
 

AGENDA 

CITY OF ST. CHARLES 

PLANNING & DEVELOPMENT COMMITTEE 

ALD.  PAUL LENCIONI – CHAIR 
MONDAY, APRIL 14, 2025 - 7:00 PM 

CITY COUNCIL CHAMBERS 

2 E. 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. COMMUNITY & ECONOMIC DEVELOPMENT 

 

a. Pheasant Run Industrial Park Property Annexation 

 

i. Consideration of Jurisdictional Boundary Line Agreement Amendment 

with the City of West Chicago 

 

ii. Consideration of an Annexation Agreement with DuPage Airport 

Authority and GSI Family Investments of Arizona LLC 

 

iii. Consideration of a Petition for Annexation for 12.25 acre DuPage 

Airport Authority property east of Pheasant Run Industrial Park 

 

iv. Plan Commission recommendation to approve a Zoning Map 

Amendment, upon Annexation, for Pheasant Run Industrial Park – 

former Driving Range Property 

 

b. Housing Updates 

 

i. Affordability Analysis and Fee-in-Lieu 

 

ii. Housing Trust Fund Status 

 

*c. Recommendation to approve a Plat of Easement for Kane County Fiber Optic 

Installation  

 

 

           



 

5. PUBLIC COMMENT 

 

6. ADDITIONAL ITEMS FROM MAYOR, COUNCIL OR STAFF 

 

7. 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) 
 

 8. 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-i  

Title: 
Consideration of a Jurisdictional Boundary Line Agreement Amendment 
with the City of West Chicago 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: April 14, 2025 

Proposed Cost:  $ Budgeted Amount:  $  Not Budgeted:     ☐
TIF District:  None 

Executive Summary (if not budgeted, please explain): 

The 2021 Pheasant Run Industrial Subdivision development plan identified eastern access to the 
project site, with two driveways connecting to Keil Road, crossing DuPage Airport Authority property 
in the City of West Chicago. Keil Road provides full access to Route 64. 

As a part of seeking development approval for these driveways and an associated stormwater 
detention area, DuPage Airport Authority and the developer, GSI Family Investments, worked with the 
City of West Chicago to allow for the property to be moved to St. Charles jurisdiction. 

Staff is supportive of this change as it will allow the Pheasant Run property the benefit of an 
additional access to Route 64, improving overall circulation and distribution of vehicle trips in and out 
of the property. The City will not incur any improvement or service costs as a result of the annexation, 
as the site is not readily developable for buildings due to airport related restrictions. 

In order to implement this change of jurisdiction, the two cities must first amend our jurisdictional 
boundary line agreement. The current agreement was approved in 2014. This proposed amendment 
modifies the boundary line around the proposed development site, which totals 12.251 acres. 
The boundary line extends to, but does not include, Keil Road. Keil Road is a private road owned and 
maintained by DuPage Airport Authority. 

All other terms of the existing Boundary Agreement will remain unchanged.  

West Chicago is considering this same agreement at their committee meeting tonight, and the West 
City Council can take action to approve the agreement as soon as April 21.  

Subject to West Chicago’s approval on April 21, staff has noticed the Boundary Line Agreement 
amendment for St. Charles City Council action on May 5. 

The agreement has been reviewed by the City Attorney. 

Attachments (please list):  
Industrial Park Site Plan, Aerial map showing Boundary Line, Boundary Agreement 

Recommendation/Suggested Action (briefly explain): 
Consideration of Jurisdictional Boundary Line Agreement Amendment with the City of West Chicago 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 
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City of St. Charles, 
Illinois Pheasant Run Industrial Annexation Two East Main Street St. Charles, IL 60174-1984 

Phone: 630-377-4400 Fax: 630..377-4440 • www.stcharlesit.oov 
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FIRST AMENDMENT TO INTERGOVERNMENTAL AGREEMENT 
PROVIDING FOR A JURISDICTIONAL BOUNDARY LINE AGREEMENT 

 
 THIS FIRST AMENDMENT TO INTERGOVERNMENTAL AGREEMENT 

PROVIDING FOR A JURISDICTIONAL BOUNDARY LINE AGREEMENT (“First 

Amendment”) is entered into this _______ day of ___________________________, 2025, by and 

between the CITY OF ST. CHARLES, an Illinois municipal corporation (“St. Charles”), and the 

CITY OF WEST CHICAGO, an Illinois municipal corporation (“West Chicago”) (St. Charles and 

West Chicago may be referred to individually herein as a “Party” and collectively as the “Parties”). 

