiver or amendment of this 
Lease or of any of its conditions or provisions shall be binding upon the Landlord and Tenant 
unless in writing signed by Landlord and Tenant or by their respective duly authorized aaents. 

(f) Submissions of this instrument for examination shall not bind Landklrd or Tenant 
in any manner, and no Lease or obliaation of landlord or Tenant shall arise until this instrwnell 
is signed by Landlord and Tenant and delivery is made to each. 

(a) No rights to light or air over any property, whether belonging to Landlord or any 
other person. are granted to Tenant by this Lease. 

(h) The captions of parappbs are for convenience only and shall not be deemed to 
limit. construe, affect or alter the meanina of such paragraphs. 
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(i) Landlord and Tenant represent and warrant that il is currently in good standing 
and authorized to do business in the State of Illinois, and each party covenants chat it shall remain 
so durin1 the entire Tenn. 

(j) Landlord and Tenant acknowledge their duty to e1tcrcise their rights and 
remedies hereunder and to perfonn their covenants, aarcements and obligations hereunder. 
reasonably and in good faith. (n each instance where the consent or approval or a party hereto is 
made a prerequisite to any act or decision under this Lease by the other party hereto, such consent 
or approval shaU not be unreasonably withheld, refused. delayed or conditioned, and all reasons 
for not giving such consenl or approval shall be specified in writing. unless odterwise speciftcatly 
set forth herein. 

(k) Each party and its coUNel have participeted in the drafting of this Lease; 
therefore none of the language contained in this Lease shall be presumptively construed in favor 
of or against either party. 

28. NOTICES. "Notice" means any notice. demand, request, or other communication or 
documem to be provided under this Lease. Alt notices required or pennitted hereunder shall be in 
writing and shall be served on the parties at the following address: 

lfto Landlord: First Street Development LLC 
423 South ~ Street 
St. Charles. Illinois 60174 
Attenlion: David Kcilman 
Phone: 630- 581-5S9S 
Email: dave@pcwiovest.com 

or such other person at such other address dcsianated by notice senl to Tenant and after 
occupancy of the Premises by Tenant to the address to which m1t is payable. 

With copy to 

lf to Tenant: 

With copy to: 

William F. Boehle 
Bochte. Kuzniar & Navigato. P .C. 
2580 Foxfield Road. Suite 200 
St. Charles, Illinois 60174 
Phone: 630.377• 7770 
Fa,c 630-377-3479 
Email: wboc::hte@bknlaw.com 
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Any such notices shall be either (a) sent by certified mail, n:cum receipt requested. in which case 
notice shall be deemed delivered three business clays after deposit, postage prepaid in the U.S. 
Mail, (b) sent by overnight delivery using a nationally recognized overnight courier, in which 
case it shaJt be deemed delivered one business day after deposit with sudl courier, (c) sent by 
telefax or E-mail, in which case notice shall be deemed deliven:,d upon transmission of such 
notice, or (d) sent by personal delivery. The above addresses may be chanacd by written notice 
to the other party; provided. however, that no notice of a change of address shall be effective until 
actual receipt of such notice. Copies of notices are for informational pwposcs only, and a failure 
to give or receive copies of any notice shall not be deemed a failure to give notice. Notice may 
be given by the attorneys for either party. 

29~q REAL ESTATE BROKER. 'Ale Teaanl ,e,reseaa, lhet dee lfam1rt has 4eelt ellly with 
,YAURef9 Commrn.:ial-Rwlt) in w.c:e11ia willl tbis L.tlM 1ml thtl iaaora, as the TeftHI lfflew1 
no other broker ncgoeiated this Lease or is entitled to any commission in connection herewith. 
Landlord and Tenant agree to indemnify each other against all costs, expenses. attorneys• fees or 
other liability for commission5 or other compensation or charges claimed by any broker or agent 
claiming the same by, lhrough or under the other, except for Corcoran Conunercial Real Estate 
who will be paid by Landlord. 

30. COVENANT 2E_OUIET ENJOYMENT. Landlord covenants that Tenam, on paying 
the Minimum Rent, applicable Additional Rent. charges for services and other payments herein 
reserved. and, on keeping, observing and perfonnina alt the other tenns, covenants, conditions. 
provisions and agreements hemin contained on the pan of Tenant to be kept, observed, and 
perfonncd, shall. durina the Term, peaceably and quietly have. hold and enjoy the Premises 
9'lbjcct to the tcnns. covenants, conditions, provisions, and qrecments hereof. 

31. SIGNAGE. All sianage shall require Landlord's prior written approval and consent. 
Tenant shall have the right to comtruct and install Tenant's signage in accordance with Exhibit E 
to this uase, so long as the same is approved by Landlord. Landlonl shall work toJClher and 
4:00pCtlte with Tenant to facilitate such construction and installation of Tenant's signage 
including, without limitation. joining in the execution of necessary applications. as,eemcnts, 
amendments, approvals and permits as may be necessary in ooMcction therewith and complying 
with requirements of local, state or (edera1 aovemments or any agency thereof relatina to Tenant's 
signaae, all with Landlonrs written approval and consent. 

32. W MYER OE JURY TRIAL AND COUNTERCLAIM- Tenant hereby waives trial by 
jury in any action, proceeding or counterclaim brought by Landlord on any matters whatsoever 
arising out of or in any way COMected with this Lease, the relationship of Landlord and Tenant. 
Tenant's use or any proceedinas for nonpayment of any rent. 

33. GENERAL PRQYISIQNS. 

(a) V,tidlty. Landlord and Tenant acknowledge that they were represented by counsel 
in connection with the Lease and that each of them or lhcit respective eowuel reviewed and revised 
the Lease. If any covenant, condition. provision, term or agreement of this Lease shall, to any 
extent, be held invalid or t.menforceable, the remaining covenants. conditions. provisions, terms and 
apmcnts of this Lease shall not be affected thereby, but each covenant. condition, provision, tenn 
or apecmcnt of this Lease shalt be valid and in f~ to the fullest extent pcnnitted by law. 
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(b) ~9tbority. Each of Landlord and Tenant represents and wanants to the other 
that this Lease has been duly authorized. exewted and delivered by it and that this Lease 
constitutes the valid and binding obligation of it enfon:cablc apinsl it in accordance with its 
terms. subject to applicable banl<Nptcy, insolvency and similar creditor's rights laws. 

(c) Cogstru@•• This Lease contains all agreements of the parties with respect to 
any matter mentioned herein. No prior agreement or understanding pertaining to any such matter 
will be effective. This Lease may be modified in writing only, signed by lhe panics in interest at 
the time of modificaion. The captions used herein arc for convenience only and do not limit or 
amplify the provisions hereof. The terms "Landlord" and "Tenant", as used herein, denote both 
singular and plural and all genders. 

(d) Binding Effect. The covenants and agreements contained in this Lease bind and 
inure lo the benefit of landlord, its successors and assigns. bind Tenant and its successors and 
assips and inw-c to the benefit of Tenant and its permitted successors and assigns. This Lease 
will be governed by the laws of the Stale of Illinois. 

(e) Exblbltl. The followins Exhibits refen-cd to in and attached to this Lease are 
incorporated herein in full by reference with the same force and effctt as if specitlcally set forth 
herein, and the tenns of the Exhibits wiU prevail over any conflicting or inconsistent tams in the 
body or the Lease: 

Exhibit A 
Exhibit B 
ExhibitC 
Exhibit C-l 
ExhibitD 
Exhibit E 

- LEGAL DESCRIPTION 
- SPACEPLAN 
- TENANTS WORK 
- TENANTS DRAWINGS 
• RULES AND REGULATIONS 
- PERSONAL GUARANTY 

(f) LaadloC4'• Limltg Uablllfy. Tenant qrccs to look solely to Landlord's 
interest in this Lease, the Pmnises, and alt profits, n:nts and sales proceeds arising thcreliom, 
including. without limitation. condemnation awards and insurance proceeds. for recovery of any 
monetary judpnent from Landlord, it being agreed that Landlord. so long as it owns the Premises 
(and if Landlord is a partnerahip, ill partners, whetha' general or limited. and if Landlord is a 
c:orponalion, its di~tors. officers or shareholders), shall not be personally liable for any monetary 
judgment or dcsfici~y dccn;,c or judjfflfflt apimt Landlord. Landlord may sell, transfCT or 
otherwise convey its interal in and to the Project at any tune and &om and after the date of any 
such transfer or conveyanc:e, Landlord shall be released from its obliaations hereunder that arise 
or accn1e after the date of any sucll transfer or conveyance 

(s) Good Faltb a■d falr DuHDI• wd!ord and Tenant ackoowledge their duty to 
exercise their rights and remedies hereunder and to perfonn their covenants. apcements and 
obligations hereunder, reason.ably and in aood faith. In ea.:h instance where the consent or 
approval of a pany hereto is made a prerequisite to any act or decision under th.is Lease by the 
other party hereto, such consent or approval shall not be unreasonably withheld. rcfissed, delayed 
or conditioned, and all reasons for not giving such consent or approval shall be specified in 
wriliq, unless otherwise specifically set forth hemn. 

(h) Manlpal HeadlH.1. The marginal headings and titles to the sections and 
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subsections of this Lease are not a part of this Lease and shall have no affect upon the 
construction or the interpretation of any part thereof. 

(i) Cbolfe of Law. This Lease shall be governed in accordance with the laws of the 
Stale of Ulinois and venue shall be in the stale courts having situs in Kane County, lllinois 

(j) Acceptance. The submission of this lease to Tenant does not constitute an offer 
to lease. This Lease shall become effective only upon the execution and delivery thereof by both 
Landlord and Tenant. 

34. COUNTERPARTS. This LeJSse may be executed in two or more countctparts, each of 
which shall be deemed an original, but all of which together shall constilUle one and the same 
document. 

35 MERGER Of PRIOR c\QREEMENT§. This Lease supersedes all prior agreements 
and understandings, written and oral, between the panies hereto relating lo the subject matter 
hereof. 

36. rJRSONAL GUARANTY, SECURITY DEPOSrr. SECURITY APBEEMENT 
AND FINANCING STATEMENT. 

(a) Pmppl ~m. Anthony Gargano shall execute a Personal Guarantee as 
attached hereto and made a part htnof as Exhibit E. 

(b) kurilY D91potlf. Tcrwtl hereby deposits with Landlord the sum of Two 
Thousand Seven Hundred and 00/100 DoHars ($2,700.00) hereinafter referred to as "Collateral"), 
as security for the prompt, lull and failhlul performance or alt obliptioRS of Tenant hereunder. 

(i) If Tenant fails to perform any of its obliptions hereunder, Landlord may 
use, apply or retain the whole or any part of the Collateral for the payment of (t) any sum or other 
sums of money which Tenant may not have paid when due, (ii) any swn expended which 
Landlord on Tenant's behalf in accordance with the provisions of this Lease, or (iii) any sum 
which Landlord may expend or be required to expend by reason of Tenant's default, i~ludina, 
without limitation, any damaac or deficiency in or &om the reletting of the Premises. The use, 
application or retention of the CoJlateral, or any portion thereof: by Landlord shall not prevent 
Landlord from cxercisina any other right or remedy provided by this Lease or by law (it being 
intended that Landlord shall not first be required to proceed against the Collateral) and sbatl not 
operate as a limitation on any recovery to which Landlord may otherwise be entitled. If any 
portion of the Collateral is used, applied or n:tained by Landlord for lhe purposes set forth above, 
Tenant agrees, within ten (10) days after the written demand therefore is made by Landlord, to 
deposit cash with the Landlord in an a.mount sufficient to reslorc the Collateral to its original 
amount. 

(ii) In no event shall the Collateral be deemed to bo an advance of payment 
of rent. 

(iii) Landlord shall have no obligation to pay any interest on lhe Collateral. 

(iv) In the abscoce of evidence satisfactory to Landlord of any permitted 
assignment of the right to receive the Collateral. or of the remainins balance thereof, Landlord 
may retwn the same to the original Tenant, reprdless of one or more assignments of Tenant's 
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interest in this Lease or lhc Collateral. In such event, upon the return of the Collaleral. or the 
remaining balance thereof to the original Tenant., Landlord shall be complelely relieved of 
liability under this Section 37 or otherwise with respect to the Collateral. 

(v) Tenant acknowledges that Landlord has the right to transfer its interest in 
the Land and Building and in tlus Lease and Tenant agrees that in the event of any such transfer, 
Landlord shall have the riaht to transfer the Collateral co the lransf crec. Upon the deliveey by 
Landlord to Tenant of such transferee's written aeknowlectamcnt of its receipt of such Collateral, 
Landlord shall thereby be n=lcased by Tenant from all liability or obliption for the return of such 
Collateral and Tenant agrees to look solely to such transfcn:e for the return of the Collateral. 

(vi) The Collateral shall not be mortgaged. assigned or eacwnbetcd in any 
mamer whatsoever by Tenant without the prior written consent of Landlord. 

(vii) So long as Tenant is not been otherwise in default Tenant shall have the 
right to apply the security deposit to basic rent after the end of the fifth lease year. 

(c) SecuritY lnteust. To secure lhc payment of all n:nt due and to become due 
hereunder and the faithful perfonnance of this lease by Tenant and to secure all other 
indebtedness and liabilities of Tenant to Landlord now existing or hereafter lncu.rred. Tenant 
hereby gives to Landlord an express 6rst and prior contract lien and security {merest on all 
property (including fixtures, equipment, chattels and men:handise) which may be placed in the 
Leased Premises, and also upon all proceeds of any insurance which may accn.te to Tenant by 
reason of destruction of or damage to any such property and also upon aU of Tenant's interest as 
lessee and riahts and options lo purchase fixtures, equipment and chands placed in the Leased 
Premises ( in case of fuc.tures, equipment and chattels leased to Tenant which arc placed in the 
Leased Premises). All exemption laws are hereby waived in favor of such lien and security 
interest and in favor of Landlord•s statutory lien. This lien and security interest is aiven in 
addition to the Landlord's statutory lien and shall be cumulative thereto. This lien and security 
intcte1t may be foreclosed in accordance with the provisions of the Illinois Commercial Code. 
Contemporaneously with the e1ecution of this Lease (and if requested hereafter by Landlord), 
Landlord shall file a Unifonn Commercial Code Financing Statement in sufficient fonn so that 
when property filed, the security interest hereby given shall thereupon be perfec:ted. If requested 
hereafter by Landlord, Tenant ahall also execute and deliver to Landlord a Unifomt Commercial 
C<>de Financing Statement change instrument in sufficient fonn to reRect any proper amendmcat 
of, modification in or e>c.tension of the aforesaid contract lien and security interest hereby granted. 
Landlord shall, in addition to all of its rights hereunder, also have all of the riahts and remedies of 
a secured party under the Unifonn Commercial Code as enacted in the State of Illinois. 

37. f2,Bg; MAJEURE. In the event that Landlord or Tenant shall be delayed or 
hindered in or prevented from the pcrformaMC of any covenant, agreement, work. service. or 
other ~t required under this Lease to be pcrfonncd (a "Required Act"), and such delay or 
hindrance is due to causes entirely beyond its control such as riots, insum:ctions, martial law, 
civil commotion, war, fu-e, flood. earthquake, or other casuahy or acts of God, labor, material or 
supply unavailability {"Force Majewe Event.,), then lhe performance of such Required Act sba1l 
be excused for the period of delay, and the time period for performance of the Required Act shall 
be extended by the same number of days in the period of delay. For purposes of this Lease, the 
financial inability of Landlord to perform any Required Act. including (without limitation) failure 
to obtain adequate or other financing shalt not be deemed to constitute a Force M~wre Event. tf 
abnormal advenc weather conditions are the basis for a claim for an extension of time due to a 
Fon:e Majeure Event. the written notice shall be accompanied by data substantiatina (i) that lhc 
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weather conditions were abnormal for the time and could not have been reasonably anticipated 
and (ii) that 1he wcalhel' conditions complained of had a significant adverse effect on the 
pcrfonnancc of a Required Act. To establish the extent of any delay to the performance of a 
Required Act due to abnonnal adverse weather. a comparison will be made of the weaaher for the 
time of pedonnance of the Required Act with the average of the p~edins ten (10) years climatic 
range based on the National Weather Service statistics for the nearest weather reporting station to 
the Premises. No extension of time for or excuse for a delay in the perfonnance of a Required Act 
will be granted for rain, snow. wind, cold temperatures, flood or other natural phalomena of 
normal intensity for the locality where the Premises are located. Notwithstanding anythin; herein 
co the contrary "Slay at Home", "Executive Orders .. or other such restriction(s) imposed by the 
United States government or the State of ltlinois or local county or municipal authorities arising 
from or mated to pandemics. including but not limited 10 COVID• 19, shall not be Force Majeurc 
Events and no Fon::e Majeure Event shall excuse payment of any financial obligation of Tenant 
pursuant to the terms of trus Lease, including but not limited to the payment of Rent. 

38. OFAC. Tenant represents and wammts to Landlord that neither Tenant nor any 
affiliate or n:prcsentadve of Tenant (i) is listed on the Specially Designated Nationals and 
Blocked Persons List maintained by lhc Office of Foreip Asset Control, Department of the 
Treasu,y ("OFAC, pursuant to Executive Order nwnber 13224, 66 Federal Register 49079 
(September 25. 2001) (the "Order"); (il) is listed on any other list of terrorists or terrorist 
organizations maintained pursuant to the Order, the rules and regulations of the OFAC or any 
other applicable requirements contained in any enabling legislation or other executive orders in 
respect of the Order (the Order and such other rotes. regulations, legislation or orders are 
collectively called the "Orders"); (iii) is engaged in activities prohibited in the Orders; or (iv) 
has been convicted, pleaded nolo contenderc, indicted. arraianed or detained on charges involving 
money laundering or predicate crimes to money laundering. In the event any of the 
representations in this Section arc determined to be false now or at any time during the Lease 
Term. Tenant shall be deemed to have committed an incurable default, entitling Landlord, In 
addition to all other remedies at law or in equity. to tenninatc this Lease on five (5) days written 
notice to Tenant. 

39. ELECTRONIC DELIVERY; COUNTERPARTS. This Agreement and any signed 
agreement or instnament entered into in connection with this Aarcemcnt. and any amendments 
hereto or thereto. may be executed in one or more counterparts. all of which shall constitute one 
and the same instrument. A:ny such cowilctpart. to the extent delivered by means of a facsimile 
machine or by .pdf •• tif. .gif, .peg or similar attachment to electronic mail (any such delivery, an 
"Electronic Delivery .. ) shall be treat--ed in all manner and respects u an original executed 
counterpart and shall be considered to have the same binding legal effect as if it were the original 
signed version thereof delivered in person. At the request of any party hereto, each other party 
hereto or thereto shall rc-e1tccute the original form of this Agreement and deliver such fonn to all 
oaher parties. No party hereto shall raise the use of Electronic Delivery to deliver a signature or 
the fact that any signature or apccment or instnuncnt was tnmsmitted or communicated through 
the use of Electronic Delivery as a defense lo lhe formation of a contract and each such party 
forever waives any such defense, except to the ex-tent such defense relates to lack of authenticity. 

/Signature Poia to Follow} 
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LANDLORD: 

FIRST STREET DEVELOPMENT. LLC 
an Illinois limited liability company 

TENANT: 
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PHIBJI6 

LEGAL DESCRIPTION 

Lot One 

ntAT PART OF LOT mkEE (N me AMENDED PHASE n FIRST STR.EET 
REDEVELOPMENT SUBDIVISION OF PART OF lllE EAST OF 1llE SOUTHWEST 
QUARTER OP SECTION TWENTY-SEVEN ANO 1llE EAST HALF OF TI-IE NORTHWEST 
QUARTER OF SECllON THIRTY-FOUR. TOWNSHIP FORTY NORTH, RANGE EIGHT 
EAST OF nlE THIRD PRINCIPAL MERIDIAN, LYING ABOVE A VERTICAL PLANE OF 
689.86 FT. AND BELOW A VERTICAL PLANE OF 707.66 FT. BOUNDED AND 
DESCRlBEO AS FOLLOWS: COMMENCING AT THE NORTHEASTERLY CORNER OF 
SAID LOT TIIR.EE; ntENCE SOUTII 11 DEGREES 54 MINtJTES 23 SECONDS EAST 
BEING AN ASSUMED BEAR.ING ON THE EASTERLY LINE OF SAID LOT THREE. A 
DISTANCE Of 142.67 FT. TO THE POINT OF BEGINNING; llfENCE CONTINUlNG 
SOUlll 11 DEGREES 54 MINUTES 23 SECONDS EAST A DISTANCE OF 238.72 FT. TO A 
POINT OF CURVE; THENCE SOUTHWESTERLY 44.24 FT. ALONG AN ARC CONCAVED 
TO THE SOU111EAST HA VINO A RADIUS OF 28.00 FT., wrrn A CHORD BEARING OF 
SOUTH 33 DEGREES 21 MINUTES 37 SECONDS WEST, AND A CHORD DISTANCE OF 
39.78 FT.; lllENCE soum 78 DEGREES 37 MINUTES 37 SECONDS WEST A DISTANCE 
OF 26.24 FT.; THENCE NORm I! DEGREES 54 MfNUTES 48 SECONDS WEST A 
DISTANCE OF 33.22 FT.; THENCE SOt.T™ 78 DEGREES OS MINUTES 12 SECONDS 
WEST A DISTANCE OF 0.67 FT.; THENCE NORTH 11 DEGREES $4 MINUTES 48 
SECONDS WEST A DISTANCE OF 233.25 FT.; TIIENCE NORTII 78 DEGREES OS 
MCNUTES 12 SECONDS EAST A DISTANCE OF SS.20 Fr. TO nlB POINT OF 
BEGINNING ALL IN KANE COUN'IY, ILLINOIS. INCLUDING THAT PART OF LOT 
THREE DESCRIBED ABOVE LYING BELOW THE VERTICAL PLANE OF 689.76 

ll·~~ Initials:~ 
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UQIBIJB 
SPACE PLAN 
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t. QF.NERALL)'. 

EXHIBITC 

TENANT'~ :WORK 

(a) Tenant will be responsible for providing all finish work within the exterior walls 
of the Premises. Accordingly. the .. Tenant•, Work" includes all work of Tenant to prepare the 
Premises for occupancy by Tenant. 

(b) Tenant is responsible for letting contracts relatina to the constJUction and 
installation of Tenant's Work, supervision and completion of Tenant's Wortc and payment 
therefore, procurement of all permits and permissions related to Tenant"s Work, compliance with 
Oovemmemal Requirements and payment of all fees and charges i.nwrred in connection 
therewith. Landlord shalt reasonably cooperate in connection with Tenant's Wortc. 

(c) Tenant shall impose and enforce all tCffl\S hereof on any architect, engineer, 
designer, contractor and wortcmen engaged by Tenant. its contractors and subcontractors. 

2. TENANT'S DRAWINGS. 

(a) Prior to commencina any of Tenant's Work. Tenant shall prepare and furnish to 
Landlord, at Tenant's c:ost and expense, in comptianee with Governmental Rcquimncnts, a 
complete set of working drawina, ("Tenant's Drawings; covering Tenant's Work. Tenant's 
Drawings shall be certified (sealed) by an .-chitcct duly registered in the State of Illinois. 

(b) After Tenant submits Tcnant•s Drawinp to landlord. Landlord shall have ten 
(lO) days to approve or disapprove Tenant•s Drawings. which approval shall not be unre.sonably 
withheld. conditioned or delayed. and in the event Landlord does not approve the same. Landlord 
shall advise Tenant of Landtord's comments to Tenant's Orawinas. Failure by Landlord to 
approve or disapprove Tenant•s Drawings within the time limits prescrib~ herein shall constitute 
an approval by Landlord. In the event Landlord disapproves Tenant's Drawings, Tenant shall 
incorporate Landlord's comments into Tenant•s Drawings and raubmil the same to Landlord 
within five (5) days followinJ Tcnant•s receipt of Landlord's conuncnts thereto. following 
Landlord's receipt of the revised Tenant', Drawings, Landlord shall have ten (10) days to approve 
or disapprove the revised Tenant's Drawings. which approval shall not be unreasonably withheld. 
conditioned or delayed. In the event Landlord does not approve the same. the procedures set 
forth herein shall be followed until such time as Landlord has approved the revised Tenant's 
Drawings. Tenant's Drawings shall be approved by Landlord and Tenant by affixing them,n the 
signatwe or initials of an authorized officer or emplcyee as each of their respective par1ies hereto 
and shall be incorporated by reference as Exhibit C-1. The signature of an authorized officer or 
employee shaU be deemed conclusive evidence of the approvat indicated by such signature. 
Landlon:I and Tenant agree to appoint competent personnel to work with the other party in the 
preparation of TcnaRt's Drawings. 

34 



(c) In the event Tenant desires to modify or change Tenant's Drawing.9 after the 
same have been approved in the manner provided above, and such modification or change would 
constitute a major scope revision, Tenant shalt submit such modification or change 10 Landlord 
for review and consideration and the procedures govcming approval of Tenant•s Drawinas shall 
apply to any such modification or change except that Landlord shall have five (S) days to approve 
or disapprove any such modification or change. 

3. TENANT'S WORK. 

(1) At its own expense, Tenant shall provide all desip. en,ineering, plans, 
specifications, drawings, pennits, fees, work. labor, skill and equipment required to complete the 
Premises for occuparu:y, and shaU construct Tenant's Work in accorda.nce with Tenant's 
Drawings. approved in lhe manner set forth herein. 

(b) No construction work shall be undertaken or commenced by Tenant until: (i) 
Tenanl's Drawings have been submitted 10 and approved by Landlord as aforesaid; and (ii) all 
necessary building permits and required insurance covera1e have been secured and certificates of 
insurance dclivcted to Landlord. 

(c) Tenant shall proceed with iti work expeditiously, continuously, and efficiently. 

(d) Tcnant•s Drawings and the improvements contemplated thereby shall be in 
compliance with Governmental Requirements and in accordance with good engineerina and 
arc:bitectural practice. 

4. It;~s ACCESS [OR COMPLETION Of TENANJ»S WORK. 

(a) Tenant and ilS an::hitccts, designm. enafnecrs. conlractors and workmen 
employed by Tenant shall have K"8S 10 and non-e,cclusive use of the Premises to perfonn 
Tenant's Work and such other work approved by Landlord as Tenant may desire. All contractors 
and sub«mtractors enaaaed by Tenant shalt be experienced in constNCtion of improvements of 
chc type and character contemplated by Tenant's Drawings and shall be bondabte and licensed 
contractors. 

(b) Landlord and Tenant shall reasonab!y cooperate with each other to coonlinalc 
performance of Tenant•s Work and Tenant's constn1etion operations at lhc Pmnises including 
taking such action& as may be reasonably required to accommodate each party's critical path 
constnJction schedule. Tenant shall at an times keep the Premises and adjacent areas free from 
accwnulatlons of waste material or rubbish caused by ilS suppliers. contractors or workmen. 
Upon completion ofTeaant•s Work. Tenant shall notify Landlord thal Tcnanl's Work has been 
completed and is available for inspection for confonnance with the approved Tmant's Drawings. 

5. INSURANCE; PAYMENT DOCUMENTATION. 

(a) Prior to commencement of Tenant's Work. Tenant shall obtain. at its sole 
expense. and maintain durina the perfonnancc of Tenant's Work. the following insurance 
coverage: 
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(i) Workers' compensation insurance covering all persons directly 
employed by Tenant in connection with Tenant's Work and with respect to which dcalh or injury 
claims could be asserted against Tenant, Landlord, the Premises or any interest therein. wkh 
limits not less than as requiRd by statute, together with employcr•s liability covetagc with limits 
of not less than $2S0,000.00 per occurrence; 

(ii) Comprehensive geneml liability insurance with a combined single limit 
of not less than $2,000,000.00 on an OCC\Jrrence basis, which policy(ics) shall: (a) name Land!ord 
as an additional insured; (b) be written by insurance: companies licensed to do business in the 
State or Illinois; (c} provide dw such policy(ies) may not be canceled by the insurer without 
giving landlord at lean 30 days' prior written notice; (d) protect and insure Landlord on 8¢CO\lftl 

of any loss or damage arising from injwy or death to persons or damlic or destruction to 
property caused by any act or omission of Tenant, or its respective agents, employees, licensees, 
invitees or contractors on any portion of the Premises; and (c) include contractual liability 
coverage insuring Tenant's indemnity obligations provided for herein; and 

(iii) All Risk Builders Risk insurance. 

(b) Tenant shall defend, indemnify and hold hannless Landlord from and against any 
claim ror death, bodily injury or damage co the Premises related to lhe construction of Tenant's 
Wodt, provided Landlord tenders defense of any such claim to Tenant in sufficient time to avoid 
prejudice to Tenant, and Tenant shall defend the same with counsel of its own selection and 
reasonably acceptable to Landlord. 

6. MECHANIC,S LIEN. Tenant shall not suffer or permit any mccharuc's lien or other 
lien to be ftled against the Premises, or any portion thereof, by reason of Tenant's Work. If any 
such mechanic's lien or other lien shall at any time be filed against the Premises, or any portion 
thereof, Tenant shall cause the same to be discharged of record within 30 days after the date 
Tenant receives notice of the filina of the same, or Tenant may contest such lien ~laim in 
accordance with applicable law provided Tenant diligc:n1ty prosecutes such contest to completion. 
Upon the final determination of any such contest, Tenant shall pay the amount of such lien er part 
thereof, if any, as finally dctcnnined in such contest, toactber with any costs, Cea, including 
reasonable attorneys' fees, interest.. penalties. fines and other liability in connection therewith. 
Subject to Tenant's foregoing contest right. if Tenant shall fail co discharge such mechanic's lien 
or liens or other lien as aforaald, then. in addition to any other riaht or remedy of Landlord, after 
30 days' prior written notice to Tenant. Landlord may. but shall not be obligated to, discharge the 
same in any manner as is now or may in the future be provided by present or future law for the 
discharge of such lien as a lien li•inst che Premises, or any portion thereof. Any amount paid by 
Landlord. together with an costs. fees and expemes in connection therewith (includina reasonable 
auomeys• fees of Landlord). shall be repaid by Tenant to Landlord on demand by Landlord and if 
unpaid may be treated as Additional Rent. 

Initials:~ 
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EXHIBITC•l 

TENANT'S ORA WINGS 
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EXHIBITD 
THE PLAZA BUILDING 

RULES AND REGULATIONS 

1. Vestibules. halls, stairways, elevators, and other common aras and facilities ofa 
similar nature must remain unobstructed. and will be used only for nonnal transit. 

2. Common area lobbies, vestibules, hallways. stairways, elevators, and other 
common areas and faci!ities or a similar nature will not be used for storage or placement of any 
fumit~. packages, or objects of any kind. 

3. Children will not be pennitted to loiter or play in the lobbies. vestibules, 
hallways, stairways, elevators. and other common areas and facilities or a similar nat~. 

4. Hanging, cteanina. or beating garments, Ngs, or the like &om or on the windows. 
tenaces. or facades of the building, or in lobbies. vcsdbulcs, hallways, stairways, or other 
c:ommon areas of a similar nature, is prohibited. 

S. Throwing prbage or trash oul.Side disposal installations provided for these 
purposes is prohibited. 

6. Tenants will RlqUirc their trades people to use elevators when lransportin& 
packages, merchandise or other objects in a maMer that does not advenely affect the comfort and 
well-being of passenaets in elevators devoted to the transportation of owners, occupants, and 
guests. 

7. All damaae to common areas caused by the moving or carrying of articles will be 
lhe responsibility of, and will be paid for by the tenant or pcrson in charge of the articles. 

8. No tenant, oocupant. or licensee will post his or her name or any other notice in 
any lobby, vestibule, hallway, stairway or other building area except in places provided for this 
purpose. 

9. Units will be occupied and used by respective tenants only as provided in their 
leue. 

10. Tenants will exercise extreme care about making noi~ or playinJ music that may 
disturb other occupants. 

1 t • No animals bred, raised or kept in any office unit for any purpose. 

12. Tenants will not cake or cause to be taken within their wuts any action which 
would jeopardize the soundness or safety of any pan of the Project or impair any easement or 
right appunenant or affect the common clements without the unanimous consent of all unit 
owners who miaht be affected. 

13. Tenants will not pennit anythina to be done or kept in their unilS that woutd 
increase the rate of fire insurance on their unit or on the Project as a whole. 

Initials:~ 
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14. No lessee or licensee will ins&aU wiring for elec:lrical or telephone installation. 
television antenna. machines or air conditionina units or the like on the exterior of the project 
which protrude through the walls or the rooC of the project except as authorized by the Landlord 
or as provided in Design and Sign Criteria attadacd to tease as ., Exhibit E. 

lS. Draperies. shades, awning$, curtains or the like other than those approved by the 
Landlord and as provided in Design and Sisn Criteria attached to lease as an Exhibit E. will not 
be used, and no sips of any kind will be placed in or on windows, doors, ternces, facades, or 
other exterior surfaces of the buildin1 except as provided in Design and Sign Criteria attached lo 
lease as an Exhibit E and approved by Landlord. 

16. Water wilt not be kept running for an unreasonable and wmecessary length of 
time. 

17. Each Tenant will promptly perfonn all maintenance and repair wort within his or 
her unit that, if omitted. would affect any common areas, any portion of the property leased or 
belone{ng to olhen or the building as a whole. Each tenant will be responsible for all damaaes 
and liabilities that any failure to maintain or repair may cause. 

18. No immoral, improper, off'ensivc. or unlawful use wilt be mado of unit or any 
part of it, and each tenant will, at his or her own expense, comply wilh all city, state, and fcdcnl 
laws. slalutes. ordinances, regulations, orders. or requirements afl'ecting his or her unit. 

19. Each Tenant will provide the managing agent with any key or keys necessary to 
pin access to lessed unit. and no tenant shall alter any hx:k or iMall any new lock on any door 
providina access to his or her unit withou& manaains agcnt•s or Landlord's prior written consent. 

20. There shall no smoking in the buildin,, including but not lbnhed to apartments. 
hallways. stairwells entrance ways and lobbies. This restriction shall apply to tenants and tenant's 
invitees and guests .Smoking means the bumina, inhaling or exhaling of any lipted pipe. ciaar, 
ciprette, hookah. weed, herbs, tobacco or any other liahted smokins equipment 

Landlord reserves the riaht to amend, repeal or add to these rules and regulations as may 
be deemed necessary for the safe and efficient maintenance of the buildlna and for the comfort 
and ~nvenience or Its occupants. 
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EXHffllTE 

PERSONAL GUARANTY 

TI-11S GUARANTY OF LEASE ("Guaranty'') is made as of the _ day of September 
2020, by Anthony Oarpno ("Guarantor"), in favor of First Street Development. LLC. an lllinois 
limited liability company ("Landlord .. ). 

I. In consideration of and to induce the execution and delivery of that certain Plaza 
Center Lease (the "b!:H!s") to be entered into on or about September ,2020 by and between 
Landlord and Anthony Oarpno ( .. Ian!"). for a cer1ain premises more particularly described in 
thcLease, 

Guarantors: 

(a) Guarantor unconditionally auarantces to Landlonl the full, faithful and 
punctual payment, perfonnance, fulfillment and observance of the obligations and liabilities of 
Tenant under the Lease (collcciivdy the "Guaranteed Obliptiqns"); 

(b) Guarantor waives notice of and consents to any and all amendments, 
modifications, exteftSions and renewals of the Lease any and atl assignments, transfers, subleases, 
and other action that may be penniued thereunder by Tenant or Landlord, any and an other 
amendments, modifications, extensions, and renewals, any and all other advances. elteasions, 
settlements, compromises, favors and indulgences, any and all other receipts, substitutions, 
additions and releases of persons primarily or secondarily liable now or in the future, any and aU 
accq,tanccs by Landlord of negotiable instruments, commercial paper and other psopcny, and 
asn,es that none of the foregoing. should thcte be any. shall discharge or affect in any way the 
liability of the undersigned hereunder; 

(c) Guarantor agrees that all rights and remedies or Landlord under the 
Lease and this Guaranty shall survive and not be affected by any discharge. moratorium or other 
relief arantc:d any person primarily or secondarily liable in any proceedins under federal or state 
law relating to bankruptcy. insolvency or the relief or rehabilitation of debtors, or any 
disafflnnancc or rejection of the Lease in such procc:cdiugs, and any consent by Landlord to, or 
panicipation by Landlord in the proceeds or. any assignment. trust or mortgage for the benefit of 
creditors, or any composition or arrangement of debts, may be made without the undersigned 
being discharged or affected in any way thereby; 

(d) Guarantor waives any right to require marshatlna or exhaustion of any 
right or remedy against any person, collateral or olher property; 

(e) Guarantor waives presentment. demand, protest and notice of default, 
nonpayment and protest and alt demands, notices and suretyship defenses aencrally; 

(t) Guarantor agrees that if Tenant shall be in default under the Lease 
beyond an.y applicable cure period, Landlord may have and maintain an action upon this 
Guaranty apinst any Ouanntor. and in like manner may have and maintain successive actions 



(a) Upon lhis Guaranty for each and every other such default; Guarantor 
expressly agrees that his obligations hereunder shall not be exhausted by any such action or by 
any number of such successive actions until and unless each of the Guaranteed Obligations shall 
have been fully performed; 

(h) Guarantor agrees that Landlord may proceed apfnst any Guarantor 
under this Guaranty without initiatina or exhausting any remedy against the Tenant. and may 
proceed apinst Tenant or Guarantor under the Lease separatdy or concuneotly. 

(i) Guarantor aarccs that lhat this Guaranty shall be continuing; 

(j) Guarantor agrees that Landlord shall not be required to pursue any 
remedies that ii may havo against Tenant or pwwe any security or other parties as a condition to 
the enforcement of th.is Guaranty; 

(k) Guarantor agrees that any Guarantor may be joined in any action against 
Tenant or any other guarantor of the Lease and that recovery may be had apinsl any Guarantor in 
such action, or in any independent action against the Guarantor; 

(1) Guarantor agrees that this Ouaranly shall not in any way be affected or 
impaired by reason of Landlord asserting against Tenant any rights or remedies reserved to 
Landlord pursuant to the Lease. or available at law or in equity, includins any termination of the 
Lease or n:-enuy into the Premises. Guarantor agrees that Landlord may proccc:d agaimt any 
Guanurtors under this Guaranty without initiatina or cwusting any remedy against the Tenant. 
and may proceed apinst Tenant or Ouarantor under the Lease separatdy or concurrently 

(m) Guarantor agrees that if at any time payment of any of Tenant's 
obligations under the Lease is rescinded or must be othcrwilc restored or rclumed upon the 
insolvency, bankruptcy or reorganization of Tenant or any other guarantor of the Lease. the 
obligations of the Guarantor with respect to such payment shall be reinstated at such time as 
though such payment had not been made; 

(n) Guarantor agrees that durina the term of this Guaranty until all 
Guaranteed Obliptions are fully paid and satisfied. no Guarantor. (a) shalt have a riaht of 
subroptioa apinst Tenant by n:ason of a Guarantor's performance under this Guaranty; (b) 
waive any right to enforce any remedy which Guarantor now has or may hereafter have against 
Tenant by reason of Guarantor's performance under this Ouaranly. 

2. The tcnns of this Guaranty sbaU not be modified, discharged, waived or 
terminated except by an agreement in writing siped by Guarantors and Landlord. 

3. This Guaranty shalt bind each Ouarantor and their successors. assigns. hei.rs, 
legatees, devisces, administrators and exceutors. This Guaranty may be &ecty assianed, 
tramferred or hypolhecated by Landlord and sha!t run in favor and inure to the benefit of 
Landlord, its successors and assigns, and each subsequent holder of Landlord's inte:rest under the 
Lease. References to the tenn .. Tenant" shalt be deemed to include Tenant's successors and 
assia;ns. 

btitial~~ 
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4. This Guaranty shall be aovcmed by and construed in accordance with Jllinois 
law. Guarantor agrees to be subject to the jurisdiction of the courts of lllinois, to accept service 
of process in any action brou,ht in Illinois, and the Ouansntor waives any objection to personal 
jurisdiction in such action. 

S. Notices to Guarantor sholl be sent to: 

Any such notices shall be either (a) sent by certified mail. retwn receipt requested. in 
which case notice shall be deemed detivcmt three business days after deposit, postage prepaid in 
the U.S. Mail. (b) sent by overnight delivery using a nationally recogru7.Cd overnight courier, in 
which case it shall be deemed delivered one business day after deposit with such courier, (c) sent 
by telefax or E-mail, in which case notice shall be deemed delivered upon transmiSSH)n or such 
notice, or (d) sent by personal delivery. The above addresses may be changed by written notice 
to the other party; provided. however, tbat no notice of a change of address shatl be effective until 
actual receipt of such notice. Copies of notices are for informational purposes only, and a failure 
to give or receive copies of any notice shall not be deemed a failure to give notice. Notice may 
be given by the Attorneys for either party 

6. Guarantor represents and wanants he has the legal right and capacity to cxea1tc 
this Guaranty. 

7. Capitalized terms used herein unless otherwise defined in this Guaranty shall 
have the meaning given in the Lease. 

8. This Ouaranty shall otherwise tenninatc after the third full year of the Initial 
Lease Tenn provided that Tenant faithfully and fuUy performs all of its obliptions under lhc 
lease including the payment of Rent in a timely manner. 

WITNESS WHEREOF, Guarantor has executed this Ouaranty as of the day and 
year first above written. 

oucI~ 
Anthony Garaano. Individually 
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TEMPORARY BASSET CARD 
This document certifies that 

JESSICA EVANS 
-- - -- -····--····· !"' ,;•+ T •i·· •c-· -~ -, •••··.•r •• • • • ••• --.. , ..... ;,--·, , • •••• ••••••• •••••. 

has successfully completed the BASSET On The Fly 
ON-PREMlSE BASSET certification course 

CERTIFICATE #/STtlDENT ID: __________ ~-?~~~-- _____ _ 
_ ,/#~_ ISSUEDATE: 11/18/2022 

'1'£11 llCC Nil.£$. 1llS ttMPOll,l,IIY WSff c:ANIIS WAUD 1113> DAYS 
BUSTIN MEVERS 

BASSETIFLT 
2626 Cole Ave, Suite 3001S12, Oallas. TIC 75204 I 312-366-3383 I support@lbassetontheflv.com 

Licensed by the lllinols Uquor control commission (ILCC). License #SA-1141597. 

BASSET !!FLT 
2626 Cole Ave, Suite 300 #512, Dallas, TX 75204 

312-366-3383 
support@bassetonthefly.com 

www.bassetonthefly.com 

Per ILCC rules, this temporary BASSET card is valid for 30 days only. Your official 3-year 
BASSET card will be mailed by the IUinois Liquor Control Commission (ILCC). 

Within 10 days of issuance, this certification should appear in the Illinois Liquor Control 
Commission's online database at www.ilcc.ilJinois.gov. If not, please contact us. 



ff 
Received From: 
Knead, LLC 
OBA Fox Den Cooking 
131 S 1st St 
St. Charles, IL 60174 

C1sh 

$200.00 

Receipt 
Date: December 19, 2022 

Need to be fingerprinted? 
Please contact the 

St. Charles Potlce Department for an 
appointment: 630-3n-4435 

1515 W. Main Street 

Jessica Evans 

Liquor License Class A • Packaged 100999-42100 $ 

I .iquor Liccn <;e Clas!> B - Rc~taurants 100999-42101 $ 

I il.1uor I 1ccnsl! Class C • Tavcrn/13ar 100999-42102 $ 

Liquor License Class D Specific 100999-42103 $ 

Liquor License Class E Temporary 100999-42104 $ 

Uqour Viloations l;ce 100999-42290 $ 

Mas-,age Est11blishment License 
100999-42205 $ Fee/Renew 

Busincsi, 1.icen!>Cs/Pcrmits 100999-42200 $ 

Towing License 100999-42202 $ 

Scavengcr/Rdu'>C License 100999-42203 $ 

Bowling Alley I icense 100999-42204 $ 

Billiard License 100999-42206 $ 

Carnival License/F~ 100999-42210 $ 

Coin-Opcrat1."Ci Amusement 100999-42220 $ 

E•Cigarcttes/ fobacco Specialty Store 100999-42230 $ 

Cigarette OTC 100999-42231 $ 

Theater License 100999-42240 $ 

Hngerprint Fee ($50 pC?r person) 100900-20618 $ 

Legal Fee~ 100120-S4110 $ 

Misccllam.>ou~ R~venue 100999-46299 $ 

Liqour License Violations 100999-42120 $ 

Tobacco/Massage Violations 100999-42290 $ 

Video Gaming 100999-42225 $ 

Total $ 
Thank you for your business! 

200.00 

200.00 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:  4c 

Title: 

 
Recommendation to Approve an Application for a 
Massage Establishment License for Vanilla 
Healthcare dba Massage Therapy at 615 S. Randall 
Rd., Suite 100, St. Charles, IL 

Presenter: Police Chief Keegan 

Meeting: Government Operations Committee                    Date:  January 17, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  
Executive Summary (if not budgeted please explain): 
 
 
Vanilla Healthcare dba Massage Therapy, located at 615 S. Randall Rd., Suite 100, submitted an 
application for a massage license. 
 
The background investigation has been completed. Please see the attached packet for further 
information. 
 
Before being presented to this Committee, this item was discussed at the Liquor Control 
Commission meeting at 4:30 pm on January 17, 2023. On Monday, February 6, 2023, the City 
Council will take a final vote on this item. 
 
 
 
 
 
 
Attachments (please list):  
Massage Establishment Application 
Background Check  
Site Plan 
Business Plan 
Recommendation/Suggested Action (briefly explain): 
Recommendation to approve an application for a Massage Establishment License for Vanilla 
Healthcare dba Massage Therapy located at 615 S. Randall Rd., Suite 100, St. Charles, IL. 

 

 

CITY OF 
ST. CHARLES 

ILLINOIS• 1834 



Police Department 

Memo 
ST. CHARLES 
~INCF I • H 

Date: 

To: 

From: 

Re: 

1/13/2023 

Lora Vitek, Mayor-ATM Commissioh 

James Keegan, Chief of Police _) , 

Background Investigation: Vanilla Healt are-615 S. Randall Road, Unit 100 

The purpose of this memorandum is to document and forward to your attention the results 
of the background investigation conducted by members of the St. Charles Police 
Department concerning the above-mentioned establishment. 

As is customary procedure, a detective was assigned to this investigation and reviewed 
not only the site location via an inspection, but also the corresponding application and 
applicants. 

We found nothing of a derogatory nature that would preclude either the site location or 
the applicants from moving forward with a massage license, subject to 
Council/Commission approval. This is an appointment and walk-in facility. 

Thank you in advance for your consideration in this matter. The police department has no 
objections to this licensure and the applicants were briefed on both our massage 
ordinance and the proactive measures we undertake in ensuring compliance with our 
regulations. 



Police Department 

Memo 
Date Olm2fm. 

To: Chief Keegan (via chain of command) 

From: Detective C. Crumlett #355 ~-Vt-J,t7 

ST. CHARLES 
$ D I C F_ If 14 

Re: Massage License Background, Wenwu Lu and Yuetong Lu (Vanilla Health Care 
Corp.) 

The purpose of this memo is to document the background investigation ofWenwu Lu and 
Yuetong Lu pursuant to his application for a massage establishment license for Vanilla 
Health Care Corp located at 615 S. Randa)! Rd. Unit l 00 

Chicago, IL 60616 

Lu, Yuetong 
DOB:--

Chicago, IL 60616 

Vanilla Health Care Corp is located at 615 S Randall Rd., unit 100. 

Wenwu Lu currently runs two massage therapy business under the name Vanilla Health 
Care Corp. The first is located at 6078 ½ N. Crawford Ave., Lincolnwood, IL and the 
second is at 6052 Irving Park Rd, Chicago. Yuetong Lu is listed as the manager for 
Van ill a Health Care Corp. at 6 I 5 S. Randall Rd., unit l 00. Yuetong Lu has no previous 
work history. Yuetong Lu is the son ofWenwu Lu. 

Service, Co11rage, Professionalism, Dedication 

• 



Records Check: 

Wenwu Lu 

• Wenwo Lu resides in Chicago. A search of Chicago Police Department database 
{Clear) revealed no contacts. 

• Wenwu Lu is an Illinois resident and a U.S. Citizen. 

• A search of the Kane County Circuit Clerk website revealed no cases of any kind 
involving Wenwu Lu. 

• Wenwu Lu submitted a set of fingerprints to the St. Charles Police Department. 
The response indicated there was nothing that would prohibit Wenwu Lu from 
getting a Massage License. 

• A search ofTLOxp, a law enforcement database was conducted and no criminal 
history was found for Wenwu Lu. 

• A search of the St. Charles Police records was conducted and no contact were 
located for Wenwu LU 

• Wenwu Lu currently holds two business licenses both under the name Vanilla 
Health Care Corp. One located at 6708 ½ N. Crawford Ave in Lincolnwood. This 
business license is in good standing with the village and was issued in June of 
2021. The second is located at 6052 Irving Park Rd. in Chicago. This business 
license is in good standing and was issued in October of 2021. 

Yueton2Lu 

• Yuetong Lu submitted a set of fingerprints to the St. Charles Police Department. 
The response however, has not been received. 

• Yuetong Lu resides in Chicago. A search of Chicago Police Department database 
(Clear) revealed no contacts 

• Yuetong Lu is an Illinois resident and a U.S. Citizen. 

• A search of the Kane County Circuit Clerk website revealed no cases of any kind 
involving Yuetong Lu. 

• A search of TLOxp, a law enforcement database was conducted and no criminal 
history was found for Yuetong Lu. 

• A search of the St. Charles Police records was conducted and no contact were 
located for Yuetong Lu. 

• Page2 



Neither Wenwu Lu nor Yuetong Lu have a massage therapist license issue to them by the 
state of Illinois. The application included two employees of Vanilla Health Care Corp., 
Liping Ren and Lei Cai. A copy of Liping Ren and Lei Cai's state of Illinois issued 
massage therapist licenses were included with the application and both of their licenses 
are valid through 12/31/2024. I looked both Li ping Ren and Lei Cai 's licenses up in the 
Illinois Department of Financial and Professional Regulations website. Both licenses 
were stated to be active and valid thru l 2/3 l /2024. 

Liping Ren shows an address o Chicago, IL 60616 on her 
massage therapist license. Lei Cai shows an address of 
NY 11355, but I was informed that Lei Cai is also currently living at 
Chicago, IL 60616. 

Flushing, 

Wenwu Lu provided a copy of his liability insurance which covers the Vanilla Health 
Care Corp. for commercial general liability. A copy of the floor plan was included with 
the application that indicated there were four rooms, an office, one washroom and a 
utility area in the rear of the unit. It is estimated to be approximately 1150 square feet. 

Site Visit: 

A site was conducted on 01 /06/2023. The layout was consistent with the floorplan that 
was submitted with the application and met city ordinance specifications. 

Vanilla Health Care Corp. indicated their hours of operation would be l 0am to 8pm 
seven days a week by both appointment and/or walk in service. 

This concludes this background investigation. 

CwC #355 

• Page3 



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLf:S1 ILLINOIS 60174-1984 11 
DEPARTMENT: MAYOR'S OFFICE PHON[: 630.377.4422 

\.1ASSAGE ESTABLISHMENT LICENSE APPLICATION 

Annual License Ap)llicatlon Fee: $250.00 Fingerprint Fee: $50.00 (if new ownei) 

A.ppltcation must be completed in full and notam.ed before it will be accepted. 

A II fees must be paid al the time tl\e application is submitted and a current certificate of insurance must 
be included with this application. 

NOTE:: Applicant must be tlngerprlnted hy the St. Charles Police Deparlment and must provide two 
passport-size photographs (2 x 2 inches, head and shoulders area, facing forward} with this applica1io11. 

l. .. ~e.: License Applicnlion O Renewal Application ---··---··· .. --

2. Plr~c select the option that be!.t describes your business: 

<rJ Corporation O Partnership 

). Business Name: Vanilla Health Care Corp. 

0 Individual 

Sales Tax#: 87-0868537 

Busines~ Address: 6052 Irving Park Rd. Chicago . I ll.B~~~~:S Phone: (312) 483-?832 _ _ 

4. Name of Applicant: __ W_E_NWU __ L_u _________ Home Phone: ___ _ 

Home Addm;s: ·------ City/Zip. Chicago, Ill. 60616 

Email Addre~s : ___ ____ Social Security ~ Date of Birth: __ 

Illinois 
Driver's Lice•lSe #: _ _ ______________ Issuing State: ____ _ 

"*Must inclull c a photocopy of government bsued identification card. 