 WHEREAS, St. Charles and West Chicago have previously entered into an 

Intergovernmental Agreement Providing for a Jurisdictional Boundary Line Agreement on or 

about November 17, 2014 (“Agreement”); and 

 WHEREAS, pursuant to the Agreement, the property legally described on Exhibit A 

attached hereto and made a part hereof (the “Subject Realty”) is currently within the jurisdictional 

area of West Chicago; and 

 WHEREAS, the owner of the Subject Realty desires to disconnect from West Chicago and 

voluntarily annex the Subject Realty into St. Charles; and 

 WHEREAS, the City of West Chicago has installed and currently maintains and operates 

various utility services in the Subject Realty; and 

 WHEREAS, the Subject Realty is currently subject to the DuPage County Stormwater 

Ordinance; and 

 WHEREAS, the disconnection and annexation contemplated must allow for by all owners 

and users of the Subject Realty to have access to Keil Road and Illinois Route 64; and 

 WHEREAS, the Parties desire to amend the Agreement by this First Amendment so that 

(1) the Subject Realty is disconnected from the jurisdictional area of West Chicago and thereafter 

through annexation placed within the jurisdictional area of St. Charles, (2) to require that the 

Subject Realty, to the extent permitted by law, is developed in compliance with all applicable 

stormwater, wetland, floodway and/or floodplain regulations, utilizing either the regulations of 

DuPage County or Kane County, whichever are the most restrictive at the time of development, 

and (4) to provide that the Subject Realty will be provided access to Keil Road and Illinois Route 

64 ; and 



 

 

 WHEREAS, Section 11-12-9 of the Illinois Municipal Code (65 ILCS 5/11-12-9) 

authorizes the corporate authorities of municipalities to agree upon boundaries for the exercise of 

their respective jurisdiction within unincorporated territory that lies within one and one-half miles 

of the boundaries of such municipalities; and 

 WHEREAS, Section 10 of Article VII of the Illinois Constitution of 1970 authorizes units 

of local government, including municipalities, to contract to exercise, combine or transfer any 

power or function not prohibited to them by law or ordinance; and 

 WHEREAS, the Illinois Intergovernmental Cooperation Act (5 ILCS 220/1 et seq.) 

authorizes municipalities to exercise jointly with any public agency of the State, including other 

units of local government, any power, privilege, or authority which may be exercised by a unit of 

local government individually, and to enter into contracts for the performance of governmental 

services, activities, and undertakings; and 

 WHEREAS, this First Amendment constitutes the lawful exercise of intergovernmental 

cooperation between the Parties and constitutes the lawful exercise of the Parties’ rights to enter 

into jurisdictional boundary agreements. 

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

hereinafter contained, the adequacy and sufficiency of which the Parties stipulate, St. Charles and 

West Chicago agree as follows: 

 1. Incorporation of Recitals.  The above-stated Recitals are hereby restated and 

incorporated into this Section 1 as though fully set forth herein as substantive provisions. 

 2. Integration.  The provisions of this First Amendment shall be deemed by the parties 

to be fully integrated into the Agreement.  The Agreement shall remain in full force and effect, 

except to the extent that it is expressly modified by the terms of this First Amendment.  Should 

any provision or exhibit of the Agreement conflict with any provision of this First Amendment, 

the provisions of this First Amendment shall control. 

 3. Jurisdictional Boundary Line.  The boundary line between St. Charles and West 

Chicago, for the purpose of establishing their respective jurisdictions for land use planning, official 

map purposes, subdivision control and annexation of unincorporated territory, all as provided for 

in the Agreement, shall be depicted upon the map attached hereto as Exhibit B and made a part 

hereof.  Said map reflects that the Subject Realty, which is legally described in Exhibit A, attached 



 

 

hereto and made a part hereof, is excluded from the jurisdictional area of West Chicago and is  

within the jurisdictional area of St. Charles. 

 4. Upon the disconnection and annexation of the Subject Realty as contemplated 

herein, the Parties hereto agree that (1) the Subject Realty shall be under the jurisdictional control 

of St. Charles, (2) to the extent permitted by law, require that the Subject Realty be developed in 

compliance with all applicable stormwater, wetland, floodway and/or floodplain regulations, 

utilizing either the regulations of DuPage County or Kane County, whichever are the most 

restrictive at the time of development, and (3) the Subject Realty will be provided access to Keil 

Road and Illinois Route 64. 

 

 

[SIGNATURES ON NEXT PAGE] 

  

  



 

 

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals on the date 

first above written. 

 
CITY OF ST. CHARLES,     CITY OF WEST CHICAGO, 
an Illinois municipal corporation   an Illinois municipal corporation 
 
 
By:_________________________________  By:_________________________________ 
  Mayor       Mayor 
 
 
Attest:_______________________________ Attest:______________________________ 
  City Clerk      City Clerk 
  



 

 

EXHIBIT A 
 

LEGAL DESCRIPTION OF SUBJECT REALTY 
 

THAT PART OF LOTS 17, 18, 19, 20, 21 AND 22 IN WAYNE TOWNSHIP SUPERVISORS 
ASSESSMENT PLAT NUMBER TWO, ALSO KNOWN AS WAYNE ACRES, A PART OF 
THE NORTHEAST QUARTER AND SOUTHEAST QUARTER OF SECTION 30, 
TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
ACCORDING TO THE PLAT THEREOF RECORDED MARCH 31, 1945 AS 
DOCUMENT 475538, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
BEGINNING AT THE SOUTHWEST CORNER OF SAID LOT 17; THENCE NORTH 00 
DEGREES 32 MINUTES 43 SECONDS EAST, ALONG THE WEST LINE OF SAID 
WAYNE TOWNSHIP SUPERVISORS ASSESSMENT PLAT NUMBER TWO, A 
DISTANCE OF 1073.17 FEET; THENCE SOUTH 89 DEGREES 27 MINUTES 17 
SECONDS EAST, PERPENDICULAR TO THE WEST LINE OF SAID WAYNE 
TOWNSHIP SUPERVISORS ASSESSMENT PLAT NUMBER TWO, A DISTANCE OF 
472.10 FEET; THENCE NORTH 45 DEGREES 32 MINUTES 43 SECONDS EAST, 64.41 
FEET TO A POINT ON A LINE 8 FEET WESTERLY OF AND PARALLEL WITH THE 
EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL ROAD; THENCE 
SOUTHERLY ALONG A LINE 8 FEET WESTERLY OF AND PARALLEL WITH THE 
EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL ROAD FOR THE NEXT 
SEVEN COURSES; THENCE SOUTH 01 DEGREES 03 MINUTES 09 SECONDS WEST, 
114.99 FEET; THENCE SOUTH 00 DEGREES 59 MINUTES 02 SECONDS WEST, 199.34 
FEET; THENCE SOUTH 00 DEGREES 30 MINUTES 55 SECONDS WEST, 259.41 FEET; 
THENCE SOUTH 01 DEGREES 29 MINUTES 58 SECONDS WEST, 48.38 FEET; 
THENCE SOUTH 00 DEGREES 22 MINUTES 36 SECONDS WEST, 87.29 FEET TO A 
POINT OF CURVATURE; THENCE SOUTHERLY 83.03 FEET, ALONG THE ARC OF 
A TANGENT CIRCLE TO THE RIGHT, HAVING A RADIUS OF 283.00 FEET AND 
WHOSE CHORD BEARS SOUTH 08 DEGREES 46 MINUTES 57 SECONDS WEST, 82.73 
FEET TO A POINT OF TANGENCY; THENCE SOUTH 17 DEGREES 11 MINUTES 17 
SECONDS WEST, 341.75 FEET TO A POINT ON THE SOUTH LINE OF SAID LOT 17; 
THENCE NORTH 89 DEGREES 27 MINUTES 17 SECONDS WEST, ALONG SAID 
SOUTH LINE, 404.95 FEET TO THE POINT OF BEGINNING, IN DUPAGE COUNTY, 
ILLINOIS. 
 
CONTAINING 533,658 SQUARE FEET OR 12.251 ACRES, MORE OR LESS. 
 
  



 

 

EXHIBIT B 
 

BOUNDARY MAP 
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AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4a-ii

Title: 
Consideration of an Annexation Agreement with DuPage Airport 
Authority and GSI Family Investments of Arizona LLC 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: April 14, 2025 

Proposed Cost:  $ Budgeted Amount:  $  Not Budgeted:     ☐
TIF District:  None 

Executive Summary (if not budgeted, please explain): 

As a condition of annexing the property to St. Charles, the landowner, DuPage Airport Authority 
(DAA), and developer GSI Family Investments of Arizona LLC (GSI), are proposing to enter into an 
Annexation Agreement with the City. 

Both DAA and GSI are parties to the agreement – DAA is the current owner of the entire 12.25 acre 
site, and GSI will acquire the western 6 acres (Shown as Lot 1 on the attached Assessment Plat). DAA 
will retain the remainder of the property (Shown as Lot 2). 

The Annexation Agreement identifies rights and obligations for all parties in connection with the 
annexation, development and use of the property. The agreement contains the following terms:  

 Rezoning to M2 Limited Manufacturing District

 Final platting of the GSI parcel in conjunction with Pheasant Run Industrial Building A

 Owner/Developer responsibility for easements and any utility improvements, with
acknowledgement that the City has not planned or provided utility capacity for the site

 Acknowledgement of DAA rights under federal law that preempt City regulation of airport use

 Stormwater detention design standard to prevent open water that attracts waterfowl (which
can be hazardous to airplanes)

 Developer reimbursement for City costs

 20‐year term per State Statute

 Owner agreement not to disconnect

The City Attorney has reviewed the draft agreement. The agreement is not finalized, but the terms are 
not expected to change. 

Staff has scheduled the required Public Hearing for the Agreement for the City Council meeting on 
April 21. The Agreement cannot be approved until after the hearing and approval of the Boundary 
Line Agreement amendment on May 5. 
Note that an Annexation Agreement requires a 2/3 vote of the Corporate Authorities (Mayor + 
Council), which is 8 votes, to pass. 

Attachments (please list):  
Proposed Assessment Plat showing GSI and DAA parcels; Draft Annexation Agreement 

Recommendation/Suggested Action (briefly explain): 
Consideration of an Annexation Agreement with DuPage Airport Authority and GSI Family 
Investments of Arizona LLC 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 



PHEASANT RUN DAA 
ASSESSMENT PLAT 

PAR T OF THE SOU THEAST QUARTER OF SEC TION 30, TOWNSH IP 40 NOR TH , RANGE 9 
EAS T OF TH E TH IRD PRINC IPA L ME RIDIAN, DU PAGE COUN TY, ILLI NO IS. 