5. Have you ever been convicted of a criminal or /rdinance violation'? (other than minor traffic offence-.). 

Ovcs <EJNo 

G. If yes, explain in detail: 

7. Days/Hours of Operation: lO am - 8 pm/ 7 days 



C11y of St Charles Massage Establishment License 
Pn1:e 2 

8. Will the business be supervised and conducted by a manager?: Ycs/No _ __.:Y.:..:E:..:S;_ 

If 1\0, please ~xplail\: 

-------------------
-------------------------------------··--

9. Name of Manager ,...;Y:.::u:::.:e:.:t~o:.:n:=.cg:l._::L:::u:.__ ___ , ________ _ Home Phone: 

Home Address: 1-------- City/Zip: Chicago. 11 ~:.......§.06 l..~ 

Social Secumy /#:--------·----- Date of birth ---

I 0. List as indicat,:d previous three ye11rs' employment history: 
for the last three years 

NONE Yuetong Lu has been unemployed 

Ernployer: _____ n_o_n_e __________________ Phone: ____ _ 

Address: ____________ _______ Occupation: ___ _ 

Dates of employment: From: ______ To: 

Employer:_ none Phone: _____ _ 

Address: ____________________ _ _ Occupation: 

Oates of employment: From: ____ _ To: ___ _ 

f.mployer: _______ ......;n:.;.;o;;.;n.;;.;e;;__ _____________ _ 

Address: ____________________ _ _ Occupation: ___ _ 

Oates of employment: From: ____ _ To: ___ _ 

L l. Has lhe ml\nager ever been convicted of n criminal or ordinance violalion ( other than minor traffic 
offe1\ses): Yes/No-fill, _____ _ 

If yes, explain in detail: 

--------------- ----------- -

-----•---..---------------------------·---

12. Will you operate by appointment only? Yes/No __ ""'NO,.__ ___ _ 



!!'II ) of St Charles Massage Es1nblishment License 
Page J 

13. If you answered Yes to #12, will walk-ins be accepted? Yes/No __ 

14. license and/or permit history. List all prior Massage Licenses/Permits and currenl status (use additional 
sheet if needed): 

Issuing authority: Village of Lincolnwood 

City of Chicago 10/18/2021 Issuing authority: ____________ _ 

Cv~,t~ 
Business licenses Status: 

C. v' ~ ~ ".i;il--­
___ Status:_ L_i_c_ense certificate 

IS. Have you or any of youl' licensed massage therapists been sanctioned by the Illinois Depnrtmenl of 
Professional Regulation concerning your licensure? As a reminder and per ll1inois law, all Massage 
Therapists 1n·actlclng Inside the Slate of Illinois must be licensed by State of lltinols. Out of state 
licensees are 'lOT valid in tllinols. Yes/No __ N..;_0 ____ _ 

16. If any prior licenses/permits have been revoked/suspended, state the reason and dispos11ion, 

Reason: Disposition: ___ _ 

Reason: ___________________ Disposit ion: _______ _ _ 

17, Describe the building and specific location within the building where the Mas.sa9..e bt~inefs will fie f 
conducted· The strip mall is approx. 21,575 sq. ft. UNIT l0U i's t e ocat on o 

· the spa. 
0 ATTACH A FLOOR LA YOUT/OIAGRAM OF THE BUSINESSu 

SEE ATTACHED FLOOR PLAN 1 
Approx sq ft of principal business: 1150 Massage stations ______ Premises __ ~~~? 

18, Qescribe othe1 activities or busine~$ conducted at this location: NONE 

19. List as indicated all massage therapists and employees, This list must be updated with the office of the 

Liquor Commissioner within IO days of any employment change. 

Home phone: ____________ _ 

Address: City/Ziif hicago, 11 60616 

Position employed: Massagist 

State of Illinois Massage License Number: 227014967 -----------
Name: Lei Cai --------------------



• C11y of St Charles Massage Establhhment License 
Page 4 

Address: City/Zip Flushing NY ll 355 
------------

Position employed : ____ M_a_s_s_a_g_i_s_t __________________ ____ _ 

State of Illinois Massage Licen,;e Number _____ 2_2_7_0_1_7_9_3_8 ______________ _ 

Name: Home phone: 

Address: City/Zip: 

Position employed: ---------------------- ----------­

State of Illinois Massage License Number: ·------------ -------

Name: Home pho1\e: ______ _ 

Address: City/Zip: __ _ 

Position employed: __________________ ______ _ 

State of Illinois Massage License Number: _______________________ _ 

This Section for Corporate or Partnership Applications Only 

I. List each officer, director or shareholder owning 20% or more stock or controlling interest of the 
corporal ion/partnership: 

Name 
NONE 

Address Home Phone# Date of Birth 

2. H11s any offic1:r, manager, director or shareholder own mg 20% or more of the stock of the corporation 
ever been convicted of a criminal or ordinance violation (other than minor traffic offenses)? 

D Yes 0 No 

J If yes, explain m detail. 

Affidavit 



C11~ of S1 Charles M.issagc Establishment License 
Page 5 

State of llhno1.s) 
) ss 

County of K,rne) 

1. We th~ unders,g,,cd. being lir, t duly $\\Orn Sa) that I/we h:wc: read the foregoing application and that the s1111cmc1w. 
thc1cm ore true. complch:. and correc:t and are upon niylour pc~11al knowledge nnd inlonna1ion and lhot I/we ,\ill nol \'iolnh: 
an~ or the ordinance, of the: Ci1y of St Charles or the laws or the State: of Illinois or the laws of the United S1111cs or Anu:rka. 
in the: conduct of1hc place ofbusines~ described he e1n. ~ 

Sign:uure or Al)J)licunl \~(i:---_W _________ _ 

SignaH1rc or Applicnnt 

I ....kn.ne... €;;- · t-\u ~ _ , o Noto,) Public in and for said county in the slotc oforcsnid. do hc:rcb> ccni I~ 
1ha1 the Apphcunt{s). 11ppcnrcd before me: this day in person and acknowled&cd that he/she/they signed the fore@oin@ 
:ipphcat,on as h1s/hc:r 'their free and I olun1ar) act fo, the use and purposes therein set for1h. 

Gh·en under my hand ond no111rlal seal this_-=5~da)' ol J6.,~ IA-4,~..J.__ ___ . ~,). ~--

" 0 F 'I A L S EAL" 
ANNEEHEALY 

NOTARY PUii.JC, STATE OF IWNOII 
MV COUM18810N EXPIRES ll2/202I 

Notarr Public 
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1Jl.UI 1'1$/0/ From John Wr, 

~-
I ,<.-oRo• CERTIFICATE OF LIABILITY INSURANCE 

OA Tl l~IWfll)lOYYI 

'-- 1?105120:!~ 
·-· 

THIS Cr.RTIFICATE 1S ISSU&O AS A MATTER OF INFORMATION ONLV ANO CONFERS NO RIOHTS UPON TMlii CliiRTIFlCATE HOLOER. THIS 
\;elHIFIC:ATE OOG& NOT AF"RMATl'll'e:l.Y OR He:OATIVELY AMEND, e)l,TENO OR ALTER nte COlll!RAOE Al'POROEO BY THE POLICIES 
BEi.OW THIS ClRTIFICATE OF INSURANCE OOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUIMG INSURER(SJ. AUTl-iORIZED 
HEt>RESENTATIVE OR PRODUCER, ANO THE CERTIFICATE HOLDER. 

IMl"ORTANT: II the u1tlflo1te holder 11 an AOOlllONAL INSURED, the pollcy(IH) mull h■va AOOITIONAL INSURED provl•io11■ or be endornct 
1r SWBROQATION IS WAIVED, oubJecl to the term• and conultlon• of lhe poltcy, oe11a1n pollclH may requlro :in endoreomont. A otatement on 
lhi~~lilicat• doea not confer tight• lo the certlncate ho(der In Cl1u of auch todonemer\t(a). ·-
tJOU( fll ........ ~ .. Cella Lal ....... 

,., , Gro,,p & AHoc,•les :-::>'".t &... (773)376,1000 l~.ff•I (713)3 76-836!) .. 
• ~ • Soulh C3n:sl Slrtcl. Umt t:i"lwlhs c;o,lo'ol@rnax111oupins.com - -•. toi..t IIIIUltllUS\ u:,OIIOINC Ct>YIRAGE JIAtC, -

c:90 IL 606\e INiUIHRA Fl<folfly & Gu1fan1y los Co 35386 
... - - ·· • - --..-n1.o IHIUR(II I 

V;,n,lb H.:.m, C.a a Corp oe-. Massa~ Thorapy INSURER C 

615 S Randall Rd ... u,"110 
~Ml 100 IN:JUlleR e - . 
S:>ol'II Char1o, IL 60174-1564 11!.._UAot, 

Qlllfl.ACES CERTIFICATE NUMBER· CL2212520090 REVISION NUMBER 
'-' , :-- I' Cf RltfY IHA T THE 1-".)l ll..;tE$ OF INSURANCE LISTEC, BELOW HAVE BEEN IS~IJECI TO TIIE INSUf<EU NAME() AflOYE FOR 1 HE POI.ICY PERIOII 

• '·" 1 I) NOTI/YITHSTANOINf, ANY REOVtREMEN I TERM OR COOOlllONOf ANY CONTRACT OR OTHER DOCUMENT WITH RS.~c, TO WHl1:11 THI$ 
nr,,. ,\ 1 E 1.11'\Y RE ISSUEO OR MAY PERTAIN TH( INSURANCE AFF'OROl:O BY THE POll~IES OESCRIBEO HEAEIN IS SUOJEC'T TO All T~ TEIIM!, 

, ' 0.'1S AN(l COHOllK)NS Of SUCH POI.ICIES LIMITS SI 'l(;IWN MAY HI\VE BEEN REOUCEO BY PAJO ClAIMS 

, V/\)1\~'"' CO !.u>lNIA -
•uo EI .. \.O't,AS ll,l1■1i1TY V I N 
\ 1 , -'14f*kJE IORIPAA TN£AtE>CtCU1NE □ 

l
"J'' \.r.,-.., .~euoEf\ C.C.C\L•DeO? 
0,1,ll'tiiatory 1ft NH ) 

•. " ltt it r.u. ,.r,owt -f ~(l>ll•I ION Of OJ'£RA1IONS_,. 

------· 

.. , 

ll0011. V INJIJAV 1Pe, •tt- I 
h:11m.;~-:-'11'1~•1Arrtvnonxm1:i.1nP'!llfr---r:,----- · · -·-
~...,,.,..,,11 -+---------• 

[;>.CIC t,CCutlUlNCS $ 

,..;oRl:_.OAa.::,.;Tl,:._ ____ .._.,s _____ _ 

' 
l l €ACII ~CCl0£NT . ,.!.._ 
f. • OmEA&C • EA EWP\OVt:l J 

j .,, •::11.,,-,-1()- ,.-0--, -0-... ,-~·-.. - l!O- N-S
00

1-l0_C_A_ l1_0_N1-, Vli_N_IC_l_l.,_l_(_A_C.._O_R_()·-, .... o,-.-.. -d.,-.. -,.-.. -.-, R---.-,k-,-.-.-... -.. - .. - .-,y-b-.--""".-,- .<1-,-•• -.,,-.-• .J~---.-. -,.-q-ul-,.-,n-'---·--·----

!_ ______ , __________________________ _ t'= <E HOLDER 

City ol SI Cl\ar es 

2 E Ma111S0 .. 1 

CANCELLATION 

ISHOVLO AAV Of' THi ABOVE DliSCRtBliO P'OLICU!$ ll CAIICElLIU BEFORE 
THE EXPIRAT ION DATE THERliOf', NOTICE W~L BE Oill\1£Rl;O IN 
ACCOAOANCI WITH THE POLICY PROVllfONS 

"-UTH()RIZID RrPIUUNlA TIVI 

l •... ___ ..._,_SI_C_ha_,1e_, __________ 1L_60_1_74--"-----c;_,i_f'_a_c_e_J-J ~ {A V'vfL_ 
C> 1918-201' ACORD CORPORATION . All rlgl-,1-s_r_e_s_e_rv_e_<J__, 

The ACORD na,ne ■nd logo are registered o,arka of ACORD 
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1/9/23, 8·51 AM 

Lookup Detail View 
Contact 

Contact Information 

I Name I City/State/Zip 

Pnnt Lookup Details 

Illinois Department of Financial and 

Professional Regulation 

l oeAtAKA 

I LIPING REN I Chicago, IL 60616 I 

License 

License Information 

license First Effective Effective Expiration Ever 

Number Description Status Date Date Date Disciplined 

227014967 Licensed Massage ACTIVE 10/26/2012 10/29/2022 12/31/2024 N 
Therapist 

Generated on: 11912023 6:51:09AM 

https./tonl ne-dfpr.mlcropacl.com/Lookup/Printl censeDeta11s.aspx?credaa3245403&contactaa3713464 1/ 1 
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LICENSED MASSAGE THERAPIST 
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1/9/23, 8 50 AM 

Lookup Detail View 
Contact 
Contact Information 

I CityfState/Zip ! Name 

! LEI CAI I Flushing, NY 11 355 

License 
License Information 

license 

Number Description Status 

227017938 Licensed Massage ACTIVE 

Therapist 

Generated on: 11912023 8:50 03 AM 

Print Lookup Details 

Illinois Department of Financial and 
Professional Regulation 

joeAJAKA 

I 

First Effective Effective Expiration Ever 

Date Date Date Disciplined 

04/20/2015 10/29/2022 12/31/2024 N 

https //onhne-drpr.micropact.comllookup:PnnlLtcenseDetatls.aspx?cred-3445592&contact-3877136 111 
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-•H..-o_me ~ ..,.,. P ~ • 
Adult Arrests 
No Records Found. 
Time for the Query to Rt1n 0.10 Seconds 

Adult Warrants 
No Records Found. 

Investigative Alerts 
No Records Found. 
Time for the Query to Run 0.51 Seconds 

Juvenile Arrests 
No Records Found. 
Time for the Query to Run 0.08 Seconds 

Juvenile Warrants 
No Records Found. 
Time for the Query to Run 0.06 Seconds 

Sex Offenders 
No Records Found. 
Time for 11,e Query to Run 0.06 Seconds 

Search Warrants 
No Records Found. 
Time for the Query to Run 0.08 Seconds 

Traffic Stops 

Stop No. Stop Type Stop Date 

TK128196 Traffi~ 
Violation 

row(s) 1 - 1 of 1 

27-DEC-2018 
20:15 

T,me for the Query to R1.m 0.07 Seconds 

Cases • Suspects 

RO No. Occurence 
Date 

IUCR Name 

HK202427 24-FEB-2004 1505 R.E.N, 
l1pmg 

row(s) 1 - 1 of 1 
Time for the Query to Run 0.53 Seconds 

IOOC 
No Records Found. 
Time for the Query to Run 0.04 Seconds 

Submitting 
Beat 

4111C 

Birth Date 

28-MAY-
1963 

Prinl I logout I Help 

j Name Check I 

Name 

REN. 
Liping 

Birth 
Date 

Age I Sex I Residence Address 
Race 

/ F / 
IL60616 

Age I Sex I Residence Address 
Race 

59/ F /A 

< Retum 

District 
of 
Residence 

009 

District 
of Alias 
Residence 

014 



--- .. •--• • •--r-••-- ... ..,,__ .. \ ........ , 
No Records Found. 

.... 
Us« IL04~14AAE Copyright " 2002, All rignts reserved. 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:  4d 

Title: 

 
Recommendation to approve a Proposal for an A-6 Liquor 
License Application for Krishudha Ohm LLC dba BP Gas 
Station Located at 1660 W. Main St., St. Charles.  
 

Presenter: Police Chief James Keegan 

Meeting: Government Operations Committee                    Date:  January 17, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  
Executive Summary (if not budgeted please explain): 
 
 
Krishudha Ohm LLC dba BP Gas Station, located at 1660 W. Main St., is changing ownership and 
requesting approval of an A-6 liquor license application for their business.  
 
Please see the background investigation for further information. 
 
Before being presented to this Committee, this item was discussed at the Liquor Control 
Commission meeting at 4:30 pm on January 17, 2023. On Monday, February 6, 2023, the City 
Council will take a final vote on this item. 
 
 
 
Attachments (please list):  
 
Liquor License 
 
Recommendation/Suggested Action (briefly explain): 
 
Recommendation to approve a proposal for an A-6 Liquor License for Krishudha Ohm LLC dba BP 
Gas Station located at 1660 W. Main St., St. Charles.  
 

 

 

CITY OF 
ST. CHARLES 

ILLINOIS• 1834 



Police Department 

Memo 
Date: 1/9/2023 

To: Mayor Lora Vitek-Liquor Commissioner 

From: James Keegan, Chief of Police 

Re: Background Investigation-BP Gas Station/1660 W. Main Street (Class A-6) 

ST. CHARLES 
Sl:-I Ct llJO 

The purpose of this memorandum is to document and forward to your attention the results 
of the background investigation conducted by members of the St. Charles Police 
Department concerning the above mentioned establishment. 

The site location/floor plans and the corresponding application materials were reviewed 
by my staff. We also reviewed their business plan. This is an asset sale with new 
ownership and therefore, operations will be status-quo with that of the existing facility. In 
addition, we found nothing of a derogatory nature that would preclude the applicant from 
moving forward with alcohol sales, subject to City Council approval. 

Thank you in advance for your consideration in this matter. 



DEPARTMENT: MAYOR'S OFFICE 

CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 60174-1984 

PHONE: 630.377.4422 
ST. CHAILES 
IINCC 1,1, 

CIGARETTEffOBACCO LICENSE APPLICATION 
NON-REFUNDABLE 

Important: this application must be fully and accurately completed. 

•New ORenewal 

E1sso Cigarettes (OTC) 0'S100 E-Cigarettes Lounge? v@ __ 
05100 Tobacco Speelalty Stores 0$250 Wholesale Distributor 

NameofBusiness Kr\'=,htAdk-.obW\ ] t C. Application Date l - t ~ co<-3 

D/B/A _____________ Specific Type of Business VSCL$ St\-u.¾ \ 'ov) 

Business Address f k>bO L,J . MCA\\/\ ~ s--r C..il'Q{t eS Business Phone G 30-'A \.-\3--~ \..\(, '2.. 
·:q_ (.c, \ 7t.-\ 

Description of premesis~\?,....:...1-=-o--=V;...:,-=:. A~eJ~."---------------------­
/>rovide floor plan as separate attachment 

Is the premises owned or leased? 0 Owned e Leased If leased, provide a copy of the lease. 

Applicant/Owner•s Name M f h vJ. b h. w.' ·M r ~ Contact Phone # 

Email cial Security# Date of birth--

Home Address ____ City/State/Zip ~' V\ \e.'1 rw'J:-1 :LL bo~,1 

Applicant must be a ciliu11 of the United States, not convicted of a felony under federal or state law. not convicled of a 
misdemeanor opposed to decency or morality. 

--------'-'--~__. _ _.,---"..___.;....__ Contact Phone # 

Email ocial Security #~ te of birth 

Home Address __ City/State/Zip ----ti ·N \e>:[ ~cA'l', -:f.L G,o'-t'C 
(add pages for additional partners as necessary) 

On Premise Manager Information 

Manager 1 Name_._/\_._.S=-h ..... ,.,_• .... ¥--_ _.___..___,__._ ___ Contact Phone# 

Email 0"'1 ---Social Security# ate of birth 

Home Address __ City/State/Zip \l"N\etj Pull ,1L. ~4t1 



Manager 2 Name _______________ Contact Phone# _________ _ 

Email _____________ Social Security# ______ .Date of birth ___ _ 

Home Address _______________ City/State/Zip ________ _ 

(add pages for additional managers as necessary) 

• Has the Applicant made a similar ap~lication for a license on any premises other than the premises 
described in the Application? Oves &No 

• Has the Applicant or any manager ever been convicted of a felony or otherwise disqualified to receive a 
license by reason of any matter or thing contained in the laws of Illinois or the ordinances of the City? 
QYes §No 

• Has any previous license issued to the Applicant by any State or other governmental unit or agency been 
suspended or revoked? If yes, state reason(s). QYes fjJJ No 

• Does the Applicant affirm that he/she will not violate any of the laws of the state of Illinois or the 
provisions of this Ordinance in the conduct of business at the location for which the license is proposed? 
@\'es QNo 

By signing this application, the applicant agrees to all the provisions of Chapter 5.16 of the City of St. Charles 
Municipal Code. 

Applicant's Signature 

Subscribed and sworn before me this ,Q0J ~ay of tea..eNLk: , 20 d-. ~ 

(sSMELLEY A. MAUK 
~C1ALSEAL 

Notary Public • State of llllncie 
M Oommlnlon E'lC lree 08, 2028 

NoJ?t.,~d,w 
Approval Date: /- j, ~ 1 

by: ~~ 
Chief of Po lie~ 

For Office Use - application checklist: 

a 
□ 

Completed application 
Application fee 

0 

a 
Floor plan 
Lease, if property is leased 

VlOlt 



LIQUOR APPLICANT 
BACKGROUND CHECK LIST 

APPLICANT(s): /!1e..,~v\ 'bh ~·\ P tA.-tt- \ 

BUSINESS: hr\ S~v ,A" °' D\:\ M LLC / R P (s rd St£!},\ ;'\ 
I 

ADDRESS: l lo lo D W . M {). 1' 5+ , Su;,1\-\ C.hAcits , I::L loo/ I Y 
REQUESTED 

APPLICATION 

BUSINESS PLAN/FLOOR PLAN/MENU 

LEASE (OR LETTER OF INTENT) 

BASSET CERTIFICATE(S) 

FINGERPRINTS (ALL MANAGERS) 

DRAM SHOP (CERTIFICATE OF INSURANCE} 

TLO 

I-CLEAR 

CERTIFICATE OF NATURALIZATION (IF APPLICABLE) 

POLICE RECORDS CHECK 

APPLICANT'S HOMETOWN RESIDENCY LETTER 

ILLINOIS LIQUOR COMMISSION 

SITE VISIT 

•COMMENTS: 

INVESTIGATOR ASSIGNED: l o Su Cd op {p if 
SUPERVISOR REVIEW: -:f,+ -4l :3,7 

NA 

COMPLETED 

X 
X 

)< 

)< 

X 
>< 
X 

>< 
/j)_A 

X 
,x 
>< 
>< 



Memo 
To: Commander Eric Majewski 

From: Detective John Losurdo 

Police Department 

ST. CHARLES 
ffsc~ 3' 

Re: Liquor License Background: Krishudha OHM LLC (BP Gas Station) - License 
Class: A6 1660 W. Main St., Saint Charles, IL 60174 

Application 

Applicant 

Tinle~ 7 
Tx:---

Manager/Other Owners 

Ashik R. Patel 
DOB:-

Tinle~ 7 
Tx:---

This application was received on, or around, I 2/29/2022. The application 
included the business' lease agreement, two separate insurance proposals, proof of 
BASSETT certification for Mehulbhai and Ashik, floor plans, and the business plan. The 
application was not missing any required documents. 

Records Checks 

Mehulbhai and Ashik were fingerprinted on 01/03/2023. Responses from both the 
FBI and Illinois Bureau of Identification show nothing that would cause the license to be 
denied. 

A check of Kane, DuPage, and Cook County court records showed no negative 
contacts for both Mehulbhai and Ashik. 

Service, Co11rage, Professionalism, Dedicatio11 

• 



A check of the following police departments yielded no negative contacts with 
Mehulbhai and Ashik: 

- Chicago 
- Saint Charles 
- Tinley Park 
- Oak Lawn 
- Oak Forest 
- Evergreen Park 

Searches through CLEAR, Aegis Link, Zeus, and New World yielded negative 
results for both subjects as well. 

A check of the Illinois Liquor Control Commission showed that Ashik currently 
does not hold any liquor licenses but Mehulbhai currently holds two with the State of 
Illinois and the City of Chicago for the following locations: 

- Sheridan Liquor and Lounge (3944-3946 N. Sheridan Rd., Chicago, IL 60613) 
- Lakeside Market (801 W. Irving Park Rd., Chicago, IL 60613) 

Mehulbhai disclosed to me that both above locations are licensed to sell tobacco 
as well. I did not discover any issues concerning Mehulbhai's liquor or tobacco licenses. 

A check ofTLOxp and I-Clear (law enforcement databases) showed the 
information concerning the identity of Mehulbhai and Ashik to be accurate and no areas 
of concern were noted. 

A check of the Illinois Secretary of State Corporate and LLC database showed 
Krishudha OHM LLC to be an active LLC in good standing with Mehulbhai listed as the 
owner and Ashik as a manager. 

Interview with Applicant 

On 01/09/2023 I met with Mehulbhai at the BP gas station. Mehulbhai informed 
that he does not own the BP yet and that the sale is pending the approval of a liquor 
license. Mehulbhai stated he friends with the current owner of BP which is how this 
contract was able to be arranged. There is currently alcohol and tobacco on-site and being 
sold by the current owner of BP, under his valid liquor and tobacco license. Once the 
business is sold to Mehulbhai, he intends on selling liquor and tobacco immediately. 

It should be noted that on #7 of the Mehulbhai's application, he stated that he is 
not applying for any other license on the premises. This is incorrect, seeing as he is also 
applying for a tobacco license. Mehulbhai was transparent with me regarding his 
application and this appears to be an honest mistake by him. 

Site Visit 

• Page2 



On 01 /09/2023 [ visited the site for the BP gas station. The floorplan is consistent 
with that provided in the application. Liquor and tobacco was on-site due to the current 
owner having a license to do so. 

This concludes my background investigation of Krishudha OHM LLC (BP Gas Station)/ 
Mehulbhai Patel. 

Respectfully, 

,,,~..,.; • .> .,,,;::::/ , ,,, . 
.v Detective John Losurdo #364 

• Page3 



-

Appllutlon Fee of $HO (S.08.070C) non-refundable 
-r.t.-w• 

Completed Application for all questions applicable to your busineu. 

Copy of Lease/Proof of ownership 

Copy of Dram Shop tnsurance or a letter from insurance agent with a proposed quote. 

Copy of Artfdes of Corporation, If applitable. 

Completed 8.A.S.S.E.T. (leverage Alcohol Sellers & $ervttl'$ Training) form - filled out f11, all 
employees. A copy of the 8.A.S.S.E.T. certificate is only needed f04' each mana1er. It 1$ the busines~ 
establishment's reSPQnsiblllty to keep copies of all 8.A.S.S.E.T. certiflcat~s on file for all of their 
employees. 

Copy of Sfte fltan for Eltabllshment (Drawn to scale Including the parking lot, patio and/or deck. 
outdoor seatln ). 

s 

Copy of Ffoor Plan for Establishment (Drawn to scale and must Include the layout of the 
establishment with tables, chairs, aisles, displays, cash register, bar, and lounge area with dimensio~. 
percentage, and square footage noted for each spac.). Be wre to also indude all l,ced ~Kts. such 
as pool tables, bar stools, vending/amusemwit madrine-~; as well u all nits. 

Copy of Business Plan, to Include: 
Hours of Operatton 

- Copy of Menu NO\ 
- Whether or not live music wrn be played at this establishment Nrr; 
- WIii there be outdoor seating and/01 outdoor designated smoldnr are~ IIK 
- Do not lndllde • m.Jrketln1 or flnandaC plan with this blASifte$s plan 

Are any bulldlnJ alterattons planned fo, this site? If not sure, please contact lullcJw\c Ii Code 
Enforcement at 6S4U77 .4406 and/or Fire Prevention Bureau at H0,177 .cu, to di.Kus$ wllether or 
not a walk-thru and/or permit are necessary. 

All manaiers have been fingerprinted who are employed by yol.lr Kt■b11sflm1tnt. When new 
management is hired, it Is Imperative you contact the Mayor's office to b1? fingerprinted so the City's 
business files are appropriately updated. 

Alcohol Tax Acknowledgement and 8uslntm Information Sheet 

GJ 

□ 
D 

□ 

□ 
□ [D,/ 

D 

□ rt 
□ 



LICENSE INFORMAllON_: _ ______ _ 

DA Pacbge $3200-3600 □Al □A2 □A4 OAS 
□B Restaurant $2400-3600 □Bl □82 □83 

□C Tavern $2400·3600 □Cl oC2 □Cl 

Date Applitatlon Received: i- 3 .... )ff)..~ 

6 
LI Late Night Permit1:00am $800 (8/C only) 

D late Night Permit 2:00am $2300 (8/C only) 

0 D Hotel/Banquet/Ar<ada/Q-Center/Entettainment/Club • $varies D-Type _______ _ 

□G Brewery/Restaurant or Site license · $varies □G 1 □G2 
0 H Caterina License • $varies DH 1 0 H 2 

•1n1tiol llqoor License fen /or A 8, C, C>, G Ol'e reduced by S°" /or an11ctat reMwols and 1/cen~s issued after Nov .1. 
•tfcetises Ol't w/Jd llfltll ,April 30 foJlowf. issuance otld a ft!MWII/ ticot/Otl Is re uired 1 ·A r,/ 30 .08.040 

APPLICANl' INWRMAIION 

1. Type of Business: 

2. Business Name: 

3. 8usine$$ Address: 

4. Type of 8u$iness 
(S.08.070-3): 

~~-l~ 
7. Business Phone: 8. Business E mail: 

'3o •-~i..t~- "1LiC:.'2 · N-A 

19. Corporation Address (dty, state. zip code): 

Home Address, and all addresses for the 1.nt 10 years: 

....-- Ll-C. 0 Corporation kfOthf!I' (explain): 

6: Value of merchancfl541 that normally will be In Inventory when in 
o :J,tion (5.08.070.5): $ "l_OO J <:JOO• oh 

9. Business Website: 10: Illinois Tax ID Number: 

N .... ~ ,00 

17. 81rthplace:-

-

Page 2 of8 



Full Name, Include middle tnltlal: Title: 

Blrthdate: 81rthplace: Driver's License#: Home Pho~: 

Home Address, and all addresses for the last 10 years: Email Address: 

full Name, lndude mlddle Initial: Tit le: 

61rthdate: Birthplace: Driver's ltcense#: Home Phone: 

Home Address, and all addresses for the last 10 years: Email Address: 

RUSINFSS FSTJ\Al •SHMff\ TI OCATION INFOiHviATIO'\I 

1. E11act Street Address for Oquor license: 2. # Parkins 3. Outside Dlnlns s.f. 4. Total 8uitdlng s.f.: 
16,c ~. Mt'-.:J:.N 51"." Spaces: 5 (17.10.olO.•J: Nlr 7-.~c,c, S.,f: 
~, C.HAll-L~~.-;-l., '-17Y 

5. Total# Seats: lilt 6. Uve Entertainment Area s.f. [S.08.0tO.MJ: ti-Ir-
7. Brief Susiness Plan description based on type of establishment listed above (5.08,070-0): 

~a..5 :5 .+o-¼t.. (IV\ VJ(:~ Co rvv e_V\ ,· Jc!:..V\L e. '(\/\.'/:>..'I--( 

P ROPOS~ ) f I 001~ 1-'I /\N,ll I\ YOUl 01 Pf<GPfH I Y 

Attach to this appllcatfon a floorplan ot layout of the proposed fadllty to lndude the followtna: 
1. Every application for liquor license shall have attached thereto a site drawing of the proposed licensed premises, 

drawn to scale showins the following: 
a. The location of all rooms, segregated areas, induding outdoor seating areas and the square footaae thereof; 
b. The designated use of each room or segregated area (i.e. dining room, holding bar, service bar, kitchen, 

restrooms, outdoor seating ar~as, all rooms and segregated areas, Including outdoor areas where alcoholic 
liquor may be served or consumed and all locations where live entertainment may be provided); 

c. The proposed seating capacity of rooms or segregated areas where the public ls permitted to consume food 
and/or alcoholic beverages and/or live entertainment may be provided. 

2. The site drawins is subject to the approval of the local Uquor Control Commissioner. The Local Liquor Commissioner 
may impose such restrictions as he deems appropriate on any license by no1ing the same on the approved site 
drawing or as provided on the face of the license. 

3. A copy of the approved site drawing shall~ attached to the approved tlcense and is made a part of said llcenff. 

4. It shall be unlawful for any licensee to operate and/or maintain the licensed premises in any manner inconsistent 
with the approved site drawing. 

TH£ FIRE PREVENTION BUREAU WILL FURNISH AU FINM. PERMITTED OCCUPANCY NUMBERS FOR THIS UCENSE. 
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... 

CORPORAT ON/ PREMISES QUI.STIONS 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

If applicant is an Individual or partnership, Is each and ev~ person a United States citizen ls.oL070.2)7 D Yes t3"fto 

Is anv individual a naturalized citizen? D Yes "tJ1(o 
tf yes, print name(s.), date(sl, and place(s► of naturalization: 

Is. the premises owned or h!ased IS,0U7G-6A)? D Owned r;/ leased 

If the premises are lea~d, list the names and addresses of all direct owners or owners of beneficial Interests in any trusts, 
If premises are held in trust (5,08.0'°"8): 

Name of 8ulkling Owner: ~ f" \ ·s h"" o \AW\ L-LC.. Phone Number: 

Address of Building Owner: 

\ \''Y\ \ e,--f 
Mailing Address of Building Owner (If different): 

Name of Bulldina Owner: Phone Number: 

Address of &lildlng Owner: E-mail Address: 

Mainng Address of Building Owner (if different}: 

Name of Bulldl"I Owner: Phone Number: 

Address of Suikling Owner: E-mail Address: 

Mailing Address of Building Owner (If different): 

Does the applicant currently operate. or operated In the past. any other establishment within the City of St. Charles that 

requires a liquor license? D Yes ~ 
If yes, please list the business name(s) and address(es): 

Does applicant have any outstanding debt with the City of St. Charles, lndudlna, but not limited to, utility bills, alcohol tax, 
and permit fees, for any current or previous Htabllshment owned, operated or managed by the applkant? 

Dves ~ 
If yn, phtoH note the City of St. Chorl11s requll'e$ oJI dl!bt to H pafd in /uU before cort$/demion of o new or ,enewd 
liquor tlttnse Is issued. (s.oa.o.so1 

Are any improvements planned for the bulldin& and/or site that wilt require a building permit? D Yes \0'no 
If yes, has a building permit been applied for? 0 Yes D No Date of permit application ____ _ 

Has applicant applied for a similar or other license on the premises other than the one for which thii license Is sought 

(s.oa..010-m D Ve, ~ No 

If yes, what was the disposition of the application? Explain as necessa, v: 
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8. 

9. 

Has applicant (and all persons listed on pace 2 of this application) ever been convicted of a felony under any Federal or 

State law, or convicted or a misdemeanor opposed to decency or morality ($.08.070-t}? 0 Yes ~ 

Is applicant (and all persons listed on paae 2 of this application) di~ualifi~ from receiving a liquor license by reason of any 

matter contained In Illinois State law and/or City of St. Charles Municipal Ordinances? D Yes '0-1' 

Ust previous liquor licenses lsswed by any State Government or anv subdivision thereof IS.08.070-9). Use additional paper 
If necessary. 

Government Unit: Location, City/State: 

Date: Special Explanations: 

Govemment Unit: location, City/State: 

Date: Special Explanations: 

Have any liquor licenses possessed ever been revoked (S.ot.070.9)7 Dves ~ 
ff yes, 11st all reasons on a s~.wate, signed letter accompanying this application. 

10. Has any director, offiter, shareholder, or any of your managers, ever been denied liquor license from any jurisdiction? 

D Ves □ No 

If yes, proceed to Question 1S. If more space Is needed. olease attach a seoarate sheet of oaper with the information. 
11. Complete ONLY if yes was anw,ered to the question above (10): 

Name: Name of Business: 

Position with the Busineu: Date(s) of Denial: 

Reason(s) for Oenlal of License: 

12. Date of lncorp04"atlon (tlllnols Corporations) (s.oa.o,o.iO): '3)c.t.. l, 
1 

Z...0'2-'Z-

Date qualified under Illinois Business Corporation Act to tral\Sact business in Illinois (Foreign Corporation): 

13. Has the applicant and all designated managers rt>ad and do they aa understand and agree not to violate any laws of the 
United States, the State of Illinois, and any of the ordinances of the City of St. Charles in conducting business (s.oa.010-u)? 

~ 0 No 

Have you, or in the cue of a corporation, thl'/ local manager, or In the case of a partnership any of the partners, ever been 

convicted of any violation of any law pl'lrtaining to alcoholic liquor? Oves ~ 

Have you, or in the case of a corporation 1he local manager. or in the ca$e of a partnership any of the partners, ever been 

convicted of a felony? 0 Yes ~o 

Have you ever been convic:ted of a gamblins offense? 0 Yes ~o (If a partnership or corporation, Include all 
partners and the local manager(s).} 

WIii you and all your employees refuse to serve or sell alcoholic liquor to an intoxicated person or to a minor? 

0Yes □ No 
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14. AU individual owners, partners, ;jf.cers, directors, and/or pe,;;;s holdmg directly or beneficially more than five (S) percent 
in interest of the stock of owners by interest listed on page 2 of this application must be fingerprinted by the City of St. 
Charles Ponce Oepartment cs.ou,o.AU). 

Has this been done? D Yes flt No 

If yes, date{s): 
- ----· -

15. Has the applicant attached proof of Dram Shop Insurance to this application or already furnished it to the City of St. 

Charles 1s.oe.o10)? rives D No If already furnished, date of delivery: 

16. Is the premises wtthl~ 100 feet of any real property of any church; school; hospital; home for the aged or indigent p~ons; • 
home for veterans. their wives/husbands, or children; and/or any military or naval station (S.oa.uoJ? 

□ Yes !f'No 

Home Street Address, Ind City, State. Zip: 

Date of Course: Place Course was Taken: 
..2.\-o\ - '2-9 2-3 ONh)'vG 

Name (Flnt, Middle, usO: Y-1-S ~q:.. \)c;d-eJ\ 
Home Street Address, Ind City, State, Zip: 

Date of Course: Place Course was Taken: 
. ___ l '2--3 ' - 22- ON \ "~ 'L 

Name (First, Middle, ustl: 

Home Street Address. Incl City. State, Zip: 

Date of Course: Pl•ce Course was Taken: 

Name (Flrst, Mlddh?, Last): 

Home Street Address, IACI City, State, Zip: 

Date of COvt$e: Place Course was Taken: 

~rtlflcate Granted?.YJN 'i <: 5 Expiration: 
Q l -Ot-2D?J, 

8irthdate: 

,·'V\ 1~ P(lt'"IC-1 ::rL ~\.f n 
Certificate Granted? !JN 4 e,S Elcpiration: 

I l .... ..., .... 
Birthdate: 

~rtificate Granted? Y /N Expiration: 

Blrthdate: 

Certificate Granted? Y/N Expiration: 
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... 

Subscribed and sworn befor 

Name of Business: 

Address of Business: Ward Number: 

\ ~ \9 ~ 
Pursuint to·th• prcMslon of the City of St. Olarfes Munkf P,al Coif~, Cha_pter s.oa, Alcoholic Beverages, the fotfowln, 9ulde shall be 
rn·ettect for the I tton of an a !leant.for a'Retalf Dealer's uor ~ : 
1. Date on which applicant wm b~in semna retail alcoholic. ll(tuors at this location: 1 ~ VQ<>"- .SJ<..~ bd •"t~ • ..S .. k ~,; 9~~~ ~r,,r,~..\ • <-ti\_µ.. 

2. Is the location within 100 feet of any church; school; hospital; h<>me for the aged or Indigent persons; home for veterans, 

their wives/husbands or children; OC' any military 0< naval station? D Vet )'{ No 

3. If the answer to question 2 is yes, answer the following: Is applicant's place of busi~ss a hotel offering restaurant 5en,ice, a 
regularly organized club, a restaurant, a food shop, or other place where the sale of alcoholic liquors is not the principal 

business? D Yes ,t N~ 

tf yes, answer a, b and c: 
a. State the kind of such business: 
b. Give date on which applicant began the kind of businen named at this location: 
c. Has the kind of business desig11ated been established at this location for such purpose prior to February 1, 

1934, and carried on continuoosly since such time by either tM applicant or any other person? 

□ Yes □ No 

4. If premises for which an akohollc liquor lfcense Is herein applied for are within 100 feet of a church, have such premises 

been licensed for the sale of alcoholic liquor at retail prior to the establishment of such church? D Yff ~ No 

If Yfl, have the premises been continuously operated and licensed for the sale of alcoholic liquor at retail since the original 

alcoholic liquor license was Issued therefore? D Yes O No 
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s. Is the place for which the alcoholic liquor license Is soucht a dwellins house, flat, or apartment used f0< residential 
purposes? 

Oves ~o 

6. Is there any acce5S lead in& from premises to any other portion of the same building or structure uJed for dwellin& or lodging 
purposes and which Is permitted to be used or kept accessible for use by the public? (Connection between premises and 
such other portion of building or structure as is used only by the appllt<lnt, his/her family and personal guests not 
prohibited.) 

□ Yes ~o 

7. If applicant conducts or will conduct in the same place any other class or business In addition lo that of City Retailer of 

Alcoholic Liquor, state the kind and nature of such business: ,IS v., □ No \ o°'o"l lO 
8. Are all rooms where liquor will be sold for consumption on the premises continuously lighted during business hours by 

natural light or artlflcial white light so that all parts of the interior shall be clearly visible? li.Ves □ No 

9. Are premises located In any building belonging to« under the control of the State of IUinois or ,ny other political 

subdivision thereof, such as county, city, etc.? □ Yes E.No 

10. Are the premises for which license is herein applied tor a store or pl;sce of business whet'e the majority of customers are 
minors of school age or where the principal business transacted consist$ of school books, school supplies, food or drinks for 

such minors? □ Yes Ci.No 

11. It is required by the City of St. Charle$ that all employ(!~ undergo BASSET training. Provide a copy of the certificate of 

t raining completion for each manager. All Ceftiflcates fat mana1ers have been submitted: )llYes 0No 

12. From ycx,r observation and investigation, has applicant-to the best of your knowledge-truthfully answered al questions? 

_g(yff 0No 

If no, state exceptions: 

Have all persons named in this application been fingerprinted? 18.Yes □ No 

13. Fingerprinted by: ~~,-1" t,..~ Date: \-~ ' A' 

14. Other necessary data: 
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City of St. Charles 
ALCOHOL TAX 

BUSINESS INFORMATION SHEET 

Aa a new bualnes& serving or aelting alcohol in the City of St. Charles, 
the following Information must be provided to asaiat with the processin9 
of your monthly Alcohol TaK returns. 

BUSINESS CONTACT INFORMATION 

Corporate name: {< Y \'Sh'-" ~h°' o'-"\M LL.C. 

OBA: 

Phone x: 

Address: \ (, G o W . 'lf\/\e>--,'V\ -:;.+. 

City=st c~(:;J\e. s 

E-mail: 

State: :I=L ZIP C,D\7'--f 
Code: 

Expected date of business opening (Required): r-eJo -j__ \ "2.o""2-3 

TAX PREPARER INFORMATION 

Name of Tax Preparer: 'D'r\C\t\.! ~ (i) ~ ' (!_f A 

This completed form must be submitted with your liquor license 
application and "Acknowledgement of City Alcohol Tax" to the 
City of St. Charles Administration Office. 



ACKNOWLEDGEMENT OF ALCOHOL TAX 

By signing below, I acknowledge that I have received the updated infonnation on th¢ 
City's alcohol tax. I understand that it is my responsibility to collect said tax on any 
alcohol sales effective immediately. It is also my responsibility to remit said taxes to the 
City by the due dates specified in the alcohol tax ordinance. [ understand that any 
violation of the alcohol tax ordinance can result in the imposition of fines, penalties, or 
sanctions including suspension or revocation of the liquor license granted by the City of 
St. Charles. The tax rate on alcohol sales will M changed to 3% of the purchase 
price effective September 1, 2018. Please apply tbe tax at a rate of 3°/4 on all alcohol 
sales at your establishment beginning on September 1, 1018. 

Name rY"ft\0\...£\-\)\~- IV\ , f'Jll're L 

Title M E:-V\dt3E.l2 
Business Name K s2:~ S th) l) f!A OHM L,LC. 

Address \ ~ bO w . Mw\.\ ? :f, 51 ¼Nl~::>, I L ,01 ,<-f 

Please return the signed acknowledgement fonn to the City of St. Charles Administration 
Office. 



COMMERCIAL LEASE AGREEMENT 

THIS LEASE (this "Lease") dated this 1st day of January, 2023 

BETWEEN: 

GRISHU OHM LLC of 1660 W Main St, St. Charles, IL 60174, USA 
Telephone: (708) 296-3191 

(the "Landlord") 
OF THE FIRST PART 

-AND-

,v-~ KRISHUD~OHM LLC of 16'i0 W Main St, St. Charles, IL 60174, USA 
~ Telephone: (708) 704-7752 

(the "Tenant") 

OF THE SECOND PART 

IN CONSIDERATION OF the Landlord leasing certain premises to the Tenant, the Tenant leasing those 

premises from the Landlord and the mutual benefits and obligations set forth in this Lease, the receipt and 
sufficiency of which consideration is hereby acknowledged, the Parties to this Lease (the ''Parties") agree as 

follows: 

Definitions 

1. When used in this Lease, the following expressions will have the meanings indicated: 

a. "Additional Rent" means all amounts payable by the Tenant under this Lease except Base Rent, 

whether or not specifically designated as Additional Rent elsewhere in this Lease; 

b. "Building" means all buildings, improvements, equipment, fixtures, property and facilities from 
time to time located at 1660 W Main St, St. Charles, IL 60174, USA, as from time to time 

altered, expanded or reduced by the Landlord in its sole discretion; 

c. "Common Areas and Facilities" mean: 

i. those portions of the Building areas, buildings, improvements, facilities, utilities, 
equipment and installations in or forming part of the Building which from time to time are 

Page I of 10 



not designated or intended by the Landlord to be leased to tenants of the Building 
including, without limitation, exterior weather walJs, roofs, entrances and exits, parking 

areas, driveways, loading docks and area, storage, mechanical and electrical rooms, areas 
above and below leasable premises and not included within leasable premises, security 
and alarm equipment, grassed and landscaped areas, retaining walls and maintenance, 

cleaning and operating equipment serving the Building~ and 

ii. those lands, areas, buildings, improvements, facilities, utilities, equipment and 
installations which serve or are for the useful benefit of the Building, the tenants of the 

Building or the Landlord and those having business with them, whether or not located 
within. adjacent to or near the Building and which are designated from time to time by the 

Landlord es part of the Common Areas and Facilities; 

d. ttLeasable Area" means with respect to any rentable premises, the area expressed in square feet 

of all floor space including floor space of mezzanines, if any, determined, calculated and 
certified by the Landlord and measured from the exterior face of all exterior walls, doors and 

windows, including walls, doors and windows separating the rentable premises from enclosed 
Common Areas and Facilities, if any, and from the center line of all interior walls separating the 

rentable premises from adjoining rentable premises. There will be no deduction or exclusion for 
any space occupied by or used for columns, ducts or other structural elements; 

e. "Premisesft means the retail store at 1660 W Main St, St. Charles, IL 60174, USA. 

f. "Rent" means the total of Base Rent and Additional Rent 

Intent of Lease 

2. [t is the intent of this Lease and agreed to by the Parties to this Lease that rent for this Lease wiU be on 

a gross rent basis meaning the Tenant will pay the Base Rent and any Additional Rent and the 
Landlord will be responsible for all other service charges related to the Premises and the operation of 

the Building save as specificaJly provided in this Lease to the contrary. 

Leased Premises 

3. The Landlord agrees to rent to the Tenant the retail store municipally described as 1660 W Main St, 

St. Charles, IL 60174, USA (the "Premises"). 

4. 

The Premises will be used for only the following pennitted use: GAS STATION WlTII RETAIL 
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STORE (the "Permitted Use"). 

5. No pets or animals are allowed to be kept in or about the Premises or in any common areas in the 
Building containing the Premises. 

6. The tenant is not entided to any exclusive parking on or about the Premises. 

7. The Premises are provided to the Tenant without any fixtures, chattels or leasehold improvements. 

Term 

8. The term of the Lease commences at 12:00 noon on January 1, 2023 and ends at 12:00 noon on 
December 31, 2043 (the "Tenn"). 

9. Should the Tenant remain in possession of the Premises with the consent of the Landlord after the 
natural expiration of this Lease, a new tenancy from month to month will be created between the 

Landlord and the Tenant which will be subject to all the tenns and conditions of this Lease but will be 
terminable upon either party giving one month's notice to the other party. 

Rent 

10. Subject to the provisions ofthis Lease, the Tenant will pay a base rent of$20,000.00, payable per 

month. for the Premises (the "Base Rent"), without setoff, abatement or deduction. In addition to the 
Base Rent, the Tenant will pay for any fees or taxes arising from the Tenant's business. 

11. The Tenant will pay the Base Rent on or before the first of each and every month of the Tenn to the 

Landlord. 

l2. The Base Rent for the Premises will increase over the Tenn of the Lease as follows: 2 % 

INCREASED ON BASE RENT ON EVERY YEAR. 

13. No acceptance by the Landlord of any amount less than the full amount owed will be taken to operate 
as a waiver by the Landlord for the full amount or in any way to defeat or affect the rights and 

remedies of the Landlord to pursue the full amount. 

Use and Occupation 

14. The Tenant will open the whole of the Premises for business to the public fully fixtured, stocked and 
staffed on the date of commencement of the Tenn and throughout the Term, and will continuously 

occupy and utilize the entire Premises in the active conduct of its business in a reputable manner on 

such days and during such hours of business as may be determined from time to time by the Landlord. 
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15. The Tenant covenants that the Tenant will carry on and conduct its business from time to time carried 
on upon the Premises in such manner as to comply with all statutes, bylaws, rules and regulations of 

any federal, state, municipal or other competent authority and will not do anything on or in the 

Premises in contravention of any of them. 

16. The Tenant covenants that the Tenant will carry on and conduct its business from time to time carried 
on upon the Premises in such manner as to comply with any statute, including any subordinate 

legislation, which is in force now or in the future and taking into account any amendment or re• 
enactment, or any government department, local authority, other public or competent authority or 

court of competent jwisdiction and of the insurers in relation to the use, occupation and enjoyment of 
the Building (including in relation to health and safety compliance with the proper practice 

recommended by all appropriate authorities). 

Quiet Enjoyment 

17. The Landlord covenants that on paying the Rent and performing the covenants contained in this 

Lease, the Tenant will peacefully and quietly have, hold, and enjoy the Premises for the agreed term. 

Distress 
18. If and whenever the Tenant is in default in payment of any money, whether hereby expressly reserved 

or deemed as Rent, or any part of the Rent, the Landlord may, without notice or any fonn of legal 
process, enter upon the Premises and seize, remove and sell the Tenant's goods. chattels and 

equipment from the Premises or seize, remove and sell any goods, chattels and equipment at any place 
to which the Tenant or any other person may have removed them, in the same manner as if they had 

remained and been distrained upon the Premises. all notwithstanding any rule of Jaw or equity to the 

contrary, and the Tenant hereby waives and renounces the benefit of any present or future statute or 

law limiting or eliminating the Landlord's right of distress. 

Overholding 

19. If the Tenant continues to occupy the Premises without the written consent of the Landlord after the 
expiration or other termination of the Term. then, without any further written agreement, the Tenant 
will be a month-to-month tenant at a minimum monthly rental equal to twice the Base Rent and 

subject always to all of the other provisions of this Lease insofar as the same are applicable to a 
month-to-month tenancy and a tenancy from year to year will not be created by implication of Jaw. 

Page4of 10 



Additional Rights on Reentry 

20. If the Landlord reenters the Premises or tenninates this Lease, then: 

a. notwithstanding any such tcnnination or the Tenn thereby becoming forfeited and void, the 

provisions of this Lease relating to the consequences of tennination will survive; 

b. the Landlord may use such reasonable force as it may deem necessary for the purpose of 

gaining admittance to and retaking possession of the Premises and the Tenant hereby releases 

the Landlord from all actions, proceedings, claims and demands whatsoever for and in respect 
of any such forcible entry or any loss or damage in connection therewith or consequential 

thereupon; 

c. the Landlord may expel and remove, forcibly, if necessary, the Tenant, those claiming under the 
Tenant, and their effects, as allowed by law, without being taken or deemed to be guilty of any 

manner of trespass; 

d. in the event that the Landlord has removed the property of the Tenant, the Landlord may store 
such property in a public warehouse or at a place selected by the Landlord, at the expense of the 

Tenant. If the Landlord feels that it is not worth storing such property given its value and the 
cost to store it, then the Landlord may dispose of such property in its sole discretion and use 
such funds, if any, towards any indebtedness of the Tenant to the Landlord. The Landlord will 

not be responsible to the Tenant for the disposal of such property other than to provide any 

balance of the proceeds to the Tenant after paying any storage costs and any amounts owed by 

the Tenant to the Landlord; 

e. the Landlord may re let the Premises or any part of the Premises for a tenn or tenns which may 
be less or greater than the balance of the Tenn remaining and may grant reasonable concessions 

in connection with such reletting including any alterations and improvements to the Premises; 

f. after reentry, the Landlord may procure the appointment of a receiver to take possession and 
collect rents and profits of the business of the Tenant, and, if necessary to collect the rents and 

profits the receiver may carry on the business of the Tenant and take possession of the personal 
property used in the business of the Tenant, including inventory, trade fixtures, and furnishings, 

and use them in the business without compensating the Tenant; 

g. after reentry, the Landlord may terminate the Lease on giving S days' written notice of 
termination to the Tenant. Without this notic¢, reentry of the Premises by the Landlord or its 

agents will not tenninatc this Lease; 

h. the Tenant will pay to the Landlord on demand: 

i. all rent, Additional Rent and other amounts payable under this Lease up to the time of 
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reentry or termination, whichever is later; 

ii. reasonable expenses as the Landlord incurs or has incurred in connection with the 
reentering, tenninating, reletting, collecting sums due or payable by the Tenant, realizing 
upon assets seized; including without limitation, brokerage, fees and expenses and legal 

fees and disbursements and the expenses of keeping the Premises in good order, repairing 

the same and preparing them for rcletting; and 

iii. as liquidated damages for the loss of rent and other income of the Landlord expected to be 
derived from this Lease during the period which would have constituted the unexpired 

portion of the Tenn had it not been tenninated. at the option of the Landlord, either: 

i. an amount determined by reducing to present worth at an assumed interest rate of 
twelve percent (12%) per aMum alJ Base Rent and estimated Additional Rent to 

become payable during the period which would have constituted the unexpired 

portion of the Tenn, such determination to be made by the Landlord, who may 
make reasonable estimates of when any such other amounts would have become 

payable and may make such other assumptions of the facts as may be reasonable in 

the circumstances; or 

ii. an amount equal to the Base Rent and estimated Additional Rent for a period of six 

(6) months. 

21 . Upon giving written notice no later than 60 days before the expiration of the Tenn, the Tenant may 
renew this Lease for an additional tenn. All tenns of the renewed lease will be the same except for 

any signing incentives/inducements and this renewal clause. 

Landlord Chattels 

22. The Landlord will not supply any chattels. 

Tenant Improvements 

23. The Tenant will obtain written permission from the Landlord before doing any of the following: 

a. painting, wallpapering, redecorating or in any way significantly altering the appearance of the 

Premises; 

b. removing or adding walls, or perfonning any structural alterations; 

c. changing the amount of heat or power nonnally used on the Premises as well as installing 

additional electrical wiring or heating units; 
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d. subject to this Lease, placing or exposing or allowing to be placed or exposed anywhere inside 
or outside the Premises any placard, notice or sign for advertising or any other purpose; 

e. affixing to or erecting upon or near the Premises any radio or TV antenna or tower, or satellite 

dish; or 

f. installing or affixing upon or near the Premises any plant, equipment, machinery or apparatus 

without the Landlord's prior consent. 

Utilities and Other Costs 

24. The Landlord is responsible for the payment of the following utilities and other charges in relation to 
the Premises: electricity, natural gas, water, sewer, telephone, internet and cable. 

Insurance 

25. The Tenant is hereby advised and understands that the personal property of the Tenant is not insured 
by the Landlord for either damage or loss, and the Landlord assumes no liability for any such loss. 
The Tenant is advised that, if insurance coverage is desired by the Tenant, the Tenant should inquire 

of Tenant's insurance agent regarding a Tenant's policy of insurance. 

Abandonment 

26. 1f at any time during the Term, the Tenant abandons the Premises or any part of the Premises, the 

Landlord may, at its option, enter the Premises by any means without being liable for any prosecution 
for such entering, and without becoming liable to the Tenant for damages or for any payment of any 
kind whatever, and may, at the Landlord's discretion, as agent for the Tenant, relet the Premises, or 

any part of the Premises, for the whole or any part of the then unexpired Tenn, and may receive and 
collect all rent payable by virtue of such reletting, and, at the Landlord's option, hold the Tenant liable 

for any difference between the Rent that would have been payable under this Lease during the balance 

of the unexpired Tenn, if this Lease had continued in force, and the net rent for such period realized 
by the Landlord by means of the relctting. If the Landlord's right of reentry is exercised following 

abandonment of the premises by the Tenant, then the Landlord may consider any personal property 

belonging to the Tenant and left on the Premises to also have been abandoned, in which case the 
Landlord may dispose of all such personal property in any manner the Landlord will deem proper and 

is relieved of all liability for doing so. 
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Governing Law 

27. It is the intention of the Parties to this Lease that the tenancy created by this Lease and the 
performance under this Lease, and all suits and special proceedings under this Lease, be construed in 

accordance with and governed, to the exclusion of the law of any other forum, by the laws of the State 
of Illinois, without regard to the jurisdiction in which any action or special proceeding may be 

instituted. 

Severability 

28. If there is a conflict between any provision of this Lease and the applicable legislation of the State of 

Illinois (the 'Act'), the Act will prevail and such provisions of the Lease will be amended or deleted as 
necessary in order to comply with the Act. Further, any provisions that are required by the Act are 

incorporated into this Lease. 

Assignment and Subletting 

29. The Tenant will not assign this Lease, or sublet or grant any concession or license to use the Premises 
or any part of the Premises. An assignment. subletting, concession, or license, whether by operation of 

law or otherwise, will be void and will, at Landlord's option, terminate this Lease. 

Bulk Sale 
30. No bulk sale of goods and assets of the Tenant may take place without first obtaining the written 

consent of the Landlord, which consent will not be unreasonably withheld so long as the Tenant and 

the Purchaser are able to provide the Landlord with assurances, in a form satisfactory to the Landlord, 

that the Tenant's obligations in this Lease will continue to be performed and respected, in the manner 

satisfactory to the Landlord, after completion of the said bulk sale. 

Maintenance 

31. The Tenant will, at its sole expense, keep and maintain the Premises and appurtenances in good and 

sanitary condition and repair during the Tenn and any renewal of this Lease. 

32. In particular, the Tenant will keep the fixtures in the Premises in good order and repair. The Tenant 
will, at Tenant•s sole expense, make all required repairs to the plumbing, range, heating apparatus, and 

electric and gas fixtures whenever damage to such items will have resulted from the Tenant's misuse, 

waste, or neglect or that of the Tenant's employee, family, agent, or visitor. 

Page8 of JO 



33. The Tenant will be responsible at its own expense to replace all electric light bulbs, tubes, ballasts or 

fixtures serving the Premises. 

34. Where the Premises has its own sidewalk, footpath, entrance, driveway or carpark which is for the 

exclusive use of the Tenant and its guests, the Tenant will keep the footpath, entrance, driveway or 
parking space clean, tidy and free of objectionable material including dirt, debris, snow and ice. 

35. Where the Premises has its own garden or grass area which is for the exclusive use of the Tenant and 

its guests, the Tenant will water, fertilize, weed, cut and otherwise maintain the garden or grass area in 

a reasonable condition including any trees or shrubs in or about the Premises. 

Care and Use of Premises 

36. The Tenant will promptly notify the Landlord of any damage, or of any situation that may 

significantly interfere with the nonnal use of the Premises. 

37. The Tenant will not make (or allow to be made) any noise or nuisance which, in the reasonable 

opinion of the Landlord, disturbs the comfort or convenience of other tenants. 

38. The Tenant will not engage in any illegal trade or activity on or about the Premises. 

39. The Landlord and Tenant will comply with standards of health, sanitation, fire, housing and safety as 

required by law. 

Surrender of Premises 

40. At the expiration of the lease tenn, the Tenant will quit and surrender the Premises in as good a state 

and condition as they were at the commencement of this Lease, reasonable use and wear and damages 

by the elements excepted. 

Hazardous Materials 

41. The Tenant will not keep or have on the Premises any article or thing of a dangerous, flammable, or 
explosive character that might unreasonably increase the danger of fire on the Premises or that might 

be considered hazardous by any responsible insurance company. 

Rules and Regulations 

42. The Tenant will obey all rules and regulations posted by the Landlord regarding the use and care of 
the Building, parking lot and other common facilities that are provided for the use of the Tenant in 

and around the Building on the Premises. 
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General Provisions 

43. Any waiver by the Landlord of any failure by the Tenant to perform or observe the provisions of this 
Lease will not operate as a waiver of the Landlord's rights under this Lease in respect of any 

subsequent defaults. breaches or nonperfonnance and will not def eat or affect in any way the 

Landlord's rights in respect of any subsequent default or breach. 

44. This Lease will extend to and be binding upon and inure to the benefit of the respective heirs, 

executors, administrators, successors and assigns, as the case may be, of each party to this Lease. All 

covenants are to be construed as conditions of this Lease. 

45. All sums payable by the Tenant to the Landlord pursuant to any provision of this Lease will be 

deemed to be Additional Rent and will be recoverable by the Landlord as rental arrears. 

46. Where there is more than one Tenant executing this Lease, all Tenants are jointly and severally liable 

for each other's acts, omissions and liabilities pursuant to this Lease. 

47. Time is of the essence in this Lease. 

48. This Lease will constitute the entire agreement between the Landlord and the Tenant. Any prior 
understanding or representation of any kind preceding the date of this Lease will not be binding on 
either party to this Lease except to the extent incorporated in this Lease. In particular, no warranties of 

the Landlord not expressed in this Lease are to be implied. 

IN WITNESS WHEREOF the Parties to this Lease have duly affixed their signatures under hand and seal. 

or by a duly authorized officer under seal. on this 1st day of January, 2023. 

(Witness) 

~02.2022 LaWOer,,ot.c:om® 

GRISHU OHM LLC (Landlord) 

Per: ·~ 
~ 

~ KRISHU°l OHM LLC (Tenant) 

Per: ~~,J/<A (SEAL) 
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.11·serkshire Hathaway 
r'.J\ GUARD Insuran_ce l.,. Companies 

QUOTEFOR 
Businessowner's Policy 

DATE PREPARED 
12/29/2022 

PREPARER FOR 
KRISHUD~ OHM LLC 
1660 W Main St 
St Charles, IL 60174 

PROPOSAL NUMBER 

GR8P486802 

EFFECTIVE DATE 

01/03/2023 • 01/03/2024 

TOTAL ESTIMATED COST 

$12,770.00 

PAYMENT TERMS 

CUSTOMER NUMBER 
12473774 

10% down payment, 1 0 monthly lnstallment(s) 

www.guard.com I O a 1!D 

Underwritten by: 
AmGUARD Insurance Company 

Presented by: 
ALPHA INSURANCE SOLUTIONS LLC 
100 E 17th St 
Lombard, IL 60148 

877-392-5742 

Insurance may be underwr1t1en by AmGUARO Insurance Company® or NorGUARD Insurance Company®. members of Setk$hfre Hathaway 
GUARD Insurance Companies ("BHGIC"). with principal place or business al 39 Public Square, Wilkes-Barre. PA 18701. CSHGIC Oecember 2021. 

Berkshire Hathaway GUARD Insurance Companies • P. 0. Box AH, Wllkes•Barre, PA 18703-0020 • 570-825-9900 • www.guard.com 
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Why Berkshire Hathaway GUARD? 

(2) STRENGTH 

0 EXPERTISE 

@ CONVENIENCE 

(0 TRUST 

GUARD is ultimately owned and financially backed by Berkshire Hathaway, Inc. -
one of the strongest organizations In the wortd. 

A dedicated provider to the Insurance community for over three decades, we 
understand how to protect our clients' Interests. 

We of fer a full range of products and services as well as flex Ible policy terms and 
convenient payment options. 

Right now, hundreds of thousands of policyholders are counting on us. Judging by 
the high number who return each year, it's safe to say we're doing a great Job! 

Quick Facts 
Estabbshed~ 1983 

A.M. BestCOmpanyRattng: A+ Superior as of 4/20/2021 

Berkahlrt Hathaway GUARD Insurance Compan!es: 
AmGUARD Insurance Company". AZGUARO .. lnsurance Company (Excess & Surplus Line$), 
EastGUARD Insurance Companf". NorGUARD Insurance Company8 and WestGUARO• 
Insurance Company 

Commerclal Lines: 
Busfnessowner's, Commercial Auto, OlsablNty, Commercial Package, Commercial Property, 
Commercial Umbrella, General liability, Professional Liability, and Workers· Compensation 

Personal Linet: 
Homeowners/Renters/Condominium units/Landlords and Personal Umbrella 

S.rvlces: 
Expert loss control, fair and tlmely claims handling with 24/7 reporting platform, corwenlent 
payment options. responsive customer service, onNne selr·service centers for agents and 
policyholders 

Dlstrll>utionNetwutc 
6,700+ Independent insurance agents and broker partners 

Polieyholc:t.n: 445,00o+ 

OfftCeS: 
Headquartered in Wlll<es-Bar,e, PA, with satemte locations coontrywide 

Employees: 950+ 

About . .. BERKSHIRE HATHAWAY, INC. 
Chaired by Warren Buffett, Berkshire Hathaway is an international holding company with diverse Interests 
Including Insurance and reinsurance. World-renowned for Its financial strength, the group has an AA rating from 
Standard and Poor·s and is a Fortune 500 company. 

~ all Sefkshlre HalhawayGUARO Insurance ~es proYide the products described herein nor ere allp,oducts and cove1ages available In al states. This 
Information ls intended to present a general overview for illustratMI l)IA1)()$e$. Only the relevant Insurance policy and endorsement$ can provide the actual lem'\$ end 
condillcns for an Insured O Berkshire Hathaway GUAADtnsur~ Companies with pmcipal place of business at 39 Public Square, Wlb$•8afre. PA 18701. March 2021. 

The security you need. The name you trust. 
Learn more at www.guard <;;om or call 1-800-673-2465. 

'A .;..~ Berkshire Hathaway 
~~'GUARD Insuran_ce ,a Companies 

LCM0070621 



PAYMENT OPTIONS 

Making a Payment 

PAYMENT TERMS: 

.l(serkshire Hathaway 
'X:!'GUARD Insurance ,a Companies 

Payment or draft Information must be received by GUARD no later than 5 business days after inception. Always Include 
yow Proposal Number on all correspondence and cheeks. Please be advised certain fees may apply for credit card 
payments, installment plans, late payments, and insufficient funds/closed bank account. Fees may vary by state and 
line of coverage. Please review the fee disclosures on the enclosed Proposal of Insurance. 

WAYS TO PAV: 

> ONLINE - Login to the Policyholder Service Center (PSC) at guard.com/policyholders/ to make a credit card 
payment, transfer funds from your bank, set up recurring payments, and view your billing history. 

> EXPRESS PAV - No login required. Simply visit guard.com/expresspay/. 

> DfRECT DRAFT - Set up recurring automatic payments from your bank account by completing the enclosed 
Direct Draft Program• Authorization Form and eliminate Installment fees. 

> PHONE - Call 1-800-673-246510 pay with your credit card or bank account. 

> MAIL - Make check payable to Berkshire Hathaway GUARD Insurance Companies and include the Mailing 
Remittance Slip (below). 

Wesend Billing Statements to give you advance noltce of each draft amount au courtesy to you. (The procedure fo, calculatlnO premium Is set fonh in 
your policy.) We caMot guarantee that you will r~elve this notice or that the notice will be received In advance of the Olrect Draft. Regardless, payment 
Is 11111 due In accordance with your policy terms • 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ♦ •• • ••• " •••••••••••••••••••••••••••••••••• ,. •••••• • •••• ♦ •••••••• , ••••••••••••••••••••••••••••••••• • ••••• • ••• • •••••• • •••••• • •• • ••• • •• • 

Customer Name: KRISHUOA OHM LLC 

Agency Name: ALPHA INSURANCE SOLUTIONS LLC 

Proposal Number: GRBP486802 

Total Cost: $12,770.00 

Down Payment Amount: $1,2n.oo 

Mail Payment To: Berkshire Hathaway GUARD Insurance Companies 
ATTN: Accounts Receivable 
P.O. Box AH• 39 Public Square 
Wilkes-Sarre, PA 18703-0020 

8et"kahlre Hathaway GUARD Insurance Companies • P. o. Box AH, WUkes•Barre, PA 18703·0020 • 570·825-9900 • www.guard.com 



PAYMENT OPTIONS 

Direct Draft Program® 
J(serkshire Hathaway 
•~'GUARD Insurance l• eompantes 

Direct Draft Program8 Authorization Form 

Please select one: 

D Recurring Draft (no lnstaUment fees} 0 One-Time Oraft 
Preferted method of receiving dilect draft billing statement: 

Amoun1: $ ___________ _ 

O Emallto: ______________ _ Not an avallable option for poltcyholders on self• 
reporting payment plans. One-time direct dref1s wfll 

D Fax to: ______________ _ be charged an 1ns1111ment fee up to $7 In select states 

Policyholder Name: KRISHUOA OHM LLC Policy#: GRBP486802 
~ -··-------

Policy#: _________________ Policy#: _________ _ 

Bank Name: ___________________________________ _ 

Name on Bank Account: _______________________________ _ 

Bank Account#: _______________ Bank Ro1.ating #: _____________ _ 

Optional: Attach a voided check to assist us In verifying your account information • 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • , ••• t. t .. . ............... - ...... . . .... ............................. t •• ♦ ...... . ... ♦ •••• • •• • ••••••••••••••••••••••••••••• ♦ ••••••••••••• 

Agreement: By signing below, you are enrolling in Berkshire Hathaway GUARO's Direct Draft Program•, authorizing West· 
GUARD• Insure~ Company, holding company for AmGUARD lnsuranct Compan~, NorGUARD Insurance Companye, and 
EastGUARD Insurance Companyc' members of Berkshire Hathaway GUARD Insurance Companies ("GUARD') with principal 
place of business at 39 Publlc Square, Wllkes-8arre, PA 18701 to disclose this document to the cited bank and to Initiate an 
electronic transfer of funds from the bank account cited to pay the Insurance premiums for the Indicated policy(les), and any 
renewals thereof, In accordance with either the one-time draft amol.l"lt cited or per the payment terms of your Insurance pol• 
cy(ies). Any overpayment or refunds of premiums may be returned to the bank account cited. Attempted withdrawals encoun• 
terlng Insufficient funds or a closed account may be assessed a fee up to $20 (dependtn9upon the stateand subject to change 
with or without notice). Premiums may change in accordance with the terms and conditions of the policy or contract. If you 
are not the owner of any pollcy or contract Identified above, you wlll not receive advance notice of any change in the amount 
of any authorized withdrawal with respect to such policy or contract. The owner of the policy or contlact Is responsible for en· 
surlng that adequate premiums are paid to keep the policy/cont,act in force, even if the direct draft does not occw as sched­
uled or the amount drafted Is Insufficient. This authorization remains In effect until you noUfy GUARD otherwise in wrttlng. 

Authoflzed Signature: _________________ Date Signed: ___________ _ 

Printed Name: ______ _____________ Phone#: ____________ _ 

We send Billing Statements to give you advance nollce of e;,ch draft ,mount as a courtesy to you. (The procedure for calculating premium Is 
set forth In your policy.) We cannot guarantee that you will ,ecelve this notice or that lhe notice will be received in advanc» of tha Direct 
Draft. Reg111dlesa, payment Is stlll due In accordance wlth your polcy terms. 

Please return 1he completed form to: 

• BHGIC Accounting Services I P.O. Box AH I Wilkes-Barre, PA 18703-0020 

11 csr@guard.com DJ 570-820-7968 
PY0003252l 



•
·J/serkshire Hathaway 

GUARD Insurance 
, Companies 

uen<snare Natnaway (:;UAKU 
P .o. Box AH • 39 Public Square 

WIikes-Barre, PA 18703-0020 
570•825•9900 (Toll-free 800-673•2465) 

FAX 570-823-2059 
www.9uarc1.com 

Proposal of Insurance 
KRISHUDA OHM LLC 

Prospect Number GRBP486802 
for 01/03/2023 to 01/03/2024 

ALPHA INSURANCE SOLUTIONS LLC 
Syed Asma • Lombard, IL 

Underwriter: Jordan Levin 
Extension: 1300 / e-mail: Jordan.Levln@guard.com 

Phone Number: 570•825-9900 
Fax Number: 570-820•7968 

Phone Number: 877•392-5742 
Fax#: 630-884-8812 

This quote wlll expire on 01/05/2023. 

Carrier: 
Type of Coverage: 
Payment Method: 

AmGUARO Insurance Company 
auslnessowner's 

Direct 8111 

Total Estimated Cost: $12,770.00 

The portion of the Total Estimated Cost attributable to terrorism premium Is$ 31.00. 

(Direct bllllld po/Ides will be dtllr,H a fee of $7.00 Pflr ln11tallment.) 

Jnformatlon Neecto4 to tssuo; 
• A signed 1) ACORD application or 2) copy of the proposal is required prtor to policy Issuance. 
• Under the Terrorism Risk Insurance Program Reauthorization Act, pollcyholders have the right to purchase 

coverage under this policy and must read, complete, and return the attached Policyholder Dlsdosure: Notice of 
Terrorism Insurance Coverage. 

Payment Jerms; 
• Please note that fees may apply and may vary by state. Fees are subject to change with or without notice. 
• Policies that are direct bllled will be charged a fee of up to $7.00 per Installment. There Is no installment fee for 

policies set up with Direct Oraft. 
• Any checks retumed or attempted bank drafts declined for Insufficient funds or a closed account may be assessed 

a fee of up to $20.00. 
• A late fee may be assessed of up to $10.00 for payments received after the due date. 
* A convenience fee of up to $7 .00 will be added to credit card payments. 
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Proposal of Insurance fot KRISHUDA OHM LLC (cont.) 

Important Notui 
• This prospect Is subject to Inspection. 
• If the Insured cancels the policy, the final premium may be calculated on an other than pro rata basis. In that 

case, the amount of premium due to the Insured will be 90% of the unearned premium and final premium wlll 
not be less than the fuN minimum premium. 

• Please note that the coverages and limits offered on this Proposal of Insurance may be different from those 
orlglnally selected on the application. Please review carefully. 

• We offer a Direct Draft Program to electronically transfer funds from your bank account. Please complete the 
enclosed Oirect Of'al't Program Authorization Form to enroll and avoid Installment fees or lost or delayed checks 
and associated late charges. 

* Quote Includes the Protective Safeguards Endorsement. Coverage related consequences can result If the 
conditions of this endorsement are not met. For more detalled lnfonnatiOn, please refer to 150 form BP 04 30. 
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Propgsal of losyrana for KRISHUDA OHM LLC (cont.) 
Th• next sections of this proposat 11st the varlOU$ Property and Liability Insurance coverages and limits 

Included In this Buslnessowner's policy for the Total EsUm.tted Cost $/town above; some are automatically 
lnctudu whlh, otlN,. n1n.a speclnc requests. 

SECTION I: (Applies to All Locations) 

Headquarters State 

Coverage 
Polley Umlts 
• Uablllty Umlts 

• Uablllty & Medical Expenses • Each occurrence 

• General Aggregate 
• Personal & Advertising Injury 

• Products & Completed Operations Aggregate 
• Medical expenses - Each Person 
• Deductibles 
• Llablllty Property Damage Deductible 

• Llablllty Deductible • Bodily Injury 

Damage To Premltes Rented To You 
• Limit 

Appurtenant Structures 
• limit 

Business Income &. Extra Expense 
• Umlt 
Business Income Options 
• Number of Hours Deductible 

• Extended Business 11'1Come Number of Days 
• Ordinary Payroll Expenses Number of Oays 

Electronic Data 
• Umlt 
Employee Dishonesty 
• Limit 

Employment-related Practices Uablllty 
• Umit 
• Oeductlble 

• Retroactive Date 
• Polley Classlflcatlon 
• Number of Employees 
• Prior or Pending litigation Oate 
• Mallclous Prosecution 

Plre Department Service Charge 
• Limit 

lltlnCHs 

Fire Extlngul•h• Systems Recharge Expense 
• Limit 

Forgery or Alteration 
• Umlt 

$1,000,000 
$2,000,000 
Included 

$2,000,000 
$5,000 

None 
None 

$50,000 

$50,000 combined 8ulldlng/BPP 

Actual loss Sustained up to 12 Months 

72 hours 

30 
60 

$10,000 

$25,000 

$25,000 
$1,000 
01/1S/2023 
Mercantffe 
4 

01/1S/2023 
Include 

$25,000 

$5,000 

$10,000 
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Pn>P9fal of Insurance (or QISHUQA OHM LLC (cont,) 

Fungi, Wet Rot, Ory Rot a Bacterle (Mold) 
• Property Umlt 
• Business Income/EE Number of Days 
• Uablllty Coverage Option 

Glass Expense 
• Limit 

Hired Automobile 
• Limit 

Interruption of Computer OjMrattons 
• Limit 

Liquor Uablllty 
• Liquor Uablllty Option 
• Each Person Bodily Injury limit 

• Each Person Property Damage Umlt 
• Loss of Means or Support or Loss of Society Limits 

• Aggregate Umlt 
• Gross Annual Liquor Receipts 

• IMPORTANT NOTE 

Loss by Theft of furs, tut- garments, garments trimmed 
with fur 
• Umlt 
Loss by Theft of Jewelry, watches, watch movements, 
Jewels, pearts, precious and semi-precious stones, bullion, 
gold, sliver, platinum and other preclou. alloys or metals 
• Limit 
Loss by Theft of pattems, dies, molds and forms 
• Limit 

Money Orders and "Counterfeit Money" 
• Limit 

Newly Acquired Or Constructed Property • Bullcl1ngs 
• Limit 

Newly Acquired Or Constructed Property - Buclne11 
Penonal Propeny 
• Umlt 

Non-owned Automobile 
• exposure 
Personal Effects 
• Umlt 

Personal Property Off Premls .. 
• Limit 
Pollutant aean Up and Removal 
• Limit 
Preservation of Property 
• Limit 

Terrorism 
• Certified Acts 

$15,000 
30 
Exdude Coverage 

Actual Loss sustained 

Included In Llablllty Umlt 

$10,000 

Uquor lJablllty Coverage 

$17,787 
$77,787 
$95,073 
$1,000,000 
$500,000 
THIS COVERAGE IS RATEO BASED ON AN 
ESTIMATE ANO JS SUBJECT TO AUDIT 

$2,500 

$5,000 

$2,500 

$1,000 

25°4 of Building Umlt/Not more than 
$500,000/81<19 

$250,000 

Without Delivery Service 

$S,000 

$10,000 

$10,000 

Within 30 ~vs 

E1<dude coverage 
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proposal of Insurance for KRISHUDA OHM LLC (cont.) 

SECTION II: Location-Level Coverage 

Location 001: 1660 W Main St, St Charles, IL 60174•1630 
8ulldlng 001: convenience Stores w/ Gasoline Sale•• No Restaurant- 0932101 

Property Deductlble: 2.soo.00 
Wind/Hall Excluded: No 

Wind/Hall Deductlble: 1.000/o 
Bulldlng Group: Convenience Food/Gasoline Store/Restaurant 

Occupaf\CY: Owner Occupied Bldg • More than 10% 
Construction Type: Joisted Masonry 

Protection Class: 0l 
8C:EG: Ungraded 

Claa Description: Convenience Stores w/ Gasoline Salu • No Restaurant (0932101) 

coverage 
Accounts Receivable 
• On.Premises Umlt 
• Off-Premises Umlt 

Awnings Coverage 
• limit 

JJmll 

$25,000 
2S,000 

$2,500 
Broadened Coverage for Damage to Premises Rented to You 
• Umlt 
Bulldln9 Covef89e 
• Limit 
• Valuation 
• Inflation Guard 0/o 

$300,000 

$1,300,000 
Replacement Cost 

2 
8u .. neN Personal Property Coverage 
• Limit 
• Seasonal Increase Perc:ent 

• Valuation 
Debris Removal 
• Limit 

$250,000 
25 
Replacement Cost 

250/o/$10,000 
Equipment Breakdown Coverage (HSI) 
• Inspection Contact Name 
• Phone Number 
Llablllty 
• tMPORTANT NOTE 

• IMPORTANT NOTE 

• Umlt 
Mine Subsidence 
• Umlt 
Money and Securities 
• On Premises Limit 
• Off Premises Limit 

Page S of 8 
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Mehul Patel 
7082963191 

THIS COVERAGE 15 RATED BASED ON AN 
ESTIMATE AND (S SUBJECT TO AUDIT 
THlS COVERAGE (S RATEO BASED ON AN 
ESTIMATE AND IS SUBJECT TO AUDIT 
Included 

Refer to Form BP 10 53 

$5,000 
$5,000 

Your Business Is Our Business sm 
You may call Cu:rtomer Service at 1•800-ti13•244SS 

• 24 hours a day, 7 dllYtl • week. 



eroaosal of 1nsumnce foe KRISHUDA OHM LLC <cont,) 
Ordinance or Law 
• Coverage lype 

• Cvg 1 (u,ss In Value of Undamaged PortlM of Bldg) Umlt 

• Cvg 2 (Demolition Cost) Limit 

Ordinance or Law - Increased Cost Of Construction 

• Umlt 
Outdoor Property 
• limit 
Outdoor Signs • Optional Coverage 

• Limit 
Retail Storas Cove.-age 
• Endorsement lype 

• Coverage Oescrlptlon 

Spoilage 
• Oeductlble 

• Umlt 

• Description of pertshable stock 

• ereakdown or Contamination Coverage 
• Power Outage Coverage 

• Check here tr a Refrigeration Maintenance Agreement Is appllcabfe for 
this location 
Utlllty Services • Tim• Element 
• Waiting Period 

• Time Element Umlt 
• Utility 
• Water Supply 

• Communication Supply 
• Check het'e to Include Overhead Transmission Unes for Communication 
Supply 
• Power Sopply 
• Check here to Include overhead Transrntsslon Unes for Power Supply 

Valuable Papers and Records 
• On-Premises Umit 

• Off-Premises Umlt 
Water Back-up and Sump Overflow 
• Covered Property Limit 

• Business Income and Extra Expense Limit 

Coverage 1 &. 2 

$1,300,000 
$2S,000 

$10,000 

$10,000 

$5,000 

Standard 

Refer to Form BP 99 25 

$500 
$10,000 
Grocery Stores 
Yes 
Yes 
Yes 

Lock tn 72 Hour Waiting Period 

$50,000 
Public 
Yes 
Yes 
Yes 

Yes 
Yes 

$25,000 
$25,000 

$5,000 
$5,000 
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proposal of Insuranc11 fat KRl!iHUDA OHM LLC Ccont,l 

Polley Forms To Be Attached at Issuance 

Form Number Porm Name 
PN MO 01 06 17 Protectlve Safeguards Pollcyholder NotJce 

IIT OS 10 21 euslnessowners Polley Dedarations 

BP 00 03 01 10 suslnessowners Coverage Form 

BP IN 01 01 10 Buslnessowners Coverage Form Index 

END SCHD Schedule Of Forms And Endorsements 

JL 99 00 08 13 Authorization and Attestation 

IL Nl 7S 11 11 IAfnols Notice To Pollcyhofders Regarding The Rellglous. Freedom Protection and Civil Union Act 

IL P 001 01 04 U.S. Treasury Department's Office Of Foreign Assets Control ("OFAC") Advisory Notice To Policyholder 

PN 99 MU 04 10 19 Business Personal Property - Insurance to Value 

PN IL 01 04 20 Notice of Contact for Complaints 

PN IL 02 01 14 1mno1s MolcS Coverage Limitations 

BP 99 IL 01 18 IL Polley Customizations 

BP 01 54 01 18 llllnols Changes 

BP 06 43 04 06 llllnols Changes - Defense Costs 

BP 04 5S 01 06 Broadened Coverage For Damage To Premises Rented To You 

BP 03 12 01 10 Windstorm or Hail Percentage Deductlbles 

BP 04 46 01 06 Ordinance or Law Coverage 

BP OS 01 07 02 Calculatlon Of Premium 

BP OS 03 01 06 Illlnols Uquor Liablllty Coverage 

BP OS 24 01 15 Exclusion Of Certified Acts Of Ten-orlsm 

BP OS 41 01 1S Exclusion of Certified Acts of Terrorism and Exduslon of Other Acts of Terrorism Committed Outside the United 
States 

BP OS 42 01 15 exduslon Of Punitive Damages Related To A Certified Act Of Terrorism 

BP 10 so 03 12 Mine Subsidence Non-Residential 

BP 10 53 Ol 06 llUnols Changes• Mine subsidence Sdtedule 

BP 15 04 OS 14 Exclusion - Access or Disclosure ol Confidential or Personal Information and Data-related Uablllty • With Umited 
Bodllv Injury Exception 

BP 99 04 01 10 Equipment Breakdown Coverage 

&P 99 188 06 16 Deductlble EndOl'Sement - Property 

BP 99 238 06 17 ProtectJve Safeguards - Fire 

BP 99 2s 01 10 Retall Stores 

BP 99 332 02 18 cannabis Exclusion 

BP 99 412 01 20 Duties After a LOSS· Perll of Hall 
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BP 99 421 03 21 

BP 99 60 03 12 

BP 99 63 03 12 

8P 99 64 03 12 

BP 99 72 0113 

SP 99 84 0114 

BP 99 86 04 14 

BP 04 12 04 17 

PRtv POL 

Name(s) • 
Location • XXX 

8ulldlng • 

proposal of Insunnce for KRISH,UQA OHM LLC {cant,) 
Cyber lndde11t Exduslon 

Water Bac:t<-up and SUmp Overflow 

Utility Sef'\'lces - nme Element 

8uSlness Income Changes - Time Perlod 

Spollage Coverage 

Illlnol$ • Employment-Related Practices liability Endorsement 

Hired Auto AM Non-owned Auto Llabllltv 

Umltatlon of Coverage to Designated Premises, Project or Operation 

Description of Premises: All location addresses spedflcally contained within Section I Property Coverages and 
Limits of Insurance of the declarations page(s) 
Privacy Polley 

DISCIAINP Thi• proposal/quote Is not a blnHr. Th• Total &tlmated cost ts HHd upon lnfonnlltlon 
provhlff to dat• and I• ~b}ect to change even alter con,..,. hn Hen bound, baHd upon a111tllablllty ot 
addltlonal pricing or underwriting Information or conslden,tlons and/or upon ~ resutts of loss control 
•u111.ay• and compliance with nm,mlffllndetlons. Tltls summary of pollcy coverage~ prMtlum, end llmlt!l ls 
not an lnsurMH:e policy. Por furttt.r detail• about the coverage, please review tM policy lonm llnd 
dedarlltlOM p•ges. ln the event of a conflict, tfJe terms stllted In the Insurance policy $hall ,owu-n. PIUJM 
be aw•re tftat thl• propoal ena>mpanf/1$ only the cove,.,,g .. lldad and that those coverages are subjet;t to 
the nnal term• and condition stated In the policy. Our only offtlr of lnsun,nce Is, stated by the terms of th,. 
propoul, which c,m only be ehan,ed by our lsllUllnce of a new proposal. 
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Prospect's Signature: 

Date: 

(print name) 

Fax this signed proposal page to us at 570-820-7968 
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.t(serkshire Hathaway 
, .. ~I GUARD Insurance ,Yie. Companies 

Prem. 
No. 

001 

IMPORTANT INFORMATION: 
A PROTECTIVE SAFEGUARDS 

ENDORSEMENT HAS BEEN INCLUDED IN THIS 
BUSINESSOWNER'S POLICY PROPOSAL 

Bldg. No. Protective Safeguards Symbols Applicable 

001 P-1, Automatic SPflOkler System 

As a condition of this Insurance, the protective devices or services shown above MUST be maintained and proof of proper 
maintenance provided to us upon request. Be aware that these protective safeguards will also will be llsted on the protective 
safeguards endorsement attached to the policy. 

Since proper maintenance of any l)f'Ctective safeguards claimed fs a requirement of this coverage and failure to do 
so could t'ffUlt In denial of a clalm under Che policy, be sure to confirm that the protective safeguards shown above 
comply with Chee• terms and conditions. 

If any llsted device or service does not exist, Is not operational, or Is not connected, notify us immedlatety. If we do not hear 
from you, we will assume that al safeguards being claimed are In ptace and being maintained In accordance with the terms 
stated above. If you have any questions, please feel free to contact us by phone at 570-825-9900 or by e-mail at 
csr@GUARO.com • 

.. UPON ACCEPTANCE OF THIS QUOTE AND SUBSEQUENT ISSUANCE, 
READ YOUR INSURANCE POLICY 
FOR COMPLETE TERMS AND CONDITIONS .. 



POLICYHOLDER DISCLOSURE 
NOTICE OF TERRORISM INSURANCE COVERAGE 

You are hereby notified that under the Terrorism Risk Insurance Act, as amended, you have a right to purchase 
insurance coverage for losses resulting from acts of terrorism. As defined in Section 102(1) of the Act: The tenn 
.. act of terrorism" means any act or acts that are certified by the Secretary of the Treasury-in consultation with the 
Secretary of Homeland Security, and the Attorney General of the United States-to be an act of terrorism; to be a 
violent act or an act that is dangerous to human life, property, or infrasttucture; to have resulted in damage within 
the United States, or outside the United States in the case of certain air carriers or vessels or the premises of a 
United States mission; and to have been committed by an individual or individuals as part of an effort to coerce the 
civilian population of the United States or to influence the policy or affect the conduct of the United States 
Government by coercion. 

YOU SHOULD KNOW THAT WHERE COVERAGE IS PROVIDED BY THIS POLICY FOR LOSSES 
RESULTING FROM CERTIFIED ACTS OF TERRORISM, SUCH LOSSES MAY BE PARTIALLY 
REIMBURSED BY THE UNITED STATES GOVERNMENT UNDER A FORMULA ESTABLISHED BY 
FEDERAL LAW. HOWEVER, YOUR POLICY MAY CONTAIN OTHER EXCLUSIONS WHICH MIGHT 
AFFECT YOUR COVERAGE, SUCH AS AN EXCLUSION FOR NUCLEAR EVENTS. UNDER THE 
FORMULA, THE UNITED STATES GOVERNMENT GENERALLY REIMBURSES 85% THROUGH 2015; 
84% BEGINNING ON JANUARY J, 2016; 83% BEGINNING ON JANUARY 1, 2017; 82% BEGINNING ON 
JANUARY 1, 2018~ 81% BEGINNINO ON JANUARY I, 2019 and S0°/4 BEGINNING ON JANUARY 1, 2020, 
OF COVERED TERRORISM LOSSES EXCEEDING THE STATIJTORILY ESTABLISHED DEDUCTIBLE 
PAID BY THE INSURANCE COMPANY PROVIDING THE COVERAGE. THE PREMIUM CHARGED FOR 
THIS COVERAGE IS PROV1DBD BELOW AND DOES NOT INCLUDE ANY CHARGES FOR THE 
PORTION OF LOSS THAT MAY BE COVERED BY THE FEDERAL GOVERNMENT UNDER THE ACT. 

YOU SHOULD ALSO KNOW THAT THE TERRORISM RISK INSURANCE ACT, AS AMENDED, 
CONTAINS A $100 BILLION CAP THAT LIMITS U.S. GOVERNMENT REIMBURSEMENT AS WELL AS 
INSURERS' LIABILITY FOR LOSSES RESULTING FROM CERTIFIED ACTS OF TERRORISM WHEN THE 
AMOUNT OF SUCH LOSSES IN ANY ONE CALENDAR YEAR EXCEEDS $100 BILLION. IF THE 
AGGREGATE INSURED LOSSES FOR ALL INSURERS EXCEED $100 BILLION, YOUR COVERAGE MAY 
BE REDUCED. 

REJECTION OR SELECTION OF TERRORISM INSURANCE COVERAGE 

□ 
□ 

I elect to purchase terrorism coverage for a prospective premium of$ _____ _ 

I decline to purchase terrorism coverage for certified acts of terrorism. I understand that I will have 
no coverage for losses arising from certified acts of terrorism. 

Note: In states where applicable, if you decline this offer, the premium for terrorism (fire only) 
coverage is $_3_1 _____ _ 

Important Note: Your election or rejeetton shall apply to renewals unless you provide us with a signed 
P1Hc1holder Disclosure form cbanaing )'our eledlon. 

Policyholder/Applicant's Name (Print) 

Authorized Signature 

BOPTRIA (03-15) 

GRBP486802 

Policy Number 

Date 

AmGUARD • NorGUARO 



J/serkshire Hathaway ,j\~GUARD Insurance ,a Companies 

Mine Subsidence Insurance Rejection Form 

The Illlnols Mine Subsidence Act (Article XXXVIJIA) requires that Mine Subsidence Insurance be available for any bullding 
In Jlllnols on pollcles providing fire and extended coverage beginning January 1, 1994. Additional details about the 
coverage can be provided by your agent. Coverage Is afforded only as set forth In your policy. 

Mine Subsidence coverage may be rejected by you. To reject coverage, complete and return this rejection form within 
30 days of policy Inception. If your Insurance application Is ae<:epted by us, and a policy Is Issued to you before this 
rejection form Is received by us, your pollcy will be Issued with Mine SUbsldence coverage for all the below buildings. 

Reject Loe# Bldg# Address 

CJ 001 001 1660 W Main St St Charles, IL 60174-1630 

I (We) do not desire Mine Subsidence coverage and hereby waive any right to such coverage under this policy or any 
future policy covering my (our) Interest In the property Identified above, unless l (we) request mine subsidence 
Insurance coverage, In writing, at some future date. 

GRBP486802 

Pollcyholder/Appllcant's Name (Print) Policy Number 

Policyholder/ Applicant's Signature Date 

16 South River Street • P.O. Bo>< A•H • Wilkes-Barre, PA 18703•0020 • www.guard.com 
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- POLICYHOLDER 
NOTICE 

IMPORTANT NOTICE AFFECTING YOUR COVERAGE 

Business Personal Property - Insurance to Value 
This notice Is being provided to make sure you understand the importance of Insuring your Business 
Personal Property to Its full replacement cost. 

Paragraph 5. Loss Payment of Paragraph I!. Property Loss Conditions states. 

(b) If, at the time of loss, the Umlt of Insurance applicable to the lost or damaged property 
Is less than 800/o of the full replacement cost of the property immediately before the loss, 
we will pay the greater of the following amounts, but not more than the limit of Insurance 
that applies to the property: 

(I) The actual cash value of the lost or damaged property; or 

(II) A proportion of the cost to repair or replace the lost or damaged property, after 
application of the deductible and without deduction for depreciation. This proportion 
wit! equal the ratto of the applicable Limit of Insurance to 800/o of the cost of repair or 
replacement. 

To Illustrate, If your Business Personal Property's full replacement cost Is $200,000 and you Insure It 
for $100,000, If you sustain a $50,000 ross, you would only receive $31,250, or the Actual Cash 

Value. 

This provision applies to all property coverages, however for your type of business we wanted to 
highlight the Importance of the provision on Business Personal Property. 

This summary Is provided for Informational purposes only, and the contents are not 
Intended to amend, alter, or change any of the terms or conditions of the poUcy. Slmflarly, 
this Notice Is not a substitute for reviewing the actual forms and endorsements contained 
In the policy, Please read the potlcy to better understand the terms and conditions of the 
coverage provided. 

PN99MUl>'101t Page 1 of 1 
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PRIVACY POLICY 

P.O. Box A-H 
Wilkes-Barre, PA 18703-0020 

570-825-9000 
800-673•2465 

www.guard.com 

Rev. February, 2020 
WHAT DO BERKSHIRE HATHAWAY GUARD INSURANCI! COMPANIES DO WITH YOUR PERSONAL 

INFORMATION? 

FACTS (~(:1k~h11 , ~i ,!',ll ,,·.: t1v :;,J;\F I) 111:~1.1 .: a;c Co.111.~~, ·1t:<; 1 ~ h .dl· r" nr;,.J •. /(} In\,'< c1c.t": ::-:\11n1:,· i•. 

r,?C,lJ,\IH) :n'lu·,.1.i ,-t\ Cn, i c:,;' •: :..\~:=-~CI.J1\:.~[) :,, .. , ,· -·· l lt' :~·)·1·p,_1 ·p,-_ i·~~H(;L; \'~) : . .... , d 'H: 

Why? 

What? 

How? 

(..er) ':)~'•''-', \';.ft '>tt ;1_:/\1~r; I. ',Uid1)( 1: Co11, 1 )\·1ny, (~l./,r~D('c, : ,h . ((,t , ' l ·.11( , * I l ' ),\;"(H)f' )' t\ll l bl,il1 ,•:, •) I 

Financial Companies choose how they share your personal Information. Federal and State law 
gives consumers the right to llmlt some, but not all, sharing. Federal law also requires us to tetl 
you how we collect, share, and protect your personal lnfonnatton. P1ease read this notice 
carefully to understand what we do. 
The types of personal Information we collect and share depend upon the product or service you 
have with us. This Information can lndude: 

• Soclal Security Number, date of birth, driving record, Income 
• 0-edlt history, credlt•bMed Insurance scores, Insurance dalm history, payment 

history 
When you are no longer our customer, we continue to share your Information as described In 
this notice. 

All financial companies may need to share customers' personal Information to run their 
everyday business. In the section below, we list the reasons Insurance companies share their 
customers' personal information; the reasons we choose to share; and whether you can llmlt 
this sharing. 

I Doc s (le,kshicc Can you 
REASONS WE CAN SHARE Hi"\th.iway 

1 

limit this 

YOUR PERSONAL INFORMATION GUARD share? :,h.1ring? 

For our everyday business purposu-
such as to process your transactions, maintain yO\.lr account(s), respond to court Yes No orders and legal Investigations, comply wfth government agency 
examinations/procedures, or report your creditworthiness. 

For our marketing/processing purPoNt-
to offer our products and services to you. 
(We may also disclose Information received from you wfth companies that perform Yes No 
services for us.) 

For our afflllatu' everyday buslne.s purposes- Yes No Information about your transac:tlons -,nd experiern:es. 

For our affiliates' everyday business purposes- Yes Yes 
Information about your creditworthiness. 

For our affiliates to market to you Yes Yes 

For non•afflltates to market to you Yes Yes 

Call Customer Service at 1-800-673-246S or visit us onllne at www.guard.com/prlvacy/, 

Please note: lf you are a new customer, we can begin sharing your Information 30 d1:1ys 
To limit our sharing from the date we provided this notice. When you are no longer our customer, we continue 

to share your Information as descnbed In this notice In accordance with appllcable law. 
However, you cen contact us at any time to llmlt our sharing In accordance with the table 
above. 

Questions? Call Customer Service at 1·800-613-2465. 

Indudes Copyrighted Material of the National Association of Insurance Commissioners BHGIC-672·02·20 



PAGE 2 

Who Is provldlft9 this 
notice? 

How do we protect your 
pe.-.onal information? 

How do we collect your 
peraonal Information? 

Why can't I limit all 
sharing? 

What happen• when I llmlt 
sharing for • policy I hold 
Jointly with SC>fflffne else? 

Who we arc 

Berkshire Hatllawav GUARO Insurance Companies (lndudlng prol)frty and casualty 
licensees AmGUARD Insurance Company, AZGUARD Insurance Company, 
NorGUARD Insurance Company, EastGUARD Insurance Company, and/or 
WestGUARD lns.urance Company as well as GUARDCo, Inc.) Is providing this notice. 
References In this form to "us'", "we" or "our" refers to these companies. 

What we clo 

To protect your personat Information from unauthorized access and use, we 
Implement secunty measures that comply with appllcable law. These measures 
lndude computer safeguards and secured flies and buildings. 

We coflect your personal Information, for example, when you: 
• apply for Insurance 
• pay Insurance premiums 
• file an Insurance dalm 
• give us your income Information 
• give us your contact Information . 

We also collect your personal information from others (such as credit bureaus, 
affiliates, or other companies) lndudlng, for example, from: 

• your Insurance agent or producer 
• your transactions with our affiliates listed below or other consumer 

reporting agencies. 

Applicable law gives you the rl9ht to limit only: 
• sharing for afflllates everyday business purposes - Information about your 

creditworthiness and lnsurabllfty 
• affiliates from using your Information to marl<et to you 
• sharing for non•aftillates to market to you • 

Your choices will apply to everyone on your policy. 

DC'finitions 

Affiliates 
Companies (other than the companies Identified In "'Facts" above) that are related to us by 
common owneship or control of Berkshire Hathaway Inc. Affllfates can be financial and 
nonnnanclaf companies. 

Non-alflllates 

Marketing 

Companies not related to us by common ownership or control, which can be nnanc/al and 
nonfinandal companies. 

The promotion or advertising of Insurance products or services to you. Marketing partners may 
lndude, but are not limited to, Insurance lfcensees such as Insurance agents appointed by us 
or their affiliates. 

Other lmport.:irit Inform.1t1on 

Important Information about Credit Reporting: We may report ,ntormation about your account to credit 
bureaus. Late payments, m issed payments or other defaults on your account may be reflected In your credit report. 

For Callfomla Resident.: If you opt out, we will not share Information we collect about you with nonaffillated 
third parties, except as permitted by Callfomla law, such as to process your transactions or to maintain your 
account. Please visit www.guard.com/prlvacy•pollcy/ to review our Callfomla Privacy Polley. 

flor Vermont Resident.a: We wlll not disclose information about your creditworthiness to our affiliates and wtll not 
disclose your personal information, financial Information, credit report, or health Information to nonafflllated third 
parties to market to you, other than as permitted by Vermont law, unless you authorize us to make those 
disclosures. 

Includes Copyrighted Material of the National Association of Insurance Commissioners SHGIC-672•02•2O 



Illinois 
Casualty 

_C_o_m_,p..._a_n ..... x...__ __________________ _ 
225 20th Street Rock Island, IL61201 • (309) 783-1700 • (800) 44$-3726 • www.ileasco.oom 

Date: December 29, 2022 

Agency: Alpha Insurance Solu6ons, LLC 

Attention: Asma Syed 

801506252 Bu.lneasownera 

Named lnsured(s) Grishu Ohm LlC 

Krishudrohm LLC 

Locatlon(s) of Risk: 1 • 1660 W Main St, Saint Charles, IL 60174 (KANE County) 

LQ1506253 Liquor Lfabllity 

Named lnsured(s): Grishu Ohm LLC 

Krishuda Ohm LLC 

Location(s) of Risk: 1 - 1660 W Main St. Saini Cha,tes, IL 60174 (KANE County) 

Premium lndlution Only. Any deletion or modlncatlon of coverage may not be directly proportional to 
rite premium charge shown on the premium Indication. PIN•• contad your Underwrlt,,r tor T9Vislons. 

For any questions, please contact us immediately. 

Kimberly Schmidt 
Underwriter 

UW"0922 Page 1 of 1 



UNDERWRITING COMMENTS Illinois 
Casualty ._C_o_m ___ pa.__n ... x ____________________ _ 
225 201h S~et, Rock Island, IL 61201 • (309) 793-1700 • (eoG) 445-3126 • www.ilcasco.com 

Quote SubJect to Satisfactory Inspection and Verification of Loss History. 

NOTE: An original, signed APPLICANT'S AGREEMENT TO THE INSURANCE APPUCA TION(S) is required for each 
named insured before a policy can be iS&ued. 

TERRORISM 

Terrorism coverage wlD be provided uliess the Insured signs Co reject telTOrism coverage. 

ADDITIONAL INSURED· AS REQUIRED IN WRITTEN AGREEMENT WITH YOU OR BY ORDINANCE 
ThiS additional Insured endorsement has been added as a suggested option for your cfienl. This liability endorsement 
covers common additional Insured e,cposures oCCtJtl'ing when the Insured is contractually obligated in writing or 
statutorily required to Insure the interetts of the additional insured(s). The advantages of using this endorsement are 
the ability lo replace multiple other additional insured endorsements at a potentially lower cost and the convenience of 
not requiring the name and mailing address of the addittonal Insured(&). 

UNDERWRITER COMMENTS 
We have quoted based on NO losses. The loss runs for the most recent 3 years are required to bind. If there have 
been any claims, the quote may be amended or withdrawn. 

To bind coverage, please provide the inspection contact name and phone number. 

Since thlS r!Sk Is 100% sprinklered, we have Included the Protective Safeguards endorsement. If this endorsement is 
not wanted, pae&se advise and we wl re-quote. 

The named insured has been amended to reflect two LLC entities. The exact interest of each LLC is required to bind. 
Please review and advise if My changes are needed. 

The food sales haM, been increased to $1,000,000 to adequately reflect a 24 hour convenience store. Verifiable sales 
receipts for the most recent 12 months is required to review to redU<:e the receipts. 

Per the gasoline sales entered, we have estimated 1,000,000 gallons sold using and average price of $4 per galon. 
Please advise If any changes are needed. 

We have added $400,000 to the other receipts to reflect ml~laneous, tobacco, and lottery sales. Pfease provide a 
breakout of the sales tf any changes are needed. 

Please review the bulldJng lmt as it is greater than the amooot cak:u1ated by our building valuation software. 
uw 58 oa 21 Paoe 1 ou 
Grl•h1.10hlft LLC 
(Crffled On: 12J28/2022 01:16 PM) 



UNDERWRITING COMMENTS Illinois 
Casualty 

._C_o_m_e .... a_n_x ___________________ _ 
225 201h ~ Rod< ISiand, IL 01201 • (309) 793-1700 • (800) 445-3726 • www.llcasco.com 

EPLI Is quoted with a $100,000 limit This is an optional coverage. 

COVERAGE 
Coverage Includes common law coverage for the injuries that occur In state and out of state. "Owners" of premises 
automaticaly quatify as insureds. 

UNDERWRITER COMMENTS 
The named insured should match the name on the insured's liquor license. Please review and advise if any changes 
are needed. 

IJW580821 
GftefMIOIIMLLC 
(Ctea!ied On: t21281202201:16 PM) 

Page2of2 



Illinois 
Casualty 

BIND ORDER 
Named Insured: Grishu Ohm LLC 

_C_o_m...,pa_n,..x __________________ _ 
225 20Ch Slleet. Rock Island. IL 61201 

BIND ANO ISSUE EFFECTIVE DATE· 

• (309) 793-1700 • (800) 44$-3726 • www.i\casoo.oom 

UABlUTY °"10N: ( I BQ1SOC212 tritl>~opfton. (111ootn000 25%19Annual 

( ) LQ1SOl253 WIO>NOlll),ci¢oA.· (11100t 25%1'9 Annual 
'Umlfll.flhown la•,,___.,. 