________ ILLl~OIS -~ ~h.~ vll:1.~Jl,l\~ET) 

---------------- --=-~---=-=-=·==:__-::-.::==--=.:::::::-· 

PA.RTOF 
LOT25 

PARTOF 
LOTZ1 

Lot 1 

G!f 

PARTOF 
L0T17 

PARTOf 
~rn 

PAATOF 
LOT 22 

PARTOF 
LOTH 

SO\ffi! U~~OHOTII INW•V"" 

A$$CS$1,U1T fUT N'-"'801 

N89"2717"W(M) 493.23'(M) 

I 
I 
I 
I 
I 
I 
I 

p~i20! I I 

: I 
, ,. ,. I 

-·~-= ' : 
I !11 
I ~ I 
I ~ , 
I i:!1 

I 

PARTOf 
LOTll 

PAATOf 
LOT1 9 

r--------------r-i-----=To=w=•·:--:•::o::A-::Di s NO'a.~}~1(M) 
,-----
' : set-;_Q'(Jr,1l 

I 

I 
I 
I 
I 

POINTOFBEGINt<IING 
PAO!'. LOT 3 

1 
- N -

T 
P-:;:---i 

·1 TR~ill11¾ffm11giric 
_:k 

11 .. THORtE I.NT 

! 

! 
7 

$1ATEOflU.IIOI$) , .. 
=•----' 
1Hl:'l1$ TOctRn fYT>U.T OUP--T~,l:'l THl;OWNO'IOf-lOTl ?AIO'.>IOf­
"flOPUITY- ... DDESQll8EOOll1 fll: ,O.$Sl$S~1 PUT ... D™"'!!fU>U.VECA'-'SUl1Hl$AAE10 

~ ~ ~r"~FOA,..:=.U:,:~~~~OIIS£TN>~':"° DOESHEflnY 

OOPAGCA-T .Wn!OfUIY 
1J'OO IKJUINl,IKlfW.DftlVE,SUl'E100 
WEST CHICAGO. IJ.JNOIS601., 

IITATE OFLUNOIS) 

'" =•~ 
( Tl<E '-Mlt~SIGNED.At,IOl """ PV8l1CJ<..,.;,-s,,ic,coo,l!Y.J<ll<f$1AIE 

I :;:;::;:::;;"~- =•-•--~=••"~•-
!_ _______ L ==:_----------:,;;;.,;.;.,.;;,.,.;,.,.:;;;;;(Mr'i,;;:,.~,.'i1,.m•(M:;;,------------

PflEPAREDFOR: 
DUPAGEAIRPORTAUTHDRITY 
C,OLUETKEHANS. BRADY. GAIINER&ARMSTRDNG,LLC 
105E IRVINGPARKAOAD 
ITASCA,11..LINOIS60143 

C~!g ri~ ~~ ~ (j} 5Raceco - ~ e~ ~: 
. .,, ~ ~ . Civil Eneineerine & Surveyine 

spacecomc.com Rosemont. IL - Morris, IL - Indianapolis. IN 

ASSESSMENT PLAT 

DUPAGE AIRPORT AUTHORITY 
WEST CHICAGO, IWNOIS f--+-----+-11J.-.:::: .. ···"""-.. -----<I f--+-----+-IJ .... 1 ... -.... -------< 



 

 
1133404.3 
47648864.5 

 
 
 
 
 
 

ANNEXATION AGREEMENT BETWEEN 
CITY OF ST. CHARLES, DuPAGE AIRPORT AUTHORITY 

AND GSI FAMILY INVESTMENTS OF ARIZONA LLC 
 
 
 THIS AGREEMENT (“Agreement”) made and entered into this ____ day of 

____________________, 2025, by and between the CITY OF ST. CHARLES, Illinois, (hereinafter 

sometimes referred to as the “City”), the DuPAGE AIRPORT AUTHORITY, (the “DAA”), and GSI 

FAMILY INVESTMENTS OF ARIZONA LLC, a Delaware limited liability company (hereinafter 

referred to as “GSI”) (DAA and GSI being hereinafter sometimes collectively referred to as 

“Owners”).  The City and the Owners are hereinafter sometimes referred to as a “Party” and 

collectively as the “Parties.” 

 WHEREAS, DAA is the owner of record of certain real estate, comprising approximately 

12.251 acres, the legal description of which is set forth in Exhibit A attached hereto and made a part 

hereof (hereinafter referred to as “Subject Property”), and which real estate is simultaneously being 

disconnected from the City of West Chicago and is contiguous to the corporate limits of the City;  and 

 WHEREAS, GSI is the contract purchaser from DAA of a portion of the Subject Property, 

depicted on Exhibit A-1, attached hereto and made a part hereof (“GSI Parcel”) and grantee from 

DAA of proposed easements over a portion of the Subject Property appurtenant to the GSI Parcel to 

provide for the access roads and stormwater detention (“GSI Easements”) (collectively the GSI Parcel 

and the GSI Easements, the “GSI Property”); and 



 
 
 

2 
1133404.1 
47648864.5 

 WHEREAS, the Subject Property constitutes territory which is contiguous to and may be 

annexed to the City as provided in Article VII of the Illinois Municipal Code (Chapter 65, Illinois 

Compiled Statutes) (the “Code”);  and 

 WHEREAS, DAA has heretofore filed a Petition for Annexation pursuant to Section 7-1-8 of 

the Code, as amended, in accordance with law;  and  

 WHEREAS, the annexation and development of the Subject Property for the uses and 

purposes provided herein will promote sound planning, will aid in developing the City as a balanced 

community, and will assist the City in realizing the intent of the Comprehensive Plan of the City;  and 

 WHEREAS, the OWNERS desire to have the Subject Property annexed to the City upon the 

terms and conditions hereinafter set forth;  and 

 WHEREAS, this Agreement is made and notices have been provided pursuant to the 

provisions of Section 5-7-1 et seq. of the Code, as amended; and 

 WHEREAS, subject to the terms of this Agreement, the City will extend its zoning, 

building, health, and other municipal regulations and ordinances over the Subject Property, thereby 

protecting the City from possible undesirable or in harmonious use and development of 

unincorporated areas surrounding the City; and 

 WHEREAS, the Corporate Authorities of the City have considered the annexation of the 

Subject Property and have determined that the best interest of the City will be met if the Subject 

Property is annexed to the City; and 

 WHEREAS, by the favorable vote of at least two-thirds (2/3) of the Corporate Authorities 

of the City then holding office, a Resolution has heretofore been adopted authorizing the execution 

of this Agreement. 
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 NOW, THEREFORE, in consideration of the premises and of the mutual covenants and 

agreements herein contained, IT IS HEREBY AGREED BY AND BETWEEN THE CITY, DAA 

and GSI as follows: 

1. ANNEXATION AGREEMENT 

 The provisions set forth in the preamble above are incorporated into and made a part of 

this Agreement.  The Parties further acknowledge that the same are material to this Agreement and 

are hereby incorporated into and made a part of this Agreement as though they were fully set forth 

in this Section 1 and the same shall continue for so long as this Agreement is in full force and 

effect.  During the Term of this Agreement, no portion of the Subject Property shall be 

disconnected from the City without the prior written consent of its Corporate Authorities. 

 Subject to the terms and conditions of this Agreement, concurrent with the Ordinance 

authorizing the execution of this Agreement, the City shall pass an Ordinance annexing the Subject 

Property. 

 The Plat of Annexation of the Subject Property is attached hereto as Exhibit B.  The Plat 

extends the new boundaries of the City to the far side of any publicly dedicated roadway not 

already annexed and includes all of every publicly dedicated roadway within the Subject Property 

so annexed.  Keil Road as depicted on the Plat is not a publicly dedicated roadway. Upon adoption 

of an Ordinance annexing the Subject Property to the City and the execution of this Agreement by 

all Parties, the City Clerk shall cause a copy of said Ordinance and said Plat to be duly recorded 

with the DuPage County Recorder, and duly filed with the DuPage County clerk and send Notices 

of the Annexation, as required by law at the Owners’ expense. 

 Should any person bring a cause of action before any court of competent jurisdiction 

challenging the City’s lawful authority to annex the Subject Property or challenge the method or 
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procedures by or through which the Parties purported to cause the Subject Property to be annexed to 

the City, the Parties agree that they shall fully cooperate to defend such cause of action. 

 Should a court of competent jurisdiction finally determine that annexation of the Subject 

Property was defective because of the failure of the Parties to follow a procedural requirement 

constituting a valid precondition to proper annexation of the Subject Property, the Parties agree to 

promptly cause the Subject Property to be re-annexed to the City in a manner which satisfies all 

procedural requirements. 

 Should a court of competent jurisdiction finally determine that annexation of the Subject 

Property by the City was without lawful authority due to a lack of contiguity, the Parties agree that 

this Agreement shall thereafter be deemed a Pre-Annexation Agreement authorized pursuant to 65 

ILCS 5/11-15.1-1, et seq., and shall remain in full force and effect to the extent permitted by law.  

Thereafter, should the Subject Property become contiguous to the City, if that was the case, the Parties 

agree to promptly take all necessary steps as may then be allowed by law to perfect the annexation of 

the Subject Property to the City. 

 Upon the annexation of the Subject Property, all zoning, subdivision, building and 

development of the Subject Property shall be undertaken in conformity with the requirements of all 

applicable City codes, ordinances, rules, regulations and standards generally in force, from time to 

time, within the City, except to the extent that the same are superseded by more restrictive standards 

imposed by other regulatory authorities having jurisdiction, or as the same may be specifically 

modified or waived by the terms of this Agreement.  Said applicable municipal zoning, ordinances, 

codes, regulations or standards shall otherwise be referred to herein as the “City Zoning Ordinance” 

and/or “City Code,” as applicable and as amended.     
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 During the term of this Agreement, Owners shall not seek or participate in the 

disconnection of all or any portion of the Subject Property from the City pursuant to Article 7, 

Division 3 of the Illinois Municipal Code (65 ILCS 5/7-3-1 et seq.), or any similar statutory 

provision or common law principal with regard to the disconnection of property from the corporate 

limits of a municipality. 