18$UE: [ ) A.s Quoted with EPU 
( J A.s Quoted without EPU and 
( ) With the Followlng Coverage Changes: 

Ex.,.cted Premium After Cov.rage Changes: 

PAYMENT OPTIONS: 1. SELECT Bit.LING Pl.AN 

All By Polley 

•Payment Options: PoliclM BPLL 
( J ( ) ( J 25% down & 9 monlhly lnstalmencs 

W.~: ( ) ( J ( J 25% down, 25% at 2 months, 25% at 5 month$, 25% at 8 months 
www.J1c•sco.c:om 
AutonMdM Syettm: 

( ) ( J [ 1 40°/4 down, 30% at 3 months, 30% at 6 months 

(855) 729-2422 ( J ( I [ J 8.3% down & 11 monthly installments 

Motile.App: I J l I l J One payment per policy tenn 

ICC2GO (I ( J ( J 16.7% down & 10 monthly instalment&; conlinll00$ {ACH Required) 

BIOlng Repl'eMntaeive: 1. SELECT PA YIIENT IIE1HOO 
(309) 793-1700 ext. 808 ( l ACH (Allf0m4Jlc W/ttldrewal) (Funds wit/ be wlthtlr.- around due date.) 
MIii: (A comptet,d Ofnld BIii ACH Enrolttmmf f. Aulholizetion Form i$ atlKhed.) 
PO 8ox 4208. Rock laland. IL ( } OTHER (SH •Peynwtnt Options) 
61204-4206 

,. SELECT DOWN PA VME.NT IIETHOD (Down Payment la du. at the tmH, of binding) 

( ) ACH (Auloma/Jc ~•J (F~ will be wllhdrnn e/OUfld ~ date.) 
(A oomp/«ftd Oncl Sill ACHE~ & Aufholiutloll Fonn 1$ en.chtd.} 

I ) OTHER (Sff •Paymet1t Options) 

BIWNB STATEMENT 
OPTIONS: 

I J Emau Email Addl'8$$: 

{II~ b/ling adchss ls diltellllll from Ille INl6nfl Hdreu on Ille pollcyJ 
PINeecllOOH OMopllon [ ] Mall CIO: 

Address: 

City/State/Zip: 

SIGNATURE: ______________________ _ 
Slgnahft of Produoer Date 

AC600522 Paget of 1 
8Q19062f2 LQ1906253 Account laH3t9 (Cfeeled On: 12/21112022 01:15 PM) 
Return to: T.ani1Cilcasco.oom 



Through ICC's policyholder 
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360Value Replacement cost Valuation 11003239-1.1 

Replacement Cost Estimate 
Prepared by: Steve Langhauser (stevel@llcasco) 
Valuation ID: 11003239•1.1 

Owner lnformallon 
Name: GRlsiiu oRM Llc, KRisRObA OHM LLC 
Slteel: 1880 W Main St 
City, State ZIP: Saint Charles, IL eo11, 
Country: USA 
Seismic Zone: 0 

Property Information 
Name: GRISHU OHM LLC, KRISHUDA OHM LLC 
Street: 1660 W MAIN ST 
City. Stale ZIP: SAINT CHARLES, IL 60174 
Counlty: USA 

Structure lnfonnatlon 
General Information. 

Total Square Footage: 2,800 
Property Slope: None {0- 15 degrees) 
Site Access: Average - No Unusual Constraint$ 

Primary Bundlng: 
Year Built 2015 
Number of Stories: 1 
Average Story Height: 12 
Construction Class: 4 • Masonry Non-Combustible 

Primary Use: Store • Conven&enc. w/Gaa Pumps 
Square Footage: 2800 

Structural Options 
Primary Building: Store • Convenience wlGH Pump• 

Foundation Material: 100% Concrete 
Window Density: 10 - 20% 
Roof Structure: 100o/• Steel Joists 
interior Partilion Wans: 100% Masonry Block 

Features 
Primary Buiding: Store • Conwnience w/Gaa Pump• 

Heating and Air Conditioning: 100o/4 Commercial Heat 
/ AC Forced Air System 

Estimated Replacement Cost 
Calculated Value: 

Actuaf Cash Value 

Structure ACV: 

Store - Convenience w/Gn Pumps: Percentage: 7 

Oate Entered: 12i3ol2o22 
Date Calculated: 12/30/2022 

Page 1 of 2 

Created By: Steve langhauser (stevel@lcasco) 
User: Steve langhauser (stevel@ilcasco) 

Bldg#: 1 

--·----------------
Cost per Sq. Fl.: $263.22 

Above Grade Supporting Wall: 100o/4 Masonry - Structural 
(Giant) Btlck 
Foundation Shape: Slmple Recta~e 
Foundation Type: 100% Concrete Slab with Footings 

Subtotal: $569,769.47 
Quality: Standa,d 

Extericc' Wal Finish: 100% Bare Structural (Gtant) Brick 
Walls Only 
Roof Type: Flat 
Roof Material: 100% Membrane - EPOM or PVC 

$737,025.74 

$685,535.80 

The estimated replacement costa and other data reflected herein In this "Reporl" Mpresent approximated costs to rebuild a 
ttnJCI.Ufe almilar to the atruciure de&aibed hffllln. The estimate i$ (i) intended to reflect pricing for labor. materials, 

appllcable permtta and fee&. 8816$ tax, and contractor's overhead and profit and (ii) not intended lo reflect costs for major 
excavation or land value. 

Thia Report Is not intended to: (i) serve n the sole source of information, but rather one of several source$. for estimating 
replacement COlbl and not guaranteed to represent actual replacement costs; {ii) s«ve as a statement as to the exiatence 
ot condition of the struc1ure °' property; and (Iii) se,ve as market value app,alsals « an assessmem of market conditions. 

12/30/2022 



360Value Replacement Cost Valuation 11003239-1.1 Page 2 of 2 

This Report has not been adapted to or confonned to any mortgage-lending or real estate-industry r&9ulalions, standards or 
purposes and, without llmllatlon, may not be used or distributed for any real estata,calated purpose, indudlng distribution lo 

a mortgage lending lnsUtullon or use for purposes of a real estate clo$1ng. R9$i<Sentlal property prer•• powered by 
SmartSource®. The VeriSk Logo, 360Value® 81\d SmartSoun::e are registered trademarks of Insurance Services Office, Inc. 

22.10.08 PULCCXV_OECZZ 

12130/2022 



Illinois 
Casualty 
Company 

INTERLINE FORM 
ILll'SH0110 

---------------------------------225 201h 8'reet, Roctt &8tand. IL 61201 • (309) 793-1700 • (800)44$-3726 • Fax: {309)793-1707 • www.btCO.com 

APPLICANT'S AGREEMENT 
SUPPLEMENT TO THE INSURANCE APPLICATION(S) 

This supplement Is made part af the Applicant Information Secit0n of the ACORD Commercial Insurance Applicabon, the 
ACORD Business Owners Application, the ACORD Wor1cers Compensation Application, any other Commercial lnauranoa 
Appllcallon acceptable to Illinois Casualty Company (lndudlng, but not limited to, any Uquor Llabllity Application). AND all 
sect10ne, addendoo,s, and memorandums attached thereto Of later pro'fided. 

The signing or this supplement does not cons1ltute a binder of insurance. However, the applicant agrees ttlat the 
statements made In the application process and all subsequent documentati-On / information (including, but not limited to 
the ICC Renewal Information form) provided to lllnois GaStJalty Company are the applicant's agreements and 
representations. These representations include, but are not timrted to, a full and true description and slatement of the 
condition, situation. value, encumt,,ance, occupancy and title of the property proposed to be Insured as well as a 
complete description of ALL Ol)&rations necessary and I or incidental to Ile applicant's business. Appicant further agre&a 
to notify Illinois Casualty Company of any change lhereto. Any policy will be Issued in reliance upon the truth of such 
representations. It Is further understood and agreed that no Insurance Is effective under th!$ agreemerrt (A) unless a 
binder of insurance Is Issued designating Illinois Casualty Company has accepted this appllcatlon and the binder Is $1gn9d 
by an authorized agent of Illinois casualty Company or (B) until the date Che policy is issued by lnlnols Casualty Company. 

APPLICANT/ NAMED INSURED (Sllcate ~ : Krtthuda Ohm LLC 

Pnnted Name of Aulhomed Represenlallve 

Wllness Slgnalure 

Pr1nied Name of WMesa 

IL PS01 0110 

Date ____ _ 

Tille of Auttlot\zed Reprewntelitote 

Daee 

Page 1 of 1 



Illinois 
Casualty 
Company 

INTERLINE FOAM 
IL PS 01 0110 

-----------------------------------225 20th ser-. Rock1$1and, 11..81201 • (309) l'tl-1700 • (800} 44S-3126 • Fax: (309) 193-1707 • www.lcaeco.com 

APPUCANT'S AGREEMENT 
SUPPLEMENT TO THE INSURANCE APPUCATION(S) 

This supplement is made part of the Applicant Information Seclion of the ACORD Commercial Insurance Application. the 
ACORD Business Owners Application, the ACORD Workefs Compensation Appflcatlon, any other Commercial Insurance 
Application acceptable to Illinois Casualty Company (Including, but not limited to. any Liquor Uability Application), ANO all 
sections, addendums, and memorandums atlat::hed thereto or later provided. 

The signing of this supplement does not constitute a binder of Insurance. However. the applicant agrees that the 
statements made in the applk:allon process and all subsequent documentation / lnfonnation (lnduding. but not limited to 
the ICC Renewal Information form) provided to IUinois casualty company are the applk:ant's agreements and 
representations. These representations Include, but are not limited to, a fuU and true description and statement of the 
condition, situation. value. anC1Jmbrance, occupancy and title of the property proposed to be insured as wel as a 
<:omplete destription of All operations necessary and / or Incidental to the applicant's business. Appllcant further agrees 
to notify llinols Casualty Company of any change Chereto. My policy will be issued in reliance upon the lrulh of such 
representations. It Is further undet'stooo and agreed that no Insurance is effective unaer thlS agreement (A) unless a 
binder of Insurance Is Issued designating Illinois casualty Company has accepted this application end the binder Is signed 
by an oolhorized agent of Illinois Casualty Company or (8) until the date the policy is is8ued by Illinois Casualty Company. 

APPLICANT/ NAMED INSURED {pleaae pnnt): Grtshu 011m LLC 

Signature of ~•d Represemative 

Printed Nam• of lwlhcrlzad R91)f8S811latlve 

Pnnted Name ol Wlineas 

IL PS 010110 

Date _____ _ 

Tlfe of Authorized ~live 

O.Ce 

Paga 1 of 1 



NEW BUSINESS QUOTATION 

Insurance Proposal for: 

Grlshu Ohm LLC 

PreSt>nted by: 

Ms. Asma Syed 

Alpha Insurance Solutions. LLC 

These materials provide a brief' overview of insurance protedion that may be provided by IUinois CHuatty Company. Given lhe spac. 
llmlt811on, a complete anelysl& of each and every policy term, condition. exclusion or other provision cannot be provided. These 
materials are subject to tne term$ of the actual insurance policy or policies ISSU&d. Please read your entire polcy or policies iNued. 
Contact yoLW Insurance agent wtlh any questions. 

Any deletion ot mod'1cation ot coverage may not be ditecdy proportional to the pAimiuln Charge shown on lhe quotation. Premiul'I\& 
by premise.a are included for allocation IM'JIOSfl Mly. 

VW$60821 

Illinois 
Casualty 

._C_o_m....,p_a_n,.x..._ _____________________ _ 
225 20th Street. Rook lelaru.1. IL 61201 • {300) 793-1700 • (800) 445-3726 • www.llcaaoo.c:om 



ACH ENROLLMENT & AUTHORIZATION FORM 
DIRECT BILL AUTOMATIC ACH PAYMENT 

Illinois 
Casualty 
Company 
__ ....., ____________________________ _ 
225 2WI 8h11. Aocx ltland. IL 1120t • (309) 7'3-1700 • (800).tWS-3728 • F-.: (3G8) 70).1107 • _...lcam.com 

Account Information: 

ICC Account#: _ ____ _ 
Name: ________________________________ _ 

Address: ________________________________ _ 
City: _____________ _ Slate: __________ _ Zip: ___ _ 

Phone Number:("" _ _,) _ - __ _ Fax Number:'"---'__ _ __ 
Email Address; _____________________ _ 

Flnanctat Institution Information: 

Name: ________________________________ _ 

Phone Number: ______________ _ 

Routing Transit Number: _ ________ (always 9 digits) 
Account Number: _______________ _ 

Please Select All that Apply: 

Authorization: 

0 Checking Account 

D Commercial/Business 

0 Savings Account 

D Personal 

I/We authortze Illinois casualty Company (ICC) to process debit entries for amount$ due on our regular and aucit direct 
bill accounts, from the bank account and flnanclal Institution designated aboVe. I reeognize that if I fall to provide 
complete and accurate Information on this enrolment form, the processing of the enrollment may be delayed or made 
impossible, or my elecironlc payments may be erroneously made, possibly causing my policy/policies to be cancelled for 
nonpayment of premium, or my account lo inci.s late fees and/or other applicable charges. 

If I decide to change or revoke this aulhorlzatlon, I recognize that I must reques1 and submit a Dired Bill ACH Withdrawal 
Form to Ulinois Casualty Company revoking the ACH authori:zation. If the information I have provided on lhis authorization 
changes, I understand that I must forward a new Direct. BiU Enrollment Form to ICC providing the COtT8ct information. 
(The change or revocation is effective on the day ICC processes the request or a future date specified by you.) 

Signature: ________________ Printed Name: ___________ _ 

Title: _________________ Oate: ___ f. ___ / ___ _ 

.,.. Please include a copy of a voided check with this enrollment form *** 

Fax: (309) 793-1707 
Email: Bimna@Mcasco,cgm 
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Businessowners 
New Business Quotation 

Illinois 
Casualty 
Company --------------------------------22520lll~RodtlSWld. ll 61201 • {309)~1100 • (800)445-3726 • Fe•:(309)793-1707 • -1caeo.oom 

Quote#: BQ15"252 Proposed Effective Date: December 29, 2022 

Quote Date: December 29, 2022 Proposed Expiration Cate: December 29, 2023 

Named lnsured(s): Grlshu Ohm LLC 
Krilhuda Ohm LLC 

PROPERTY Sl:CTION '"'"" ... ,I" 

.....--a-- - I. ........ .... 

,~fg'M!·Miin St..$alnt'Chtule1, IL fJ0114 
- '{~C~(y) •I 

rt A. ... 

Pt1sclat1oa va1uat1on 1.lm1l Pts(yctlJble ecm!Yrn 
Building 1 

Building Coverage RC $1,300,000 $1,000 
• 2" Automatic lnct'HH 
• ,,, Windatonn Of HBII OfKluctlbl• Perr:tlflltlg(I 
• Cosmetic O.,m•• ExcJu•lon 

Business Personal Property Coverage RC $500,000 $1,000 {It• 
• 1" Wfnd.stonn or HaH Deduct/bl• PftfCftllt9{14 
• 2S'4 lncreaise to pravld1, for &ta$CIIIII Yal1alloos 

P1,">;;r 't, C: ~\ ,-., :-.00, I 1rtJ'+•!(L•t' I,: ... '\l Ot •,r · ,Lvd ~," ,, •,~.._ ,,_\: t~o /1<1-:.h! o•,."'11 ~c~t 
•,--;t, /'.1 1 </11" ,11,1 I •LJ•,, ,f,t'',, •) t.lt'1• ,1111,J, 11 ,- ",, ti 1• 1,11 11 I -.,,I / LI.tu,., 1)/',I( , , l•1,J\• ~Pl''>•• \1)

1
,1 l,1,• I 

PtWIPSl9a l.lmtt Dedy,l!l!le 
Accounts Receivable 

On Premises $25,000 $1,000 

(HlgW tlmlt tf'IIIY be purchUH} 
Off Pfemises $5.000 $1,000 

Arson. TMft, and Vandalism Loss Reduction Incentive $5,000 None 

Claim Data Expenses $5,000 $1,000 

Collapse Included $1,000 

Computer Fraud And Funds TramJfer Fraud $10,000 $500 

Cost To Reconstruct• Ordinance Or Law Cow,rage $25,000 $1,000 
(To comply wltlt ordl~ or lltw) 

Credit card Forgery $5,000 $500 

Credit Card Sip Theft, Disappearance, Or Destruction $5,000 $500 

CU11tomer Expense Reimtursement $25.000 $500 

Debris Removal 2S% of (OedllCWe ♦ Lois PekJ) ♦ 
$1,000 

(HfglH,rH1nltm1ybepc,~ $25,000 

f'I • llelns automatleally added Ol dle"98(f by ICC. (-)•Items teqvesled to be added OI' ch9nged. 

UW6401/11 
BQ1!506262 

Email 
(Created on.: 12/28/2CfD. 01:16 PM) 

euimlwm 

inciij'iiaG 
L . .......,_.. .... B 
~~-

rai.~ih~ 
ffil•~~~ 
t"VF=lifdei1 11 RC , 

liiclii.clf!i ...,, ..... 
r;~~~~i 

~ @¥~ 

I lnc.luciicf 

~ ~'!..@~ 

· ~~i 
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PROPER'[ Y SEC 110N Ill,,, I ,, I '" I' 

:" 1fl l llt ', l...l~ •• , .. _(•,P 11 '1, ◄ , ,ti\ll-.,, .,,!1 1 I P1, 111•. / ,•\.-1/, 11'1 ,, t ·u,t , 1r', 
... ·r . I ;'. ' , ,, ' •• ' f I • I ' ' ' . ' • ' • l I ' I ' • '' ' ' \I t I , r " 

Oeecriotlon Limit 12tsl1Uilll!le 
Demolition Cost - Ordinance Or Law Coverage $25,000 $1,000 

(To comply with ordiltmoe o,,...,,, 
Equipment Breakdown Protection Coverage lnduded $1,000 

Fire Department Service Charge $10,000 None 

Fire Extinguisher Systems Recharge Expense $5,000 None 

F0t9e,y or Alteration $5,000 $500 
(Higher limit mq be purr:h•Md) 

Fungi, Wet Rot And Dry Rot $15,000 $1,000 

Lock Replacement $1,000 $100 
(Du• to lofl of k•Yf If $tolen or pretWt7Hld to,,. ,tolMJ 

Money Orders and Counterfeit Money $5,000 $100 

Newly Acqlired 8ui1dings 30 Days $1,000 

Non-owned Detached Traiers $5,000 $1,000 
(Hlg#Nr flmJt m,y be /Hll'd11,Hd) 

Outdoor Property $25,000 $1,000 

Personal Effects $2,500 $1 ,000 

Personal Effects of Customers $5,000 $1,000 
(Hlglr,r l1mlt ,,,.,. ti. pur,:heudl 

Pollutant Clean Up and Removal $10,000 $1,000 

Preservation of Property 90 OaysALS $1,000 
(All rllk co~> 

sewer Back Up $5,000 $1,000 
(Bu•IIIN• tncom. afld Ewa &pen• lrw:Juded In limit. Hls,#Htr 1/mlt 

,,,,,., floe pu,cllned.} 

Unscheduled OutbuHdlngs $5,000 $1,000 

Valuable Papers & Records 
On Premises $25,000 $1,000 

{Hlglter limit may ba pun:hltNd) 

Off Premises $5,000 $1,000 

Water Damage. Othet Liquids, Powder or Molten Material Damage Included $1,000 

Your Business Persona! Property Off Premises $15,000 $500 
(HlgM( limit may• purch--') 

fi r, 11 tJ ( i~• • t l,, j f l. ,~ , I ;_. t ~'\, ,\ lt , I 1'1 1! ~ , t ! 

PtKrfA1Jeo Pr!mfee1 llllkUDA IJm.lt Deductible 

C-). Item eutomatfcally adcS8d or d)anged by ICC. ( .. )•Items requnled to be addld o, d\angld. 

UW8401/11 
801506252 

Emal 
(Created On: 12/28/2022 01:15 PM) 

Premium 

lnolucicH 

Included 

lncluifu -----
~ iniluciicl1 "1j,_, .... 

(:J~ u~] 

I •!i!r~ 
filiiaudicl 1 

tnoi~ ... .t. 

fl lnclucltd} 

fQ_ftiW~] 

L. )qolu'iliif 

~ iniYuM!I 

C:)n:c"ij~] 

ll!til~cl 

~'ticlude!1 ~--
rnJ1~!1icl~] 

lne!_u~ciei 

l_naude"'d 

t""aioiuciial 
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PROPERTY SECTION I "' ,. , , ' 'I . , 

Dtffnpuon Pr!Q)fllt IYIJdtna 
Convenience Stores 1 All 

Covered Property • Outdoor Oeta<:hed Structures 
Damage to Customer Auto While in Car Wash 
Employee Dishonesty 
Fuel or Lubricant Pumps, Attachments. and Any Connected Hoses 
or Piping Above Ground 
Fuel or Lubricants contained Inside Underground Storage Tanks 
Money and Securities- Inside ttae Premises 
Money and Securities • Outside the Premises 

(Recotds, .. dtBMd In the pollf;y, .,. ,..,,.,,,..., '°' P/IYm.ntJ 
Outdoor SignsfAwnings/Tents/Canopies 
Protection of Property 
Tickets (Including Lottery Tickets Held for Sale) 
~. H detlned In ttH, polh;y, ere 1eQulm for pay,rtffll> 

IJmH 

ss.ooo 
$10,000 

$5,000 
$20,000 

$75,000 
$5,000 
$5,000 

$25,000 

$2,500 
$10,000 

Oeductibs. 

$1,000 
$1,000 

$500 
$1,000 

$1,000 
$500 
$500 

$500 

$250 
$500 

Underground Pipes, Flues, or Drains $20,000 $1,000 

P,.mlum 

J;;;; U!OJ 

NOTE: If• flJ(/INr ltmlt u ntqcMHr.d for anyofthff• cow.,.,.., tut llmll lm:luda fllfl Conwllftltnc. Stotw tlmlf MOW11 ucwe. 

Busines8 Income and Extra Expense 1 All $500,000 
80% Colnsuranee Requirement Applies 

None $JSO 

Civil Authority 28 Days 
Exten~ Period of Indemnity 600ays 
Of'dinary Payroll Expenses 60Days 

certified Terrorism Coverage All All Included $1.000 ~ -Fuel or Lubricant Pumps, Attachments, etc. 1 All $100,000 $1,000 ~ 
Money and Securities 

Money Outside 1 All $10,000 $500 - $13 
(RecotdJ, n d.nMd In die poUcy, .,. IWQfllntd tor pqmemJ 

Outdoor Signs./Awnings/T ents/Canopies 1 All $100,000 $500 r $1,14& 

Spoilage Coverage 1 All $5,000 $500 2 ••• (1nMtMlrmnt vatfflt:ldlon ol lhe amount or Ion ,. requited) 

Pt•cdptf9o ermota, Bulldlng PttOJIYro 

Protective Safeguards 

P-1 : Automatic Spr1nkler System 1 1 

(•) • ltema automaticaly added or changed by ICC, ( .. ) • Items requested to be added or changed. 

UW64 01/11 
8Q1S06252 

Ema• 
(Cleated On: 12/2tl2022 01:15 PM) 
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P ROP~ R TY S c. C [ ION , ,, , 

Minimum Applicablft rot.i Propeny Pll1111ium: 

Total Property Premium: 

NOTE: Coverage, for ftood 18 not avaCable on this poiey. 

(•)- Item. a~etlcally added or changed by ICC. t••) • 11erl\S ,equeeled to be added or changed, 

UWe401/11 
BQ1S062S2 (Creeted On: 12J28f2022 01:1~ PM) 

Emao'I 

$1000 

lllilll@J@] 
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Ll AR ILI TY SECT ION · ,• , 

PnsdRti9o 
General Aggregate Limit 

Each 0ccun-ence Limit 

Products - Completed Operations Aggregate Limit 

Personal & Advertising Injury Limit 
(Any one /teraon or Orr,,,nh1tlon} 

Medical Expense Limit 
(Any OMPenon) 

Food receipts: $1,000,000 

Uquor receipts: $500,000 
Other receipts: $4,400,000 

Total receipts: $5,900,000 

Option 1 
$2,000,000 

$1,000,000 

$2,000,000 

$1,000,000 

$5,000 

9etl0o 1 

l. _, 1_ I 1 • L,J :'"J • ' f 1: ( ! I \ , ~ t~ • ...,, r, , 

Llml&otlosvraoct 

Premium 

-- -- - - --

'• , I 1, ', ,, ' 1 J • , I , I, I - , ' I •• • •'• + • ' • • ' , 1 I , • 

pgcrlptlon 

Cyber Proteetlon 
$50,000 Annual Aggregate Limit 

Merchandise Withdrawal 
$50,000 Annual Aggregate Limit 

(12,tlOO ~ 

UninsuredlUnderinsured Motorist Bodily Injury 
$25,000 Per Person Limit 
$50,000 Per Occurence Limit 

Pt1srtet!oo 
Certified T erronsm Coverage 

Damage To Premises Rented To You 
$100,000 Per Occurrence Limit 

Employment-Related Practices Llabillty Insurance 
Aggregate Limit: $100,000 
Deductible Limit: $2,500 
Third.Party Coverage: Excluded 

emm"" Option 1 

All 

ln'cliile7S l 
~ 

All ~d 

rarnlff• 
All 

1 

All 

Option 1 

Premium 

Pr,mium 

('). Item, ,utoma~ly added Of changed by ICC. ( .. )•Items requesled to be added 0( changed. 

UW6401111 
801506252 

Emal 
(Created On: 12/28/2022 01:15 PM) 
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I 
LIABILIT Y SECTION ,, "· "' ,., , ,, , · 

!III!ll 

Additional Insured by Written 
Contract 

Minimum~ Total Uabillly Premium: 

Total Llablllty Premium: 

Ila Premllfa Option 1 

As Required In Written Al $1!0 
Agreement With You Or By 
Ordinance 

Qptton 1 
$500 

$S,648 

Premium 

t•) • Items automallcally addad 0t changed by ICC. , .. , • llems reque,st~ to be add"d or changed. 

UW 64 01/11 

801506252 
Emal 

(Created On: 12128/2022 01:15 PM) 
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Total Property Premium: 

Total Lllbtllty Premium: 

TOTAL PREMIUM: 

VW6'01/11 
8Q1S06252 (Cnlatlld On: 1212&'20:l2 01:15 PM) 

PREMIUM TOTALS "' " · ,. ·" · ", · · 

Option 1 
$3,684 

$3,649 

Pao• 7 of 7 
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NOTICE - OFFER OF TERRORISM COVERAGE 
NOTICE - DISCLOSURE OF PREMIUM 

Bf'TR811220 

You are hereby notified that under lhe Terrorism RISk Insurance Act. as amended, you have a right to purchase insurance coverage for 
losses resuling from •certffted acts of tem>rism•. as delned In Section 102(1) of the Act: The term ·act of terrorism" means any act that 
Is certified by the Sectetary, in oonaullatiOI\ with lhe Secretary of Homeland Security, and the Attorney General ot the United Slates to 
be an act of terrorism; to be a violent act or an act that i1I dangerous to human life, prnperty, or infrastruc1ure: to have res\jtad in 
damage within the United States. or oulslde the Unlt.d States In the case of certain air earners or vessels or the premises ot a United 
StatH mission; and lo have been committed by an Individual 0t lndMduals as part of an effort lo coe,ce the cillilian population of the 
United States or to Influence Che pollcy Ol affea the oonduct of the Unhed States (U.S.) Government by coercion. 

You should know the le\"l'Ollsm coverage offered under this policy exdudes "certified acts of tefl'Ori11m• Involving nuclear, biological. 
d'lemlcal or radiological terrottam. 

You ahoud know lhat where COVetage Is provided by this Polley for lo$$eS re:sulling from "cettiflad acts of terrorism", auct\ toeses may 
be partially ,eimburaed by the U.S. Government under a formula e&tabli9had by federal l&w. Under the fol'mula, the U.S. Government 
generally re1mburses 80% of covered terrorism losses exceeding lhe statutonly estabtished deductible paid by ttle Insurance company 
providing the coverage. The premium charged for this coverage 1s provided below and does not indude any charges for the portion of 
loss that may be covered by the federal govemment under the Act. 

You 9hCKlld also know Chat the Ter,orism Risk Insurance At:J.. as amended, conlalns a $100 bilion cap that limit& U.S. Govemment 
reimbursement es well as Insurers' llabllty for losses resulting from "certified acts of terrorism' when the amount of such losses in any 
one calendar year exceeds $100 billion. If lhe 11991agate inswed loaaes for all insurers exceed $100 bilion. your coverage may be 
reduced. 

If you aocept lhi& offer, the premium for terrorism coverage, aa provided, under any Llablllty Oplion Is: $100 Minimum Pr~mlum. 

For lnformalton Only: The premium for terrorism (r.-e on";) COl/etage is $0. and is included in the enclosed quote/policy. 

OPTION TO REJECT TERRORISM COVERAGE 
Quote #/Polley# BQ1506252 

First Named Insured: Gtishu Ohm LLC 

I certify that I have the authority to act on behalf of all named tnaureda and am hereby 10 doing. I hereby dec:llne to purchase 
terrorism coverap tor "certlfted .:ts of terrorhpn• on behalf of all nmned ln1urada. I understand that I (we) will have no 
coV8t'a~ under 1Nt policy or any subsequent ntMWlll(a) thereof fo, loan reaultJng ftOffl •certified acta of ttrroritm". I 
understand lhat this slanect reJ•CUon remains In effect for the Uf• of the policy or until I accept an offer for "c«tlffed •* of 
terrotiam" M • aubtequent reMWal tMNof. 

Signature or Authorized Representative Title of AuthMzed Representafiv9 

Printed Name of Authorized Representative Dale 

BPTR011220 



Quote#: 

Quote Date: 

LIQUOR LIABILITY 
NEW BUSINESS QUOTATION 

llinois 
Casualty 
Company 
_____ ...;.. ________________________ _ 
22S20118net.Rock1$1and, ll.G1201 • (30l)l'U-1700 • (800)445-3726 • Fu:(309)79M707 • www.k89C:O.eoin 

LQ15D8253 Proposed Effective Oate: December 29, 2022 

December 29, 2022 Proposed Expiration Date: December 29, 2023 

Named lnsured(s): GMhU Ohm lLC; 

Krislwda Ohm LLC 

LIQUOR LIABILITY II" • " ' ' '· 

Deacrfption 

Each Common Cause Limit 

Aggregate Limit 

Food receipts: $1,000,000 

Llqwr receipts: $500,000 

Other receipts: $4,400,000 

Total receipts: $5,900,000 

Qescriptlon 
Certified Terrorism Coverage 

Option 1 
$1 ,000,000 

UnllmUed 

Option1 
'1$1 fllt - ... • .... 

Umlts pf IOIYCIQCt 

Pqmtum 

emrnlvrn 

r}-ltams aulomalicaly addecS ot changed by ICC. (") • llems requested to be added o, changed. 

tJW61 01/t 
L015062S3 

Email 
(Cleated On: 12J28f.2022 01:1$ PM) 
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LIQUOR LIABILITY "", , " , " " 

Mlnffl.tm Applic8b/lJ Total Pl8ll'lium: 

TOTAL PREMIUM: 

PREMIUM TOTALS 

Poetntill pNmlum savt"gs• as a memb•r of th• 
&lttllbt_tbe 

Total Annual PRmlllffl with inuJmum ILIA cndtt aP,lklcl: 

Qpt1001 

$2~ 

$1,191 

$239 

$957 

• Members ot 1he ILBA may qualify for a premium Cl8dlt "up to 20%, dependent upon __,. to the ILBA 
Quesllotinail'e and applicable minimum premiums; the credit shown above is the max.mum premium cte«I t 
evw,illlbl9 • 111:lual premium a.dit Chat wil be appied may be less. 

UW&10111 
LQ1606253 

(•) • Items eutomakelly actded « dlanged by ICC. ("') • llems requested to be added or ehanged. 

Email 
(Cruted On: 12/28l2022 01:1~ PM} 
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LL TR01122G 

NOTICE OF TERRORISM COVERAGE 

You are heteby notified lhat under the Terrorism Risk Insurance Ad, as amended. you have a right to purch88e lnsul"ll'IC$ COWtage for 
tosses res!Ating from "oertified acu of tetronam•, aa defmed In Sec:Uon 102(1) of th& Act: The term •act of 1erronsm• means any act !hat 
Is certified by the Secretary. in conaultallon with the Secretary of Homeland Sec:uri1y. and the Attorney General of the Unlte<l States to 
be an act of terronsrn; to be a violent act or an ad that Is dangerous to human fife, property. or infraslrucl1n; to have resulted in 
damage within lhe United States, or outside the United States In the case of certain air carriers or veaaels or the premises of a Urvted 
States mission: and to have been committed by en indiYiduel 0t irldividuals as part of an llffcrt to coerce the ci-iibn population of 1he 
United Slates or to Influence the policy or affect the conduc::t of lhe United ~tes (U.S.) Govemment by coerdon. 

You s"°"d know the terrorism coverage ofl'enid under this poYcy excludes •certified ads of terrorism" involving nutfear, biological. 
chemical or radlologlcal terrorism. 

You should know !hat where coverage 1$ provided by this Polley for losses resultlng from "certified acts of terrorism", such tosses may 
be partially refmbul'6ed by the U.S. Government under a rOffl'IUta eatabllshed by lecMral law. However, your Polley may contain other 
exclusions which might affect your c:ov.rage, such H an e)(duaion for nude1r evenls. Under lhe formiJa, the U.S. Govemment 
generally reimburses 80% of covered tenorism losses e)(ceeding the atatutorly established deductlble !)aid by the Insurance company 
providing lhe coverage. The premium charged for ttn coverage ia provided below and does nol lndude any <:harges for the portion of 
loss tha1 may be covered by the federal government under Iha Act. 

You should also know lhat the Terrorism Risk lnat.1rance Ad. as amended, contail\9 a $100 billion 081> that llmlts U.S. Government 
reimbursement as well as imunn' liabllly f0t losses resuftlng from •certified acts of tem>nsm• when the amount of sudl losse& In any 
one calendar year exceeds S100 bilion. If the aggnigate insured I088aa for all insuterS exceed $100 balion, your coverage may be 
reduced. 

The portion of your annual premium that Is attributable to coverage. as provided, for "certified adS of terl'Olism• is: S0.00 (zero}. 

LL TR011220 ..... 

LQ1506253 (Created On: December 29, 2022) 
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Illinois 
Casu.itty 
Company 

QUOTE SUMMARY 

----------------------------------~S 20ltl Sreet. Rock Island, a. &1201 • (309) 793- 1700 • (800)44~26 • Fu; (309) 79S-1707 • wwwJlcasco.com 

Tola! Property Premium: 

T olal LlabBity Premium: 

TOTAL PREMIUM: 

TOTAL PREMIUM: 

BUSINESSOWNERS PREMIUM TOTALS 

Option 1 
$3,684 

$3,649 

$7;_!S31 

LIQUOR LIABILITY PREMIUM TOTALS 

Potential premium sa,,tnp• u • member of the 
lfflnola Ucenud a-,age Aasocl<ltlon: 

Option 1 
I $1,itt 

Total Annual Premium with maximum ILBA credit a,pll•d: 

$239 

$957 

• Mlimbeft of the ILBA may qualify for a pramk.lm cnidlt af up to 1004. dependent on applicable mlnlm1.1n 
premiums; the cndlt shown aboW Is Iha maximum p«emlum credit ava'.lable • actual premium uedlt that win be 
applied may be 18$$. 

UW7001/11 
Crl1t111 OhM UC 
(CrNltd On: 12/2tll2022 01:15 PM) 
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• 

ILLINOIS LICENSED BEVERAGE ASSOCIATION 

MEMBERSHIP APPLICATION 

First Name 

Business Legal Name 

Business OBA 

Business AddrMS 

Last Name 

City ______ _ State _______ _ 

Phone ______________ _ Fax 

Zip 

Email Address --------------------- ----------
Payment Options 

0 New Member OU&$ + Initiation Fee (Required = $250.00) 

0 New Member Dues + Initiation Fee + PAC Contribution (Recommended • $350.00) 

0 Payment enclosed (Make check payable to: lllino,s licen$8d Beverage Association) 

0 Charge my a-edit card (fil out information below) 
Please ch&Ck one: 

-OMnterCant -□Visa • 0 American Exr,ress 
~ 
□Discover 

Name on 
Credit Card ___________ Credit Card# __________ cw _ _ _ 

EXl)lratlon Date {mm/yy). ________ _ Signature ___________ _ 

•••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••• 

Please mail or fax completed application along with payment to: 

Illinois 
Casualty 
Company 

MK .CO 06 18 

Illinois Licensed Beverage Association 
1127 South Second Street 

Springfield, IL 62704 
Phone: 800-336--4752 ♦ Fax: 217-523-3242 

Thank You For Your Support! 



Illinois 
Casualty 
Company 

YOUR SUPPORT IS NEEDED! 
The IHlnol• Lfc•n•ed S.wrage 

Association Is an advocate for retan 
buainess engaged in the ,ale •ndlor 

service of beverage alcohol. 

ILUNOIS LICENSED BEVERAGE ASSOCIATION 

Members make the Illinois Licensed Beverage Association (ILBA) an effective advocate. With a 
diverse, active membership involved in the policymaking process, lLBA's positions can truly 
represent an industry point of view. 

The Illinois Licensed Beverage Association is an advocate for retail businesses engaged in the 
sale and/or service of beverage alcohol. A not-for-profit business trade association, the ILBA: 

• Expresses, promotes, and accomplishes the alms and desires 
of Illinois alcoholic beverage permit holders. 

♦ Encourages a better relationship between the retail beverage 
industry and the citizens of the State of Illinois. 

♦ Works to cooperate with all legally constituted law 
enforcement agencies so that al businesses of alcoholic 
beverage permlttees are operated in accordance with llinoh3 
State Law. 

• Elevates the reputation of the licensed beverage industry in the 
opinions of all tllat come In contact with it 

• Provides a means through which a better understanding and 
relationship is secured among members of the retail beverage 
industry throughout Illinois. 

Illinois Casualty Company is endorsed by the ILBA as the preferred provider of insurance 
protection for Its members. As an Insurer of taverns, restaurants, package liquor stores, private 
ciubs and banquet facilities, our successes are dependent upon the successes of your industry. 

As an ILBA member, you may quallfy for• premium nvlltQS of up «o 200/4 on your liquor 
I/ability lnsuranc• • ask your lllinols Casualty Company Agent for detalhl. • 

If you are already a member, thank you for your support/ If you are not a member, JOIN 
TODAY via the attached membership application. 

•You must be an active ILBA member by the effective date of the policy. 

MK 3302 11 Page1 of 1 
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• 

ILeA ~STIONNAIR! 
Ll U3AIL OS 10 Illinois 

Casualty 
Company --------------------------------225 20lh Strait. Aoc:Ulllnd,. I. 61201 • (300) 'ln-1700 • (800).u&-3728 • Fa1c (309) 7'3-1707 • www.lca8co.com 

Name of Applicant/Insured: 

The applicant/Insured must be a member of th4a lllnota Licensed Beverage Association. 

As a member of lhe ICC ILBA Safety Group, the following toss control Program measures as described are in place for 
1he responsible seling and/or sefVlng of beverage alcohol: 

fo,,naf1'nUruna , . 
Employees receive a certificate or completion from Beverage Alcohol Sales & Service Education & Training (BASSET) or 
a comoarable certification ornnram. Yes u No 
If yes. please Indicate how many employees in each of the foUowing positions have eertifications: 

Position Number of Employees 
Bartender(s): 

Manager(s): 
Owner{s): 
Security: 

Wailstaff: 
Other: 

If "other", please describe: 

-Fo)'niaiPDllcln •' "' ~ff? ' ~~~· ,.~,.~.~•~h•. ,, . , . .. ,. !.. • • ' . 
The ILBA member hes a format policy for the folowlng: 
Selling or safVlng ak:oholic beverages to Chose Who appear Intoxicated: - Yes 0 No -
If yes. please describe: 

Age identification: 0 Yes No 
If yes, please describe: 

Fight prevention and/or fight control if a disturbance occurs: - Yes o No 

If yes, please describe: 

Designated driver program: U Yes 0 No 
It yes. please describe: 

Calling a taxi 0t providing rides for those who appear intoxicated: - Yes D No 
It yes, please describe: 

Collecilcn of tnfonnatlon (e.g. date, time, witnesses. etc.) when an Incident (e.g. fight. refusal o1 service, etc.) takes place: 
D Yes D No 
If yes. please desclibe: 

U IL8A IL 05 10 Pqe1of2 



.. 

ILIA OUES110NNAIRI 
LL U .a. ll. Ob 10 

Coffee and food are always avadable: : Yes o No 
If yes, please describe: 

Are securrty cameras present? : Yes D No 

If yes, please indicate areas of coverage: 

,_ 

The interior. publie areas only: o Yes :- No 

The Interior, all areas Including employee only areas and storage: ., Yes No 
The exterior. entrance or limited coverage only: , Yes - No 

The extertor. ful coverage include all parking lot(s) area(s}: '1 Yes - No -- --__ ___, 
How long are back up tapes kept before being erased, copied over, diSCafded __ or_des __ tr_o-"--ye_d_?_____. ________ ---1 

Are persons or organizations hired to provide security to the operaUons? n Yes No 
lfyes ... 
Employees are hired/engaged: - Yes '1 No 
Independent contractors are hired engaged: Yes I No 

There Is a formal policy estabhahed regarding authonty and the use of reasonable force. Yes l No 
If yes, please describe: 

Attach copies of any written prwedunn that arv In plae for the ,espon.lble Hlllnfl and/or HfVlt'lfl of alcohoflc 
beverages. 

I oertify that the above described loss control measures are In place for the responsible selling andlor saNing of beverage 
alcohol. I further certify that the applicant/insured stated above Is a member In good standing of lhe llinois Licensed 
Beverage Association as of this date. 

Printed name of Authorized Representative Date 

Signature of Authorized Representative Tltte 

U. IUIA IL o, 10 Page2ot2 



Form LLC-5.5 

Seeteta,y of Sta1e Jesse White 
Department ot Bus1nes$ Services 
Lwniled tabiHy Division 
www.lsos.gov 

Illinois 
Umited Uability Company Act 
Articles of Organization 

Filing Fee: $150 

Approved By: KKM 

FtLE # 12595905 
FILED 

DEC 162022 

Jesse White 
Secretary of State 

1. Lil'lited Liability Company Name: ;.;.KR::._::1:.:,:S~HU::.:D::;:HA:.::.:..0::.:H:..:.:M=LL:.::C:...._ _______________ _ 

2. - ce of Business where records of the company will be kept: 

TINLEY PARK. IL 60477 

3. The Limited Liability Company has one or more members on the filing date. 

4. Registered Agent's Name and Registered Office Address: 

MEHULBHAI M PATEL 

TINLEY PARK, IL 60477-2435 

5. Purpose tor which the Limited Uabftlty Company is organized: 
"The transaction of any or all lawful business for wtuch Limited LiabHity Companies may be organized under this Act." 

6. The LLC is to have perpetual existence. 

7. Name and business addresses of au the managers and any member having the authori1y of manager: 

Mct«JLBIW M PATS. 

1'1NU:Y PAAK. IL e<l'71 

ASHIi< R PATEL 

TINLEY PAAK, IL 80437 

8. Name and Addr'Hs of Organizer 
I affirm, under penalties of perjury, having authority to sign hereto, that these Articles of Organization are to the best 
of my knowledge and belief, true. correct and complete. 

Dated: DECEMBER 16, 2022 MEHUL8HAI M PATEL 
801 W IRVING PARK RD 

CHICAGO. IL60813 

This doeumenl was generated electtonlcaly at wwwJsos.gov 



Illinois BASSET 

SELLER / SERVER CERTIFICATION 

Trainee Name: Mehulbhai Patel 

Certificate#: 000027414516 

Date of Completion: 01/01/2023 

~ I, ________ _.,.._ ____ _ 

certify that the above named person 
successfully completed an approved 
Leam2Serve Seller/Server course. 

School Name: 
36otraining.com dba Learn2Serve 

This course provides necessary 

knowledge and techniques for the 

responsible serving of alcohol. 



Illinois BASSET 

SELLER/ SERVER CERTIFICATION 

Trainee Name: Ashik Patel 

Certificate#: 000027412249 

Date of Completion: 12/31/2022 

I,-~--~-~-~~1-~-~-
certify that the above named person 
successfully completed an approved 
Learn2Serve Seller/Server course. 

School Name: 
360training.com dba Leam2Serve 

This course provides necessa,y 
knowledge and techniques for the 

responsible serving of alcohol. 
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Business Plan for Gas Station / Convenience Store located below address 

Krlshudha Ohm LLC 
1660 W Main St 
St Charles, IL 60174 
630-443-4462 

01/01/2023 

Krishudha Ohm LLC is a operating company for 8P Gas Station/Convenience store located above 
address. 
BP Gas will be open 24 Hours 7 Days a week. Package goods products will sold as St Charles 
approval hours only • 
BP Gas station will serve Hot dogs, pizza slice, Snacks, Dairy Product, Soda, Beer , Wine, liquor 
and Tobacco products/Cigarettes, and automobile oil misc. 
BP Gas station also will have Illinois Lottery. 
Mart of this space Is 2800 Square feet and total land size is 22,500. Place has 8 Gas pumps and 2 
Deisel pumps. Total parking are S for customers. This gas station was build in 2015. 
Krishudha Ohm LLC is applying for all require license to operate in Compliance by City of St 
Charles and State of Illinois. 
Prior to receive Package goods and Tobacco license from City and State Krlshuda Ohm LLC 
will provide Business , Liquor Uabilty and Work Comh Insurance to St Chartes and State. 
Quote of Insurance Is attched. 

Management Summary 

Mehulbhai M Patel and Ashlk Patel are, owner of Krlshudha ohm LlC (gas station) ,Ashlk Patel 

has twelve years of experience In managing gas stations/convenience stores. Ashik Patel has a 

reputation as an excellent staff supervisor. from 2* to 2022, Ashik Patel has been managins 
gas station/convenience store. Ashik Patel live in Tinley Park Illinois. 

Mehulbhai and Ashlk Patel are manager for Krlshudha Ohm LLC gas station. 

(V\Q,~u.! bhk \.-(aj C\ 7 '-t ~Cd o.(1 et-.~q_~ 0 Q-. '"'"'~"':f 
l \'°\\Ac,{' ~~. 

Business will operate with all rules and regulation require by City of St Charles and State of 

Illinois. 

Thank You 

1 

v-... 



Received From: 
Krishudh,l Ohm. l L(. 
1660 W. Main St. 
St. Charles, IL 60174 
(630) 443-4462 

$50.00 

Receipt 
0:ile: )nnunry 3, 2023 

Need to be fingerprinted? 
Please contact the 

St. Charles Police Department for an 

appointment: 630-377-443S 
1515 W. Main Street 

t 1,(,2 

I 1quo1· I .iccn,c L'la::,::, /\ . P,,l'.ka~cd 

I iquor I iccn,c C.1,1'..., B Rc::.l,\urant, 

I l(jll<lf I i1.('ll'>~' (.l,i-.~. C l,wcm/ H.u 

I lljllOr I ltl'lhC Clch'> I) - '>~wcifw 

I i\(llOI I ,t \.1..'lh(' (__J,h ... I lcmpor,11~ 

I ,qnltr Vilo,1tu1n-. I 1.'I.' 

M,l'>..,.lSl'. hlabli,hmcnt I i(cnsc 

h!e/J<cncw 

l~11..,i1w,s I icc11sc..,/l'crm1l'i 

!'owing 1.kc11sl• 

Sc.wcn~cr/l{du-.c I ic(•n~c 

Bowling /\llcy Lkcn:.c 

Billiard I iccnsc 

Carnival I iccnsc/Fcc:; 

Cnin•O~r.itcd /\m~1-;cmcn1 

E-Ci~.m•ltc,/11Jb,,lu, ~µ,•ci.illy ~lore 

Cig,m•lt<• OTC 

The.Her I itcnsc 

Fingerprint Fee ($50 per pcr-.on) 

I C~JI h:,•-. 

M 1 ... c<~ll,111cou ... Kc1..cnuc 

I hf0\1r I K~•n-.c Vio!alion-. 

roba<:rn/Mas<;.1gc Viol.i tiol'\s 

Video C,,ming 

Th:.nk you for your business! 

\ilclh11lh.ihi M. P11tcl 
/\l>htk It P.itd 

100999-42100 $ 

100999-42101 i 

100999-42102 'I, 

100999-42103 $ 

100999-42104 1-

100999-42290 'f. 

l 00999-4 2205 $ 

100999-42200 $ 

100999-42202 $ 

100999-42203 $ 

100999-42204 $ 

100999-42206 $ 

100999-42210 $ 

100999-42220 $ 

100999-42230 $ 

100999-42231 $ 

100999-42240 $ 

100900-20618 $ 

100120-54110 $ 

100999-46299 $ 

10099')-42120 $ 

100999-42290 $ 

100999-4222S $ 

Total $ 

,, 

100.00 

100.00 



 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  *5a 

Title: Authorize staff to award MCCi, LLC an annual contract for 
Laserfiche support and maintenance for $29,519 

Presenter: Michael Drake, IT Program Manager 

Meeting:  Government Operations Committee                  Date:  January 17, 2023 

Proposed Cost:  $29,519 Budgeted Amount:  $33,500 Not Budgeted:     ☐  
Executive Summary (if not budgeted please explain): 
 
Laserfiche is the Electronic Document Management System that was selected through the City’s 
procurement process and approved by City Council on December 1, 2014. 
 
Because the City originally purchased the software from MCCi, LLC, the company has become the 
provider for the continued ongoing software maintenance and support for Laserfiche.  The maintenance 
contract provides technical support and product upgrades for the covered period of one year, February 
20, 2023 to February 19, 2024.   
 
MCCi has provided service to the expected level set by both Laserfiche and the City.  We have received 
above average response time for technical support for everyday support requests, as well as assistance 
with our custom workflows, and integration with other third party applications.  In addition, any new 
software released from Laserfiche is tested fully by MCCi for performance and functionality.  Once 
complete, we are then advised by MCCi as to whether we should install the new upgrade and what issues 
the upgrade will solve. 
 
 
 
 
 
 
 
 
 
 
 
 
  
Attachments (please list):  
Bid Waiver Form, Resolution 
 
Recommendation/Suggested Action (briefly explain):  
Authorize staff to award MCCi, LLC an annual contract for Laserfiche support and maintenance for 
$29,519 
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BID WAIVER      One Time  Today through

Description:   

Requested Vendor:   

Requested by:         

Approval: ___________________________ 
 Department Head       

ATTACH THIS FORM TO FORMAL COUNCIL RECOMMENDATION; OR SCAN TO A/P IN LIEU OF QUOTES 

Bid Waivers are required when there are unique circumstances related to a proposed procurement that has not been 
competitively solicited. 

1. This procurement is valued at  $_______________  for this one time order,   and/or

$__________________  for a 12 month period. 

2. This good/service has been competitively solicited within the past 24 months.      Yes  No
If yes:  Was the solicitation published on the city website?        Yes             No

3. Justification for Bid Waiver

Emergency   i.e. declared by the Mayor and applicable to EOC/FEMA procedures.

Urgent   i.e. required to resolve an unanticipated problem that, if not resolved within 48 hours, may cause undue 

risk to individuals and/or extensive damage to property.

Need for these goods/services were not anticipated and procurement through normal channels would take too 

long.

A responsible contractor was on site performing a related repair, and, based on professional judgement; it was 

prudent to request this service/repair from said contractor.

These goods are replacement parts for a warrantied item, and the warranty is still in place, and purchase of a 
non-brand item will jeopardize warranty. 

These goods/services are inherently related to, and an ongoing part of, other goods/services previously 
provided by the Provider. 

These goods utilize a proprietary, patent, trademark, or customized programing resulting in lack of competition. 

These goods are standardized for operational safety and efficiency. 

 These goods are only available through the provider’s local distribution channels. 

Other: 

Date: 

 ___________________________
_ 

CITY OF 
ST. CHARLES 

ILLINOIS • 1834 



City of St. Charles, Illinois 
Resolution No. 

 

A Resolution to Execute an Agreement with MCCi, LLC for annual 
Laserfiche software maintenance and support in the submitted amount 

 
Presented & Passed by the 

City Council on  
 

WHEREAS, since 2014 MCCi, LLC of Tallahassee, FL has successfully provided 
software maintenance and technical support for the City’s Laserfiche document management 
system;  

 
WHEREAS, when the City originally purchased Laserfiche from MCCi, LLC, the 

company became the provider of software maintenance and technical support;  
 
WHEREAS, MCCi, LLC submitted contract pricing for Laserfiche software 

maintenance and technical support for the period of one year, February 20, 2023 to February 
19, 2024; 

 
THEREFORE, BE IT RESOLVED by the Mayor and City Council of the City of St. 

Charles, Kane and DuPage Counties, Illinois, an Agreement be approved with MCCi, LLC in 
the submitted amount. 
 

PRESENTED to the City Council of the City of St. Charles, Illinois, this 6th day of 
February, 2023 
 
PASSED by the City Council of the City of St. Charles, Illinois, this 6th day of 
February, 2023 
 
APPROVED by the Mayor of the City of St. Charles, Illinois, this 6th day of 
February, 2023 

 
 
       ______________________________ 
       Lora Vitek, Mayor 
ATTEST: 
 
____________________________ 
City Clerk 
 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain: 



 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  5b 

Title: 
Recommendation to approve a Microsoft Enterprise 
Agreement subscription from Dell Marketing LP in the 
amount of $236,478. 