2. ZONING 

 After passing its Ordinance annexing the Subject Property, the City shall pass an Ordinance 

Rezoning the Subject Property from the RE-1 Single-Family Estate District to the M-2 Limited 

Manufacturing District. 

3.  FINAL PLAT A Final Plat of Subdivision for the GSI Parcel shall be submitted to the City 

in accordance the requirements of Title 16 of the St. Charles Municipal Code. The Final Plat shall 

either designate the GSI Parcel as a single platted lot, or combine the GSI parcel with the parcel 

immediately to the west as a part of a larger combined platted lot. A Final Plat encompassing the GSI 

Parcel shall be recorded prior to Final Occupancy of any building located on the parcel immediately 

to the west, known as proposed Pheasant Run Industrial Subdivision Phase 2, Building A. 

4. OFFSITE EASEMENTS AND EMINENT DOMAIN 

 Owners are responsible for obtaining any offsite easements and rights of possession for all 

Land Improvements (as defined in Title 16 of the St. Charles Municipal Code, as amended) and public 

utility improvements necessary for the development of the Subject Property in conformity with 

applicable laws and ordinances.  In no event shall the City be required or compelled to exercise the 

right of eminent domain to secure any such easements. 

5. LIMIT ON CITY RESPONSIBILITY FOR UTILITIES 
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 The City has not planned for nor shall be held responsible for its inability to provide 

capacity, install any utility, or for any loss or damage including consequential damage, or delay in 

installation, caused by strikes, riots, elements, embargoes, failure of carriers, inability to obtain 

material, or other acts of God, or any other cause beyond the City’s reasonable control including 

but not limited to the acquisition of easements, Illinois Department of Natural Resources permits 

or reviews, and Illinois Environmental Protection Agency permits. 

6. REQUIREMENTS OF OTHER JURISDICTIONS 

 It is agreed that the City is not liable or responsible for any restrictions or limitations on the 

City’s obligations under this Agreement that may be required or imposed by any other governmental 

bodies, entities or agencies having jurisdiction over the Subject Property, including but not limited to, 

county, state and federal regulatory bodies.  

7. UTILITY IMPROVEMENTS 

The Owners shall pay for and be responsible for the design, engineering, construction 

engineering, permits and installation of all offsite and onsite Land Improvements necessary to 

service the Subject Property being developed, pursuant to Titles 12, 13, 16 and 18 of the St. Charles 

Municipal Code, and for all Land Improvements related to such unit or phase.  The capacity 

extension of existing City owned electric, water and sewer services, if any, shall be at the sole cost 

and expense of the Owners. 

8. EASEMENTS 

An easement or easements over, under and upon that portion of the Subject Property 

reasonably determined by the City to be necessary of the benefit of the Subject Property for access 

by emergency vehicles or for access for maintenance, repair, replacement and customary servicing 

of all electricity lines, sanitary sewer, storm drainage, stormwater detention and retention, and 
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water main systems, telephone lines, natural gas supply systems, communication facilities and 

other utilities, including but not limited to the GSI Easements, shall be provided by the Owners at 

the City’s request on a final plat for the GSI Parcel in favor of the City and all of the involved 

utility and communications companies, now or in the future receiving a City franchise, their 

respective officers, employees, and agents, together with the location of said utilities as identified 

on the final engineering plans for the Subject Property.  The GSI Easements shall be recorded prior 

to issuance of an occupancy permit for the building located on the parcel immediately west of the 

Subject Property (proposed Pheasant Run Industrial Phase 2, Building A).  

9. GSI IMPROVEMENTS 

GSI shall adhere to measures for the prevention of soil erosion during the development of 

the GSI Property pursuant to the ordinances of the City, the standards of the Illinois Environmental 

Protection Agency, and the recommended procedures of the Kane-DuPage Soil and Water 

Conservation District and any other applicable regulatory agency, whichever is more restrictive, 

as determined by the City.  An erosion control plan shall be submitted by GSI to the City with the 

building or final engineering plans for each building, unit or phase, and shall be subject to review 

and approval of the Director of Community Development.  No earth moving or other construction 

activities shall commence prior to fulfillment of the following conditions:  (1) the City’s approval 

of an erosion control plan;  (2) the installation of erosion control measures and field approval of 

those measures (as field modified at the City’s discretion) by the City Engineer; and (3) submittal 

to City of a cash deposit or letter of credit in form and amount and from an institution acceptable 

to the City Council, in the amount of 115% of the engineer’s estimate to level stockpiles, fill 

unused excavations and restore the black dirt cover and vegetation, and to install erosion control 

measures - for a period of 2 years; such amount shall be subject to review and approval of the City 
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Engineer.  Upon five (5) days’ notice to GSI, the City shall have the right to stop any construction 

of Land Improvements, buildings and other structures if the City Engineer determines that the 

erosion control measures shown on the approved erosion control plan and as field modified are not 

being adequately maintained.  GSI agrees that a stop work order may be issued on these grounds 

against the then owner of the GSI Property on which the violation occurs and will not be lifted 

until all violations are corrected.  GSI agrees that the then-owner shall indemnify and hold harmless 

the City from any and all losses, claims, expenses and penalties, including attorney’s fee, arising 

out of the City’s issuance of a stop work order on these grounds.  