Presenters: Larry Gunderson, Director of Information Systems 

Meeting:  Government Operations Committee                  Date:  January 17, 2023 

Proposed Cost:  $236,478 Budgeted Amount:  $236,748 Not Budgeted:     ☐  
Executive Summary (if not budgeted please explain): 
 
The City’s on-premise email solution, Microsoft Exchange, is coming up to its end of support date, 
requiring a large monetary commitment of hardware and software upgrades to remain current.  This 
provides the perfect opportunity to move our email and productivity software to the cloud, utilizing 
Microsoft Office 365. 
 
The Office 365 subscription will include online email for all employees and provide for the latest 
version of Microsoft’s productivity suite of Word, Excel, PowerPoint and Access.  It will also include 
SharePoint, the platform that will be used as the replacement for iNet, the City’s intranet software 
application. 
 
There are many user, business and security benefits of moving to Office 365.  From a user’s 
perspective, data and services become more readily available and real-time collaboration is possible 
through SharePoint, OneDrive and Microsoft Teams.  The subscription will also allow the City to scale 
up or down instantly, by removing or adding licensing as business needs dictate.  And finally, from a 
security perspective, the City will be using Microsoft 365 Government, which meets the advanced 
security standards required of public sector agencies.   
 
The Microsoft Enterprise Agreement subscription will be a three-year commitment, payable annually in 
the amount of $78,826 for a three-year total of $236,478.  At the conclusion of the three years, the City 
will have the option to opt out of the agreement or re-sign for another three years.  The purchase is 
funded through the City’s Equipment Replacement fund, which provides annual funding for the 
replacement of the City’s core end user technology. 
 
The subscription cost is from the State of Illinois master contract #CMT1176800, which was awarded 
to Dell Marketing LP. Through the master contract with Dell, Microsoft provides discounted volume 
pricing on all Microsoft products to any Illinois state agency or local government.  
 
Attachments (please list):  
Bid Waiver Form, Resolution 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve a Microsoft Enterprise Agreement subscription from Dell Marketing LP 
in the amount of $236,478. 
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CITY OF 
ST. CHARLES 

ILLINOIS • 1834 

BID WAIVER [{1ne TimeOTodaythrough 

Description: Microsoft Enterprise Agreement for Office 365 

Requested Vendor: Dell Marketing LP 

Requested by: Steve Weishaar 

Approval: _L_a_r_ry_G_u_n_d_e_rs_o_n __ 
Department Head 

Date: 1/10/23 

Lawrence E. 
Gunderson 

()g,tary 51gned by lawronc::e E 
Gundlf'SOn 
Dale: 2023_01 10 17·38:Sl -G6'00-

Bid Waivers are required when there are unique circumstances related to a proposed procurement that has not been 
competitively solicited. 

1. This procurement is valued at $236,478 for this one time order, and/or 

$_7_8_, 8_2_6 ___ for a 12 month period. 

2. This good/service has been competitively solicited within ~ast ~onths. Oves l✓ I No 
If yes: Was the solicitation published on the city website?LJYes LJ No 

3. Justification for Bid Waiver 

Dmergency i.e. declared by the Mayor and applicable to EOC/FEMA procedures. 

argent i.e. required to resolve an unanticipated problem that, if not resolved within 48 hours, may cause undue 

risk to individuals and/or extensive damage to property. 

□Need for these goods/services were not anticipated and procurement through normal channels would take too 

long. 

Q responsible contractor was on site performing a related repair, and, based on professional judgement; it was 

prudent to request this service/repair from said contractor. 

Dhese goods are replacement parts for a warrantied item, and the warranty is still in place, and purchase of a 
non-brand item will jeopardize warranty. 

[l}rhese goods/services are inherently related to, and an ongoing part of, other goods/services previously 
provided by the Provider. 

Qhese goods utilize a proprietary, patent, trademark, or customized programing resulting in lack of competition. 

Dhese goods are standardized for operational safety and efficiency. 

□These goods are only available through the provider's local distribution channels. 

I✓ I Other: Contract pricing from State of Illinois master contract #CMT1176800 



City of St. Charles, Illinois 
Resolution No. 

 
A Resolution Authorizing the Purchase of a Microsoft Office 365 

Subscription for a Three-Year Term from Dell Marketing LP in the 
submitted amount 

 
Presented & Passed by the 

City Council on  
 

WHEREAS, pursuant to the Illinois Governmental Joint Purchasing Act (30 ILCS 
525/1, et seq.) the City may purchase personal property, supplies and services joining with 
other governmental units; and Illinois State Statutes authorize municipal governments to 
jointly purchase supplies; and 

 
WHEREAS, the State of Illinois has publicly and competitively bid for a Joint 

Purchase Master Contract for a Microsoft Licensing Solutions Provider; and 
 
WHEREAS, the State of Illinois awarded master contract #CMT1176800 to Dell 

Marketing LP of Round Rock, TX, the lowest priced responsive and responsible bidder, for 
the provision of Microsoft products, support and services and has made the contract available 
to other public entities; and 

 
WHEREAS, the City solicited a quote for a Microsoft Enterprise Agreement, a three-

year subscription for cloud-based Microsoft Office 365 email and productivity software, from 
Dell Marketing LP; and 

  
WHEREAS, Dell Marketing LP submitted contract pricing though State of Illinois 

master contract #CMT1176800; 
 
THEREFORE, BE IT RESOLVED by the Mayor and City Council of the City of St. 

Charles, Kane and DuPage Counties, Illinois, an Agreement be approved with Dell Marketing 
LP in the submitted amount. 
 

PRESENTED to the City Council of the City of St. Charles, Illinois, this 6th day of 
February, 2023 
 
PASSED by the City Council of the City of St. Charles, Illinois, this 6th day of 
February, 2023 
 
APPROVED by the Mayor of the City of St. Charles, Illinois, this _____ day of 
_____, 2023 

 
       ______________________________ 
       Lora Vitek, Mayor 



Resolution No. _____ 
Page 2 

ATTEST: 
 
____________________________ 
City Clerk 
 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain: 



 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  6a-c 

Title: Recommendation to approve three Ordinances for Pheasant Run Tax 
Increment Financing Redevelopment Project Area 

Presenter: Derek Conley, Economic Development Director  

Meeting:  Government Operations Committee                  Date:  January 17, 2023 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  
Executive Summary 
 
Background  
 
On March 14, 2022, the City Council approved an Inducement Resolution for the Pheasant Run TIF District. The 
purpose of the Inducement Resolution is to express the City’s intent to establish a TIF district. Subsequently, the 
City Council approved a contract with TIF consultant, Kane McKenna and Associates, to assist with the 
establishment of a TIF district for the Pheasant Run property. Since the approval of the contract, Kane Mckenna 
has created the Pheasant Run Tax Increment Financing Redevelopment Plan and Project. This plan includes an 
assessment of the area in need of economic assistance and demonstrates why the area needs redevelopment. The 
plan was filed at the City Clerk’s office on August 26. It is attached to this agenda and available on the City website 
under City Studies & Initiatives.  
 
The City convened the Joint Review Board, which consists of the various taxing districts on December 1, 2022. 
The Joint Review Board voted 6-0 on a Resolution and Recommendation to create the Pheasant Run 
Redevelopment Project Area. Subsequently, the City held a Public Hearing on January 3rd. The public hearing 
included a presentation from the City’s TIF consultant, Kane McKenna and Associates, however, there were no 
additional verbal and written comments from the public.   
 
Pursuant to the Illinois Tax Increment Allocation Act, the City must approve three ordinances to officially adopt 
the Pheasant Run TIF District.  
 

a. Ordinance approving the Tax Increment Redevelopment Plan and Redevelopment Project 
b. Ordinance designating the Pheasant Run Redevelopment Project Area (RPA) 
c. Ordinance adopting Tax Increment Allocation Financing for the Pheasant Run RPA 

    
Attachments (please list):  

- Joint Review Board Resolution & Signatures 
- Pheasant Run TIF Redevelopment Plan 
- Notice of Public Hearing 
- An Ordinance of the City of St. Charles, Kane and Dupage Counties, Illinois, Approving a Tax 

Increment Redevelopment Plan and Redevelopment Project for The Pheasant Run 
Redevelopment Project Area. 

- An Ordinance of the City of St. Charles, Kane And Dupage Counties, Illinois, Designating the 
Pheasant Run Redevelopment Project Area of said City A Redevelopment Project Area 
Pursuant to the Tax Increment Allocation Redevelopment Act. 

- An Ordinance of the City of St. Charles, Kane And Dupage Counties, Illinois, Adopting Tax 
Increment Allocation Financing for the Pheasant Run Redevelopment Project Area. 

CITY OF 
ST. CHARLES 

lLLlNOlS • 1834 



Recommendation/Suggested Action (briefly explain): 
Recommendation to approve the following Ordinances:   
 

a. An Ordinance of the City of St. Charles, Kane and Dupage Counties, Illinois, Approving a Tax 
Increment Redevelopment Plan and Redevelopment Project for The Pheasant Run 
Redevelopment Project Area. 
 

b. An Ordinance of the City of St. Charles, Kane And Dupage Counties, Illinois, Designating the 
Pheasant Run Redevelopment Project Area of said City A Redevelopment Project Area 
Pursuant to the Tax Increment Allocation Redevelopment Act. 

 
c. An Ordinance of the City of St. Charles, Kane And Dupage Counties, Illinois, Adopting Tax 

Increment Allocation Financing for the Pheasant Run Redevelopment Project Area.  
 

 
 



RESOLUTION AND RECOMMENDATION OF JOINT REVIEW 
BOARD CREATED AND CONVEYED PURSUANT TO THE 

ILLINOIS TAX INCREMENT ALLOCATION ACT FOR THE 
PHEASANT RUN REDEVELOPMENT PROJECT AREA, 

CITY OF ST. CHARLES, ILLINOIS 

To: Mayor Lora Vitek 
and Members of the City Council 

WHEREAS, the Joint Review Board convened pursuant to Illinois Tax Increment Allocation 
Act (65 ILCS 5/ 11-74.4 et seq.) did meet at 2:00 p.m. on December 1, 2022, at the City Hall of the 
City of St. Charles, Illinois, and was attended by all or some of the affected taxing jurisdictions 
within the proposed redevelopment project area and a public member pursuant to the aforementioned 
statute; and 

WHEREAS, as the first order of business, a public member of the Joint Review Board was 
duly selected by a majority vote of all other Joint Review Board members present and thereafter a 
chairman was selected to preside over the meeting; and 

WHEREAS, thereafter the Joint Review Board heard a presentation by Kane, McKenna and 
Associates, Inc. and did carefully review and consider the public record, planning documents and 
proposed ordinances approving and adopting the Pheasant Run Redevelopment Plan and 
Redevelopment Project, designating the Pheasant Run Redevelopment Project Area, and adopting 
tax increment financing for the Pheasant Run Redevelopment Project Area; the Pheasant Run 
Redevelopment Plan and Project, City of St. Charles, dated August 2022; and the Eligibility Study 
for the Pheasant Run Redevelopment Project and Plan dated August 2022, prepared by Kane. 
McKenna and Associates, Inc.; and after taking comments from the members of the Joint Review 
Board present and the general public and considering all of said matters did agree by a majority vote 
of the members of the Joint Review Board present that the proposed Pheasant Run Redevelopment 
Plan and Project, City of St. Charles, Illinois dated August 2022, be approved and that the Pheasant 
Run Redevelopment Project Area satisfies the eligibility criteria defined in Illinois Compiled Statute, 
Chapter 65, Act 5, Section 11-74.4-3. 

NOW, THEREFORE, BE IT RESOLVED, the Joint Review Board does hereby submit its 
recommendation to the City of St. Charles, Illinois that the proposed Pheasant Run Redevelopment 
Plan and Redevelopment Project, City of St. Charles, Illinois, draft dated August 2022, complies 
with the Illinois Tax Increment Allocation Act and should be approved and that the Pheasant Run 
Tax Increment Redevelopment Project Area satisfies the eligibility criteria defined in the 111inois Tax 
Increment Allocation Redevelopment Act. 
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I. INTRODUCTION 
 
The City of St. Charles (the “City”) is a home rule municipality located approximately thirty-five 
(35) miles west of Chicago and straddles both Kane and DuPage Counties.  The City lies adjacent 
to the municipalities of Wayne to the north, West Chicago to the east, Geneva to the south, and 
Campton Hills to the west.   St. Charles has three commercial centers and numerous residential 
neighborhoods surrounding them.  The City is situated approximately equidistant to the major 
arterials I-88, I-90, and I-355, and is bisected by IL Route 64 (North Avenue/Main Street) St. 
Charles is located approximately 36 miles from Chicago O’Hare International Airport.  The City 
is served by the Metra rail service station (Union Pacific West commuter line) located in 
neighboring Geneva.   
 

The City was founded under the name “Charleston” in 1834 and later incorporated as “St. 
Charles” in 1839.   The City has a population of almost 33,000 according to the Census in 2020.  
The City continues to focus attention on redevelopment that can maintain and increase the local 
tax base and non-residential revenues (including sales taxes) for the community.  The City 
currently utilizes its Comprehensive Plan, adopted in 2013 (“Comprehensive Plan”) to guide the 
City's economic development efforts.  The Comprehensive Plan sets forth long-range 
recommendations for the future growth and development within the community and for the 
maintenance of and enhancement to the existing image and character of the City. 

 
Among “Commercial and Office Area” goals within the Comprehensive Plan are: 

“Develop attractive and highly functional retail and commercial areas that are market responsive, 
create a diverse tax base, and serve the needs of the city’s residents, and in some areas, a larger 
regional market.”, and “Enhance the economic viability, productivity, appearance, and function of 
the City’s commercial corridors, including Randall Road, Main Street, Lincoln Highway, and Kirk 
Road.  The Comprehensive Plan’s “Economic Development” goals include: “Prioritize 
improvements to existing areas and developments including adaptive reuse and redevelopment” 
Pursuant to this goal, one of its objectives is to “. . . consider using incentives such as Tax 
Increment Financing as a means of fostering redevelopment in Downtown, the Charlestown Mall 
site, and other areas of the City identified as priority investment locations.”  In addition, the 
Comprehensive Plan’s goals include “Continue to support a diversified light industrial /business 
park/commercial service economic base that provides employment opportunities within the 
community.” 
Source: Comprehensive Plan  
 

The City intends to encourage retail, commercial, and industrial uses to locate, upgrade, or 
expand and/or modernize their facilities within the City as part of its ongoing economic 
development planning.   In pursuing these uses, a necessary strategy for the City will be to 
eliminate certain existing adverse conditions within some portions of the community, and to find 
new means to preserve and strengthen the City’s tax base. 

 
The area discussed in this Pheasant Run Redevelopment Plan and Project (the “Plan” or 

the “Redevelopment Plan and Project”) is the proposed Pheasant Run Project Area (the 
“Redevelopment Project Area”, the “RPA” or the “TIF District”).  The RPA consists primarily 
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of the former Pheasant Run Resort and Golf Course properties located along the south side Main 
Street (North Avenue/IL Route 64) between Keil Road to the east and Kautz Road to the west.   
The RPA includes five (5) tax parcels.  A boundary map of the RPA is attached as Exhibit A. The 
RPA is legally described in Exhibit B.   

 
 A significant proportion of the Pheasant Run buildings was completely destroyed by fire 

in May 2022 (the Fire”).  This fire exacerbated already existing building and site improvement 
conditions within the RPA that contributed to the emergence of certain qualification factors as 
defined by the Tax Increment Allocation Redevelopment Act of Chapter 65 ILCS Section 5/11-
74.4 et seq., as amended (the “TIF Act” or the “Act”) such as obsolescence, excessive vacancies, 
deterioration, dilapidation, code violations, inadequate utilities.  In addition, the EAV of the RPA 
has lagged behind the EAV for the rest of the City for three (3) of the last five (5) years.   

 
On balance, the combination of factors described above, now aggravated the Fire, may not 

only inhibit potential for private reinvestment within and around the RPA but may also serve to 
provoke further economic decline of RPA and areas adjacent thereto.  This is because these 
conditions negatively impact the possibility for coordinated and substantial private sector 
reinvestment in the overall RPA.  Without the use of City planning and economic development 
resources to address certain issues, potential redevelopment activities are not likely to be 
economically feasible.  These factors potentially weaken the likelihood for redevelopment 
opportunities, limiting employment and contributing to a lack of future investment in the area.  To 
address these conditions the City seeks to adopt the Pheasant Run TIF, in order to enhance future 
opportunities for viable redevelopment.   

 
Coordinated redevelopment efforts by the City using the TIF Act, will put the City in a 

better position to take advantage of redevelopment opportunities that meet new market conditions 
and trends.  Accordingly, under this Redevelopment Plan and Project, and as part of its 
comprehensive economic development planning, the City intends to attract and encourage retail, 
commercial, light industrial/warehouse developers and tenants to locate, upgrade, expand and/or 
modernize their facilities within the City.  Through the establishment of the RPA, the City will 
implement a program to redevelop RPA; in so doing, it intends to stabilize the area, extend benefits 
to the entire community, and assist affected taxing districts over the long term.  
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A. The Redevelopment Plan 
 

The City recognizes the need for implementation of a strategy to reposition and revitalize 
existing properties within the boundaries of the RPA, as well as to stimulate and enhance 
redevelopment.  The permanent closure of the Pheasant Run Resort and Golf Course, along with 
the resort’s physical demise and partial destruction by the Fire, and the resulting impacts in this 
strategically critical area of the City, especially in light of the decline of the Charlestowne Mall 
across the street, requires the City to be proactive in encouraging its redevelopment.  The City’s 
ability to respond to marketplace demands is a key component of the City’s strategy to promote 
private redevelopment within key parts of the City.  The RPA will likely attract the necessary 
private investment only if tax increment financing (TIF) is adopted pursuant to the TIF Act.  
Incremental property tax revenue generated by the redevelopment will play a decisive role in 
encouraging private redevelopment.  Existing conditions, such as those associated with properties 
and site improvements located within the RPA, that may have precluded intensive private 
reinvestment in the past, will be eliminated.  Ultimately, the implementation of the Redevelopment 
Plan and Project detailed herein will benefit the City and all the associated taxing districts, in the 
form of a stabilized and significantly expanded tax base. 
 
 The designation of the area as a Redevelopment Project Area will allow the City to address 
deficiencies within the RPA, by taking the following steps: 
 

- Establishing a pattern of up-to-date retail, commercial, and light 
industrial/warehouse land-uses that will increase valuation and address evolving 
market trends, especially as such uses complement adjacent uses; 

 
- Providing efficient vehicular access and connections to regional transportation 

networks 
 

- Entering into redevelopment agreements in order to facilitate and guide the 
redevelopment and adaptive re-use of underutilized and obsolete properties; 

 
- Improving area appearance through removal, reconstruction, and renovation of 

obsolete structures and deleterious conditions, and undertaking state-of-the-art 
industry landscape, streetscape and signage programs; 

 
- Coordinating land assembly to provide sites for more modern redevelopment plans; 

and 
 

- Providing infrastructure that is adequate in relation to redevelopment plans. 
 

 
 



 

 
Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois    
 

4 

The area, on the whole, would not reasonably be anticipated to be redeveloped in a 
coordinated manner without the adoption of this Redevelopment Plan and Project.  The City has 
prepared the Redevelopment Plan and Project to utilize tax increment financing to address area 
needs and to meet the Ciy’s redevelopment goals and objectives. 
 

The adoption of this Redevelopment Plan and Project makes possible the implementation 
of a comprehensive program for the economic redevelopment of the RPA.  By means of public 
investment, the City will strengthen the RPA, thus setting the stage for attracting private capital 
for redevelopment.  This, in turn, will lead to the retention, expansion and attraction of commercial, 
retail and mixed residential use development into the City in general, and the RPA in particular.   

 
 Pursuant to the Act, the RPA includes only those contiguous parcels of real property and 
improvements, thereon, substantially benefited by the redevelopment project.  Also pursuant to the 
Act, the area is not less in the aggregate than 1½ acres. 
 

Through this Redevelopment Plan and Project, the City will serve as the central force for 
marshaling the assets and energies of the private sector for a unified cooperative public-private 
redevelopment effort.  Ultimately, the implementation of the Redevelopment Plan and Project will 
benefit the City and all the taxing districts, which encompass the RPA in the form of a stabilized 
and expanded tax base, the retention of existing businesses, and the creation of new businesses and 
employment opportunities within the City, because of induced private sector investment within the 
area. 

 
B. Summary 
 
 The City, through legislative actions as required by the Act, finds: 
 

• That the RPA, as a whole, has not been subject to growth and development through 
investment by private enterprise. 

 
• That in order to promote and protect the health, safety, and welfare of the public, certain 

conditions that have adversely affected redevelopment within the RPA need to be 
addressed, and that redevelopment of the RPA must be undertaken;  

 
• To alleviate the adverse conditions, it is necessary to encourage private reinvestment 

and stabilize and enhance the tax base in the RPA for the benefit of the taxing districts 
through redevelopment of the RPA;  

 
• That public/private partnerships are determined to be necessary in order to achieve 

development goals; 
 
• That the Redevelopment Plan and Project conforms to the City’s Comprehensive Plan 

(2013); 
 



 

 
Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois    
 

5 

• That without the development focus and resources provided for under the Act, and as 
set forth in this Plan, redevelopment and growth is not reasonably expected to be 
achieved; and 

 
• That the use of incremental tax revenues derived from the tax rates of various taxing 

districts in the RPA for the payment of redevelopment project costs is of benefit to the 
taxing districts because the taxing districts would not derive the benefits of an increased 
assessment base without addressing the coordination of redevelopment. 

 
 It is further found, and certified by the City, in connection with the process required for the 
adoption of this Plan pursuant to the Act, that the projected redevelopment of the RPA will not 
result in the displacement of ten (10) inhabited residential units or more, and that the RPA contains 
less than seventy-five (75) inhabited residential units.  Therefore, this Plan does not include a 
Housing Impact Study as would otherwise be required. 
 
 The redevelopment activities that will take place within the RPA will produce benefits that 
are reasonably distributed throughout the RPA.  Redevelopment of the RPA area is tenable only if 
a portion of the improvements and other costs are funded by TIF.   
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II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION 
 
 The Redevelopment Project Area legal description is attached in Exhibit B. 
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III. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES 
 
 The following goals and objectives are presented for the RPA in accordance with the City’s 
Comprehensive Plan, which is considered the City’s comprehensive planning process, and other 
relevant planning efforts (any amendments thereto).  
  
 The RPA, as redeveloped, is expected to achieve a balance of commercial and light 
industrial redevelopment that is responsive to market trends.  A large, obsolete and deteriorating 
former resort and golf course, located along a key commercial corridor, will be adaptively re-
positioned to thrive in ever evolving economic climate.  It will be redeveloped in a manner 
consistent with current market development trends and surrounding land uses. 
 
 Lacking specific direction in relation to market changes, redevelopment in the RPA is 
currently stalled. The RPA will provide better guidance for future development and improve 
coordination between the City, developers, investors, and business owners. 
 
 A. General Goals of the City 
 

1) Develop attractive and highly functional retail and commercial areas that are 
market responsive, create a diverse tax base, and serve the needs of the city’s 
residents, and in some areas, a larger regional market.  

 
2) Enhance the economic viability, productivity, appearance, and function of the 

City’s commercial corridors, including Main Street (North Avenue/IL Route 64). 
 

3) Continue to support a diversified light industrial/business park, commercial 
service economic base that provides employment opportunities within the 
community. 

 
4) Prioritize improvements to existing areas and developments including adaptive 

reuse and redevelopment. 
 
5)   Maintain high quality, environmentally friendly, and efficient infrastructure 

systems and networks through regular investment and maintenance to meet the 
changing needs of the City today and in the future 

 
 

B. Specific Objectives for the RPA 
 

1) Maintain a range of retail and service activities throughout the City.  
 

2) Build upon the existing commercial zoning district structure to design and designate 
more specific functional roles for the various commercial areas with thein the City 
distinguished by developments with local, community, and/or regional service 
markets 
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3) Continue to evaluate the costs and benefits of using incentives and other techniques 

to initiate redevelopment of key opportunity sites 
 

4) Initiate programs to encourage the improvement and rehabilitation of older 
commercial buildings and areas which are, or are becoming, functionally obsolete, 
including improvements to infrastructure, technology, functionality, access, and 
operational footprints. 

 
5) Promote a healthy and mutually reinforcing mix of commercial, retail, and service 

uses along key corridors within the City, including Main Street (North Avenue/IL 
Route 64) 

 
6) Utilize a “character node” approach by requiring high quality development along 

Randall Road and Main Street (North Avenue/IL Route 64) at key intersections 
with other arterial or collector streets that serve as the “front door” into the primary 
commercial areas. 

 
7) Establish design and improvement standards for commercial areas to guide the 

scale, appearance, orientation, and overall character of new development. 
 

8) Require all industrial development to meet specific applicable performance 
standards for noise, air, odor, and any other forms of environmental pollution 

. 
9) Utilize appropriate setbacks, screening, buffering, and site design to minimize the 

negative impacts of industrial uses on adjacent areas, such as noise, vibration, air 
pollutants, odor, truck traffic, large shadows, etc 

 
10) Build on and continue to implement the 2007 Economic Development Plan as a  

  for strengthening retail, retail, service, and industrial uses throughout St. Charles. 
 
11) Where appropriate, consider using incentives such as Tax Increment Financing as 

a means of fostering redevelopment in Downtown, the Charlestowne Mall site, and 
other areas of the City identified as priority investment locations. 

 
12) Renovate or redevelop aging commercial areas in order to maximize their 

contribution to the City’s tax base. 
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C. Redevelopment Objectives 
 
 The purpose of the RPA designation will allow the City to: 
 

1) Assist in coordinating redevelopment activities within the RPA in order to provide 
a positive marketplace signal and to conform to City planning efforts; 

 
2) Reduce or eliminate the negative factors present within the area; 
 
3) Accomplish redevelopment over a reasonable time period; 
 
4) Provide for high quality public improvement projects within the RPA; and 
 
5) Provide for an attractive overall appearance of the area. 

 
 The implementation of the Redevelopment Plan and Project will serve to improve the 
overall quality of life within the RPA and contribute to the economic development of the City as 
a whole.   
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND GROWTH WITHIN THE 
RPA AND ASSESSMENT OF FISCAL IMPACT ON AFFECTED TAXING 
DISTRICTS 

 
 
A. Evidence of the Lack of Development and Growth Within the RPA 
 
 As documented in Exhibit C of this Plan, the RPA would qualify as a “blighted improved” 
area.  Properties within the RPA would not likely experience coordinated redevelopment without 
the designation of the RPA. 
 
 The proposed RPA exhibits various conditions which, if not addressed by the City, would 
eventually worsen.  For example, structures and site improvements within the RPA reflect 
obsolescence, excessive vacancies, deterioration, dilapidation, code violations, inadequate 
utilities, lag in EAV, deleterious land use, and lack of ventilation, light or sanitary facilities.  These 
various conditions discourage private sector investment in business enterprises or in 
redevelopment sites.   
 
 
B. Assessment of Fiscal Impact on Affected Taxing Districts 
 
 It is anticipated that the implementation of this Redevelopment Plan and Project will have 
a minimal financial impact on most of the affected taxing districts.  In fact, the action taken by the 
City to stabilize and encourage growth of its tax base through the implementation of this 
Redevelopment Plan and Project is expected to have a positive impact on the affected taxing 
districts by arresting and avoiding potential declines in assessed valuations. 
 

Since there is no residential development with the RPA, the City has made no allowances 
in this Redevelopment Plan and Project to provide for distributions to school taxing districts.  In 
the unlikely event of any unforeseen residential development, the City will follow the guidelines 
provided by the Act to compensate the school taxing districts at levels dictated by any actual 
increase in students caused by residential redevelopment, as provided by the Act.  
 
 To the extent any surplus exists, any resulting surplus Special Tax Allocation Funds will 
be proportionately shared with the various taxing districts, including the City, based on their 
respective tax rates for a given year, after all TIF eligible costs either expended or incurred as an 
obligation by the City have been duly accounted for through administration of the Special Tax 
Allocation Fund to be established by the City as provided by the Act.  The exception to this 
provision will be the very unlikely event that the City utilizes TIF funding to assist in the 
redevelopment of residential units with the impact described above to the school district and library 
district.  In such cases, the City will provide funds to offset the costs incurred as prescribed by the 
Act. 
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V. TIF QUALIFICATION FACTORS EXISTING IN THE REDEVELOPMENT 
PROJECT AREA 

 
 
A. Findings 
 
 The RPA was studied to determine its qualifications under the Tax Increment Allocation 
Redevelopment Act (65 ILCS 5/Art. 11 Div. 74.4, the “TIF Act”).  It was determined that the area, 
as a whole, qualifies as a TIF District under Illinois law based upon “blighted improved area” 
factors.  Refer to the Qualification Report, (Exhibit C) which is attached as part of this Plan. 
 
 
B. Eligibility Survey 
 
 The RPA was evaluated, from time to time, over a period from December 2021 through 
the date of this Redevelopment Plan and Project.  Analysis was aided by certain reports and 
information obtained from the City and from other sources, including DuPage County and Wayne 
Township. 
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VI. HOUSING IMPACT STUDY FINDINGS IN THE REDEVELOPMENT PROJECT 
AREA 

 
 
Findings 
 
 The RPA was studied to determine if a housing impact study would need to be conducted 
pursuant to the TIF Act.  The City has found that the plan will not displace ten (10) or more 
residents and that the RPA contains less than seventy-five (75) inhabited residential units, thus a 
housing impact study is not required to be completed.   
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VII. REDEVELOPMENT PROJECT 
 
A. Redevelopment Plan and Project Objectives 
 
 The City proposes to realize its goals and objectives of encouraging the redevelopment of 
the RPA and encouraging private investment through public finance techniques including, but not 
limited to, Tax Increment Financing: 
 

1) By implementing a plan that provides for the retention and expansion of existing 
businesses and bolsters the attraction of users to redevelop existing or new 
structures, as well as vacant or underutilized parcels that are, or may become 
available, within the RPA. 

 
2) By constructing public improvements which may include (if necessary): 
 

i. Street and sidewalk improvements (including new street construction, 
widening of current streets, and multi-use pedestrian and bicycle paths); 

ii. Utility improvements (including, but not limited to, electric, water, storm 
water management, flood control and sanitary sewer projects consisting of 
construction and rehabilitation); 

iii. Signalization, traffic control, and lighting; 
iv. Off-street parking (structured and/or grade);  
v. Landscaping, streetscape, and beautification; and 
vi. Improve public facilities and institutional uses. 

 
3) By entering into redevelopment agreements with developers for qualified 

redevelopment projects, including (but not limited to) the provision of an interest 
rate subsidy as allowed under the Act. 

 
4) By providing for land assembly, site preparation, environmental remediation (if 

necessary), clearance, and demolition, including grading and excavation. 
 
5) By the redevelopment of certain buildings or sites through necessary rehabilitation 

and improvement of structures. 
 
6) By exploring and reviewing job training programs in coordination with any City, 

federal, state, and county programs. 
 
7) By entering into agreements with other public bodies for the development or 

construction of public facilities and infrastructure. 
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B. Redevelopment Activities 
 
 Pursuant to the foregoing objectives, the City will implement a coordinated program of 
actions, including, but not limited to, site preparation, clearance, acquisition, demolition, 
construction of public infrastructure and related public improvements, and rehabilitation of 
existing structures and improvements, if necessary. 
 
 Site Preparation, Clearance, and Demolition 
 
 Property within the RPA may be acquired and improved using site clearance, excavation, 

environmental remediation or demolition prior to redevelopment.  The land may also be 
graded and cleared prior to redevelopment. 

 
 Land Assembly and Relocation 
 
 Certain properties or interests in properties in the RPA may be acquired or purchased by 

private entities.  These properties may be assembled and reconfigured into appropriate 
redevelopment sites.  The City may facilitate private acquisition through reimbursement of 
acquisition and related costs through the write-down of acquisition costs.  Relocation 
activities may also be undertaken by the City. 

 
 Public Improvements 
 
 The City may provide public improvements in the RPA to enhance the immediate area and 

support the Redevelopment Plan and Project.  Appropriate public improvements may 
include, but are not limited to: 

 
• Improvements and/or construction of public utilities including the improvement of 

water mains as well as flood control, sanitary, storm sewer, and electric distribution 
systems;  

 
• Beautification, identification makers, landscaping, lighting, and signage of public 

rights-of-way; and 
 

• Construction of new (or rehabilitation of existing) public facilities to allow for the 
redevelopment of the existing sites for retail/commercial and light industrial uses, 
including parking facilities. 
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 Rehabilitation 
 
 The City may provide for the rehabilitation of certain structures within the RPA in order to 

provide for the redevelopment of the area and conformance to City code provisions.  
Improvements may include exterior and facade related work as well as interior related 
work. 

 
 Interest Rate Write-Down 
 
 The City may enter into agreements with owners/developers whereby a portion of the 

interest cost of a construction, renovation or rehabilitation project is paid for on an annual 
basis out of the Special Tax Allocation fund of the RPA, in accordance with the Act. 

 
 Job Training 
  

The City may assist facilities and enterprises located within the RPA in obtaining job 
training assistance.  Job training and retraining programs currently available from or 
through other governments include, but are not limited to: 

 
• Federal programs; 

 
• State of Illinois programs; 

 
• Applicable local vocational educational programs, including 

community college sponsored programs; and 
 

• Other federal, state, county or non-profit programs that are currently 
available or will be developed and initiated over time. 
 

School District Tuition Costs 
 
 The City will provide for the payment of eligible tuition costs as provided for in the TIF 

Act. 
 
 
C. General Land Use Plan 
 
 Existing land use generally consists of commercial/retail and recreational uses.  Future land 
use would include light industrial, retail and commercial uses.  Existing and future land uses are 
shown in Exhibits D and E attached hereto and made a part of this Plan. 
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D. Additional Design and Control Standards for Development in the City 
 
 The appropriate design controls, as set forth in the City’s Comprehensive Plan, Zoning 
Ordinance, or other relevant codes shall apply to the RPA. 
 
E. Estimated Redevelopment Project Costs 
 
 “Redevelopment Project Costs” mean and include the sum total of all reasonable or 
necessary costs incurred or estimated to be incurred, as provided in the Act, and any such costs 
incidental to the Redevelopment Plan and Project. Private investments, which supplement 
Redevelopment Project Costs, are expected to substantially exceed the Redevelopment Project 
Costs.  Eligible costs permitted under the Act which may be pertinent to this Redevelopment Plan 
and Project include: 

 
1. Costs of studies and surveys, development of plans and specifications, 

implementation and administration of the redevelopment plan including, but not 
limited to, staff and professional service costs for architectural, engineering, legal, 
marketing, financial, planning, or other special services, provided, however, that no 
charges for professional services may be based on a percentage of the tax increment 
collected; except that after November 1, 1999, no contracts for professional 
services, excluding architectural and engineering services, may be entered into if 
the terms of the contract extend beyond a period of three (3) years.  In addition, 
“redevelopment project costs” shall not include lobbying expenses; 

 
1.1 After July 1,1999, annual administrative costs shall not include general 

overhead or administrative costs of the municipality that would still have 
been incurred by the municipality if the municipality had not designated a 
redevelopment area or approved a redevelopment plan; 

 
2. The cost of marketing sites within the redevelopment project area to prospective 

businesses, developers, and investors; 
 
3. Property assembly costs, including, but not limited to, acquisition of land and other 

property, real or personal, or rights or interest therein, demolition of buildings, site 
preparation, site improvements that serve as an engineered barrier addressing 
ground level or below ground environmental contamination, including, but not 
limited to, parking lots and other concrete or asphalt barriers, and the clearing and 
grading of land; 
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4. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or 
private buildings, fixtures and leasehold improvements; and the costs of replacing 
an existing public building if pursuant to the implementation of a redevelopment 
project the existing public building is to be demolished to use the site for private 
investment or devoted to a different use requiring private investment; including any 
direct or indirect costs relating to Green Globes or LEED certified construction 
elements or construction elements with an equivalent certification; 

 
5. Costs of the construction of public works or improvements, including any direct or 

indirect costs relating to Green Globes or LEED certified construction elements or 
construction elements with an equivalent certification, except that on and after 
November, 1, 1999 redevelopment project costs shall not include the cost of 
constructing a new municipal public building principally used to provide offices, 
storage space, or conference facilities or vehicle storage, maintenance, or repair for 
administrative, public safety, or public works personnel and that is not intended to 
replace an existing public building as provided under paragraph (3) of subsection 
(q) of Section 11-74.4-3 unless either (i) the construction of the new municipal 
building implements a redevelopment project that was included in a redevelopment 
plan that was adopted by the municipality prior to the effective date of this 
amendatory Act of the 91st General Assembly or (ii) the municipality makes a 
reasonable determination in the redevelopment plan, supported by information that 
provided that basis for that determination, that the new municipal building is 
required to meet an increase in the need for public safety purposes anticipated to 
result from the implementation of the redevelopment plan; 

 
6. Costs of job training and retraining projects including the costs of ‘welfare to work” 

programs implemented by businesses located within the redevelopment project 
area; 

  
7. Financing costs, including but not limited to all necessary and incidental expenses 

related to the issuance of obligations and which may include payment of interest on 
any obligations issued pursuant to the Act accruing during the estimated period of 
construction of any redevelopment project for which such obligations are issued 
and for not exceeding 36 months thereafter and including reasonable reserves 
related thereto; 

 
8. To the extent the municipality by written agreement accepts and approves the same, 

all or a portion of a taxing district’s capital (and additional student tuition) costs 
resulting from the redevelopment project necessarily incurred or to be incurred 
within a taxing district in furtherance of the objectives of the redevelopment plan 
and project; 
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9. For redevelopment project areas designated (or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted housing 
units) on or after November 1, 1999 an elementary, secondary, or unit school 
district’s increased costs attributable to assisted housing units located within the 
redevelopment project area for which the developer or redeveloper receives 
financial assistance through an agreement with the municipality or because the 
municipality incurs the cost of necessary infrastructure improvements within the 
boundaries of the assisted housing sites necessary for the completion of that 
housing as authorized by the Act, and which costs shall be paid by the municipality 
from the Special Tax Allocation Fund when the tax increment revenue is received 
as a result of the assisted housing units and shall be calculated annually as follows: 

 
a) for foundation districts, excluding any school district in a municipality with 

a population in excess of 1,000,000, by multiplying the district’s increase 
in attendance resulting from the net increase in new students enrolled in that 
school district who reside in housing units within the redevelopment project 
area that have received financial assistance through an agreement with the 
municipality or because the municipality incurs the cost of necessary 
infrastructure improvements within the boundaries of the housing sites 
necessary for the completion of that housing as authorized by the Act since 
the designation of the redevelopment project area by the most recently 
available per capita tuition cost as defined in Section 10-20.12a of the 
School Code less any increase in general State aid as defined in Section 18-
8.05 of the School Code attributable to these added new students subject to 
the following annual limitations: 

 
(i) for unit school districts with a district average 1995-96 Per Capita 

Tuition Charge of less than $5,900, no more than 25% of the total 
amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act; 

 
(ii) for elementary school districts with a district average 1995-96 Per 

Capita Tuition Charge of less than $5,900, no more than 17% of the 
total amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act; and  

 
(iii) for secondary school districts with a district average 1995-96 Per 

Capita Tuition Charge of less than $5,900, no more than 8% of the 
total amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act. 
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b) For alternate method districts, flat grant districts, and foundation districts 
with a district average 1995-96 Per Capita Tuition charge equal to or more 
than $5,900, excluding any school district with a population in excess of 
1,000,000, by multiplying the district’s increase in attendance resulting 
from the net increase in new students enrolled in that school district who 
reside in housing units within the redevelopment project area that have 
received financial assistance through an agreement with the municipality or 
because the municipality incurs the cost of necessary infrastructure 
improvements within the boundaries of the housing sites necessary for the 
completion of that housing as authorized by the Act since the designation 
of the redevelopment project area by the most recently available per capita 
tuition cost as defined in Section 10-20.12a of the School Code less any 
increase in general state aid as defined in Section 18-8.05 of the School 
Code attributable to these added new students subject to the following 
annual limitations: 

 
(i) for unit school district, no more than 40% of the total amount of 

property tax increment revenue produced by those housing units that 
have received tax increment finance assistance under this Act; 

 
(ii) for elementary school district, no more than 27% of the total amount 

of property tax increment revenue produced by those housing units 
that have received tax increment finance assistance under this Act; 
and 

 
(iii) for secondary school districts, no more than 13% of the total amount 

of property tax increment revenue produced by those housing units 
that have received tax increment finance assistance under the Act. 

 
c) Any school district in a municipality with a population of 1,000,000, 

additional restrictions apply. 
 
 Any school district seeking payment shall, after July 1 and before 

September 30 of each year, provide the municipality with reasonable 
evidence to support its claim for reimbursement before the municipality 
shall be required to approve or make the payment to the school district.  If 
the school district fails to provide the information during this period in any 
year, it shall forfeit any claim to reimbursement for that year.  School 
districts may adopt a resolution waiving the right to all or a portion of the 
reimbursement otherwise required by the Act.  By acceptance of this 
reimbursement the school district waives the right to directly or indirectly 
set aside, modify, or contest in any manner the establishment of the 
redevelopment project area or projects. 
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10. For redevelopment project areas designated (or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted housing 
units) on or after January 1, 2005, a public library district’s increased costs 
attributable to assisted housing units located within the redevelopment project area 
for which the developer or redeveloper receives financial assistance through an 
agreement with the municipality or because the municipality incurs the cost of 
necessary infrastructure improvements within the boundaries of the assisted 
housing sites necessary for the completion of that housing as authorized by this Act 
shall be paid to the library district by the municipality from the Special Tax 
Allocation Fund when the tax increment revenue is received as a result of the 
assisted housing units.  This paragraph applies only if (i) the library is located in a 
county that is subject to the Property Tax Extension Limitation Law or (ii) the 
library district is not located in a county that is subject to the Property Tax 
Extension Limitation Law but the district is prohibited by any other law from 
increasing its tax levy rate without a prior voter referendum. 

 
 The amount paid to a library district under this paragraph shall be calculated by 

multiplying (i) the net increase in the number of persons eligible to obtain a library 
card in that district who reside in housing units within the redevelopment project 
area that have received financial assistance through an agreement with the  
municipality or because the municipality incurs the cost of necessary infrastructure 
improvements within the boundaries of the housing sites necessary for the 
completion of that housing as authorized by this Act since the designation of the 
redevelopment project area by (ii) the per-patron cost of providing library services 
so long as it does not exceed $120.  The per-patron cost shall be the Total Operating 
Expenditures Per Capita as stated in the most recent Illinois Public Library 
Statistics produced by the Library Research Center at the University of Illinois.  
The municipality may deduct from the amount that it must pay to a library district 
under this paragraph any amount that it has voluntarily paid to the library district 
from the tax increment revenue.  The amount paid to a library district under this 
paragraph shall be no more than 2% of the amount produced by the assisted housing 
units and deposited into the Special Allocation Fund. 

 
 A library district is not eligible for any payment under this paragraph unless the 

library district has experienced an increase in the number of patrons from the 
municipality that created the tax-increment-financing district since the designation 
of the redevelopment project area. 

 
Any library district seeking payment under this paragraph shall, after July 1 and 
before September 30 of each year, provide the municipality with convincing 
evidence to support its claim for reimbursement before the municipality shall be 
required to approve or make the payment to the library district.  If the library district 
fails to provide the information during this period in any year, it shall forfeit any 
claim to reimbursement for that year.  Library districts may adopt a resolution 
waiving the right to all or a portion of the reimbursement otherwise required by this 
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paragraph.  By acceptance of such reimbursement, the library district shall forfeit 
any right to directly or indirectly set aside, modify, or contest in any manner 
whatsoever the establishment of the redevelopment project area or projects; 
 

11. Relocation costs to the extent that the City determines that relocation costs shall be 
paid or is required to make payment of relocation costs by federal or state law; 

 
12. Payment in lieu of taxes; 
 
13. Costs of job training, advanced vocational education or career education, including 

but not limited to courses in occupational, semi-technical or technical fields leading 
directly to employment, incurred by one or more taxing districts, provided that such 
costs (i) are related to the establishment and maintenance of additional job training, 
advanced vocational education or career education programs for persons employed 
or to be employed by employers located in the redevelopment project area; and (ii)  
when incurred by a taxing district or taxing districts other than the City, are set forth 
in a written agreement by or among the City and the taxing district or taxing 
districts, which agreement describes the program to be undertaken, including but 
not limited to the number of employees to be trained, a description of the training 
and services to be provided, the number and type of positions available or to be 
available, itemized costs of the program and sources of funds to pay for the same, 
and the term of agreement.  Such costs include, specifically, the payment by 
community college districts of costs pursuant to Section 3-37, 3-38, 3-40 and 3-
40.1 of the Public Community College Act and by school districts of costs pursuant 
to Section 10-22.20a and 10-23.3a of the School Code; 

 
14. Interest costs incurred by a redeveloper related to the construction, renovation or 

rehabilitation of a redevelopment project provided that: 
 

a) such costs are to be paid directly from the Special Tax Allocation Fund 
established pursuant to the Act;  

 
b) such payments in any one-year may not exceed 30% of the annual interest 

costs incurred by the developer with regard to the redevelopment project 
during that year;  

 
c) if there are not sufficient funds available in the Special Tax Allocation Fund 

to make the payment pursuant to this paragraph then the amounts so due 
shall accrue and be payable when sufficient funds are available in the 
Special Tax Allocation Fund;  

 
d) the total of such interest payments paid pursuant to the Act may not exceed 

30% of the total (i) cost paid or incurred by the redeveloper for the 
redevelopment project plus (ii) redevelopment project costs excluding any 
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property assembly costs and any relocation costs incurred by a municipality 
pursuant to the Act; 

 
e) the cost limits set forth in subparagraphs (b) and (d) shall be modified for 

the financing of rehabilitated or new housing units for low-income 
households and very low-income households, as defined in Section 3 of 
the Illinois Affordable Housing Act and the percentage of 75% shall be 
substituted for 30% in subparagraphs (b) and (d);  

 
f) Instead of the eligible costs provided by subparagraphs (b) and (d), as 

modified by this subparagraph, and notwithstanding any other provisions of 
the Act to the contrary, the municipality may pay from tax increment 
revenues up to 50% of the cost of construction of new housing units to be 
occupied by low-income households and very low-income households as 
defined in Section 3 of the Illinois Affordable Housing Act. The cost of 
construction of those units may be derived from the proceeds of bonds 
issued by the municipality under the Act or other constitutional or statutory 
authority or from other sources of municipal revenue that may be 
reimbursed from tax increment revenues or the proceeds of bonds issued to 
finance the construction of that housing. The eligible costs provided under 
this subparagraph (f) shall be an eligible cost for the construction, 
renovation, and rehabilitation of all low and very low-income housing units, 
as defined in Section 3 of the Illinois Affordable Housing Act, within the 
redevelopment project area. If the low and very low-income units are part 
of a residential redevelopment project that includes units not affordable to 
low and very low-income households, only the low and very low-income 
units shall be eligible for benefits under subparagraph (f). 

 
The standards for maintaining the occupancy by low-income households 
and very low-income households, as defined in Section 3 of the Illinois 
Affordable Housing Act, of those units constructed with eligible costs made 
available under the provisions of this subparagraph (f) shall be established 
by guidelines adopted by the municipality. The responsibility for annually 
documenting the initial occupancy of the units by low-income households 
and very low-income households, as defined in Section 3 of the Illinois 
Affordable Housing Act, shall be that of the then current owner of the 
property. For ownership units, the guidelines will provide, at a minimum, 
for a reasonable recapture of funds, or other appropriate methods designed 
to preserve the original affordability of the ownership units. For rental units, 
the guidelines will provide, at a minimum, for the affordability of rent to 
low and very low-income households. As units become available, they shall 
be rented to income-eligible tenants. The municipality may modify these 
guidelines from time to time; the guidelines, however, shall be in effect for 
as long as tax increment revenue is being used to pay for costs associated 
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with the units or for the retirement of bonds issued to finance the units or 
for the life of the redevelopment project area, whichever is later; 

 
15. If the redevelopment project area is located within a municipality with a population 

of more than 100,000, the cost of day care services for children of employees from 
low-income families working for businesses located within the redevelopment 
project area and all or a portion of the cost of operation of day care centers 
established by redevelopment project area businesses to serve employees from low-
income families working in businesses located in the redevelopment project area.  
For the purposes of this paragraph, “low-income families” means families whose 
annual income does not exceed 80% of the municipal, county, or regional median 
income, adjusted for family size, as the annual income and municipal, county or 
regional median income are determined from time to time by the United States 
Department of Housing and Urban Development. 

 
16. Unless explicitly stated herein the costs of construction of new privately owned 

buildings shall not be an eligible redevelopment project cost; 
 

17. After November 1, 1999, none of the redevelopment project costs enumerated in 
this subsection shall be eligible redevelopment projects if those costs would provide 
direct financial support to a retail entity initiating operations in the redevelopment 
project area while terminating operations at another Illinois location within 10 miles 
of the redevelopment project area but outside the boundaries of the redevelopment 
project area municipality.  For purposes of this paragraph, termination means a 
closing of a retail operation that is directly related to the opening of the same 
operation or like retail entity owned or operated by more than 50% of the original 
ownership in a redevelopment project area, but it does not mean closing an 
operation for reasons beyond the control of the retail entity, as documented by the 
retail entity, subject to a reasonable finding by the municipality that the current 
location contained inadequate space, has become economically obsolete, or was no 
longer a viable location for the retailer or serviceman; 

 
18. No cost shall be a redevelopment project cost in a redevelopment project area if 

used to demolish, remove, or substantially modify a historic resource, after August 
26, 2008, unless no prudent and feasible alternative exists. “Historic Resource” 
means (i) a place or structure that is included or eligible for inclusion on the 
National Register of Historic Places or (ii) a contributing structure in a district on 
the National Register of Historic Places. This restriction does not apply to a place 
or structure for which demolition, removal, or modification is subject to review by 
the preservation agency of a Certified Local Government designated as such by the 
National Park Service of the United States Department of the Interior. 
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If a special service area has been established pursuant to the Special Service Area 
Tax Act or Special Service Area Tax Law, then any tax incremental revenues 
derived from the tax imposed pursuant to Special Service Area Tax Act or Special 
Service Area Tax Law may be used within the redevelopment project area for the 
purposes permitted by that Act or Law as well as the purposes permitted by the TIF 
Act.    

 
Estimated costs are shown on the next page.  Adjustments to these cost items may be made without 
amendment to the Redevelopment Plan and Project. 
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CITY OF ST. CHARLES 
PHEASANT RUN REDEVELOPMENT PROJECT 

ESTIMATED PROJECT COSTS 
 

 
Program Actions/Improvements Estimated Costs (A) 
 
1. Land Acquisition, Assembly Costs $   9,000,000 
 
2. Demolition, Site Preparation, Environmental Cleanup 
 and Related Costs $ 16,500,000 
 
3. Infrastructure/Public Facilities Improvements $  3,000,000 
 
4. Rehabilitation Costs $  1,500,000 
 
5. Interest Costs Pursuant to the Act $  5,500,000 
 
6. Planning, Legal, Engineering, Administrative and 
 Other Professional Service Costs $  1,000,000 
 
7. Job Training $     100,000 
 
8. Statutory School District Payments $   6,000,000 
 
TOTAL ESTIMATED PROJECT COSTS $ 42,600,000   
 
(A) All project cost estimates are in year 2022 dollars.  In addition to the above stated costs, 

any bonds issued to finance a phase of the Project may include an amount sufficient to pay 
customary and reasonable charges associated with the issuance of such obligations as well 
as to provide for annual interest costs, capitalized interest and reasonably required reserves.  
Adjustments to the estimated line-item costs above are expected.  Each individual project 
cost will be reevaluated considering the projected private development and resulting tax 
revenues as it is considered for public financing under the provisions of the Act.  The line- 
item amounts set forth above are not intended to place a not to exceed limit on the described 
expenditures as the specific items listed above are not intended to preclude payment of 
other eligible redevelopment project costs in connection with the redevelopment of the 
RPA, provided the amount of payments for the Total Estimated Project Costs shall not 
exceed the combined overall budget amount shown above.  Adjustments may be made in 
line items within the total, either increasing or decreasing line-item costs for 
redevelopment. 

 
 Pursuant to the Act, the City may utilize net incremental property tax revenues received 
from other existing or future contiguous redevelopment project areas to pay eligible redevelopment 
project costs or obligations issued to pay such costs in the proposed RPA, and vice versa. 
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F. Sources of Funds to Pay Redevelopment Project Costs Eligible Under Illinois TIF Act 
 
 Funds necessary to pay for public improvements and other project costs eligible under the 
Act are to be derived principally from property tax increment revenues, proceeds from municipal 
obligations to be retired primarily with tax increment revenues and interest earned on resources 
available but not immediately needed for the Redevelopment Plan and Project. 
 
 “Redevelopment Project Costs” specifically contemplate those eligible costs set forth in 
the Act and do not contemplate the preponderance of the costs to redevelop the area.  The majority 
of development costs will be privately financed, and TIF or other public sources are to be used, 
subject to approval by the City’s corporate authorities, only to leverage and commit private 
redevelopment activity. 
 
 The tax increment revenues, which will be used to pay debt service on the municipal 
obligations, if any, and to directly pay redevelopment project costs, shall be the incremental 
increase in property taxes attributable to the increase in the equalized assessed value of each 
taxable lot, block, tract or parcel of real property in the RPA over and above the initial equalized 
assessed value of each such lot, block, tract or parcel in the RPA in the 2021 tax year for the RPA. 
 
 Among the other sources of funds which may be used to pay for redevelopment project 
costs and debt service on municipal obligations issued to finance project costs are the following:  
certain local sales or utility taxes, special service area taxes, the proceeds of property sales, certain 
land lease payments, certain Motor Fuel Tax revenues, certain state and federal grants or loans, 
certain investment income, and such other sources of funds and revenues as the City may from 
time to time deem appropriate. 
 
 The Redevelopment Project Area would not reasonably be expected to be developed in a 
coordinated manner without the use of the incremental revenues provided by the Act. 
 
 The City may also direct incremental revenues from the Redevelopment Project Area to 
any existing or future contiguous redevelopment project areas for redevelopment activities in 
conformance with the provisions of the Act and it may also receive incremental revenues from any 
existing or future contiguous redevelopment project areas in order to further the redevelopment 
activities described in this Plan. 
 
 



 

 
Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois    
 

27 

G. Nature and Term of Obligations to be Issued 
 
 The City may issue obligations secured by the Special Tax Allocation Fund established for 
the Redevelopment Plan and Project Area pursuant to the Act or such other funds as are available 
to the City by virtue of its home rule powers pursuant to the Illinois State Constitution. 
 

Any and/or all obligations issued by the City pursuant to this Redevelopment Plan and 
Project and the Act shall be retired not more than twenty-three (23) years after the year of adoption 
of the ordinance approving the Redevelopment Project Area.  However, the final maturity date of 
any obligations issued pursuant to the Act may not be later than twenty (20) years from their 
respective date of issuance.  One or more series of obligations may be issued from time to time in 
order to implement this Redevelopment Plan and Project.  The total principal and interest payable 
in any year on all obligations shall not exceed the amount available in that year or projected to be 
available in that year, may be payable from tax increment revenues and from bond sinking funds, 
capitalized interest, debt service reserve funds, and all other sources of funds as may be provided 
by ordinance. 
 
 Those revenues not required for principal and interest payments, for required reserves, for 
bond sinking funds, for redevelopment project costs, for early retirement of outstanding securities, 
and to facilitate the economical issuance of additional bonds necessary to accomplish the 
Redevelopment Plan and Project, may be declared surplus and shall then become available for 
distribution annually to taxing districts overlapping the RPA in the manner provided by the Act. 
 
 Such securities may be issued on either a taxable or tax-exempt basis, as general obligation 
or revenue bonds, with either fixed rate or floating interest rates; with or without capitalized 
interest; with or without deferred principal retirement; with or without interest rate limits except 
as limited by law; and with or without redemption provisions, and on such other terms, all as the 
City may determine. 
 
 
H. Most Recent Equalized Assessed Valuation (EAV) of Properties in the 

Redevelopment Project Area 
 
 The most recent estimate of equalized assessed valuation (EAV) for tax year 2021 of the 
property within the RPA is approximately $3,440,470.1   
 
 
I. Anticipated Equalized Assessed Valuation (EAV) 
 
 Upon completion of the anticipated private development of the RPA over a twenty-three 
(23) year period, it is estimated that the equalized assessed valuation (EAV) of the property within 
the RPA will be within a range of approximately $50,000,000 to $75,000,000.  

 
1 Pending verification from the Kane County Assessor’s Divisions Department.  
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VIII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT PROJECT 
 
 
A. Redevelopment Project 
 
 An implementation strategy will be employed with full consideration given to the 
availability of both public and private funding.  It is anticipated that a phased redevelopment will 
be undertaken. 
 
 The Redevelopment Project will begin as soon as the private entities have obtained 
financing and other necessary approvals for appropriate projects.  Depending upon the scope of 
the development as well as the actual uses, the following activities may be included in each phase: 
 
 Land Assembly:  Certain properties in the RPA may be acquired and assembled into an 

appropriate redevelopment site. 
 
 Demolition and Site Preparation:  The existing improvements located within the RPA may 

have to be reconfigured or prepared to accommodate new uses or expansion plans.  
Demolition of certain structures and grading of certain parcels may be necessary for future 
projects.  Additionally, the redevelopment plan contemplates site preparation, or other 
requirements necessary to prepare the site for desired redevelopment projects. 

 
 Rehabilitation:  The City may assist in the rehabilitation of private or public facilities, 

buildings or site improvements located within the RPA. 
 
 Landscaping/Buffering/Streetscaping: The City may fund certain landscaping projects, 

which serve to beautify public properties or rights-of-way and provide buffering between 
land uses. 

 
 Water, Sanitary Sewer, Storm Sewer, Electric and Other Utility Improvements: Certain 

public and private utilities may be extended or re-routed to serve or accommodate the new 
development.  Upgrading of existing utilities may be undertaken.  The provision of 
necessary detention or retention ponds may also be undertaken by the City.  Public and 
private utility services may also be provided or relocated in order to accommodate the 
renovation or expansion of buildings. 

 
 Public Infrastructure/Facility Improvements: Widening of existing road improvements 

and/or vacation of roads may be undertaken by the City.  Certain secondary streets/roads 
may be extended or constructed.  Related curb, gutter, and paving improvements could also 
be constructed as needed.  Public facilities including parking may be constructed that 
would be available to the general public. 
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Traffic Control/Signalization: Traffic control or signalization improvements that improve 
access to the RPA and enhance its redevelopment may be constructed. 

 
 Public Safety Related Infrastructure: Certain public safety improvements including, but not 

limited to, public signage, public facilities, and streetlights may be constructed or 
implemented. 

 
 Interest Costs Coverage:  The City may fund certain interest costs incurred by a developer 

for construction, renovation or rehabilitation of a redevelopment project.  Such funding 
would be paid for out of annual tax increment revenue generated from the RPA as permitted 
by the Act. 

 
 Professional Services:  The City may fund necessary planning, legal, engineering, 

administrative and financing costs during project implementation.  The City may reimburse 
itself from annual tax increment revenue if available. 

 
 Tuition Payments to School and Library Districts:  The City may fund payments to the 

school district pursuant to the provisions of the Act. 
 
 
B. Commitment to Fair Employment Practices and Affirmative Action  
 
 As part of any Redevelopment Agreement entered into by the City and any private 
developers, both will agree to establish and implement an honorable, progressive, and goal-
oriented affirmative action program that serves appropriate sectors of the City.  The program will 
conform to the most recent City policies and plans. 
 
 With respect to the public/private development’s internal operations, both entities will 
pursue employment practices, which provide equal opportunity to all people regardless of sex, 
color, race or creed.  Neither party will discriminate against any employee or applicant because of 
sex, marital status, national origin, age, or the presence of physical handicaps.  These 
nondiscriminatory practices will apply to all areas of employment, including:  hiring, upgrading 
and promotions, terminations, compensation, benefit programs and education opportunities. 
 
 All those involved with employment activities will be responsible for conformance with 
this policy and the compliance requirements of applicable state and federal regulations. 
 
 The City and private developers will adopt a policy of equal employment opportunity and 
will include or require the inclusion of this statement in all contracts and subcontracts at any level.  
Additionally, any public/private entities will seek to ensure and maintain a working environment 
free of harassment, intimidation, and coercion at all sites, and in all facilities at which all 
employees are assigned to work.  It shall be specifically ensured that all on-site supervisory 
personnel are aware of and carry out the obligation to maintain such a working environment, with 
specific attention to minority and/or female individuals. 
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Finally, the entities will utilize affirmative action to ensure that business opportunities are 
provided and that job applicants are employed and treated in a nondiscriminatory manner.  
Underlying this policy is the recognition by the entities that successful affirmative action programs 
are important to the continued growth and vitality of the community. 
 
 
C. Completion of Redevelopment Project and Retirement of Obligations to Finance 

Redevelopment costs 
 

 This Redevelopment Project and retirement of all obligations to finance redevelopment 
costs will be completed within twenty-three (23) calendar years after the year of adoption of an 
ordinance designating the RPA.  The actual date for such completion and retirement of obligations 
shall not be later than December 31 of the year in which the payment to the municipal treasurer 
pursuant to the Act is to be made with respect to ad valorem taxes levied in the twenty-third 
calendar year after the year of the initial adoption of the ordinance approving the RPA.   
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IX. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT 
PLAN AND PROJECT 

 
This Redevelopment Plan and Project may be amended pursuant to the provisions of the 
Act. 

 
 



 

 

EXHIBIT A 
 

BOUNDARY MAP 



I 
I 
I 

;;: 
----,~-i....{t----- ,,,.., - ,.1 

------------

NORTH AV 

i 
_____J_ 

Bl 

-~----~-----/ I -~ -._ 
I I f r I , 1111 ,___ m 
I I ~i ------

1 i I I ~--._ --... ------
" I~ I I I 171-----~.__ I I I ,I I I lil------r---- m1 !-' 

~ 
: I ~,. I I ! ' .. , -;---_ ~ 
/ I I- , e ~ I , I I -r----r-
/ i i , "' I i I i i I ------:----..,._ __________ ..,...__ __ 

7- I / I I I l! I "<1° / I / I I ~ --;----~ ~ I I I I .I al $ I "' I I I I <i n --,_~ 
_____ ,. I I I I I "/ ... I 8 I I I i I I ,g I----,._-

-------------- I I I !: I I I I / I I I I ----/ 
---------:_ : I : I : I : I I I ~ ' , ---_I----- I • I i / i / i I i I · 

1
-" ffl'li 

- J__..,_----..c_____ : • • . _1 i : i ~ } 1 ~m,NT ~( BEGINNING 

CALC. JRM PROJECT NO. 

CHRISTOPHER B. BURKE PHEASANT RUN TIF 
OWN. AJK 

220195 

ENGINEERING, LTD. IN 
9575 West Higgins Road CITY OF ST. CHARLES, ILLINOIS CHKD. KJR SHEET I OF I 

Suite 600, Rosemont, Illinois 60018 DRAWING NO. 

~ 
~ 

~ 
0 

SCALE IN FEET 

D2 

300 

0:: 
:::J 
V) 

<( 
U1 
(Jl 

6 
N 
N 
I,,!: 
1-
/ 
>­w 
> 
0:: 
:::J 
V) 

/ 
U1 
(Jl 

6 
N 
N 
/ 
V) 
w 
_J 

0:: 
<( 
I 
u 
1-

-------------------..l..-------~:.:.~..:,:;,:,~:::.:,..:~...:~~~~:.:...=;,;_-------..J..!~~:!.;.:~~~L~.:..:::.:_JL __________________________________ J ~ Is PREPARED FOR 
(847) 823-0500 

SCALE: I"= 300' 

KANE, MCKENNA AND ASSOC IA TES, INC. DATE: 03-25-2022 
TIF220195 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

EXHIBIT B 
 

LEGAL DESCRIPTION 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 

LEGAL DESCRIPTION (Pheasant Run TIF – St. Charles) 
 
THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 EAST 
OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG WITH THAT 
PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL 
MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT ASSESSMENT 
PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A POINT ON THE 
WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD AND 
THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-OF-WAY 
LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA 
MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY EXTENSION OF 
THE EASTERLY LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY LINE 
OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF BEGINNING. 
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EXECUTIVE SUMMARY 
 
Kane, McKenna and Associates, Inc. (KMA) has been retained by the City of St. Charles, Illinois 
(the “City”) to conduct an analysis of the potential qualification and designation of certain property 
located in the City, to be addressed herein as the proposed Redevelopment Project Area (the “RPA” 
or “Study Area”) and included in the map attached as Exhibit A.  Essentially the Study Area 
includes the former Pheasant Run Resort and Golf Course properties generally bordered by Main 
Street (Route 64) to the north, Kautz Road to the west, Keil Road to the east, and Tower Road to 
the south.  The qualification review is being carried out pursuant to the Tax Increment Allocation 
Redevelopment Act, 65 ILCS 5/11-74.4-3, et seq., as amended (the “TIF Act”). 
 
The City is pursuing the Study Area designation as part of its ongoing review of the former, vacant, 
and now partially destroyed (by fire) Pheasant Run Resort and Golf Course, in order to assist in 
the redevelopment of the Study Area.  By undertaking the designation, the City will help restore 
the Study Area as a significant contributor to the City’s overall economic base.   
 
Based upon the analysis completed to date, KMA has reached the following conclusions regarding 
the qualification of the Study Area as a TIF District: 
 
1) Improved land within the proposed TIF District qualifies as a blighted-improved area 
under the Act. Overall, all land within the proposed TIF District is found to be “improved” pursuant 
to the Act and to be in a “blighted condition” as defined in the Act that prevents, or threatens to 
prevent, the economic and physical development of properties in a manner that the community 
deems essential to its overall economic health.   
 
2) The blighting conditions found within the proposed TIF District present impediments to 
the area’s successful redevelopment.  The blighting factors negatively impact coordinated and 
substantial private sector investment in the proposed TIF District.  Without Village planning and 
use of economic development resources to eliminate such factors, potential redevelopment 
projects, along with other activities that require private sector investment, would not be 
economically feasible.   
 
3) The redevelopment of the proposed TIF District will provide the potential to produce 
incremental property tax revenue.  Said revenue, if used in combination with public resources for 
redevelopment incentives or public improvements, would likely stimulate private investment and 
reinvestment in these sites and ultimately throughout the TIF district. 
 
4) Formal designation is recommended.  To eliminate the existing blighting conditions, to 
promote the economic viability of the proposed TIF District, and to foster private sector investment 
and redevelopment, KMA recommends that the Village proceed with the formal TIF designation 
process. 
  



 

 
 

Because the City will not consider the redevelopment of residential parcels that would dislocate 
ten (10) or more residential units within the proposed TIF District, the City will not conduct a 
housing impact study pursuant to the TIF Act.
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I. INTRODUCTION AND BACKGROUND 
 
Current Land Use.  The Study Area is generally bounded by Main Street (Route 64) to the north, 
Kautz Road to the west, Keil Road to the east, and Tower Road to the south.  The uses consist 
primarily of the former, and now partially destroyed, Pheasant Run Resort/Convention Center and 
Golf Course, which served as an iconic suburban entertainment destination for decades that helped 
put St. Charles on the map.  Pheasant Run had been woven into the fabric of St. Charles’s identity 
since 1956, as it drew vacationers and business professionals from across the Chicago area and 
beyond for decades.  The resort and convention center brought many conferences and other large 
events to the City, generating significant economic activity for the City.  In 2011, the resort fell 
into foreclosure partly due to the economic downturn. Three years later, the resort was purchased 
by an investment group.  In 2016, the DuPage County Airport Authority filed a condemnation suit 
against the golf course portion of the resort to block a proposed residential development at the 
time, a use deemed incompatible by the Airport Authority.  The resort continued to operate the 
golf course until the resort’s closure.  Resort management later restructured its operations and cut 
its staff by 75% until the resort’s closure in March, 2020.  Shortly thereafter, the resort was listed 
for sale and put up for auction, unsuccessfully.   In May, 2022, a significant proportion of the 
resort’s buildings were completely destroyed by fire (the “Fire”) “.  The cause of this Fire is still 
under investigation. 
 
The Study Area consists of approximately 156 acres and, before the Fire, was improved with the 
nine (9) buildings which comprised the former Pheasant Run Resort and convention center and 
golf course.  The nine (9) buildings consisted of the main resort building, built in 1963, five (5) 
two-story buildings containing the original guest rooms, also built in 1963, the convention center 
built in the early 1970s, a meeting hall (Gallery Hall) built in the 1970s, and one (1) 
maintenance/storage building.  The golf course also contains one ancillary building consisting of 
likely a caddy or snack shack.   The main resort building included, among others, the original 
lobby, a 15-story tower containing 202 guest rooms (added to the main building in 1982), the 
country’s very first indoor/outdoor pool, a second indoor pool and spa, seven restaurants and bars, 
banquet and meeting facilities, a fitness center, golf shop, comedy club, and theatre added to main 
building in 1985.  The Fire destroyed three of the five two-story guest room buildings, the lobby, 
the “Bourbon Street” entertainment area, and indoor pool sections of the main resort building, 
leaving the rest of the main resort building, convention center, Gallery Hall, the resort tower, and 
the maintenance/storage building some of which incurred ancillary damage from the Fire or are 
severely damaged from vandalism.   
  
 
General Redevelopment Objectives 
The redevelopment of the proposed RPA would further the City’s overarching land use objectives, 
which are contained in its City of St. Charles 2013 Comprehensive Plan (the “2013 Plan”).  In the 
2013 Plan the City has articulated a number of public policy goals and objectives, and related 
strategies, which would be supported by the City’s adoption of the proposed RPA as a TIF District 
(see Table 1 below).   
 
As part of its vision through 2028, the 2013 Plan noted the City’s intention that the Pheasant Run 
Resort continue as a revenue generator for the City when it said “the east side of the community 
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has benefitted from the redevelopment of the Charlestowne Mall, the continued presence of 
Pheasant Run, and the strong employment base provided by industrial development.”  The 2013 
Plan further states that, “Collectively, they act as an attractive ‘front door’ to St. Charles . . .”.  
Based on these observations in the 2013 Plan, Pheasant Run’s subsequent closure and the Fire, the 
impacts of which have been exacerbated by the decline of the Charlestowne Mall since the 
adoption of the 2013 Plan, are detrimental to the east side of the St. Charles Community.   Given 
the gap between the City’s goals for the area and the conditions described in this report, the City 
has determined that the redevelopment of the proposed RPA is necessary to the community.  With 
a redevelopment strategy in place, the economic base associated with the RPA would be restored 
– thereby benefiting the community as a whole.  Without such a redevelopment strategy, the 
adverse conditions identified in this report would likely worsen. 
 
Table 1 
Redevelopment Policy Goals – St. Charles Comprehensive Plan (2013) (Excerpt) 

Policy Goals Objectives and Strategies 
 

• Develop attractive and highly functional 
retail and commercial areas that are 
market responsive, create a diverse tax 
base, and serve the needs of the City’s 
residents, and in some areas, a larger 
regional market.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• Enhance the economic viability, 
productivity, appearance, and function 
of the City’s commercial corridors, 
including Randall Road, Main Street, 
Lincoln Highway, and Kirk Road 

 
 
 
 

 
• Maintain a range of retail and service activities 

throughout the City.  
 

• Build upon the existing commercial zoning 
district structure to design and designate more 
specific functional roles for the various 
commercial areas within the City distinguished 
by developments with local, community, 
and/or regionals service markets. 

 
• Continue to evaluate the costs and benefits of 

using incentives and other techniques to 
initiate redevelopment of key opportunity sites 

 
• Initiate programs to encourage the 

improvement and rehabilitation of older 
commercial buildings and areas which are, or 
are becoming, functionally obsolete, including 
improvements to infrastructure, technology, 
functionality, access, and operational 
footprints. 

 
 

• Promote a healthy and mutually reinforcing 
mix of commercial, retail, and service uses 
along key corridors within the City, including 
Randall Road, Main Street, Lincoln Highway, 
and Kirk Road. 
 

• Utilize a “character node” approach by 
requiring high quality development along 
Randall Road and Main Street at key 
intersections with other arterial or collector 
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• Continue to support a diversified light 
industrial/business park, commercial 
service economic base that provides 
employment opportunities within the 
community. 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

• Prioritize improvements to existing 
areas and developments including 
adaptive reuse and redevelopment. 

streets that serve as the “front door” into the 
primary commercial areas. 

 
• Establish design and improvement standards 

for commercial areas to guide the scale, 
appearance, orientation, and overall character 
of new development. 

 
• Identify underperforming and underutilized 

parcels and sites, such as the southeast corner 
of Main Street and Kirk Road, and work with 
property owners and development to promote 
their redevelopment, encouraging parcel 
assembly where appropriate.   

 
• Promote the modernization of and/or 

redevelopment of the Charlestowne Mall and 
other outdated commercial sites. 

 
• Require all industrial development to meet 

specific applicable performance standards for 
noise, air, odor, and any other forms of 
environmental pollution 

 
• Utilize appropriate setbacks, screening, 

buffering, and site design to minimize the 
negative impacts of industrial uses on adjacent 
areas, such as noise, vibration, air pollutants, 
odor, truck traffic, large shadows, etc. 

 
• Build on and continue to implement the 2007 

Economic Development Plan as a basis for 
strengthening retail, service, and industrial 
uses throughout St. Charles. 

 
• Where appropriate, consider using incentives 

such as Tax Increment Financing as a means 
of fostering redevelopment in Downtown, the 
Charlestowne Mall site, and other areas of the 
City identified as priority investment 
locations. 

 
• Renovate or redevelop aging commercial areas 

in order to maximize their contribution to the 
City’s tax base. 
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Overall, the area faces a number of potential redevelopment impediments as described in Section 
IV of this report.  Additionally, while the area has certain beneficial locational assets, the current 
state of the local and national economy, characteristics of parcel sizes, existing uses, and 
redevelopment challenges associated with older buildings and destroyed buildings contribute to 
constraints related to redevelopment.  The City has determined that the redevelopment of the 
proposed Study Area would be beneficial to the community.  With a redevelopment strategy in 
place, the economic base of the Study Area would be increased, thereby benefiting the community 
as a whole.   
 
 
General Scope and Methodology.  KMA performed its analysis by conducting a series of 
discussions with City staff, starting in December, 2021 and continuing periodically up to the date 
of this report.  The purpose of the review was to gather data related to the preliminary qualification 
criteria for properties included in the Study Area.  These discussions were complemented by a 
series of field surveys (pre- and post-Fire) for the entire area to evaluate the condition of the Study 
Area.  The field surveys and data collected have been utilized to determine that the Study Area 
could qualify for TIF designation.  The qualification factors discussed in this report would assist 
in the qualification of the Study Area as a blighted improved area, as the term is defined pursuant 
to the TIF Act.  For additional information about KMA’s data collection and evaluation methods, 
refer to Section III of this report.   
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II. QUALIFICATION CRITERIA 
 
With the assistance of City staff, Kane, McKenna and Associates, Inc. assessed the proposed Study 
Area to determine the likelihood that qualifying factors listed in the Act would be present.  The 
relevant provisions of the Act are cited below. 
 
The Act sets out specific procedures which must be adhered to in designating a redevelopment 
project area (Study Area).  By definition, a “redevelopment project area” is: 
 

“An area designated by the municipality, which is not less in the aggregate than 1½ acres 
and in respect to which the municipality has made a finding that there exist conditions 
which cause the area to be classified as a blighted area or a conservation area, or a 
combination of both blighted areas and conservation areas.” 
 

Under the Act, “blighted area” means any improved or vacant area within the boundaries of a 
Redevelopment Project Area located within the territorial limits of the municipality where certain 
conditions are met, as identified below. 

 
TIF Qualification Factors for a Blighted Improved Area.  In accordance with the TIF Act, 
KMA assessed the following factors to determine TIF qualification for the proposed RPA 
characterized as blighted-improved.  Per the statute, such an area meets state standards provided 
that: 
 

If improved, industrial, commercial and residential buildings or improvements are 
detrimental to the public safety, health or welfare because of a combination of five (5) or 
more of the following factors, each of which is (i) present, with that presence documented, 
to a meaningful extent so that a municipality may reasonably find that the factor is clearly 
present within the intent of the Act and (ii) reasonably distributed throughout the improved 
part of the redevelopment project area: 
 

 (A)   Dilapidation.  An advanced state of disrepair or neglect of necessary repairs to the 
primary structural components of building or improvements in such a combination that a 
documented building condition analysis determines that major repair is required, or the 
defects are so serious and so extensive that the buildings must be removed. 

 
(B)   Obsolescence.  The condition or process of falling into disuse.  Structures become 
ill-suited for the original use. 
 
(C) Deterioration.  With respect to buildings, defects including, but not limited to, 
major defects in the secondary building components such as doors, windows, porches, 
gutters, downspouts, and fascia.  With respect to surface improvements, that the condition 
of roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas 
evidence deterioration, including, but limited to, surface cracking, crumbling, potholes, 
depressions, loose paving material and weeds protruding through paved surfaces. 
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(D) Presence of Structures Below Minimum Code Standards.  All structures that do not 
meet the standards of zoning, subdivision, building, fire and other governmental codes 
applicable to property, but not including housing and property maintenance codes. 
 
(E) Illegal Use of Individual Structures.  The use of structures in violation of applicable 
federal, State, or local laws, exclusive of those applicable to the presence of structures 
below minimum code standards. 
 
(F) Excessive Vacancies.  The presence of buildings that are unoccupied or under-
utilized and that represent an adverse influence on the area because of the frequency, extent, 
or duration of the vacancies.  
 
(G) Lack of Ventilation, Light, or Sanitary Facilities.  The absence of adequate 
ventilation for light or air circulation in spaces or rooms without windows, or that require 
the removal of dust, odor, gas, smoke or other noxious airborne materials.  Inadequate 
natural light and ventilation means the absence of skylights or windows for interior spaces 
or rooms and improper window sizes and amounts by room area to window area ratios.  
Inadequate sanitary facilities refers to the absence or inadequacy of garbage storage and 
enclosure, bathroom facilities, hot water and kitchens and structural inadequacies 
preventing ingress and egress to and from all rooms and units within a building. 
 
(H)   Inadequate Utilities.  Underground and overhead utilities such as storm sewers and 
storm drainage, sanitary sewers, water lines and gas, telephone and electrical services that 
are shown to be inadequate.  Inadequate utilities are those that are:  (i) of insufficient 
capacity to serve the uses in the Redevelopment Project Area; (ii) deteriorated, antiquated, 
obsolete or in disrepair; or (iii) lacking within the Redevelopment Project Area. 
 
(I)   Excessive Land Coverage and Overcrowding of Structures and Community 
Facilities.  The over-intensive use of property and the crowding of buildings and accessory 
facilities onto a site.  Examples of problem conditions warranting the designation of an 
area as exhibiting excessive land coverage are:  (i) the presence of buildings either 
improperly situated on parcels or located on parcels of inadequate size and shape in relation 
to present-day standards of development for health and safety and (ii) the presence of 
multiple buildings on a single parcel.  For there to be a finding of excessive land coverage, 
these parcels must exhibit one or more of the following conditions:  insufficient provision 
for light and air within or around buildings, increased threat of spread of fire due to the 
close proximity of buildings, lack of adequate or proper access to a public right-of-way, 
lack of reasonably required off-street parking or inadequate provision for loading service. 
 
(J)  Deleterious Land-Use or Layout.  The existence of incompatible land-use relationships, 
buildings occupied by inappropriate mixed-uses or uses considered to be noxious, 
offensive or unsuitable for the surrounding area. 
 
(K)   Environmental Clean-Up.  The proposed Redevelopment Project Area has incurred 
Illinois Environmental Protection Agency or United States Environmental Protection 
Agency remediation costs for (or a study conducted by an independent consultant 
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recognized as having expertise in environmental remediation has determined a need for) 
the clean-up of hazardous waste, hazardous substances or underground storage tanks 
required by State or federal law.  Any such remediation costs would constitute a material 
impediment to the development or redevelopment of the Redevelopment Project Area. 
 
(L)   Lack of Community Planning.  The proposed Redevelopment Project Area was 
developed prior to or without the benefit or guidance of a community plan.  This means 
that the development occurred prior to the adoption by the municipality of a comprehensive 
or other community plan or that the plan was not followed at the time of the area’s 
development.  This factor must be documented by evidence of adverse or incompatible 
land-use relationships, inadequate street layout, improper subdivision, parcels of 
inadequate shape and size to meet contemporary development standards or other evidence 
demonstrating an absence of effective community planning. 
 
(M) Lagging EAV.  The total equalized assessed value (EAV) of the proposed 
Redevelopment Project Area has declined for three (3) of the last five (5) calendar years 
prior to the year in which the Redevelopment Project Area is designated, or is increasing 
at an annual rate that is less than the balance of the municipality for three (3) of the last 
five (5) calendar years, for which information is available or increasing at an annual rate 
that is less than the Consumer Price Index for All Urban Consumers published by the 
United States Department of Labor or successor agency for three (3) of the last five (5) 
calendar years prior to the year in which the Redevelopment Project Area is designated. 
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III. EVALUATION METHODOLOGY 
 
In evaluating the proposed Study Area’s potential qualification as a TIF District, the following 
methodology was utilized: 
 
1) Site surveys of the Study Area were undertaken by representatives from Kane, McKenna 

and Associates, Inc., supplemented with photographic analysis of the sites.  Preliminary 
surveys were completed of properties located within the Study Area.   

 
2) KMA conducted evaluations of exterior structures and associated site improvements, 

noting such conditions as dilapidation and obsolescence.  Additionally, KMA reviewed the 
following data:  2015-2021 tax information from DuPage County, Wayne Township 
Assessor, tax maps, aerial photos, site data, local history (including discussions with City 
staff), and an evaluation of area-wide factors that have affected the area's development 
(e.g., obsolescence, deleterious land-use and layout, etc.). 

 
3) KMA also obtained documentation and data from the City regarding building and site 

conditions within the Study Area, including code violations data. 
 
4) Existing structures and site conditions were initially surveyed only in the context of 

checking, to the best and most reasonable extent available, TIF Act factors applicable to 
specific structures and site conditions of the parcels. 

 
5) The Study Area was examined to assess the applicability of the different factors required 

for qualification as a TIF District.  Examination was made by reviewing the information 
and determining how each measured when evaluated against the relevant factors.  The 
Study Area was evaluated to determine the applicability of the thirteen (13) different 
factors, as defined under the Act, which would qualify the area as a TIF District. 

 
 



 

 
City of St. Charles – Pheasant Run Redevelopment Project Area Page 9 

IV. QUALIFICATION FINDINGS FOR PROPOSED STUDY AREA 
 
Based upon KMA’s evaluation of parcels in the proposed Study Area and analysis of each of the 
eligibility factors summarized in Section II, the following factors are presented to support 
preliminary qualification of the proposed Study Area as a blighted area under the TIF Act – to be 
supplemented by additional data, if the City decides to proceed with the designation.  These factors 
are summarized in the table below. 
 
Exhibit 1 
Summary of TIF-Qualifying Factors 

Maximum 
Possible 
Factors per 
Statute 

Minimum Factors 
Needed to Qualify 
per Statute 

 
Qualifying Factors Present in 
Proposed Study Area 

13 3 9 
• Lag in EAV 
• Obsolescence 
• Deterioration 
• Dilapidation 
• Excessive Vacancies 
• Code Violations 
• Inadequate Utilities 
• Deleterious Land Use 
• Lack of Ventilation, Light, 

or Sanitary Facilities 
 

 
Findings for Study Area.  The proposed Study Area meets the qualifications for a “blighted 
improved” area under the statutory criteria set forth in the TIF Act.  KMA reviewed the 13 
aforementioned criteria needed to qualify the area as a blighted improved area, determining that 
nine (9) factors were present: 

 
1.  Lagging or Declining EAV.  The Act states that if the total equalized assessed value of the 
proposed redevelopment project area has declined for three (3) of the last five (5) calendar years, 
or is increasing at an annual rate that is less than either the balance of the municipality for three 
(3) of the last five (5) calendar years or the annual Consumer Price Index for All Urban Consumers 
published by the United States Department of Labor or successor agency for three (3) of the last 
five (5) calendar years.  The finding is based on the last five (5) tax years for which information is 
available.  The EAV of the Study Area has lagged behind the balance of the City’s EAV for three 
(3) of the last five (5) years.  Therefore, a finding of declining or lagging EAV is made pursuant 
to the TIF Act. 
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Exhibit 2 
EAV Trends for Proposed Study Area  

 2021 2020 2019 2018 2017 2016 
Total EAV 
for TIF 
District 3,440,470 3,142,400 5,197,610 5,026,160 5,045,910 4,474,490 
EAV Change  
(%) 9.49% -39.54% 3.41% -0.57% 12.97% 5.75% 
City-wide 
EAV 
(Excluding 
TIF) 1,607,875,299 1,577,108,442 1,540,036,585 1,483,332,684 1.424.433.052 1,370,503,442 
City EAV 
Change (%) 2.15% 2.81% 3.82% 4.15% 3.91% 3.32% 
 
CPI 7.0% 1.20% 1.80% 2.40% 1.30% 0.10% 

Source:  DuPage County and Kane County Clerks, Wayne Township Assessor, and U.S. Bureau of Labor Statistics 
 
 
2.  Obsolescence – The Study Area includes both functional and economic obsolescence.  
Obsolescence is defined as the condition or process of falling into disuse.  Structures have become 
ill suited for the original use.   
 
The Study Area consists primarily of the Pheasant Run Resort property and golf course which was 
opened in 1963 as an entertainment resort for leisure and business guests to conveniently unwind 
in a quiet rural setting just a short distance from Chicago.   Since that time, the market appeal of 
Pheasant Run slowly declined over the years, as its rural ambiance had given way to surrounding 
shopping malls, subdivisions, and heavy traffic on nearby roads.  The property went into bank 
foreclosure for five years, during which time the property’s operations suffered, despite a $24 
million renovation to the tower guest rooms, theatre, and expo center.  In addition, the reduced 
market appeal of the golf industry nationally, along with the acquisition of the golf course by the 
DuPage County Airport in 2016 also contributed to the Study Area’s loss in market position. The 
resort property eventually closed in 2020 and has remained closed since, and the golf course has 
been sold for an alternate use.  Even prior to the Fire, destruction of a significant portion of the 
building improvements, the Study Area no longer met today’s modern market demands for hotels, 
resorts, or conference centers.  The remaining structures have been severely damaged by chronic 
vandalism, requiring the City, at one point, to install temporary police security 24 hours per, day 
seven days per week.  
 
Functional obsolescence is present due to age, physical condition (including partial destruction by 
the Fire), poor layout and building orientation that makes them unsalvageable for rehabilitation.  
The main building at Pheasant Run is 59 years old and is severely damaged partially by the Fire 
and partially by vandalism, and the “patchwork” nature of additions made over the last 59 years 
had resulted in awkward and uninviting experiences for guests.  Before the Fire, guest room wing 
buildings were also 59 years old, obsolete, did not have elevators, and had fire sprinkler systems 
dating back to 1963.  Two of the five guest room wings had been permanently closed due to 
defective fire sprinkler systems while the resort was still open. Gallery Hall and the 
storage/maintenance building were and remain in poor condition and Gallery Hall had been kept 
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closed prior to the closure of the resort, except for one specific meeting event each year, because 
half of the HVAC system was not functional, and it had no sprinkler system.  The 16-story guest 
tower is 40 years old and was in need of complete renovation to bring it up to today’s hotel 
standards and has been severely damaged by chronic vandalism. 
 
3.  Deterioration of Buildings and Site Improvements – With respect to buildings, defects include, 
but are not limited to, major defects in the secondary building components such as doors, windows, 
porches, gutters, downspouts, and fascia.  With respect to surface improvements, the condition of 
roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas exhibit 
deterioration, including, but not limited to, surface cracking, crumbling, potholes, depressions, 
loose paving material, and weeds protruding through paved surfaces.    
 
Prior to the closure of the resort buildings, the buildings suffered from significant deferred 
maintenance/replacement, which resulted in major defects in secondary building components.  
These conditions had worsened since that time, and have now been significantly exacerbated by 
the Fire, broken window seals and deteriorating windowsills were found throughout the common 
areas, such as at the indoor pools, as well as in guest rooms, resulting in building up of excessive 
condensation.  Ceiling damage from roof leaks were found throughout the buildings, along with 
drywall damage either from water penetration caused by defective sprinkler heads, or wear and 
tear.  Wall coverings were torn, frayed, or scratched at various locations in the buildings.   Broken 
terra cotta kitchen floor tiles had been replaced with floor patch material.  Pool deck stone tiles 
had been haphazardly re-patched where grout had failed, and the outdoor pool deck had shown 
signs of settlement and uneven tile paving.  The hardwood flooring in the Terrace Café had been 
severely worn, stained and discolored.  Most of the wall-to-wall carpeting throughout the buildings 
had either been worn, frayed, wrinkled from stretching, or dated.  Some Herculite door frames had 
been corroded, and wood veneer guest room doors had been delaminating.   The pool mechanical 
systems had been outdated and were in need of replacement.    

 
At building exteriors throughout the RPA, window openings buildings had been and remain 
boarded up partly due to chronic vandalism.  Exterior masonry at certain buildings needed 
tuckpointing. Fascia and soffit, along with gutters and downspouts, exhibited peeling and faded 
paint, and exterior metal flashings were deteriorated and rusted.   The front face of the monument 
sign at the main entrance to the property was rusted and discolored and faded, with prior repairs 
to the concrete base obvious to any observer. 

 
Deterioration of the surface improvements was and remains widespread among all of the various 
parking lots, and storage areas.  Nearly all of the asphalt paving exhibits surface cracking and 
crumbling, and loose paving material.  Weeds protruding through the paving can be seen in various 
locations.  Parking space striping is either cracked, corroded or faded throughout all of the parking 
lots.  Some curbs are crumbling, and caution paint on curbs is also cracked and faded. Exterior 
wood fencing is falling apart or discolored at some locations. 
 
Deterioration of site improvements is also found at the golf course.  Since the golf course was 
closed in 2020, it has not been maintained.  Accordingly, all of the greens, fairways, and other 
vegetation are overgrown, weed growth is extensive, and the paved golf cart roads are deteriorated 
with weed growth in them. 
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4.  Dilapidation – An advanced state of disrepair or neglect of necessary repairs to the primary 
structural components of building or improvements in such a combination that a documented 
building condition analysis determines that major repair is required or the defects are so serious 
and so extensive that the buildings must be removed.   
 
The recent Fire destroyed a significant portion of the improvements in the Study Area.  Prior to 
the Fire, some of the structural components of some of the Pheasant Run Resort buildings were 
already in an advanced state of disrepair and neglect, requiring major repair or building removal.  
As an example, the roof of one of the west storage/maintenance building was previously partially 
collapsed.  Two of the guest room wings buildings had been shut down before the resort was 
permanently closed because the water system had been shut off since various sprinkler shut off 
valves were rusted, making it impossible to shut off the sprinklers when they were activated.  
Except for one limited use, the Gallery Building had also been shut down before the resort was 
permanently closed because half of the HVAC system was no longer working and it had no 
sprinkler system at all.   
 
Following the closure of the resort properties in May 2020 and prior to the Fire, deterioration 
throughout the RPA accelerated.   For example, the canopy/porte cochere at the main entrance had 
collapsed in a heavy rainfall, damaging the front entrance of the building.  The collapsed canopy 
was demolished in August 2020.  In addition, in the Fall of 2020, Nicor gas had shut off its gas 
service to the property due to gas leaks within the building, making the fire suppression system 
unusable in freezing weather. This resulted in the City’s imposition on the owners of a requirement 
for 24/7 fire watch. In addition, deterioration within the resort complex had led to the electric 
service through the site being shut off due to safety issues as portions of the system were no longer 
safe to energize.  In January 2021, the City’s building and code enforcement department had posted 
a notice that the building is unsafe for occupancy.  In January 2022, windows in the tower building 
were boarded up due to windows broken by vandalism.  The vandalism to the windows has 
continued. 
 
All of the above issues are identified in a report prepared by the City of St. Charles and provided 
to KMA on March 25, 2022. 
 
 
5.     Excessive Vacancies - There is a presence of buildings that are unoccupied or under-utilized 
that represents an adverse influence on the area because of the frequency, extent or duration of the 
vacancies. 

 
The Pheasant Run Resort and golf course are both permanently closed, and most of the resort 
recently destroyed by the Fire.  Prior to its permanent closure, the Pheasant Run Resort had been 
operating at occupancy rates well below industry standards for success for several years.   This 
was partly due to the fact that all corporate bookings had been lost for several years, because of 
the resort’s declining buildings’ and grounds’ physical condition and obsolescence.  In addition, 
the resort bookings associated with the golf course had also declined, since the golf course lost 
much of its market appeal, especially for dedicated golfers who had better options elsewhere.  
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Wedding bookings had also fallen below industry standards for resorts like this, again, due to the 
deteriorating conditions of the property.  Also contributing to low occupancy rates was the 
permanent closure of two of the two-story guest wings.   The resort had originally operated with 
474 guest rooms, and now none are in operation, and most are destroyed.  Prior to the resort’s 
permanent closure, the resort’s four restaurants had been open only sporadically throughout the 
year, depending on room occupancy and utilization.  
 
 
6.    Presence of Structures Below Minimum Code Standards.  All structures that do not meet the 
standards of zoning, subdivision, building, fire and other governmental codes applicable to 
property, but not including housing and property maintenance codes. 
 
A significant portion of the structures within the Study Area has been destroyed by the Fire.  Prior 
to that time, in May, 2020, the City’s Building and Code Enforcement Division had found 
numerous violations including, but not limited to: 
 

• Front canopy partially collapsed due to roof leaks which led to rotting wood 
trusses. 

• Possible structural deficiencies with the roof due to extensive water damage and 
leaks over the kitchen. 

• Multiple holes in the roof in the kitchen and pool area, actively leaking during 
rain events. 

• Due to the roof leaks there are multiple areas of standing water on the floor. 
• Underside of metal roof in kitchen showing signs of rust and possible structural 

issues. 
• Entire facility has electrical issues from open boxes with wiring hanging out and 

outlets missing cover plates. 
• Pump in main lodge does operate but the electrical feed is not correct. Ownership 

stated this would not be repaired due to cost. 
• Fire alarm is operational but has multiple trouble alarms for smoke detectors, 

fire pump, sprinkler system flow switch. 
• Fire alarm panel does not send notification to Tri-Comm to provide alert of fire 

alarm activation.  
• Some doors do not allow Fire Department access because they are chained and 

padlocked. Fire Department is working with maintenance to address this issue. 
• A fire watch advised by the Fire Department due to fire alarm issue. 

 
Since May 2020, the City has continued to monitor the conditions of the buildings in the Study 
Area.  As described previously, in the Fall of 2020, Nicor had shut off its gas service to the property 
due to gas leaks within the building, making the fire suppression system unusable in freezing 
weather. This resulted in the City’s imposition on the owners of a requirement for 24/7 fire watch. 
In addition, deterioration within the resort complex had led to the electric service through the site 
being shut off due to safety issues as portions of the system were no longer safe to energize.  In 
January 2021, the City’s building and code enforcement department posted a notice that the 
building is unsafe for occupancy.  In January 2022, windows in the tower building were boarded 
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up due to windows broken by vandalism.  According to the City, this vandalism to the windows 
has continued. 
 
 
7.   Inadequate Utilities - Underground and overhead utilities such as storm sewers and storm 
drainage, sanitary sewers, water lines, and gas, telephone and electrical services that are shown to 
be inadequate.    Inadequate utilities are those that are: (i) of insufficient capacity to serve the uses 
in the Redevelopment Project Area; (ii) deteriorated, antiquated, obsolete or in disrepair; or (iii) 
lacking within the Redevelopment Project Area.  
 
The Pheasant Run Resort property’s underground utilities are either deteriorated, antiquated, 
obsolete, insufficient, or in disrepair based on prior reports by management when the resort was 
still open.  In addition, the RPA is located at the far east end of the City’s utility systems and 
modernizing these services will require significant extension of main lines and all utilities to 
service the property.  Compounding these conditions is the fact that the Study Area is served by 
its own private utility systems which is not sized for sufficient capacity to serve redevelopment of 
the Study Area. 
 
Water Service  
No public water infrastructure exists for the Study Area.  The water supply for the former Pheasant 
Run resort and golf course came from three original proprietary on-site deep-water wells.   One of 
those wells was dedicated to the golf course.  Of the remaining two, according to former 
management, one had failed, so that only one well eventually served the entire resort.  Offsite 
public water service will need to be extended and improved comprehensively as the site is 
redeveloped.  Specifically, water main will need to be extended into the property and looped to 
provide adequate water pressure for the Study Area. This existing water main infrastructure on the 
west side of Kautz Road will need to be upgraded to a high capacity main (from a 12” to a 16” 
main) to feed the main distribution points into the Study Area. 
 
Sanitary Sewer 
No public sanitary sewer infrastructure exists for the Study Area.  A private sanitary sewer lift 
station system previously served the Study Area.   According to City officials, this system is 
deteriorated, and the lift station does not appear to be in working order.  Public sanitary sewer 
service exists offsite and will need to be extended and improved comprehensively as the site is 
redeveloped.  Specifically, due to the topography of the Study Area relative to the depth of the 
public sewer on Kautz Road, sanitary sewer lift stations will be necessary to provide sewer service 
to the Study Area.  The Study Area is served by the City’s main Fox River Treatment plant. Trunk 
sewer mains serving the far east side of St. Charles, which extend east to Kautz Road and then 
north along Kautz, along the frontage of the property, are undersized to accommodate future 
development in the area and require replacement with larger mains. Some of this additional 
capacity is needed to serve the Study Area. 
 
Storm Sewer 
There is no stormwater management system specifically designed for the Study Area. Rather, the 
pond system that exists through the golf course has been adapted to provide drainage and some 
volume to store stormwater that enters the system. This system does not meet current standards for 
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design and would need to be reengineered and or replaced upon any redevelopment of the property, 
since the topography of the golf course will no longer be able to be relied upon to control storm 
water. In addition, the resort’s storm water management system is connected to the now abandoned 
outdoor pool, which is an outmoded method for managing storm water.   
 
Electrical Service 
The City of St. Charles has its own municipal electric utility that is the exclusive service provider 
within its corporate limits.  City codes and policies require that all costs to provide service to a 
property are the responsibility of the customer, to be paid upfront, including costs to design and 
install the service up to where the service is connected to a building. For larger development 
projects, this includes network extensions to provide service to an area or subdivision or to 
complete a loop to connect two locations for redundant service, such as for the redevelopment of 
the Study Area.  As a municipal utility, the City is not able to share costs or defer costs based on 
future customer usage.   

The electric system that had served the RPA is antiquated. The properties are served from a single 
feed at the corner of Kautz & Rt. 64, and power is fed through the site through a system of private 
infrastructure. While the City has limited information about how this private infrastructure was 
designed or maintained, its age/condition is similar to the Pheasant Run resort buildings. 
Deterioration within the resort complex had recently led to the electric service through the site 
being shut off as safety issues and portions of the system are no longer safe to energize.  Eventual 
redevelopment of the Study Area will require a significant service size increase due to the high 
electric demands associated with any future development.   Because the site has existed as golf 
course, no new system capacity has been planned or allocated for the development of the Study 
Area. This substantial upgrade to provide service to the RPA is an extraordinary cost for any 
development project. Without this service upgrade, the site cannot be redeveloped.  In order to 
extend an adequately sized service to the Study Area, new, large capacity cables will need to be 
extended from two different off-site substations.   

 

8.  Deleterious Land-Use or Layout.  The existence of incompatible land-use relationships, 
buildings occupied by inappropriate mixed-uses or uses considered to be noxious, offensive or 
unsuitable for the surrounding area. 

The recent destruction of a significant portion of the Study Area by the Fire, and the resulting 
debris which remains in place, as well as the chronic vandalism that preceded the Fire and 
continues to occur makes the Study Area noxious, offensive and unsuitable for the surrounding 
area. In addition, the absence of maintenance of the golf course grounds since its closure also 
contributes to the Study Area’s deleterious land use.  

 

9.    Lack of Ventilation, Light, or Sanitary Facilities.  The absence of adequate ventilation for light 
or air circulation in spaces or rooms without windows, or that require the removal of dust, odor, 
gas, smoke or other noxious airborne materials.  Inadequate natural light and ventilation means the 
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absence of skylights or windows for interior spaces or rooms and improper window sizes and 
amounts by room area to window area ratios.  Inadequate sanitary facilities refers to the absence 
or inadequacy of garbage storage and enclosure, bathroom facilities, hot water and kitchens and 
structural inadequacies preventing ingress and egress to and from all rooms and units within a 
building. 

The recent destruction of a significant portion of the Study Area by the Fire, and the resulting 
debris which remains in place, as well as the chronic vandalism that preceded the Fire and 
continues to occur has created an absence of adequate ventilation for light or air circulation and 
requires the removal of all of the debris related to the Fire and vandalism.  The Fire and vandalism 
has also created inadequate sanitary facilities including inadequate garbage storage, inadequate 
bathroom facilities, inadequate hot water, and structural inadequacies that prevent ingress and 
egress to and from all rooms and units within the buildings. 
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V. SUMMARY OF FINDINGS; GENERAL ASSESSMENT OF QUALIFICATION 
 
The following is a summary of relevant qualification findings as it relates to the City’s potential 
designation of the proposed TIF District. 
 

1. The area is contiguous and is greater than 1½ acres in size; 
 
2. The proposed TIF District will qualify as a Blighted Improved Area.  Further, the 

Blighted Improved Area factors found in the RPA are present to a meaningful 
extent and are reasonably distributed throughout the area. A more detailed analysis 
of the qualification findings is outlined in Section IV. of this report; 

 
3. All property in the area would substantially benefit by the proposed redevelopment 

project improvements; 
 
4. The sound growth of taxing districts applicable to the area, including the City, has 

been impaired by the factors found present in the area; and 
 
5. The area would not be subject to redevelopment without the investment of public 

funds, including property tax increments.  
 

In the judgment of KMA, these findings provide the City with sufficient justification to consider 
designation of the property as a TIF District. 
  



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit A 
 

Boundary Map  
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Exhibit B 
 

Tax Parcel List 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 

PHEASANT RUN TIX INCREMENT FINANCING DISTRACT 
TAX PARCELS 
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Current Land Use Map

The purpose of  the M-2 Limited Manufacturing District is to accommodate a wide range of  manufacturing, assembly, processing, warehousing and office/research activities, both as individual users and in a business park setting. New development and redevelopment in this 
District shall focus on providing sufficient setbacks, and adequate landscaping and buffering from adjacent nonindustrial uses and public rights-of-way. Outdoor storage and loading, and other outdoor activities, shall be adequately screened.

City of St. Charles Municipal Codebook - Section : 17.16.010 - Limited Manufacturing

BR - Regional Business

M-2 Limited Manufacturing District

City of St. Charles Municipal Codebook
Section : 17.16.010 - Regional Business

The purpose of  the BR Regional Business District is to 
provide locations along Strategic Regional Arterial 
corridors for shopping centers and business uses that 
draw patrons from St. Charles, surrounding communi-
ties and the broader region. The BR District consists 
primarily of  large-scale development that has the 
potential to generate significant automobile traffic. It 
should be designed in a coordinated manner with an 
interconnected street network that is consistent with 
the City’s Comprehensive Plan. Uncoordinated, 
piecemeal development of  small parcels that do not fit 
into a larger context are discouraged in the BR District. 
Compatible land uses, access, traffic circulation, 
stormwater management and natural features, all 
should be integrated into an overall development plan. 
Because this district is primarily at highvisibility 
locations, quality building architecture, landscaping and 
other site improvements are required to ensure 
superior aesthetic and functional quality.
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Notice of Public Hearing 

   

 

CITY OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS PHEASANT RUN 

TAX INCREMENT FINANCING REDEVELOPMENT PROJECT AREA 

 

Notice is hereby given that on January 3, 2023 at 7:00 p.m. at the St. Charles City Hall, Two East 

Main Street, St. Charles Illinois, a public hearing will be held to consider the approval of a 

redevelopment plan (“Redevelopment Plan”) and project (“Project”), for the designation of a 

redevelopment project area (“Redevelopment Project Area”) to be known as the "Pheasant Run 

Tax Increment Financing Redevelopment Project Area,” and the adoption of tax increment 

allocation financing therefore.  The Redevelopment Project Area consists of the territory legally 

described as follows: 

 

THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 

EAST OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG 

WITH THAT PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE 

THIRD PRINCIPAL MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED 

AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT 
ASSESSMENT PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-
054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN 
RESORT ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A 
POINT ON THE WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD 
AND THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-
OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 
(AKA MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY 
EXTENSION OF THE EASTERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY 

LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF 

BEGINNING 

 

The Redevelopment Project Area is generally described as the former Pheasant Run 

Resort and Golf Course properties located along the south side of Main Street (a/k/a North 

Avenue/Illinois Route No. 64) between Keil Road to the east and Kautz Road to the west. 

 

There will be considered at the public hearing the Redevelopment Plan and Project for 

the Redevelopment Project Area, the designation of the Redevelopment Project Area and the 

adoption of tax increment allocation therefore.  The Redevelopment Plan and Project as proposed 

is on file and available for public inspection at the office of the City Clerk, Two East Main 

Street, St. Charles, Illinois.  The proposed Redevelopment Plan and Project includes the 

acquisition and conveyance of land in the Redevelopment Project Area, demolition, clearance 



and related site preparation activities, the construction, acquisition and installation of certain 

public works and improvements, if any, including, but not limited to, streets, storm sewers, water 

mains, sanitary sewers, electric, traffic signalization, curbs, gutters, landscaping and parking 

facilities and related costs and expenses, all as provided in the Tax Increment Allocation 

Redevelopment Act, as supplemented and amended. 

 

Prior to the date of the public hearing, each taxing district having property in the 

Redevelopment Project Area and the Illinois Department of Commerce and Economic 

Opportunity (f/k/a Illinois Department of Commerce and Community Affairs) may submit 

written comments to the City, to the attention of the City Clerk, Two East Main Street, St. 