10. DAA IMPROVEMENTS 

The DAA shall have the right to construct and maintain those improvements located on the 

DAA Property, including but not limited to roadways that the DAA deems in its sole discretion 

are useful for or are beneficial with respect to its operation as an airport (the “DAA 

Improvements”).  The City by this Agreement recognizes that its right to zone or approve 

construction or the use of the DAA Improvements is preempted under federal law, solely with 

respect to all such airport activities located on the DAA Property and conducted by the DAA.  The 

City further recognizes that it has no right to regulate anything on the DAA Property related to air 

safety, air traffic or noise generated by the DuPage Airport or the operations related to the use of 

the DAA Property that in any way benefits the DuPage Airport’s use as an airport. The City and 

the DAA also agree that any and all improvements constructed on the Subject Property by the 

DAA that trigger stormwater permitting shall be designed to the standards of the Kane County 

stormwater ordinance as adopted in Title 18 of the St. Charles Municipal Code and shall to the 

extent necessary obtain a permit from the City, not Kane or DuPage County. The Best Management 

Practice (BMP) Volume Reduction requirement under the Kane County Stormwater Ordinance 
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shall not be provided through surface storage ponding, but rather the BMP requirement shall be 

met through alternate methods as listed in the Kane County Stormwater Technical Manual.  

11. WETLANDS 

Owners shall conform with all requirements of the U.S. Environmental Protection Agency 

and the Army Corps of Engineers (“COE”) regarding wetlands.  The drainage and stormwater 

management systems for the development of the Subject Property shall be designed to prevent 

adverse impact upon any wetlands on adjoining property, as determined by the City and COE, to 

the extent consistent with applicable laws and ordinances.  The wetlands delineation and limits 

shall be approved by the City and COE prior to any earthmoving or construction activities. Per 

Title 18 of the St. Charles Municipal Code, Wetland Impacts and Mitigation for Isolated Wetlands 

will require a stormwater permit from Kane County. 

12. REIMBURSEMENT 

 GSI shall reimburse the City for attorneys’ fees, engineering and planning consultants, and 

City Staff review time incurred by the City in connection with the processing and review of matters 

pertaining to this Annexation Agreement, including the drafting and negotiation hereof and any 

ordinances or contracts required to be implemented by the terms hereof.  Payment by GSI to the City 

shall occur within thirty (30) days after receipt by GSI of itemized invoices for such work, and in the 

event of nonpayment of same within said thirty (30) day period, all obligations of the City under this 

Agreement shall cease until payment is made in full.  Payment by GSI may be made under protest, 

and GSI shall have the right to challenge the amount of any invoices if made no more than 120 days 

after invoicing of same. 
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13. MUTUAL ASSISTANCE 

 The Parties hereto agree to do all things necessary and appropriate to carry out the terms 

and conditions of this Agreement and to aid and assist each other in furthering the intent of the 

Parties as reflected by the terms of this Agreement, including without limitations, the holding of 

public hearings, enactment by the City of such resolutions and ordinances as are required herein, 

the execution of permits, applications and agreements and the taking of such other actions as may 

be necessary to enable the Parties to comply with the terms and provisions of this Agreement or to 

perform their obligations hereunder. 

14. OWNERS’ WARRANTIES AND REPRESENTATIONS 

 The Owners represent and warrant to the City as follows: 

 That DAA is legal title holder of the Subject Property; and 

 That GSI proposes to develop the GSI Property in the manner contemplated under this 

Agreement; and 

 That other than the Owners, no other entity or person has any interest in the Subject Property 

as herein proposed; and 

 That the Owners have done all things necessary and convenient and otherwise have fully 

complied with all applicable Illinois law in the annexation and rezoning of the Subject Property 

described in this Agreement; and 

 That this Agreement is binding on and enforceable against the Owners who are signatories to 

this Agreement according to its terms; and 

 That the Owners have provided the legal description of the Subject Property set forth in this 

Agreement and the attached exhibits and that said legal description and exhibits are accurate and 

correct, to the best of the Owners’ knowledge. 
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15. BINDING EFFECT AND TERM 

 This Agreement shall be binding upon and inure to the benefit of the parties hereto, their 

respective grantees, successors in interest, assignees, lessees, and upon any successor municipal 

authorities of the CITY and successor municipalities for a period of twenty (20) years from the date 

of execution hereof. 