Charles, Illinois, 60174. 

 

There is hereby convened a joint review board to consider the proposed approval of the 

Redevelopment Plan and Project, designation of the Redevelopment Project Area and adoption 

of tax increment allocation financing therefor.  The joint review board shall consist of a 

representative selected by each community college district; local elementary school district and 

high school district or each local community unit school district; park district; library district; 

township; fire protection district; and county that has authority to directly levy taxes on the 

property within the Redevelopment Project Area; a representative selected by the City; and a 

public member selected in accordance with the Act.  The first meeting of said joint review board 

shall be held at 2:00 p.m. on the 1st day of December, 2022, at the St. Charles City Hall, Two 

East Main Street, St. Charles, Illinois, 60174. 

 

At the public hearing, all interested persons or affected taxing districts may file written 

objections with the City Clerk and may be heard orally with respect to any issues regarding the 

approval of the Redevelopment Plan and Project, the designation of the Redevelopment Project 

Area, and the adoption of tax increment allocation financing therefor.  The hearing may be 

adjourned by the Mayor and City Council or continued without further notice other than a 

motion to be entered upon the minutes of the hearing fixing the time and place of the subsequent 

hearing. 

 

 

/s/  Nancy Garrison      

City Clerk  

City of St. Charles 
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City of St. Charles, Illinois 
Ordinance No. _____________ 

 
AN ORDINANCE OF THE CITY OF ST. CHARLES, KANE AND  

DUPAGE COUNTIES, ILLINOIS, APPROVING A TAX INCREMENT 
REDEVELOPMENT PLAN AND REDEVELOPMENT PROJECT FOR 

THE PHEASANT RUN REDEVELOPMENT PROJECT AREA 
 

Presented & Passed by the 
City Council on _________________ 

 
 

WHEREAS, it is desirable and in the best interest of the citizens of the City of St. Charles, 
Kane and DuPage Counties, Illinois (the “City”), for the City to implement tax increment 
allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, Division 74.4 
of Article 11 of the Illinois Municipal Code, as amended (the “Act”), for a proposed 
redevelopment plan and redevelopment project (the “Plan and Project”) within the municipal 
boundaries of the City and within a proposed redevelopment project area (the “Area”) described 
in Section 1(a) of this Ordinance, which Area constitutes in the aggregate more than one and one-
half acres; and 

 
WHEREAS, pursuant to Section 11-74.4-5 of the Act, the Mayor and City Council of the 

City of St. Charles (the “Corporate Authorities”) called and conducted a public hearing relative to 
the Plan and Project and the designation of the Area as a redevelopment project area under the 
Act for January 3, 2023; and 

 
WHEREAS, due notice with respect to such hearing was given pursuant to Section 

11-74.4-5 of the Act, said notice being given to taxing districts and to the Illinois Department of 
Commerce and Economic Opportunity (f.k.a. Department of Commerce and Community Affairs 
of the State of Illinois) by certified mail on November 15, 2022, by publication on December 12, 
2022 and December 15, 2022 and by certified mail to taxpayers within the Area on December 
15, 2022; and 

 
WHEREAS, on November 15, 2022, notice was provided by mail to all residential 

addresses that, after a good faith effort, the City determined were located within 750 feet of the 
Area; and 

 
WHEREAS, the City did heretofore convene a Joint Review Board as required by and in 

all respects in compliance with the provisions of the Act; and 
 
WHEREAS, the Joint Review Board met on December 1, 2022 to review the public 

record, planning documents and proposed ordinances approving the Plan and Project and 
consider whether the Plan and Project and Area satisfy the requirements of the Act; and  
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WHEREAS, on December 1, 2022, the Joint Review Board considered and approved a 
resolution recommending approval of the Plan and Project and the designation of the Area (the 
“Resolution”); and 

 
WHEREAS, the Plan and Project set forth the factors that caused the proposed Area to 

qualify as a “blighted area” and the Corporate Authorities have reviewed the information 
concerning such factors presented at the public hearing and have reviewed other studies and are 
generally informed of the conditions in the proposed Area that have caused all or part of the Area 
to be a “blighted area” as defined in the Act; and 

 
WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to lack of 

private investment in the proposed Area to determine whether private development would take 
place in the proposed Area as a whole without the adoption of the proposed Plan; and 

 
WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to real 

property in the proposed Area to determine whether contiguous parcels of real property and 
improvements thereon in the proposed Area would be substantially benefited by the proposed 
Project improvements; and 

 
WHEREAS, the Corporate Authorities have reviewed the proposed Plan and Project and 

also the existing comprehensive plan for development of the City as a whole to determine 
whether the proposed Plan and Project conform to the comprehensive plan of the City. 

 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of St. Charles, 

Kane and DuPage Counties, Illinois, as follows: 
 
Section 1.  Findings.  That the Corporate Authorities hereby make the following findings: 
 
a. The Area is legally described in Exhibit A attached hereto and incorporated herein 

as if set out in full by this reference.  The general street location for the Area is described in 
Exhibit B attached hereto and incorporated herein as if set out in full by this reference.  The map 
of the Area is depicted on Exhibit C attached hereto and incorporated herein as if set out in full 
by this reference. 

 
b. Conditions exist which cause the Area to be subject to designation as a 

redevelopment project area under the Act and to be classified as a “blighted area” as defined in 
the Act. 

 
c. The proposed Area on the whole has not been subject to growth and development 

through investment by private enterprise and would not be reasonably anticipated to be 
developed without the adoption of the Plan. 

 
d. The Plan and Project conform to the comprehensive plan for the development of 

the City as a whole. 
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e. As set forth in the Plan it is anticipated that construction activities of the Project 
will be completed within twenty-three (23) years after the Area is designated and that all 
obligations incurred to finance redevelopment project costs, if any, as defined in the Plan shall be 
retired not later than December 31 of the year in which payment to the municipal treasurer is 
made with respect to ad valorem taxes levied in the 23rd calendar year after the year in which this 
ordinance approving the Plan and Project is adopted by the Corporate Authorities. 

 
f. The parcels of real property in the proposed Area are contiguous, and only those 

contiguous parcels of real property and improvements thereon that will be substantially benefited 
by the proposed Project improvements are included in the proposed Area. 

 
g. The implementation of the Plan and Project will not result in the displacement of 

residents from 10 or more inhabited residential dwelling units. 
 
h. The Area does not contain 75 or more inhabited residential dwelling units. 
 
Section 2.  Plan and Project Approved.   That the Plan and Project, which were the 

subject matter of the public hearing held January 3, 2023 are hereby adopted and approved.  A 
copy of the Plan and Project is set forth in Exhibit D attached hereto and incorporated herein as if 
set out in full by this reference. 

 
Section 3.  Invalidity of Any Section.  That if any section, paragraph, or provision of this 

Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 
unenforceability of such section, paragraph, or provision shall not affect any of the remaining 
provisions of this Ordinance. 
 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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Section 4.  Superseder and Effective Date.   All ordinances, resolutions, motions, or 
orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 
conflict, and this Ordinance shall be in full force and effect immediately upon its passage by the 
Corporate Authorities and approval as provided by law. 

 
PRESENTED to the City Council of the City of St. Charles, Illinois, this 6th day of February, 
2023. 
 
PASSED by the City Council of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
APPROVED by the Mayor of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
       ______________________________ 
       Lora A. Vitek, Mayor 
ATTEST: 
 
____________________________ 
City Clerk 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain:  
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EXHIBIT A 
 
 Legal Description 
 

Proposed Pheasant Run TIF District - Legal Description 
 
THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 
EAST OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG 
WITH THAT PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE 
THIRD PRINCIPAL MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED 
AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT 
ASSESSMENT PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-
054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN 
RESORT ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A 
POINT ON THE WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD 
AND THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-
OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 
(AKA MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY 
EXTENSION OF THE EASTERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY 
LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF 
BEGINNING 
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EXHIBIT B 

General Street Location 

The Redevelopment Project Area is generally described as the former Pheasant Run Resort and 
Golf Course properties located along the south side of Main Street (a/k/a North Avenue/Illinois 
Route No. 64) between Keil Road to the east and Kautz Road to the west. 
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EXHIBIT D 
 
 Redevelopment Plan and Project
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CITY OF ST. CHARLES 
PHEASANT RUN TAX INCREJ.v.lENT FINANCING 

REDEVELOPJ.v.lENT PLAN AND PROJECT 

Prepared By: 

Kane, 111.IcKenna and Associates, Inc. 

Prepared For: 

The City of St. Charles, Illinois 

CITY OF 
ST. CHARLES 

ILLINOIS • 1834 

February 2023 
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I. INTRODUCTION 

The City of St. Charles (the "City") is a home rule municipality located approximately thirty-five 
(35) miles west of Chicago and straddles both Kane and DuPage Counties. The City lies adjacent 
to the municipalities of Wayne to the north, West Chicago to the east, Geneva to the south, and 
Campton Hills to the west. St. Charles has three commercial centers and numerous residential 
neighborhoods surrounding them. The City is situated approximately equidistant to the major 
arterials 1-88, 1-90, and 1-355, and is bisected by IL Route 64 (North Avenue/Main Street) St. 
Charles is located approximately 36 miles from Chicago O'Hare International Airport. The City 
is served by the Metra rail service station (Union Pacific West commuter line) located in 
neighboring Geneva. 

The City was founded under the name "Charleston" in 1834 and later incorporated as "St. 
Charles" in 1839. The City has a population of almost 33,000 according to the Census in 2020. 
The City continues to focus attention on redevelopment that can maintain and increase the local 
tax base and non-residential revenues (including sales taxes) for the community. The City 
currently utilizes its Comprehensive Plan, adopted in 2013 ("Comprehensive Plan") to guide the 
City's economic development efforts. The Comprehensive Plan sets forth long-range 
recommendations for the future growth and development within the community and for the 
maintenance of and enhancement to the existing image and character of the City. 

Among "Commercial and Office Area" goals within the Comprehensive Plan are : 
"Develop attractive and highly functional retail and commercial areas that are market responsive, 
create a diverse tax base, and serve the needs of the city's residents, and in some areas, a larger 
regional market.", and "Enhance the economic viability, productivity, appearance, and function of 
the City's commercial corridors, including Randall Road, Main Street, Lincoln Highway, and Kirk 
Road. The Comprehensive Plan's "Economic Development" goals include: "Prioritize 
improvements to existing areas and developments including adaptive reuse and redevelopment" 
Pursuant to this goal, one of its objectives is to " ... consider using incentives such as Tax 
Increment Financing as a means of fostering redevelopment in Downtown, the Charlestown Mall 
site, and other areas of the City identified as priority investment locations." In addition, the 
Comprehensive Plan's goals include "Continue to support a diversified light industrial /business 
park/commercial service economic base that provides employment opportunities within the 
community." 
Source: Comprehensive Plan 

The City intends to encourage retail, commercial, and industrial uses to locate, upgrade, or 
expand and/or modernize their facilities within the City as part of its ongoing economic 
development planning. In pursuing these uses, a necessary strategy for the City will be to 
eliminate certain existing adverse conditions within some portions of the community, and to find 
new means to preserve and strengthen the City's tax base. 

The area discussed in this Pheasant Run Redevelopment Plan and Project (the "Plan" or 
the "R edevelopment Plan and Project") is the proposed Pheasant Run Project Area (the 
"Redevelopment Project Area" , the "RPA" or the "TIF District"). The RPA consists primarily 

R edevelopment Plan and Proj ect-Pheasant Run TIF Financing 
City of St. Charles, Illinois 
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of the former Pheasant Run Resort and Golf Course properties located along the south side Main 
Street (North Avenue/IL Route 64) between Keil Road to the east and Kautz Road to the west. 
The RPA includes five (5) tax parcels. A boundary map of the RPA is attached as Exhibit A. The 
RP A is legally described in Exhibit B. 

A significant proportion of the Pheasant Run buildings was completely destroyed by fire 
in May 2022 (the Fire"). This fire exacerbated already existing building and site improvement 
conditions within the RP A that contributed to the emergence of certain qualification factors as 
defined by the Tax Increment Allocation Redevelopment Act of Chapter 65 ILCS Section 5/ll-
74.4 et seq., as amended (the "TIF Act" or the "Act") such as obsolescence, excessive vacancies, 
deterioration, dilapidation, code violations, inadequate utilities. In addition, the EA V of the RPA 
has lagged behind the EA V for the rest of the City for three (3) of the last five (5) years. 

On balance, the combination of factors described above, now aggravated the Fire, may not 
only inhibit potential for private reinvestment within and around the RP A but may also serve to 
provoke further economic decline of RPA and areas adjacent thereto. This is because these 
conditions negatively impact the possibility for coordinated and substantial private sector 
reinvestment in the overall RP A. Without the use of City planning and economic development 
resources to address certain issues, potential redevelopment activities are not likely to be 
economically feasible. These factors potentially weaken the likelihood for redevelopment 
opportunities, limiting employment and contributing to a lack of future investment in the area. To 
address these conditions the City seeks to adopt the Pheasant Run TIF, in order to enhance future 
opportunities for viable redevelopment. 

Coordinated redevelopment efforts by the City using the TIF Act, will put the City in a 
better position to take advantage of redevelopment opportunities that meet new market conditions 
and trends. Accordingly, under this Redevelopment Plan and Project, and as part of its 
comprehensive economic development planning, the City intends to attract and encourage retail, 
commercial, light industrial/warehouse developers and tenants to locate, upgrade, expand and/or 
modernize their facilities within the City. Through the establishment of the RP A, the City will 
implement a program to redevelop RP A; in so doing, it intends to stabilize the area, extend benefits 
to the entire community, and assist affected taxing districts over the long term. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 

2 
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A. The Redevelopment Plan 

The City recognizes the need for implementation of a strategy to reposition and revitalize 
existing properties within the boundaries of the RP A, as well as to stimulate and enhance 
redevelopment. The permanent closure of the Pheasant Run Resort and Golf Course, along with 
the resort's physical demise and partial destruction by the Fire, and the resulting impacts in this 
strategically critical area of the City, especially in light of the decline of the Charlestowne Mall 
across the street, requires the City to be proactive in encouraging its redevelopment. The City's 
ability to respond to marketplace demands is a key component of the City's strategy to promote 
private redevelopment within key parts of the City. The RP A will likely attract the necessary 
private investment only if tax increment financing (TIF) is adopted pursuant to the TIF Act. 
Incremental property tax revenue generated by the redevelopment will play a decisive role in 
encouraging private redevelopment. Existing conditions, such as those associated with properties 
and site improvements located within the RP A, that may have precluded intensive private 
reinvestment in the past, will be eliminated. Ultimately, the implementation of the Redevelopment 
Plan and Project detailed herein will benefit the City and all the associated taxing districts, in the 
form of a stabilized and significantly expanded tax base. 

The designation of the area as a Redevelopment Project Area will allow the City to address 
deficiencies within the RPA, by taking the following steps: 

Establishing a pattern of up-to-date retail, commercial, and light 
industrial/warehouse land-uses that will increase valuation and address evolving 
market trends, especially as such uses complement adjacent uses; 

Providing efficient vehicular access and connections to regional transportation 
networks 

Entering into redevelopment agreements in order to facilitate and guide the 
redevelopment and adaptive re-use of underutilized and obsolete properties; 

Improving area appearance through removal, reconstruction, and renovation of 
obsolete structures and deleterious conditions, and undertaking state-of-the-art 
industry landscape, streetscape and signage programs; 

Coordinating land assembly to provide sites for more modern redevelopment plans; 
and 

Providing infrastructure that is adequate in relation to redevelopment plans. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 

3 
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The area, on the whole, would not reasonably be anticipated to be redeveloped in a 
coordinated manner without the adoption of this Redevelopment Plan and Project. The City has 
prepared the Redevelopment Plan and Project to utilize tax increment financing to address area 
needs and to meet the Ciy's redevelopment goals and objectives. 

The adoption of this Redevelopment Plan and Project makes possible the implementation 
of a comprehensive program for the economic redevelopment of the RP A. By means of public 
investment, the City will strengthen the RP A, thus setting the stage for attracting private capital 
for redevelopment. This, in turn, will lead to the retention, expansion and attraction of commercial, 
retail and mixed residential use development into the City in general, and the RP A in particular. 

Pursuant to the Act, the RP A includes only those contiguous parcels of real property and 
improvements, thereon, substantially benefited by the redevelopment project. Also pursuant to the 
Act, the area is not less in the aggregate than 1 ½ acres. 

Through this Redevelopment Plan and Project, the City will serve as the central force for 
marshaling the assets and energies of the private sector for a unified cooperative public-private 
redevelopment effort. Ultimately, the implementation of the Redevelopment Plan and Project will 
benefit the City and all the taxing districts, which encompass the RP A in the form of a stabilized 
and expanded tax base, the retention of existing businesses, and the creation of new businesses and 
employment opportunities within the City, because of induced private sector investment within the 
area. 

B. Summary 

The City, through legislative actions as required by the Act, finds: 

• That the RPA, as a whole, has not been subject to growth and development through 
investment by private enterprise. 

• That in order to promote and protect the health, safety, and welfare of the public, certain 
conditions that have adversely affected redevelopment within the RP A need to be 
addressed, and that redevelopment of the RPA must be undertaken; 

• To alleviate the adverse conditions, it is necessary to encourage private reinvestment 
and stabilize and enhance the tax base in the RP A for the benefit of the taxing districts 
through redevelopment of the RPA; 

• That public/private partnerships are determined to be necessary in order to achieve 
development goals; 

• That the Redevelopment Plan and Project conforms to the City's Comprehensive Plan 
(2013); 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 

4 
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• That without the development focus and resources provided for under the Act, and as 
set forth in this Plan, redevelopment and growth is not reasonably expected to be 
achieved; and 

• That the use of incremental tax revenues derived from the tax rates of various taxing 
districts in the RP A for the payment of redevelopment project costs is of benefit to the 
taxing districts because the taxing districts would not derive the benefits of an increased 
assessment base without addressing the coordination of redevelopment. 

It is further found, and certified by the City, in connection with the process required for the 
adoption of this Plan pursuant to the Act, that the projected redevelopment of the RP A will not 
result in the displacement of ten ( 10) inhabited residential units or more, and that the RP A contains 
less than seventy-five (75) inhabited residential units. Therefore, this Plan does not include a 
Housing Impact Study as would otherwise be required. 

The redevelopment activities that will take place within the RP A will produce benefits that 
are reasonably distributed throughout the RP A. Redevelopment of the RPA area is tenable only if 
a portion of the improvements and other costs are funded by TIF. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 
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II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION 

The Redevelopment Project Area legal description is attached in Exhibit B. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 
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III. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES 

The following goals and objectives are presented for the RPA in accordance with the City's 
Comprehensive Plan, which is considered the City's comprehensive planning process, and other 
relevant planning efforts ( any amendments thereto). 

The RP A, as redeveloped, is expected to achieve a balance of commercial and light 
industrial redevelopment that is responsive to market trends. A large, obsolete and deteriorating 
former resort and golf course, located along a key commercial corridor, will be adaptively re­
positioned to thrive in ever evolving economic climate. It will be redeveloped in a manner 
consistent with current market development trends and surrounding land uses. 

Lacking specific direction in relation to market changes, redevelopment in the RP A is 
currently stalled. The RP A will provide better guidance for future development and improve 
coordination between the City, developers, investors, and business owners. 

A. General Goals of the City 

1) Develop attractive and highly functional retail and commercial areas that are 
market responsive, create a diverse tax base, and serve the needs of the city's 
residents, and in some areas, a larger regional market. 

2) Enhance the economic viability, productivity, appearance, and function of the 
City's commercial corridors, including Main Street (North Avenue/IL Route 64). 

3) Continue to support a diversified light industrial/business park, commercial 
service economic base that provides employment opportunities within the 
community. 

4) Prioritize improvements to existing areas and developments including adaptive 
reuse and redevelopment. 

5) Maintain high quality, environmentally friendly, and efficient infrastructure 
systems and networks through regular investment and maintenance to meet the 
changing needs of the City today and in the future 

B. Specific Objectives for the RP A 

1) Maintain a range of retail and service activities throughout the City. 

2) Build upon the existing commercial zoning district structure to design and designate 
more specific functional roles for the various commercial areas with thein the City 
distinguished by developments with local, community, and/or regional service 
markets 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 
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3) Continue to evaluate the costs and benefits of using incentives and other techniques 
to initiate redevelopment of key opportunity sites 

4) Initiate programs to encourage the improvement and rehabilitation of older 
commercial buildings and areas which are, or are becoming, functionally obsolete, 
including improvements to infrastructure, technology, functionality, access, and 
operational footprints. 

5) Promote a healthy and mutually reinforcing mix of commercial, retail, and service 
uses along key corridors within the City, including Main Street (North Avenue/IL 
Route 64) 

6) Utilize a "character node" approach by requiring high quality development along 
Randall Road and Main Street (North Avenue/IL Route 64) at key intersections 
with other arterial or collector streets that serve as the "front door" into the primary 
commercial areas. 

7) Establish design and improvement standards for commercial areas to guide the 
scale, appearance, orientation, and overall character of new development. 

8) Require all industrial development to meet specific applicable performance 
standards for noise, air, odor, and any other forms of environmental pollution 

9) Utilize appropriate setbacks, screening, buffering, and site design to minimize the 
negative impacts of industrial uses on adjacent areas, such as noise, vibration, air 
pollutants, odor, truck traffic, large shadows, etc 

10) Build on and continue to implement the 2007 Economic Development Plan as a 
for strengthening retail, retail, service, and industrial uses throughout St. Charles. 

11) Where appropriate, consider using incentives such as Tax Increment Financing as 
a means of fostering redevelopment in Downtown, the Charlestowne Mall site, and 
other areas of the City identified as priority investment locations. 

12) Renovate or redevelop aging commercial areas in order to max1m1ze their 
contribution to the City's tax base. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 
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C. Redevelopment Objectives 

The purpose of the RPA designation will allow the City to: 

1) Assist in coordinating redevelopment activities within the RP A in order to provide 
a positive marketplace signal and to conform to City planning efforts; 

2) Reduce or eliminate the negative factors present within the area; 

3) Accomplish redevelopment over a reasonable time period; 

4) Provide for high quality public improvement projects within the RPA; and 

5) Provide for an attractive overall appearance of the area. 

The implementation of the Redevelopment Plan and Project will serve to improve the 
overall quality of life within the RPA and contribute to the economic development of the City as 
a whole. 
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND GROWTH WITHIN THE 
RPA AND ASSESSMENT OF FISCAL IMPACT ON AFFECTED TAXING 
DISTRICTS 

A. Evidence of the Lack of Development and Growth Within the RPA 

As documented in Exhibit C of this Plan, the RPA would qualify as a "blighted improved" 
area. Properties within the RP A would not likely experience coordinated redevelopment without 
the designation of the RP A. 

The proposed RP A exhibits various conditions which, if not addressed by the City, would 
eventually worsen. For example, structures and site improvements within the RPA reflect 
obsolescence, excessive vacancies, deterioration, dilapidation, code violations, inadequate 
utilities, lag in EA V, deleterious land use, and lack of ventilation, light or sanitary facilities. These 
various conditions discourage private sector investment in business enterprises or in 
redevelopment sites. 

B. Assessment of Fiscal Impact on Affected Taxing Districts 

It is anticipated that the implementation of this Redevelopment Plan and Project will have 
a minimal financial impact on most of the affected taxing districts. In fact, the action taken by the 
City to stabilize and encourage growth of its tax base through the implementation of this 
Redevelopment Plan and Project is expected to have a positive impact on the affected taxing 
districts by arresting and avoiding potential declines in assessed valuations. 

Since there is no residential development with the RP A, the City has made no allowances 
in this Redevelopment Plan and Project to provide for distributions to school taxing districts. In 
the unlikely event of any unforeseen residential development, the City will follow the guidelines 
provided by the Act to compensate the school taxing districts at levels dictated by any actual 
increase in students caused by residential redevelopment, as provided by the Act. 

To the extent any surplus exists, any resulting surplus Special Tax Allocation Funds will 
be proportionately shared with the various taxing districts, including the City, based on their 
respective tax rates for a given year, after all TIF eligible costs either expended or incurred as an 
obligation by the City have been duly accounted for through administration of the Special Tax 
Allocation Fund to be established by the City as provided by the Act. The exception to this 
provision will be the very unlikely event that the City utilizes TIF funding to assist in the 
redevelopment of residential units with the impact described above to the school district and library 
district. In such cases, the City will provide funds to offset the costs incurred as prescribed by the 
Act. 
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V. TIF QUALIFICATION FACTORS EXISTING IN THE REDEVELOPMENT 
PROJECT AREA 

A. Findings 

The RP A was studied to determine its qualifications under the Tax Increment Allocation 
Redevelopment Act (65 ILCS 5/ Art. 11 Div. 74.4, the "TIF Act"). It was determined that the area, 
as a whole, qualifies as a TIF District under Illinois law based upon "blighted improved area" 
factors. Refer to the Qualification Report, (Exhibit C) which is attached as part of this Plan. 

B. Eligibility Survey 

The RPA was evaluated, from time to time, over a period from December 2021 through 
the date of this Redevelopment Plan and Project. Analysis was aided by certain reports and 
information obtained from the City and from other sources, including DuPage County and Wayne 
Township. 
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VI. HOUSING IMPACT STUDY FINDINGS IN THE REDEVELOPMENT PROJECT 
AREA 

Findings 

The RP A was studied to determine if a housing impact study would need to be conducted 
pursuant to the TIF Act. The City has found that the plan will not displace ten (10) or more 
residents and that the RPA contains less than seventy-five (75) inhabited residential units, thus a 
housing impact study is not required to be completed. 

Redevelopment Plan and Project-Pheasant Run TIF Financing 
City of St. Charles, Illinois 

12 



-24- 
1100879.2 

VII. REDEVELOPMENT PROJECT 

A. Redevelopment Plan and Project Objectives 

The City proposes to realize its goals and objectives of encouraging the redevelopment of 
the RP A and encouraging private investment through public finance techniques including, but not 
limited to, Tax Increment Financing: 

1) By implementing a plan that provides for the retention and expansion of existing 
businesses and bolsters the attraction of users to redevelop existing or new 
structures, as well as vacant or underutilized parcels that are, or may become 
available, within the RP A. 

2) By constructing public improvements which may include (if necessary): 

1. Street and sidewalk improvements (including new street construction, 
widening of current streets, and multi-use pedestrian and bicycle paths); 

11. Utility improvements (including, but not limited to, electric, water, storm 
water management, flood control and sanitary sewer projects consisting of 
construction and rehabilitation); 

111. Signalization, traffic control, and lighting; 
1v. Off-street parking (structured and/or grade); 
v. Landscaping, streetscape, and beautification; and 
v1. Improve public facilities and institutional uses. 

3) By entering into redevelopment agreements with developers for qualified 
redevelopment projects, including (but not limited to) the provision of an interest 
rate subsidy as allowed under the Act. 

4) By providing for land assembly, site preparation, environmental remediation (if 
necessary), clearance, and demolition, including grading and excavation. 

5) By the redevelopment of certain buildings or sites through necessary rehabilitation 
and improvement of structures. 

6) By exploring and reviewing job training programs in coordination with any City, 
federal, state, and county programs. 

7) By entering into agreements with other public bodies for the development or 
construction of public facilities and infrastructure. 
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B. Redevelopment Activities 

Pursuant to the foregoing objectives, the City will implement a coordinated program of 
actions, including, but not limited to, site preparation, clearance, acquisition, demolition, 
construction of public infrastructure and related public improvements, and rehabilitation of 
existing structures and improvements, if necessary. 

Site Preparation, Clearance, and Demolition 

Property within the RP A may be acquired and improved using site clearance, excavation, 
environmental remediation or demolition prior to redevelopment. The land may also be 
graded and cleared prior to redevelopment. 

Land Assembly and Relocation 

Certain properties or interests in properties in the RP A may be acquired or purchased by 
private entities. These properties may be assembled and reconfigured into appropriate 
redevelopment sites. The City may facilitate private acquisition through reimbursement of 
acquisition and related costs through the write-down of acquisition costs. Relocation 
activities may also be undertaken by the City. 

Public Improvements 

The City may provide public improvements in the RP A to enhance the immediate area and 
support the Redevelopment Plan and Project. Appropriate public improvements may 
include, but are not limited to: 

• Improvements and/or construction of public utilities including the improvement of 
water mains as well as flood control, sanitary, storm sewer, and electric distribution 
systems; 

• Beautification, identification makers, landscaping, lighting, and signage of public 
rights-of-way; and 

• Construction of new ( or rehabilitation of existing) public facilities to allow for the 
redevelopment of the existing sites for retail/commercial and light industrial uses, 
including parking facilities. 
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Rehabilitation 

The City may provide for the rehabilitation of certain structures within the RP A in order to 
provide for the redevelopment of the area and conformance to City code provisions. 
Improvements may include exterior and facade related work as well as interior related 
work. 

Interest Rate Write-Down 

The City may enter into agreements with owners/developers whereby a portion of the 
interest cost of a construction, renovation or rehabilitation project is paid for on an annual 
basis out of the Special Tax Allocation fund of the RPA, in accordance with the Act. 

Job Training 

The City may assist facilities and enterprises located within the RP A in obtaining job 
trammg assistance. Job training and retraining programs currently available from or 
through other goverrnnents include, but are not limited to: 

• Federal programs; 

• State of Illinois programs; 

• Applicable local vocational educational programs, including 
community college sponsored programs; and 

• Other federal, state, county or non-profit programs that are currently 
available or will be developed and initiated over time. 

School District Tuition Costs 

The City will provide for the payment of eligible tuition costs as provided for in the TIF 
Act. 

C. General Land Use Plan 

Existing land use generally consists of commercial/retail and recreational uses. Future land 
use would include light industrial, retail and commercial uses. Existing and future land uses are 
shown in Exhibits D and I attached hereto and made a part of this Plan. 
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D. Additional Design and Control Standards for Development in the City 

The appropriate design controls, as set forth in the City's Comprehensive Plan, Zoning 
Ordinance, or other relevant codes shall apply to the RP A. 

E. Estimated Redevelopment Project Costs 

"Redevelopment Project Costs" mean and include the sum total of all reasonable or 
necessary costs incurred or estimated to be incurred, as provided in the Act, and any such costs 
incidental to the Redevelopment Plan and Project. Private investments, which supplement 
Redevelopment Project Costs, are expected to substantially exceed the Redevelopment Project 
Costs. Eligible costs permitted under the Act which may be pertinent to this Redevelopment Plan 
and Project include: 

1. Costs of studies and surveys, development of plans and specifications, 
implementation and administration of the redevelopment plan including, but not 
limited to, staff and professional service costs for architectural, engineering, legal, 
marketing, financial, planning, or other special services, provided, however, that no 
charges for professional services may be based on a percentage of the tax increment 
collected; except that after November 1, 1999, no contracts for professional 
services, excluding architectural and engineering services, may be entered into if 
the terms of the contract extend beyond a period of three (3) years. In addition, 
"redevelopment project costs" shall not include lobbying expenses; 

1.1 After July 1,1999, annual administrative costs shall not include general 
overhead or administrative costs of the municipality that would still have 
been incurred by the municipality if the municipality had not designated a 
redevelopment area or approved a redevelopment plan; 

2. The cost of marketing sites within the redevelopment project area to prospective 
businesses, developers, and investors; 

3. Property assembly costs, including, but not limited to, acquisition ofland and other 
property, real or personal, or rights or interest therein, demolition of buildings, site 
preparation, site improvements that serve as an engineered barrier addressing 
ground level or below ground environmental contamination, including, but not 
limited to, parking lots and other concrete or asphalt barriers, and the clearing and 
grading ofland; 
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4. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or 
private buildings, fixtures and leasehold improvements; and the costs of replacing 
an existing public building if pursuant to the implementation of a redevelopment 
project the existing public building is to be demolished to use the site for private 
investment or devoted to a different use requiring private investment; including any 
direct or indirect costs relating to Green Globes or LEED certified construction 
elements or construction elements with an equivalent certification; 

5. Costs of the construction of public works or improvements, including any direct or 
indirect costs relating to Green Globes or LEED certified construction elements or 
construction elements with an equivalent certification, except that on and after 
November, I, 1999 redevelopment project costs shall not include the cost of 
constructing a new municipal public building principally used to provide offices, 
storage space, or conference facilities or vehicle storage, maintenance, or repair for 
administrative, public safety, or public works personnel and that is not intended to 
replace an existing public building as provided under paragraph (3) of subsection 
(q) of Section 11-74.4-3 unless either (i) the construction of the new municipal 
building implements a redevelopment project that was included in a redevelopment 
plan that was adopted by the municipality prior to the effective date of this 
amendatory Act of the 91 st General Assembly or (ii) the municipality makes a 
reasonable determination in the redevelopment plan, supported by information that 
provided that basis for that determination, that the new municipal building is 
required to meet an increase in the need for public safety purposes anticipated to 
result from the implementation of the redevelopment plan; 

6. Costs of job training and retraining projects including the costs of 'welfare to work" 
programs implemented by businesses located within the redevelopment project 
area; 

7. Financing costs, including but not limited to all necessary and incidental expenses 
related to the issuance of obligations and which may include payment of interest on 
any obligations issued pursuant to the Act accruing during the estimated period of 
construction of any redevelopment project for which such obligations are issued 
and for not exceeding 36 months thereafter and including reasonable reserves 
related thereto; 

8. To the extent the municipality by written agreement accepts and approves the same, 
all or a portion of a taxing district's capital (and additional student tuition) costs 
resulting from the redevelopment project necessarily incurred or to be incurred 
within a taxing district in furtherance of the objectives of the redevelopment plan 
and project; 
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9. For redevelopment project areas designated ( or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted housing 
units) on or after November 1, 1999 an elementary, secondary, or unit school 
district's increased costs attributable to assisted housing units located within the 
redevelopment project area for which the developer or redeveloper receives 
financial assistance through an agreement with the municipality or because the 
municipality incurs the cost of necessary infrastructure improvements within the 
boundaries of the assisted housing sites necessary for the completion of that 
housing as authorized by the Act, and which costs shall be paid by the municipality 
from the Special Tax Allocation Fund when the tax increment revenue is received 
as a result of the assisted housing units and shall be calculated annually as follows: 

a) for foundation districts, excluding any school district in a municipality with 
a population in excess of 1,000,000, by multiplying the district's increase 
in attendance resulting from the net increase in new students enrolled in that 
school district who reside in housing units within the redevelopment project 
area that have received financial assistance through an agreement with the 
municipality or because the municipality incurs the cost of necessary 
infrastructure improvements within the boundaries of the housing sites 
necessary for the completion of that housing as authorized by the Act since 
the designation of the redevelopment project area by the most recently 
available per capita tuition cost as defined in Section 10-20.12a of the 
School Code less any increase in general State aid as defined in Section 18-
8.05 of the School Code attributable to these added new students subject to 
the following annual limitations: 

(i) for unit school districts with a district average 1995-96 Per Capita 
Tuition Charge of less than $5,900, no more than 25% of the total 
amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act; 

(ii) for elementary school districts with a district average 1995-96 Per 
Capita Tuition Charge ofless than $5,900, no more than 17% of the 
total amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act; and 

(iii) for secondary school districts with a district average 1995-96 Per 
Capita Tuition Charge of less than $5,900, no more than 8% of the 
total amount of property tax increment revenue produced by those 
housing units that have received tax increment finance assistance 
under this Act. 
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b) For alternate method districts, flat grant districts, and foundation districts 
with a district average 1995-96 Per Capita Tuition charge equal to or more 
than $5,900, excluding any school district with a population in excess of 
1,000,000, by multiplying the district's increase in attendance resulting 
from the net increase in new students enrolled in that school district who 
reside in housing units within the redevelopment project area that have 
received financial assistance through an agreement with the municipality or 
because the municipality incurs the cost of necessary infrastructure 
improvements within the boundaries of the housing sites necessary for the 
completion of that housing as authorized by the Act since the designation 
of the redevelopment project area by the most recently available per capita 
tuition cost as defined in Section 10-20.12a of the School Code less any 
increase in general state aid as defined in Section 18-8.05 of the School 
Code attributable to these added new students subject to the following 
annual limitations: 

(i) for unit school district, no more than 40% of the total amount of 
property tax increment revenue produced by those housing units that 
have received tax increment finance assistance under this Act; 

(ii) for elementary school district, no more than 27% of the total amount 
of property tax increment revenue produced by those housing units 
that have received tax increment finance assistance under this Act; 
and 

(iii) for secondary school districts, no more than 13% of the total amount 
of property tax increment revenue produced by those housing units 
that have received tax increment finance assistance under the Act. 

c) Any school district in a municipality with a population of 1,000,000, 
additional restrictions apply. 

Any school district seeking payment shall, after July 1 and before 
September 30 of each year, provide the municipality with reasonable 
evidence to support its claim for reimbursement before the municipality 
shall be required to approve or make the payment to the school district. If 
the school district fails to provide the information during this period in any 
year, it shall forfeit any claim to reimbursement for that year. School 
districts may adopt a resolution waiving the right to all or a portion of the 
reimbursement otherwise required by the Act. By acceptance of this 
reimbursement the school district waives the right to directly or indirectly 
set aside, modify, or contest in any manner the establishment of the 
redevelopment project area or projects. 
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10. For redevelopment project areas designated (or redevelopment project areas 
amended to add or increase the number of tax-increment-financing assisted housing 
units) on or after January 1, 2005, a public library district's increased costs 
attributable to assisted housing units located within the redevelopment project area 
for which the developer or redeveloper receives financial assistance through an 
agreement with the municipality or because the municipality incurs the cost of 
necessary infrastructure improvements within the boundaries of the assisted 
housing sites necessary for the completion of that housing as authorized by this Act 
shall be paid to the library district by the municipality from the Special Tax 
Allocation Fund when the tax increment revenue is received as a result of the 
assisted housing units. This paragraph applies only if (i) the library is located in a 
county that is subject to the Property Tax Extension Limitation Law or (ii) the 
library district is not located in a county that is subject to the Property Tax 
Extension Limitation Law but the district is prohibited by any other law from 
increasing its tax levy rate without a prior voter referendum. 

The amount paid to a library district under this paragraph shall be calculated by 
multiplying (i) the net increase in the number of persons eligible to obtain a library 
card in that district who reside in housing units within the redevelopment project 
area that have received financial assistance through an agreement with the 
municipality or because the municipality incurs the cost of necessary infrastructure 
improvements within the boundaries of the housing sites necessary for the 
completion of that housing as authorized by this Act since the designation of the 
redevelopment project area by (ii) the per-patron cost of providing library services 
so long as it does not exceed $120. The per-patron cost shall be the Total Operating 
Expenditures Per Capita as stated in the most recent Illinois Public Library 
Statistics produced by the Library Research Center at the University of Illinois. 
The municipality may deduct from the amount that it must pay to a library district 
under this paragraph any amount that it has voluntarily paid to the library district 
from the tax increment revenue. The amount paid to a library district under this 
paragraph shall be no more than 2% of the amount produced by the assisted housing 
units and deposited into the Special Allocation Fund. 

A library district is not eligible for any payment under this paragraph unless the 
library district has experienced an increase in the number of patrons from the 
municipality that created the tax-increment-financing district since the designation 
of the redevelopment project area. 

Any library district seeking payment under this paragraph shall, after July 1 and 
before September 30 of each year, provide the municipality with convincing 
evidence to support its claim for reimbursement before the municipality shall be 
required to approve or make the payment to the library district. If the library district 
fails to provide the information during this period in any year, it shall forfeit any 
claim to reimbursement for that year. Library districts may adopt a resolution 
waiving the right to all or a portion of the reimbursement otherwise required by this 
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paragraph. By acceptance of such reimbursement, the library district shall forfeit 
any right to directly or indirectly set aside, modify, or contest in any manner 
whatsoever the establishment of the redevelopment project area or projects; 

11. Relocation costs to the extent that the City determines that relocation costs shall be 
paid or is required to make payment of relocation costs by federal or state law; 

12. Payment in lieu of taxes; 

13. Costs of job training, advanced vocational education or career education, including 
but not limited to courses in occupational, semi-technical or technical fields leading 
directly to employment, incurred by one or more taxing districts, provided that such 
costs (i) are related to the establishment and maintenance of additional job training, 
advanced vocational education or career education programs for persons employed 
or to be employed by employers located in the redevelopment project area; and (ii) 
when incurred by a taxing district or taxing districts other than the City, are set forth 
in a written agreement by or among the City and the taxing district or taxing 
districts, which agreement describes the program to be undertaken, including but 
not limited to the number of employees to be trained, a description of the training 
and services to be provided, the number and type of positions available or to be 
available, itemized costs of the program and sources of funds to pay for the same, 
and the term of agreement. Such costs include, specifically, the payment by 
community college districts of costs pursuant to Section 3-37, 3-38, 3-40 and 3-
40.1 of the Public Community College Act and by school districts of costs pursuant 
to Section 10-22.20a and 10-23.3a of the School Code; 

14. Interest costs incurred by a redeveloper related to the construction, renovation or 
rehabilitation of a redevelopment project provided that: 

a) such costs are to be paid directly from the Special Tax Allocation Fund 
established pursuant to the Act; 

b) such payments in any one-year may not exceed 30% of the annual interest 
costs incurred by the developer with regard to the redevelopment project 
during that year; 

c) if there are not sufficient funds available in the Special Tax Allocation Fund 
to make the payment pursuant to this paragraph then the amounts so due 
shall accrue and be payable when sufficient funds are available in the 
Special Tax Allocation Fund; 

d) the total of such interest payments paid pursuant to the Act may not exceed 
30% of the total (i) cost paid or incurred by the redeveloper for the 
redevelopment project plus (ii) redevelopment project costs excluding any 
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property assembly costs and any relocation costs incurred by a municipality 
pursuant to the Act; 

e) the cost limits set forth in subparagraphs (b) and ( d) shall be modified for 
the financing of rehabilitated or new housing units for low-income 
households and very low-income households, as defined in Section 3 of 
the Illinois Affordable Housing Act and the percentage of75% shall be 
substituted for 30% in subparagraphs (b) and ( d); 

f) Instead of the eligible costs provided by subparagraphs (b) and ( d), as 
modified by this subparagraph, and notwithstanding any other provisions of 
the Act to the contrary, the municipality may pay from tax increment 
revenues up to 50% of the cost of construction of new housing units to be 
occupied by low-income households and very low-income households as 
defined in Section 3 of the Illinois Affordable Housing Act. The cost of 
construction of those units may be derived from the proceeds of bonds 
issued by the municipality under the Act or other constitutional or statutory 
authority or from other sources of municipal revenue that may be 
reimbursed from tax increment revenues or the proceeds of bonds issued to 
finance the construction of that housing. The eligible costs provided under 
this subparagraph (f) shall be an eligible cost for the construction, 
renovation, and rehabilitation of all low and very low-income housing units, 
as defined in Section 3 of the Illinois Affordable Housing Act, within the 
redevelopment project area. If the low and very low-income units are part 
of a residential redevelopment project that includes units not affordable to 
low and very low-income households, only the low and very low-income 
units shall be eligible for benefits under subparagraph (f). 

The standards for maintaining the occupancy by low-income households 
and very low-income households, as defined in Section 3 of the Illinois 
Affordable Housing Act, of those units constructed with eligible costs made 
available under the provisions of this subparagraph (f) shall be established 
by guidelines adopted by the municipality. The responsibility for annually 
documenting the initial occupancy of the units by low-income households 
and very low-income households, as defined in Section 3 of the Illinois 
Affordable Housing Act, shall be that of the then current owner of the 
property. For ownership units, the guidelines will provide, at a minimum, 
for a reasonable recapture of funds, or other appropriate methods designed 
to preserve the original affordability of the ownership units. For rental units, 
the guidelines will provide, at a minimum, for the affordability of rent to 
low and very low-income households. As units become available, they shall 
be rented to income-eligible tenants. The municipality may modify these 
guidelines from time to time; the guidelines, however, shall be in effect for 
as long as tax increment revenue is being used to pay for costs associated 
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with the units or for the retirement of bonds issued to finance the units or 
for the life of the redevelopment project area, whichever is later; 

15. If the redevelopment project area is located within a municipality with a population 
of more than 100,000, the cost of day care services for children of employees from 
low-income families working for businesses located within the redevelopment 
project area and all or a portion of the cost of operation of day care centers 
established by redevelopment project area businesses to serve employees from low­
income families working in businesses located in the redevelopment project area. 
For the purposes of this paragraph, "low-income families" means families whose 
annual income does not exceed 80% of the municipal, county, or regional median 
income, adjusted for family size, as the annual income and municipal, county or 
regional median income are determined from time to time by the United States 
Department of Housing and Urban Development. 

16. Unless explicitly stated herein the costs of construction of new privately owned 
buildings shall not be an eligible redevelopment project cost; 

17. After November 1, 1999, none of the redevelopment project costs enumerated in 
this subsection shall be eligible redevelopment projects if those costs would provide 
direct financial support to a retail entity initiating operations in the redevelopment 
project area while terminating operations at another Illinois location within 10 miles 
of the redevelopment project area but outside the boundaries of the redevelopment 
project area municipality. For purposes of this paragraph, termination means a 
closing of a retail operation that is directly related to the opening of the same 
operation or like retail entity owned or operated by more than 50% of the original 
ownership in a redevelopment project area, but it does not mean closing an 
operation for reasons beyond the control of the retail entity, as documented by the 
retail entity, subject to a reasonable finding by the municipality that the current 
location contained inadequate space, has become economically obsolete, or was no 
longer a viable location for the retailer or serviceman; 

18. No cost shall be a redevelopment project cost in a redevelopment project area if 
used to demolish, remove, or substantially modify a historic resource, after August 
26, 2008, unless no prudent and feasible alternative exists. "Historic Resource" 
means (i) a place or structure that is included or eligible for inclusion on the 
National Register of Historic Places or (ii) a contributing structure in a district on 
the National Register of Historic Places. This restriction does not apply to a place 
or structure for which demolition, removal, or modification is subject to review by 
the preservation agency of a Certified Local Government designated as such by the 
National Park Service of the United States Department of the Interior. 
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If a special service area has been established pursuant to the Special Service Area 
Tax Act or Special Service Area Tax Law, then any tax incremental revenues 
derived from the tax imposed pursuant to Special Service Area Tax Act or Special 
Service Area Tax Law may be used within the redevelopment project area for the 
purposes permitted by that Act or Law as well as the purposes permitted by the TIF 
Act. 

Estimated costs are shown on the next page. Adjustments to these cost items may be made without 
amendment to the Redevelopment Plan and Project. 
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CITY OF ST. CHARLES 
PHEASANT RUN REDEVELOPMENT PROJECT 

ESTIMATED PROJECT COSTS 

Program Actions/Improvements Estimated Costs (A) 

1. Land Acquisition, Assembly Costs $ 9,000,000 

2. Demolition, Site Preparation, Environmental Cleanup 
and Related Costs $ 16,500,000 

3. Infrastructure/Public Facilities Improvements $ 3,000,000 

4. Rehabilitation Costs $ 1,500,000 

5. Interest Costs Pursuant to the Act $ 5,500,000 

6. Planning, Legal, Engineering, Administrative and 
Other Professional Service Costs $ 1,000,000 

7. Job Training $ 100,000 

8. Statutory School District Payments $ 6,000,000 

TOTAL ESTIMATED PROJECT COSTS $ 42,600,000 

(A) All project cost estimates are in year 2022 dollars. In addition to the above stated costs, 
any bonds issued to finance a phase of the Project may include an amount sufficient to pay 
customary and reasonable charges associated with the issuance of such obligations as well 
as to provide for annual interest costs, capitalized interest and reasonably required reserves. 
Adjustments to the estimated line-item costs above are expected. Each individual project 
cost will be reevaluated considering the projected private development and resulting tax 
revenues as it is considered for public financing under the provisions of the Act. The line­
item amounts set forth above are not intended to place a not to exceed limit on the described 
expenditures as the specific items listed above are not intended to preclude payment of 
other eligible redevelopment project costs in connection with the redevelopment of the 
RPA, provided the amount of payments for the Total Estimated Project Costs shall not 
exceed the combined overall budget amount shown above. Adjustments may be made in 
line items within the total, either increasing or decreasing line-item costs for 
redevelopment. 

Pursuant to the Act, the City may utilize net incremental property tax revenues received 
from other existing or future contiguous redevelopment project areas to pay eligible redevelopment 
project costs or obligations issued to pay such costs in the proposed RPA, and vice versa. 
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F. Sources of Funds to Pay Redevelopment Project Costs Eligible Under Illinois TIF Act 

Funds necessary to pay for public improvements and other project costs eligible under the 
Act are to be derived principally from property tax increment revenues, proceeds from municipal 
obligations to be retired primarily with tax increment revenues and interest earned on resources 
available but not immediately needed for the Redevelopment Plan and Project. 

"Redevelopment Project Costs" specifically contemplate those eligible costs set forth in 
the Act and do not contemplate the preponderance of the costs to redevelop the area. The majority 
of development costs will be privately financed, and TIF or other public sources are to be used, 
subject to approval by the City's corporate authorities, only to leverage and commit private 
redevelopment activity. 

The tax increment revenues, which will be used to pay debt service on the municipal 
obligations, if any, and to directly pay redevelopment project costs, shall be the incremental 
increase in property taxes attributable to the increase in the equalized assessed value of each 
taxable lot, block, tract or parcel of real property in the RP A over and above the initial equalized 
assessed value of each such lot, block, tract or parcel in the RPA in the 2021 tax year for the RP A. 

Among the other sources of funds which may be used to pay for redevelopment project 
costs and debt service on municipal obligations issued to finance project costs are the following: 
certain local sales or utility taxes, special service area taxes, the proceeds of property sales, certain 
land lease payments, certain Motor Fuel Tax revenues, certain state and federal grants or loans, 
certain investment income, and such other sources of funds and revenues as the City may from 
time to time deem appropriate. 

The Redevelopment Project Area would not reasonably be expected to be developed in a 
coordinated manner without the use of the incremental revenues provided by the Act. 

The City may also direct incremental revenues from the Redevelopment Project Area to 
any existing or future contiguous redevelopment project areas for redevelopment activities in 
conformance with the provisions of the Act and it may also receive incremental revenues from any 
existing or future contiguous redevelopment project areas in order to further the redevelopment 
activities described in this Plan. 
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G. Nature and Tenn of Obligations to be Issued 

The City may issue obligations secured by the Special Tax Allocation Fund established for 
the Redevelopment Plan and Project Area pursuant to the Act or such other funds as are available 
to the City by virtue of its home rule powers pursuant to the Illinois State Constitution. 

Any and/or all obligations issued by the City pursuant to this Redevelopment Plan and 
Project and the Act shall be retired not more than twenty-three (23) years after the year of adoption 
of the ordinance approving the Redevelopment Project Area. However, the final maturity date of 
any obligations issued pursuant to the Act may not be later than twenty (20) years from their 
respective date of issuance. One or more series of obligations may be issued from time to time in 
order to implement this Redevelopment Plan and Project. The total principal and interest payable 
in any year on all obligations shall not exceed the amount available in that year or projected to be 
available in that year, may be payable from tax increment revenues and from bond sinking funds, 
capitalized interest, debt service reserve funds, and all other sources of funds as may be provided 
by ordinance. 

Those revenues not required for principal and interest payments, for required reserves, for 
bond sinking funds, for redevelopment project costs, for early retirement of outstanding securities, 
and to facilitate the economical issuance of additional bonds necessary to accomplish the 
Redevelopment Plan and Project, may be declared surplus and shall then become available for 
distribution annually to taxing districts overlapping the RP A in the manner provided by the Act. 

Such securities may be issued on either a taxable or tax-exempt basis, as general obligation 
or revenue bonds, with either fixed rate or floating interest rates; with or without capitalized 
interest; with or without deferred principal retirement; with or without interest rate limits except 
as limited by law; and with or without redemption provisions, and on such other terms, all as the 
City may determine. 

H. Most Recent Equalized Assessed Valuation (EA V) of Properties in the 
Redevelopment Project Area 

The most recent estimate of equalized assessed valuation (EA V) for tax year 2021 of the 
property within the RPA is approximately $3,440,470. 1 

I. Anticipated Equalized Assessed Valuation (EA V) 

Upon completion of the anticipated private development of the RP A over a twenty-three 
(23) year period, it is estimated that the equalized assessed valuation (EA V) of the property within 
the RPA will be within a range of approximately $50,000,000 to $75,000,000. 

1 Pending verification from the Kane County Assessor's Divisions Department. 
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VIII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT PROJECT 

A. Redevelopment Project 

An implementation strategy will be employed with full consideration given to the 
availability of both public and private funding. It is anticipated that a phased redevelopment will 
be undertaken. 

The Redevelopment Project will begin as soon as the private entities have obtained 
financing and other necessary approvals for appropriate projects. Depending upon the scope of 
the development as well as the actual uses, the following activities may be included in each phase: 

Land Assembly: Certain properties in the RP A may be acquired and assembled into an 
appropriate redevelopment site. 

Demolition and Site Preparation: The existing improvements located within the RP A may 
have to be reconfigured or prepared to accommodate new uses or expansion plans. 
Demolition of certain structures and grading of certain parcels may be necessary for future 
projects. Additionally, the redevelopment plan contemplates site preparation, or other 
requirements necessary to prepare the site for desired redevelopment projects. 

Rehabilitation: The City may assist in the rehabilitation of private or public facilities, 
buildings or site improvements located within the RP A. 

Landscaping/Buffering/Streetscaping: The City may fund certain landscaping projects, 
which serve to beautify public properties or rights-of-way and provide buffering between 
land uses. 

Water, Sanitary Sewer, Storm Sewer, Electric and Other Utility Improvements: Certain 
public and private utilities may be extended or re-routed to serve or accommodate the new 
development. Upgrading of existing utilities may be undertaken. The provision of 
necessary detention or retention ponds may also be undertaken by the City. Public and 
private utility services may also be provided or relocated in order to accommodate the 
renovation or expansion of buildings. 

Public Infrastructure/Facility Improvements: Widening of existing road improvements 
and/or vacation of roads may be undertaken by the City. Certain secondary streets/roads 
may be extended or constructed. Related curb, gutter, and paving improvements could also 
be constructed as needed. Public facilities including parking may be constructed that 
would be available to the general public. 
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Traffic Control/Signalization: Traffic control or signalization improvements that improve 
access to the RP A and enhance its redevelopment may be constructed. 

Public Safety Related Infrastructure: Certain public safety improvements including, but not 
limited to, public signage, public facilities, and streetlights may be constructed or 
implemented. 

Interest Costs Coverage: The City may fund certain interest costs incurred by a developer 
for construction, renovation or rehabilitation of a redevelopment project. Such funding 
would be paid for out of annual tax increment revenue generated from the RP A as permitted 
by the Act. 

Professional Services: The City may fund necessary planning, legal, engineering, 
administrative and financing costs during project implementation. The City may reimburse 
itself from annual tax increment revenue if available. 

Tuition Payments to School and Library Districts: The City may fund payments to the 
school district pursuant to the provisions of the Act. 

B. Commitment to Fair Employment Practices and Affirmative Action 

As part of any Redevelopment Agreement entered into by the City and any private 
developers, both will agree to establish and implement an honorable, progressive, and goal­
oriented affirmative action program that serves appropriate sectors of the City. The program will 
conform to the most recent City policies and plans. 

With respect to the public/private development's internal operations, both entities will 
pursue employment practices, which provide equal opportunity to all people regardless of sex, 
color, race or creed. Neither party will discriminate against any employee or applicant because of 
sex, marital status, national origin, age, or the presence of physical handicaps. These 
nondiscriminatory practices will apply to all areas of employment, including: hiring, upgrading 
and promotions, terminations, compensation, benefit programs and education opportunities. 

All those involved with employment activities will be responsible for conformance with 
this policy and the compliance requirements of applicable state and federal regulations. 

The City and private developers will adopt a policy of equal employment opportunity and 
will include or require the inclusion of this statement in all contracts and subcontracts at any level. 
Additionally, any public/private entities will seek to ensure and maintain a working environment 
free of harassment, intimidation, and coercion at all sites, and in all facilities at which all 
employees are assigned to work. It shall be specifically ensured that all on-site supervisory 
personnel are aware of and carry out the obligation to maintain such a working environment, with 
specific attention to minority and/or female individuals. 
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Finally, the entities will utilize affirmative action to ensure that business opportunities are 
provided and that job applicants are employed and treated in a nondiscriminatory manner. 
Underlying this policy is the recognition by the entities that successful affirmative action programs 
are important to the continued growth and vitality of the community. 

C. Completion of Redevelopment Project and Retirement of Obligations to Finance 
Redevelopment costs 

This Redevelopment Project and retirement of all obligations to finance redevelopment 
costs will be completed within twenty-three (23) calendar years after the year of adoption of an 
ordinance designating the RP A. The actual date for such completion and retirement of obligations 
shall not be later than December 31 of the year in which the payment to the municipal treasurer 
pursuant to the Act is to be made with respect to ad valorem taxes levied in the twenty-third 
calendar year after the year of the initial adoption of the ordinance approving the RP A. 
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IX. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT 
PLAN AND PROJECT 

This Redevelopment Plan and Project may be amended pursuant to the provisions of the 
Act. 
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EXHIBITB 

LEGAL DESCRIPTION 



-46- 
1100879.2 

LEGAL DESCRIPTION {Pheasant Run TIF - St. Charles) 

THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 EAST 
OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG WITH THAT 
PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL 
MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT ASSESSMENT 
PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A POINT ON THE 
WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD AND 
THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-OF-WAY 
LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA 
MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY EXTENSION OF 
THE EASTERLY LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY LINE 
OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF BEGINNING. 
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CITY OF ST. CHARLES, ILLINOIS 
PHEASANT RUN TIF QUALIFICATIONREPORT 

REDEVELOPJ.v.lENT PROJECT AREA 

A preliminary analysis to assess the likelihood that all or a portion of an area located 
in the City of St. Charles could qualify as a "blighted improved area" as defined in 
the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-3,,tlll.9,, as 
amended. 

Prepared for: City of St. Charles, Illinois 

Prepared by: Kane, McKenna and Associates, Inc. 

CITY OF 
ST. CHARLES 

ILLINOIS • 1834 

February 2023 
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EXECUTIVE SUMMARY 

Kane, McKenna and Associates, Inc. (KMA) has been retained by the City of St. Charles, Illinois 
(the "City") to conduct an analysis of the potential qualification and designation of certain property 
located in the City, to be addressed herein as the proposed Redevelopment Project Area (the "RP A" 
or "Study Area") and included in the map attached as Exhibit A. Essentially the Study Area 
includes the former Pheasant Run Resort and Golf Course properties generally bordered by Main 
Street (Route 64) to the north, Kautz Road to the west, Keil Road to the east, and Tower Road to 
the south. The qualification review is being carried out pursuant to the Tax Increment Allocation 
Redevelopment Act, 65 ILCS 5/11-74.4-3, et seq., as amended (the "TIF Act"). 

The City is pursuing the Study Area designation as part of its ongoing review of the former, vacant, 
and now partially destroyed (by fire) Pheasant Run Resort and Golf Course, in order to assist in 
the redevelopment of the Study Area. By undertaking the designation, the City will help restore 
the Study Area as a significant contributor to the City's overall economic base. 

Based upon the analysis completed to date, KMA has reached the following conclusions regarding 
the qualification of the Study Area as a TIF District: 

I) Improved land within the proposed TIF District qualifies as a blighted-improved area 
under the Act. Overall, all land within the proposed TIF District is found to be "improved" pursuant 
to the Act and to be in a "blighted condition" as defined in the Act that prevents, or threatens to 
prevent, the economic and physical development of properties in a manner that the community 
deems essential to its overall economic health. 

2) The blighting conditions found within the proposed TIF District present impediments to 
the area's successful redevelopment. The blighting factors negatively impact coordinated and 
substantial private sector investment in the proposed TIF District. Without Village planning and 
use of economic development resources to eliminate such factors, potential redevelopment 
projects, along with other activities that require private sector investment, would not be 
economically feasible. 

3) The redevelopment of the proposed TIF District will provide the potential to produce 
incremental property tax revenue. Said revenue, if used in combination with public resources for 
redevelopment incentives or public improvements, would likely stimulate private investment and 
reinvestment in these sites and ultimately throughout the TIF district. 

4) Formal designation is recommended. To eliminate the existing blighting conditions, to 
promote the economic viability of the proposed TIF District, and to foster private sector investment 
and redevelopment, KMA recommends that the Village proceed with the formal TIF designation 
process. 
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Because the City will not consider the redevelopment of residential parcels that would dislocate 
ten (10) or more residential units within the proposed TIF District, the City will not conduct a 
housing impact study pursuant to the TIF Act. 
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I. INTRODUCTION AND BACKGROUND 

Current Land Use. The Study Area is generally bounded by Main Street (Route 64) to the north, 
Kautz Road to the west, Keil Road to the east, and Tower Road to the south. The uses consist 
primarily of the former, and now partially destroyed, Pheasant Run Resort/Convention Center and 
Golf Course, which served as an iconic suburban entertainment destination for decades that helped 
put St. Charles on the map. Pheasant Run had been woven into the fabric of St. Charles's identity 
since 1956, as it drew vacationers and business professionals from across the Chicago area and 
beyond for decades. The resort and convention center brought many conferences and other large 
events to the City, generating significant economic activity for the City. In 2011, the resort fell 
into foreclosure partly due to the economic downturn. Three years later, the resort was purchased 
by an investment group. In 2016, the DuPage County Airport Authority filed a condemnation suit 
against the golf course portion of the resort to block a proposed residential development at the 
time, a use deemed incompatible by the Airport Authority. The resort continued to operate the 
golf course until the resort's closure. Resort management later restructured its operations and cut 
its staff by 75% until the resort' s closure in March, 2020. Shortly thereafter, the resort was listed 
for sale and put up for auction, unsuccessfully. In May, 2022, a significant proportion of the 
resort's buildings were completely destroyed by fire (the "Fire") " . The cause of this Fire is still 
under investigation. 

The Study Area consists of approximately 156 acres and, before the Fire, was improved with the 
nine (9) buildings which comprised the former Pheasant Run Resort and convention center and 
golf course. The nine (9) buildings consisted of the main resort building, built in 1963, five (5) 
two-story buildings containing the original guest rooms, also built in 1963, the convention center 
built in the early 1970s, a meeting hall (Gallery Hall) built in the 1970s, and one (1) 
maintenance/storage building. The golf course also contains one ancillary building consisting of 
likely a caddy or snack shack. The main resort building included, among others, the original 
lobby, a 15-story tower containing 202 guest rooms (added to the main building in 1982), the 
country 's very first indoor/outdoor pool, a second indoor pool and spa, seven restaurants and bars, 
banquet and meeting facilities, a fitness center, golf shop, comedy club, and theatre added to main 
building in 1985. The Fire destroyed three of the five two-story guest room buildings, the lobby, 
the "Bourbon Street" entertainment area, and indoor pool sections of the main resort building, 
leaving the rest of the main resort building, convention center, Gallery Hall, the resort tower, and 
the maintenance/storage building some of which incurred ancillary damage from the Fire or are 
severely damaged from vandalism. 

General Redevelopment Objectives 
The redevelopment of the proposed RP A would further the City's overarching land use objectives, 
which are contained in its City of St. Charles 2013 Comprehensive Plan (the "2013 Plan"). In the 
2013 Plan the City has articulated a number of public policy goals and objectives, and related 
strategies, which would be supported by the City 's adoption of the proposed RPA as a TIF District 
(see Table 1 below). 

As part of its vision through 2028, the 2013 Plan noted the City 's intention that the Pheasant Run 
Resort continue as a revenue generator for the City when it said "the east side of the community 

City of St. Charles - Pheasant Run Redevelopment Project A rea Page 1 
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has benefitted from the redevelopment of the Charlestowne Mall, the continued presence of 
Pheasant Run, and the strong employment base provided by industrial development." The 2013 
Plan further states that, "Collectively, they act as an attractive 'front door' to St. Charles ... ". 
Based on these observations in the 2013 Plan, Pheasant Run's subsequent closure and the Fire, the 
impacts of which have been exacerbated by the decline of the Charlestowne Mall since the 
adoption of the 2013 Plan, are detrimental to the east side of the St. Charles Community. Given 
the gap between the City's goals for the area and the conditions described in this report, the City 
has determined that the redevelopment of the proposed RPA is necessary to the community. With 
a redevelopment strategy in place, the economic base associated with the RP A would be restored 
- thereby benefiting the community as a whole. Without such a redevelopment strategy, the 
adverse conditions identified in this report would likely worsen. 

Table 1 

• Develop attractive and highly functional • 
retail and commercial areas that are 

Maintain a range of retail and service activities 
throughout the City. 

market responsive, create a diverse tax 
base, and serve the needs of the City's 
residents, and in some areas, a larger 
regional market. 

• Enhance the economic viability, 
productivity, appearance, and function 
of the City 's commercial conidors, 
including Randall Road, Main Street, 
Lincoln Highway, and Kirk Road 

• Build upon the existing commercial zoning 
district structure to design and designate more 
specific functional roles for the various 
commercial areas within the City distinguished 
by developments with local, community, 
and/or regionals service markets. 

• Continue to evaluate the costs and benefits of 
using incentives and other techniques to 
initiate redevelopment of key opportunity sites 

• Initiate programs to encourage the 
improvement and rehabilitation of older 
commercial buildings and areas which are, or 
are becoming, functionally obsolete, including 
improvements to infrastructure, technology, 
functionality, access, and operational 
footprints. 

• Promote a healthy and mutually reinforcing 
mix of commercial, retail, and service uses 
along key conidors within the City, including 
Randall Road, Main Street, Lincoln Highway, 
and Kirk Road. 

• Utilize a "character node" approach by 
requiring high quality development along 
Randall Road and Main Street at key 
intersections with other arterial or collector 
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• Continue to support a diversified light 
industrial/business park, commercial 
service economic base that provides 
employment opportunities within the 
community. 

• Prioritize improvements to existing 
areas and developments including 
adaptive reuse and redevelopment. 

streets that serve as the "front door" into the 
primary commercial areas. 

• Establish design and improvement standards 
for commercial areas to guide the scale, 
appearance, orientation, and overall character 
of new development. 

• Identify underperforming and underutilized 
parcels and sites, such as the southeast comer 
of Main Street and Kirk Road, and work with 
property owners and development to promote 
their redevelopment, encouraging parcel 
assembly where appropriate. 

• Promote the modernization of and/or 
redevelopment of the Charlestowne Mall and 
other outdated commercial sites. 

• Require all industrial development to meet 
specific applicable performance standards for 
noise, air, odor, and any other forms of 
environmental pollution 

• Utilize appropriate setbacks, screening, 
buffering, and site design to minimize the 
negative impacts of industrial uses on adjacent 
areas, such as noise, v ibration, air pollutants, 
odor, ttuck traffic, large shadows, etc. 

• Build on and continue to implement the 2007 
Economic Development Plan as a basis for 
strengthening retail, service, and industrial 
uses throughout St. Charles. 

• Where appropriate, consider using incentives 
such as Tax Increment Financing as a means 
of fostering redevelopment in Downtown, the 
Charlestowne Mall site, and other areas of the 
City identified as priority investment 
locations. 

• Renovate or redevelop aging commercial areas 
in order to maximize their contribution to the 
City's tax base. 
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Overall, the area faces a number of potential redevelopment impediments as described in Section 
IV of this report. Additionally, while the area has certain beneficial locational assets, the current 
state of the local and national economy, characteristics of parcel sizes, existing uses, and 
redevelopment challenges associated with older buildings and destroyed buildings contribute to 
constraints related to redevelopment. The City has determined that the redevelopment of the 
proposed Study Area would be beneficial to the community. With a redevelopment strategy in 
place, the economic base of the Study Area would be increased, thereby benefiting the community 
as a whole. 

General Scope and Methodology. KMA performed its analysis by conducting a series of 
discussions with City staff, starting in December, 2021 and continuing periodically up to the date 
of this report. The purpose of the review was to gather data related to the preliminary qualification 
criteria for properties included in the Study Area. These discussions were complemented by a 
series of field surveys (pre- and post-Fire) for the entire area to evaluate the condition of the Study 
Area. The field surveys and data collected have been utilized to determine that the Study Area 
could qualify for TIF designation. The qualification factors discussed in this report would assist 
in the qualification of the Study Area as a blighted improved area, as the term is defined pursuant 
to the TIF Act. For additional information about KMA's data collection and evaluation methods, 
refer to Section III of this report. 

City of St. Charles - Pheasant Run Redevelopment Project A rea Page 4 
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II. QUALIFICATION CRITERIA 

With the assistance of City staff, Kane, Mc Kenna and Associates, Inc. assessed the proposed Study 
Area to determine the likelihood that qualifying factors listed in the Act would be present. The 
relevant provisions of the Act are cited below. 

The Act sets out specific procedures which must be adhered to in designating a redevelopment 
project area (Study Area). By definition, a "redevelopment project area" is: 

"An area designated by the municipality, which is not less in the aggregate than 1 ½ acres 
and in respect to which the municipality has made a finding that there exist conditions 
which cause the area to be classified as a blighted area or a conservation area, or a 
combination of both blighted areas and conservation areas." 

Under the Act, "blighted area" means any improved or vacant area within the boundaries of a 
Redevelopment Project Area located within the territorial limits of the municipality where certain 
conditions are met, as identified below. 

TIF Qualification Factors for a Blighted Improved Area. In accordance with the TIF Act, 
KMA assessed the following factors to determine TIF qualification for the proposed RP A 
characterized as blighted-improved. Per the statute, such an area meets state standards provided 
that: 

If improved, industrial, commercial and residential buildings or improvements are 
detrimental to the public safety, health or welfare because of a combination of five (5) or 
more of the following factors , each of which is (i) present, with that presence documented, 
to a meaningful extent so that a municipality may reasonably find that the factor is clearly 
present within the intent of the Act and (ii) reasonably distributed throughout the improved 
part of the redevelopment project area: 

(A) Dilapidation. An advanced state of disrepair or neglect of necessary repairs to the 
primary structural components of building or improvements in such a combination that a 
documented building condition analysis determines that major repair is required, or the 
defects are so serious and so extensive that the buildings must be removed. 

(B) Obsolescence. The condition or process of falling into disuse. Structures become 
ill-suited for the original use. 

(C) Deterioration. With respect to buildings, defects including, but not limited to, 
major defects in the secondary building components such as doors, windows, porches, 
gutters, downspouts, and fascia. With respect to surface improvements, that the condition 
of roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas 
evidence deterioration, including, but limited to, surface cracking, crumbling, potholes, 
depressions, loose paving material and weeds protruding through paved surfaces. 
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(D) Presence of Structures Below Minimum Code Standards. All structures that do not 
meet the standards of zoning, subdivision, building, fire and other governmental codes 
applicable to property, but not including housing and property maintenance codes. 

(E) Illegal Use oflndividual Structures. The use of structures in violation of applicable 
federal, State, or local laws, exclusive of those applicable to the presence of structures 
below minimum code standards. 

(F) Excessive Vacancies. The presence of buildings that are unoccupied or under­
utilized and that represent an adverse influence on the area because of the frequency, extent, 
or duration of the vacancies. 

(G) Lack of Ventilation, Light, or Sanitary Facilities. The absence of adequate 
ventilation for light or air circulation in spaces or rooms without windows, or that require 
the removal of dust, odor, gas, smoke or other noxious airborne materials. Inadequate 
natural light and ventilation means the absence of skylights or windows for interior spaces 
or rooms and improper window sizes and amounts by room area to window area ratios . 
Inadequate sanitary facilities refers to the absence or inadequacy of garbage storage and 
enclosure, bathroom facilities, hot water and kitchens and structural inadequacies 
preventing ingress and egress to and from all rooms and units within a building. 

(H) Inadequate Utilities. Underground and overhead utilities such as storm sewers and 
storm drainage, sanitary sewers, water lines and gas, telephone and electrical services that 
are shown to be inadequate. Inadequate utilities are those that are: (i) of insufficient 
capacity to serve the uses in the Redevelopment Project Area; (ii) deteriorated, antiquated, 
obsolete or in disrepair; or (iii) lacking within the Redevelopment Project Area. 

(I) Excessive Land Coverage and Overcrowding of Structures and Community 
Facilities. The over-intensive use of property and the crowding of buildings and accessory 
facilities onto a site. Examples of problem conditions warranting the designation of an 
area as exhibiting excessive land coverage are: (i) the presence of buildings either 
improperly situated on parcels or located on parcels of inadequate size and shape in relation 
to present-day standards of development for health and safety and (ii) the presence of 
multiple buildings on a single parcel. For there to be a finding of excessive land coverage, 
these parcels must exhibit one or more of the following conditions: insufficient provision 
for light and air within or around buildings, increased threat of spread of fire due to the 
close proximity of buildings, lack of adequate or proper access to a public right-of-way, 
lack of reasonably required off-street parking or inadequate provision for loading service. 

(J) Deleterious Land-Use or Layout. The existence of incompatible land-use relationships, 
buildings occupied by inappropriate mixed-uses or uses considered to be noxious, 
offensive or unsuitable for the surrounding area. 

(K) Environmental Clean-Up. The proposed Redevelopment Project Area has incurred 
Illinois Environmental Protection Agency or United States Environmental Protection 
Agency remediation costs for ( or a study conducted by an independent consultant 
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recognized as having expertise in environmental remediation has determined a need for) 
the clean-up of hazardous waste, hazardous substances or underground storage tanks 
required by State or federal law. Any such remediation costs would constitute a material 
impediment to the development or redevelopment of the Redevelopment Project Area. 

(L) Lack of Community Planning. The proposed Redevelopment Project Area was 
developed prior to or without the benefit or guidance of a community plan. This means 
that the development occurred prior to the adoption by the municipality of a comprehensive 
or other community plan or that the plan was not followed at the time of the area's 
development. This factor must be documented by evidence of adverse or incompatible 
land-use relationships, inadequate street layout, improper subdivision, parcels of 
inadequate shape and size to meet contemporary development standards or other evidence 
demonstrating an absence of effective community planning. 

(M) Lagging EA V. The total equalized assessed value (EA V) of the proposed 
Redevelopment Project Area has declined for three (3) of the last five (5) calendar years 
prior to the year in which the Redevelopment Project Area is designated, or is increasing 
at an annual rate that is less than the balance of the municipality for three (3) of the last 
five (5) calendar years, for which information is available or increasing at an annual rate 
that is less than the Consumer Price Index for All Urban Consumers published by the 
United States Department of Labor or successor agency for three (3) of the last five (5) 
calendar years prior to the year in which the Redevelopment Project Area is designated. 
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III. EVALUATION METHODOLOGY 

In evaluating the proposed Study Area's potential qualification as a TIF District, the following 
methodology was utilized: 

1) Site surveys of the Study Area were undertaken by representatives from Kane, Mc Kenna 
and Associates, Inc., supplemented with photographic analysis of the sites. Preliminary 
surveys were completed of properties located within the Study Area. 

2) KMA conducted evaluations of exterior structures and associated site improvements, 
noting such conditions as dilapidation and obsolescence. Additionally, KMA reviewed the 
following data: 2015-2021 tax information from DuPage County, Wayne Township 
Assessor, tax maps, aerial photos, site data, local history (including discussions with City 
staff), and an evaluation of area-wide factors that have affected the area's development 
(e.g., obsolescence, deleterious land-use and layout, etc.). 

3) KMA also obtained documentation and data from the City regarding building and site 
conditions within the Study Area, including code violations data. 

4) Existing structures and site conditions were initially surveyed only in the context of 
checking, to the best and most reasonable extent available, TIF Act factors applicable to 
specific structures and site conditions of the parcels. 

5) The Study Area was examined to assess the applicability of the different factors required 
for qualification as a TIF District. Examination was made by reviewing the information 
and determining how each measured when evaluated against the relevant factors. The 
Study Area was evaluated to determine the applicability of the thirteen (13) different 
factors, as defined under the Act, which would qualify the area as a TIF District. 
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IV. QUALIFICATION FINDINGS FOR PROPOSED STUDY AREA 

Based upon KMA's evaluation of parcels in the proposed Study Area and analysis of each of the 
eligibility factors summarized in Section II, the following factors are presented to support 
preliminary qualification of the proposed Study Area as a blighted area under the TIF Act - to be 
supplemented by additional data, if the City decides to proceed with the designation. These factors 
are summarized in the table below. 

Exhibit 1 
s • ! 

l\laximum :\,linimum Factors 
Possible ~ceded to Qualify Qualif)in~ Factors Present in 
Factors per per Statute Proposed Study Area 
Statute 
13 3 9 

• Lag in EAV 
• Obsolescence 
• Deterioration 
• Dilapidation 
• Excessive Vacancies 
• Code Violations 
• Inadequate Utilities 
• Deleterious Land Use 
• Lack of Ventilation, Light, 

or Sanitary Facilities 

Findings for Study Area. The proposed Study Area meets the qualifications for a "blighted 
improved" area under the statutory criteria set forth in the TIF Act. KMA reviewed the 13 
aforementioned criteria needed to qualify the area as a blighted improved area, determining that 
nine (9) factors were present: 

1. Lagging or Declining EA V. The Act states that if the total equalized assessed value of the 
proposed redevelopment project area has declined for three (3) of the last five (5) calendar years, 
or is increasing at an annual rate that is less than either the balance of the municipality for three 
(3) of the last five (5) calendar years or the annual Consumer Price Index for All Urban Consumers 
published by the United States Department of Labor or successor agency for three (3) of the last 
five (5) calendar years. The finding is based on the last five (5) tax years for which information is 
available. The EA V of the Study Area has lagged behind the balance of the City 's EA V for three 
(3) of the last five (5) years. Therefore, a finding of declining or lagging EAV is made pursuant 
to the TIF Act. 
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Exhibit 2 

TotalEAV 
for TIF 
District 3,440,470 3,142,400 5,1 97,610 5,026,160 5,045,910 4,474,490 
EAVChange 
% 9.49% -39.54% 3.41% -0.57% 12.97% 5.75% 

City-wide 
EAV 
(Excluding 
TIF 1,607,875,299 1,577,108,442 1,540,036,585 1,483,332,684 I .424.433.052 1,370,503,442 
CityEAV 
Chan e % 2.15% 2.81% 3.82% 4.15% 3.91% 3.32% 

CPI 7.0% 1.20% 1.80% 2.40% 1.30% 0.10% 
Source: DuPage County and Kane County Clerks, Wayne Township Assessor, and U.S. Bureau of Labor Statistics 

2. Obsolescence - The Study Area includes both functional and economic obsolescence. 
Obsolescence is defined as the condition or process of falling into disuse. Structures have become 
ill suited for the original use. 

The Study Area consists primarily of the Pheasant Run Resort property and golf course which was 
opened in 1963 as an entertainment resort for leisure and business guests to conveniently unwind 
in a quiet rural setting just a short distance from Chicago. Since that time, the market appeal of 
Pheasant Run slowly declined over the years, as its rural ambiance had given way to surrounding 
shopping malls, subdivisions, and heavy traffic on nearby roads. The property went into bank 
foreclosure for five years, during which time the property' s operations suffered, despite a $24 
million renovation to the tower guest rooms, theatre, and expo center. In addition, the reduced 
market appeal of the golf industry nationally, along with the acquisition of the golf course by the 
DuPage County Airport in 2016 also contributed to the Study Area's loss in market position. The 
resort property eventually closed in 2020 and has remained closed since, and the golf course has 
been sold for an alternate use. Even prior to the Fire, destruction of a significant portion of the 
building improvements, the Study Area no longer met today's modern market demands for hotels, 
resorts, or conference centers. The remaining structures have been severely damaged by chronic 
vandalism, requiring the City, at one point, to install temporary police security 24 hours per, day 
seven days per week. 

Functional obsolescence is present due to age, physical condition (including partial destruction by 
the Fire), poor layout and building orientation that makes them unsalvageable for rehabilitation. 
The main building at Pheasant Run is 59 years old and is severely damaged partially by the Fire 
and partially by vandalism, and the "patchwork" nature of additions made over the last 59 years 
had resulted in awkward and uninviting experiences for guests . Before the Fire, guest room wing 
buildings were also 59 years old, obsolete, did not have elevators, and had fire sprinkler systems 
dating back to 1963. Two of the five guest room wings had been permanently closed due to 
defective fire sprinkler systems while the resort was still open. Gallery Hall and the 
storage/maintenance building were and remain in poor condition and Gallery Hall had been kept 
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closed prior to the closure of the resort, except for one specific meeting event each year, because 
half of the HV AC system was not functional, and it had no sprinkler system. The 16-story guest 
tower is 40 years old and was in need of complete renovation to bring it up to today's hotel 
standards and has been severely damaged by chronic vandalism. 

3. Deterioration of Buildings and Site Improvements - With respect to buildings, defects include, 
but are not limited to, major defects in the secondary building components such as doors, windows, 
porches, gutters, downspouts, and fascia. With respect to surface improvements, the condition of 
roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas exhibit 
deterioration, including, but not limited to, surface cracking, crumbling, potholes, depressions, 
loose paving material, and weeds protruding through paved surfaces. 

Prior to the closure of the resort buildings, the buildings suffered from significant deferred 
maintenance/replacement, which resulted in major defects in secondary building components . 
These conditions had worsened since that time, and have now been significantly exacerbated by 
the Fire, broken window seals and deteriorating windowsills were found throughout the common 
areas, such as at the indoor pools, as well as in guest rooms, resulting in building up of excessive 
condensation. Ceiling damage from roof leaks were found throughout the buildings, along with 
drywall damage either from water penetration caused by defective sprinkler heads, or wear and 
tear. Wall coverings were tom , frayed, or scratched at various locations in the buildings. Broken 
terra cotta kitchen floor tiles had been replaced with floor patch material. Pool deck stone tiles 
had been haphazardly re-patched where grout had failed, and the outdoor pool deck had shown 
signs of settlement and uneven tile paving. The hardwood flooring in the Terrace Cafe had been 
severely worn, stained and discolored. Most of the wall-to-wall carpeting throughout the buildings 
had either been worn, frayed, wrinkled from stretching, or dated. Some Herculite door frames had 
been corroded, and wood veneer guest room doors had been delaminating. The pool mechanical 
systems had been outdated and were in need of replacement. 

At building exteriors throughout the RP A, window openings buildings had been and remain 
boarded up partly due to chronic vandalism. Exterior masonry at certain buildings needed 
tuckpointing. Fascia and soffit, along with gutters and downspouts, exhibited peeling and faded 
paint, and exterior metal flashings were deteriorated and rusted. The front face of the monument 
sign at the main entrance t o the property was rusted and discolored and faded, with prior repairs 
to the concrete base obvious to any observer. 

Deterioration of the surface improvements was and remains widespread among all of the various 
parking lots, and storage areas. Nearly all of the asphalt paving exhibits surface cracking and 
crumbling, and loose paving material. Weeds protruding through the paving can be seen in various 
locations. Parking space striping is either cracked, corroded or faded throughout all of the parking 
lots . Some curbs are crumbling, and caution paint on curbs is also cracked and faded. Exterior 
wood fencing is falling apart or discolored at some locations. 

Deterioration of site improvements is also found at the golf course. Since the golf course was 
closed in 2020, it has not been maintained. Accordingly, all of the greens, fairways, and other 
vegetation are overgrown, weed growth is extensive, and the paved golf cart roads are deteriorated 
with weed growth in them. 
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4. Dilapidation - An advanced state of disrepair or neglect of necessary repairs to the primary 
strnctural components of building or improvements in such a combination that a documented 
building condition analysis determines that major repair is required or the defects are so serious 
and so extensive that the buildings must be removed. 

The recent Fire destroyed a significant portion of the improvements in the Study Area. Prior to 
the Fire, some of the strnctural components of some of the Pheasant Run Resort buildings were 
already in an advanced state of disrepair and neglect, requiring major repair or building removal. 
As an example, the roof of one of the west storage/maintenance building was previously partially 
collapsed. Two of the guest room wings buildings had been shut down before the resort was 
permanently closed because the water system had been shut off since various sprinkler shut off 
valves were rnsted, making it impossible to shut off the sprinklers when they were activated. 
Except for one limited use, the Gallery Building had also been shut down before the resort was 
permanently closed because half of the HV AC system was no longer working and it had no 
sprinkler system at all. 

Following the closure of the resort properties in May 2020 and prior to the Fire, deterioration 
throughout the RP A accelerated. For example, the canopy/porte cochere at the main entrance had 
collapsed in a heavy rainfall, damaging the front entrance of the building. The collapsed canopy 
was demolished in August 2020. In addition, in the Fall of 2020, Nicor gas had shut off its gas 
service to the property due to gas leaks within the building, making the fire suppression system 
unusable in freezing weather. This resulted in the City's imposition on the owners of a requirement 
for 24/7 fire watch. In addition, deterioration within the resort complex had led to the electric 
service through the site being shut off due to safety issues as portions of the system were no longer 
safe to energize. In January 2021, the City's building and code enforcement department had posted 
a notice that the building is unsafe for occupancy. In January 2022, windows in the tower building 
were boarded up due to windows broken by vandalism. The vandalism to the windows has 
continued. 

All of the above issues are identified in a report prepared by the City of St. Charles and provided 
to KMA on March 25, 2022. 

5. Excessive Vacancies - There is a presence of buildings that are unoccupied or under-utilized 
that represents an adverse influence on the area because of the frequency, extent or duration of the 
vacancies. 

The Pheasant Run Resort and golf course are both permanently closed, and most of the resort 
recently destroyed by the Fire. Prior to its permanent closure, the Pheasant Run Resort had been 
operating at occupancy rates well below industry standards for success for several years. This 
was partly due to the fact that all corporate bookings had been lost for several years, because of 
the resort's declining buildings' and grounds' physical condition and obsolescence. In addition, 
the resort bookings associated with the golf course had also declined, since the golf course lost 
much of its market appeal, especially for dedicated golfers who had better options elsewhere. 
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Wedding bookings had also fallen below industry standards for resorts like this, again, due to the 
deteriorating conditions of the property. Also contributing to low occupancy rates was the 
permanent closure of two of the two-story guest wings. The resort had originally operated with 
474 guest rooms, and now none are in operation, and most are destroyed. Prior to the resort's 
permanent closure, the resort' s four restaurants had been open only sporadically throughout the 
year, depending on room occupancy and utilization. 

6. Presence of Structures Below Minimum Code Standards. All structures that do not meet the 
standards of zoning, subdivision, building, fire and other governmental codes applicable to 
property, but not including housing and property maintenance codes. 

A significant portion of the structures within the Study Area has been destroyed by the Fire. Prior 
to that time, in May, 2020, the City's Building and Code Enforcement Division had found 
numerous violations including, but not limited to: 

• Front canopy partially collapsed due to roof leaks which led to rotting wood 
trusses. 

• Possible structural deficiencies with the roof due to extensive water damage and 
leaks over the kitchen. 

• Multiple holes in the roof in the kitchen and pool area, actively leaking during 
rain events. 

• Due to the roof leaks there are multiple areas of standing water on the floor. 
• Underside of metal roof in kitchen showing signs of rust and possible structural 

issues. 
• Entire facility has electrical issues from open boxes with wiring hanging out and 

outlets missing cover plates. 
• Pump in main lodge does operate but the electrical feed is not correct. Ownership 

stated this would not be repaired due to cost. 
• Fire alarm is operational but has multiple trouble alarms for smoke detectors, 

fire pump, sprinkler system flow switch. 
• Fire alarm panel does not send notification to Tri-Comm to provide alert of fire 

alarm activation. 
• Some doors do not allow Fire Department access because they are chained and 

padlocked. Fire Department is working with maintenance to address this issue. 
• A fire watch advised by the Fire Department due to fire alarm issue. 

Since May 2020, the City has continued to monitor the conditions of the buildings in the Study 
Area. As described previously, in the Fall of 2020, Nicor had shut off its gas service to the property 
due to gas leaks within the building, making the fire suppression system unusable in freezing 
weather. This resulted in the City's imposition on the owners of a requirement for 24/7 fire watch. 
In addition, deterioration within the resort complex had led to the electric service through the site 
being shut off due to safety issues as portions of the system were no longer safe to energize. In 
January 2021, the City's building and code enforcement department posted a notice that the 
building is unsafe for occupancy. In January 2022, windows in the tower building were boarded 
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up due to windows broken by vandalism. According to the City, this vandalism to the windows 
has continued. 

7. Inadequate Utilities - Underground and overhead utilities such as st01m sewers and storm 
drainage, sanitary sewers, water lines, and gas, telephone and electrical services that are shown to 
be inadequate. Inadequate utilities are those that are: (i) of insufficient capacity to serve the uses 
in the Redevelopment Project Area; (ii) deteriorated, antiquated, obsolete or in disrepair; or (iii) 
lacking within the Redevelopment Project Area. 

The Pheasant Run Resort property's underground utilities are either deteriorated, antiquated, 
obsolete, insufficient, or in disrepair based on prior reports by management when the resort was 
still open. In addition, the RP A is located at the far east end of the City's utility systems and 
modernizing these services will require significant extension of main lines and all utilities to 
service the property. Compounding these conditions is the fact that the Study Area is served by 
its own private utility systems which is not sized for sufficient capacity to serve redevelopment of 
the Study Area. 

Water Service 
No public water infrastructure exists for the Study Area. The water supply for the former Pheasant 
Run resort and golf course came from three original proprietary on-site deep-water wells. One of 
those wells was dedicated to the golf course. Of the remaining two, according to fonner 
management, one had failed, so that only one well eventually served the entire resort. Offsite 
public water service will need to be extended and improved comprehensively as the site is 
redeveloped. Specifically, water main will need to be extended into the property and looped to 
provide adequate water pressure for the Study Area. This existing water main infrastructure on the 
west side of Kautz Road will need to be upgraded to a high capacity main (from a 12" to a 16" 
main) to feed the main distribution points into the Study Area. 

Sanitary Sewer 
No public sanitary sewer infrastructure exists for the Study Area. A private sanitary sewer lift 
station system previously served the Study Area. According to City officials, this system is 
deteriorated, and the lift station does not appear to be in working order. Public sanitary sewer 
service exists offsite and will need to be extended and improved comprehensively as the site is 
redeveloped. Specifically, due to the topography of the Study Area relative to the depth of the 
public sewer on Kautz Road, sanitary sewer lift stations will be necessary to provide sewer service 
to the Study Area. The Study Area is served by the City's main Fox River Treatment plant. Trunk 
sewer mains serving the far east side of St. Charles, which extend east to Kautz Road and then 
north along Kautz, along the frontage of the property, are undersized to accommodate future 
development in the area and require replacement with larger mains. Some of this additional 
capacity is needed to serve the Study Area. 

Storm Sewer 
There is no stormwater management system specifically designed for the Study Area. Rather, the 
pond system that exists through the golf course has been adapted to provide drainage and some 
volume to store stormwater that enters the system. This system does not meet current standards for 
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design and would need to be reengineered and or replaced upon any redevelopment of the property, 
since the topography of the golf course will no longer be able to be relied upon to control storm 
water. In addition, the resort's storm water management system is connected to the now abandoned 
outdoor pool, which is an outmoded method for managing storm water. 

Electrical Service 
The City of St. Charles has its own municipal electric utility that is the exclusive service provider 
within its corporate limits. City codes and policies require that all costs to provide service to a 
property are the responsibility of the customer, to be paid upfront, including costs to design and 
install the service up to where the service is connected to a building. For larger development 
projects, this includes network extensions to provide service to an area or subdivision or to 
complete a loop to connect two locations for redundant service, such as for the redevelopment of 
the Study Area. As a municipal utility, the City is not able to share costs or defer costs based on 
future customer usage. 

The electric system that had served the RP A is antiquated. The properties are served from a single 
feed at the corner of Kautz & Rt. 64, and power is fed through the site through a system of private 
infrastructure. While the City has limited information about how this private infrastructure was 
designed or maintained, its age/condition is similar to the Pheasant Run resort buildings. 
Deterioration within the resort complex had recently led to the electric service through the site 
being shut off as safety issues and portions of the system are no longer safe to energize. Eventual 
redevelopment of the Study Area will require a significant service size increase due to the high 
electric demands associated with any future development. Because the site has existed as golf 
course, no new system capacity has been planned or allocated for the development of the Study 
Area. This substantial upgrade to provide service to the RP A is an ell.1raordinary cost for any 
development project. Without this service upgrade, the site cannot be redeveloped. In order to 
extend an adequately sized service to the Study Area, new, large capacity cables will need to be 
extended from two different off-site substations. 

8. Deleterious Land-Use or Layout. The existence of incompatible land-use relationships, 
buildings occupied by inappropriate mixed-uses or uses considered to be noxious, offensive or 
unsuitable for the surrounding area. 

The recent destruction of a significant portion of the Study Area by the Fire, and the resulting 
debris which remains in place, as well as the chronic vandalism that preceded the Fire and 
continues to occur makes the Study Area noxious, offensive and unsuitable for the surrounding 
area. In addition, the absence of maintenance of the golf course grounds since its closure also 
contributes to the Study Area's deleterious land use. 

9. Lack of Ventilation, Light, or Sanitary Facilities. The absence of adequate ventilation for light 
or air circulation in spaces or rooms without windows, or that require the removal of dust, odor, 
gas, smoke or other noxious airborne materials. Inadequate natural light and ventilation means the 
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absence of skylights or windows for interior spaces or rooms and improper window sizes and 
amounts by room area to window area ratios. Inadequate sanitary facilities refers to the absence 
or inadequacy of garbage storage and enclosure, bathroom facilities, hot water and kitchens and 
structural inadequacies preventing ingress and egress to and from all rooms and units within a 
building. 

The recent destruction of a significant portion of the Study Area by the Fire, and the resulting 
debris which remains in place, as well as the chronic vandalism that preceded the Fire and 
continues to occur has created an absence of adequate ventilation for light or air circulation and 
requires the removal of all of the debris related to the Fire and vandalism. The Fire and vandalism 
has also created inadequate sanitary facilities including inadequate garbage storage, inadequate 
bathroom facilities, inadequate hot water, and structural inadequacies that prevent ingress and 
egress to and from all rooms and units within the buildings. 
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V. SUMMARY OF FINDINGS; GENERAL ASSESSMENT OF QUALIFICATION 

The following is a summary of relevant qualification findings as it relates to the City•s potential 
designation of the proposed TIF District. 

1. The area is contiguous and is greater than 1 ½ acres in size; 

2. The proposed TIF District will qualify as a Blighted Improved Area. Further, the 
Blighted Improved Area factors found in the RP A are present to a meaningful 
extent and are reasonably distributed throughout the area. A more detailed analysis 
of the qualification findings is outlined in Section IV. of this report; 

3. All property in the area would substantially benefit by the proposed redevelopment 
project improvements; 

4. The sound growth of taxing districts applicable to the area, including the City, has 
been impaired by the factors found present in the area; and 

5. The area would not be subject to redevelopment without the investment of public 
funds, including property tax increments. 

In the judgment of KMA, these findings provide the City with sufficient j ustification to consider 
designation of the property as a TIF District. 
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Exhibit A 

Boundary Map 
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Exhibit B 

Tax Parcel List 
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PHEASANT RUN TIX INCREMENT FINANCING DISTRACT 
TAX PARCELS 

01-30-300-015 

01-30-300-016 

01-30-300-017 

01-30-300-018 

01-30-300-019 

01-30-300-048 

01-30-300-049 

01-30-300-050 

01-30-300-051 

01-30-300-052 

01-30-300-053 

01-30-300-055 

01-30-300-056 

01-30-400-005 
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EXHIBITD 

EXISTING LAND USE MAP 
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The Quad 
St. Charles 

Thepurposeof lheBRRegionolBusinessDislrict isto 
provide localionsolongStralegit Regional Arterial 

corridorsforshoppingcenlersondbusinessusesthot 
draw patrons from St. Charles, surrounding communi­
ties and the broader region. The BR District consists 
primarily of large-scale development tha t has lhe 
potential to generate significant automobile traffic. It 
should be designed in a coordinaled manner with an 
inlerconnecled street network lhol is rnnsistenl with 
the Ci ty's Comprehensive Pion. Uncoordinated, 
piecemeoldevelopmenlof small parcels that do notfil 
intoolargercontextarediscouragedintheBRDistrict. 
Compatible land uses, access, traffic circulation, 
stormwater management and natural features, all 
shouldbeinlegrotedintoonoverolldevelopment plon. 
Becouse this district is primarily at highvisibilily 
locotions, qualitybuildingarchilecture,londscopingond 
olher site improvements ore required to ensure 
superioroestheticondlunctionolquolity. 

Current Land Use Map 
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!!l 
City of St. Charles Municipal Codebook • Seel ion : 1 7 .16.010 • limiled Manufaeluring 

upagel 
i rport.__ 

The purpose of the M-2 Limited Monufocluring District is to accommodate a wide range of manufacturing, assembly, processing, warehousing and office/research activities, both as individual users and in a business park selling. New developmenl and redevelopment in this 
Dislrictshallfocusonprovidingsufficientsetbacks, andodequotelandscopingand bulleringfromodjacentnonindustrialusesondpublicrights-of-woy.Outdoorstorogeand looding, ondotherouldooractivities,shall beodequatelymeened. 
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EXHIBITE 

FUTURE LAND USE MAP 
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City of St. Charles, Illinois 
Ordinance No. _____________ 

 
AN ORDINANCE OF THE CITY OF ST. CHARLES, 

KANE AND DUPAGE COUNTIES, ILLINOIS, DESIGNATING THE 
PHEASANT RUN REDEVELOPMENT PROJECT AREA OF SAID CITY  

A REDEVELOPMENT PROJECT AREA PURSUANT TO THE  
TAX INCREMENT ALLOCATION REDEVELOPMENT ACT 

 
Presented & Passed by the 

City Council on _________________ 
 

 
WHEREAS, it is desirable and in the best interest of the citizens of the City of St. 

Charles, Kane and DuPage Counties, Illinois (the “City”), for the City to implement tax 
increment allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, 
Division 74.4 of Article 11 of the Illinois Municipal Code, as amended (the “Act”), for a 
proposed redevelopment plan and redevelopment project (the “Plan and Project”) within the 
municipal boundaries of the City and within a proposed redevelopment project area (the “Area”) 
described in Section 1 of this Ordinance; and 

 
WHEREAS, the City Council of the City has heretofore by ordinance approved the Plan 

and Project, which Plan and Project were identified in such ordinance and were the subject, 
along with the Area designation hereinafter made, of a public hearing held on January 3, 2023, 
and it is now necessary and desirable to designate the Area as a redevelopment project area 
pursuant to the Act. 

 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of St. Charles, 

Kane and DuPage Counties, Illinois, as follows: 
 
Section 1. Area Designated.  That the Area, as legally described in Exhibit A 

attached hereto and incorporated herein as if set out in full by this reference, is hereby designated 
as a redevelopment project area pursuant to Section 11-74.4-4 of the Act.  The general street 
location for the Area is described in Exhibit B attached hereto and incorporated herein as if set 
out in full by this reference.  The map of the Area is depicted on Exhibit C attached hereto and 
incorporated herein as if set out in full by this reference. 

 
Section 2. Invalidity of Any Section.  That if any section, paragraph, or provision of 

this Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 
unenforceability of such section, paragraph, or provision shall not affect any of the remaining 
provisions of this Ordinance. 

 
Section 3. Superseder and Effective Date.  That all ordinances, resolutions, motions, 

or orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 
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conflict, and this Ordinance shall be in full force and effect immediately upon its passage by the 
Corporate Authorities and approval as provided by law. 

 
PRESENTED to the City Council of the City of St. Charles, Illinois, this 6th day of February, 
2023. 
 
PASSED by the City Council of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
APPROVED by the Mayor of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
       ______________________________ 
       Lora A. Vitek, Mayor 
ATTEST: 
 
____________________________ 
City Clerk 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain:  
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EXHIBIT A 
 
 Legal Description 
 

Proposed Pheasant Run TIF District - Legal Description 
 
THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 
EAST OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG 
WITH THAT PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE 
THIRD PRINCIPAL MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED 
AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT 
ASSESSMENT PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-
054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN 
RESORT ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A 
POINT ON THE WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD 
AND THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-
OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 
(AKA MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY 
EXTENSION OF THE EASTERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY 
LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF 
BEGINNING 
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EXHIBIT B 

General Street Location 

The Redevelopment Project Area is generally described as the former Pheasant Run Resort and 
Golf Course properties located along the south side of Main Street (a/k/a North Avenue/Illinois 
Route No. 64) between Keil Road to the east and Kautz Road to the west. 
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City of St. Charles, Illinois 
Ordinance No. _____________ 

 
AN ORDINANCE OF THE CITY OF ST. CHARLES,  

KANE AND DUPAGE COUNTIES, ILLINOIS, ADOPTING TAX 
INCREMENT ALLOCATION FINANCING FOR THE  

PHEASANT RUN REDEVELOPMENT PROJECT AREA 
 

Presented & Passed by the 
City Council on _________________ 

 
 

WHEREAS, it is desirable and in the best interest of the citizens of the City of St. 
Charles, Kane and DuPage Counties, Illinois (the “City”), for the City to implement tax 
increment allocation financing pursuant to the Tax Increment Allocation Redevelopment Act, 
Division 74.4 of Article 11 of the Illinois Municipal Code, as amended (the “Act”); and 

 
WHEREAS, the City Council of the City has heretofore approved a redevelopment plan 

and project (the “Plan and Project”) as required by the Act by passage of an ordinance and has 
heretofore designated a redevelopment project area (the “Area”) as required by the Act by the 
passage of an ordinance and has otherwise complied with all other conditions precedent required 
by the Act. 

 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of St. Charles, 

Kane and DuPage Counties, Illinois, as follows: 
 
Section 1.  Tax Increment Financing Adopted.  That tax increment allocation financing is 

hereby adopted to pay redevelopment project costs as defined in the Act and as set forth in the 
Plan and Project within the Area as legally described in Exhibit A attached hereto and 
incorporated herein as if set out in full by this reference.  The general street location for the Area 
is described in Exhibit B attached hereto and incorporated herein as if set out in full by this 
reference.  The map of the Area is depicted in Exhibit C attached hereto and incorporated herein 
as if set out in full by this reference. 

 
Section 2.  Allocation of Ad Valorem Taxes.  That pursuant to the Act, the ad valorem 

taxes, if any, arising from the levies upon taxable real property in the Area by taxing districts and 
tax rates determined in the manner provided in Section 11-74.4-9(c) of the Act each year after 
the effective date of this Ordinance until the Project costs and obligations issued in respect 
thereto have been paid shall be divided as follows: 

 
a. That portion of taxes levied upon each taxable lot, block, tract, or parcel of 

real property that is attributable to the lower of the current equalized assessed value or the 
initial equalized assessed value of each such taxable lot, block, tract, or parcel of real 
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property in the Area shall be allocated to and when collected shall be paid by the county 
collector to the respective affected taxing districts in the manner required by law in the 
absence of the adoption of tax increment allocation financing. 

 
b. That portion, if any, of such taxes that is attributable to the increase in the 

current equalized assessed valuation of each lot, block, tract, or parcel of real property in 
the Area shall be allocated to and when collected shall be paid to the Treasurer of the 
City of St. Charles, who shall deposit said taxes into a special fund, hereby created, and 
designated the “Pheasant Run Redevelopment Project Area Special Tax Allocation Fund” 
of the City.  Such taxes shall be used for the purpose of paying Project costs and 
obligations incurred in the payment thereof. 

 
Section 3.  Invalidity of Any Section.   That if any section, paragraph, or provision of this 

Ordinance shall be held to be invalid or unenforceable for any reason, the invalidity or 
unenforceability of such section, paragraph, or provision shall not affect any of the remaining 
provisions of this Ordinance. 

 
Section 4.  Superseder and Effective Date.   That all ordinances, resolutions, motions, or 

orders in conflict herewith shall be, and the same hereby are, repealed to the extent of such 
conflict, and this Ordinance shall be in full force and effect immediately upon its passage by the 
Corporate Authorities and approval as provided by law. 

 
PRESENTED to the City Council of the City of St. Charles, Illinois, this 6th day of February, 
2023. 
 
PASSED by the City Council of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
APPROVED by the Mayor of the City of St. Charles, Illinois, this 6th day of February, 2023. 
 
       ______________________________ 
       Lora A. Vitek, Mayor 
ATTEST: 
 
____________________________ 
City Clerk 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain:  
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EXHIBIT A 
 
 Legal Description 
 

Proposed Pheasant Run TIF District - Legal Description 
 
THAT PART OF THE EAST HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 
EAST OF THE THIRD PRINCIPAL MERIDIAN IN KANE COUNTY, ILLINOIS ALONG 
WITH THAT PART OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE 
THIRD PRINCIPAL MERIDIAN IN DUPAGE COUNTY, ILLINOIS BEING DESCRIBED 
AS FOLLOWS: 

BEGINNING AT THE SOUTHEAST CORNER OF PHEASANT RUN RESORT 
ASSESSMENT PLAT #2, AS RECORDED APRIL 6, 2021 AS DOCUMENT NO. R2021-
054229; 

THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID PHEASANT RUN 
RESORT ASSESSMENT PLAT #2 AND THE WESTERLY EXTENSION THEREOF TO A 
POINT ON THE WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD; 

THENCE NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE OF KAUTZ ROAD 
AND THE NORTHERLY EXTENSION THEREOF TO A POINT ON THE NORTH RIGHT-
OF-WAY LINE OF ILLINOIS ROUTE 64 (AKA MAIN STREET); 

THENCE EAST ALONG SAID NORTH RIGHT-OF-WAY LINE OF ILLINOIS ROUTE 64 
(AKA MAIN STREET) TO A POINT OF INTERSECTION WITH THE NORTHERLY 
EXTENSION OF THE EASTERLY LINE OF SAID PHEASANT RUN RESORT 
ASSESSMENT PLAT #2; 

THENCE SOUTHERLY ALONG SAID NORTHERLY EXTENSION AND THE EASTERLY 
LINE OF SAID PHEASANT RUN RESORT ASSESSMENT PLAT #2 TO THE POINT OF 
BEGINNING 
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EXHIBIT B 

General Street Location 

The Redevelopment Project Area is generally described as the former Pheasant Run Resort and 
Golf Course properties located along the south side of Main Street (a/k/a North Avenue/Illinois 
Route No. 64) between Keil Road to the east and Kautz Road to the west. 
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