16. EFFECTIVENESS OF ANNEXATION AGREEMENT AND ORDINANCES 

 Notwithstanding anything in this Agreement to the contrary, the Parties agree that this 

Annexation Agreement and the Ordinances enacted by the City, in connection therewith shall not 

be effective until and unless (i) the City of West Chicago has passed, executed and delivered to 

the City its Ordinance and Plat disconnecting the Subject Property from the corporate limits of the 

City of West Chicago; (ii) an executed counterpart of an amendment to the existing Boundary 

Agreement between the City of West Chicago and the City, providing for the disconnection and 

annexation of the Subject Property, as provided for herein.  In the event any of the above have not 

been delivered within thirty (30) days after the date hereof, then this Agreement and such 

Ordinances may be rescinded by the action of the Corporate Authorities, whereupon they shall not 

be effective and shall be of no further force and effect and shall be null and void. 
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17. COVENANT RUNNING WITH THE LAND 

 This Agreement constitutes a covenant running with the land and shall be binding upon and 

inure to the benefit of the parties hereto and all of their respective grantees, successors in interest, 

assignees, and lessees, during the term of this Agreement. 

18. HOLD HARMLESS 

 In the event of any claim (including but not limited to a lawsuit) is made against the City, 

its officers, other officials, agents and employees or any of them, or if the City, its officers, other 

officials, agents, employees or any of them, is made a party-defendant in any proceeding arising 

out of or in connection with the annexation of the Subject Property or the development of any part 

of the Subject Property, including but not limited to matters pertaining to hazardous materials and 

other environmental matters, except as may be required by 740 ILCS 35/1 or 765 ILCS 705/1 for 

the negligent or willfully wrongful acts or omissions of the City, its officers, other officials, agents 

and employees, Owners shall defend and hold the City and such officers, other officials, agents 

and employees harmless from all claims, liabilities, losses, taxes, judgments, costs, fees, including 

expenses and reasonable attorney’s fees, in connection therewith, in excess of the proceeds of any 

insurance or indemnification held by the City and actually received.  Any such indemnified person 

may obtain separate counsel to participate in the defense thereof at his or her own expense.  

However, if, in the sole judgment of the indemnified person, the Illinois Rules of Professional 

Conduct require such indemnified person to be separately defended where there is a conflict of 

interest, then Owners shall bear such expense.  The City and such officers, other officials, agents 

and employees shall cooperate in the defense of such proceedings and be available for any 

litigation related appearances which may be required.  The Owners shall not make any settlement 

or compromise of the lawsuit, or fail to pursue any available avenue of appeal of any adverse 
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judgment, without the approval of the City, which approval shall not be unreasonably withheld; 

and 

 If the City, in its sole discretion, determines there is or may probably be a conflict of interest 

between the City and the Owners, on an issue of importance to the City having a potentially 

substantial adverse effect on the City, then the City shall have the option of being represented by 

its own legal counsel.  In the event the City exercises such option, then the Owners shall reimburse 

the City from time to time on written demand from the President of the City and notice of the 

amount due for any expenses, including but not limited to court costs, reasonable attorney’s fees 

and witnesses’ fees and other expenses of litigation, incurred by the City in connection therewith. 

 Owners may be entitled to settle all non-monetary claims upon such terms as it may deem 

appropriate after receiving written approval or written consent of the City. 

 Owners release from and agree that the City, its officers, other officials, agents and 

employees shall not be liable for any liability, losses, judgments, costs, fees including reasonable 

attorneys’ fees and expenses arising out of or in connection with the City’s failure to approve 

preliminary or final plans, provided, however, Owners do not relinquish their right to receive 

approval of their final plans, including final plats of subdivision, building and occupancy permits 

and other permits, approvals and licenses and to such extent Owners retain the right to legal or 

equitable action against the City for declaratory judgment, injunctive relief and mandamus to 

enforce all of its rights under this Annexation Agreement, provided in no event shall the City or 

any official, officer, agent or employee be liable for monetary damages or attorneys’ fees in 

connection therewith, and provided further, that if Owners are successful in any such proceedings, 

then Owners shall not be responsible for the payment of any costs and expenses, including 



 
 
 

14 
1133404.1 
47648864.5 

attorneys’ fees, incurred by the City, its officers, other officials, agents and employees as the case 

may be in such proceedings. 

19. MODIFICATIONS 

 Modifications to this Agreement may be affected by procedures established by law, in force 

from time to time, such as permit its initial approval.  The City and the then owner of record of any 

portion of the Subject Property, even if not the DAA, may agree (only in writing) to modify this 

Agreement with respect to such portion of the Subject Property, so long as such modification does 

not alter the rights or remedies provided herein for any other portion of the Subject Property not 

owned by such owner of record. 

20. ENFORCEMENT 

 It is agreed that the Parties hereto may in law or in equity, by suit, action, mandamus, or 

any other proceeding, including specific performance, enforce or compel the performance of this 

Agreement, which shall include the right of the Parties to recover a judgment for monetary 

damages against each other.  Before any failure of any Party to this Agreement to perform its 

obligations under this Agreement shall be deemed to be a breach of this Agreement, the Party 

claiming such failure shall notify, in writing, as provided below, the Party alleged to have failed 

to perform and performance shall be demanded.  No breach of this Agreement shall be deemed to 

have occurred if diligent efforts to perform have commenced and continue to the satisfaction of 

the complaining Party within twenty-one (21) days of receipt of such notice. 

 This Agreement shall be enforceable in any court of competent jurisdiction by either of the 

Parties, or by any successor or successors in title or interest or by the assigns of the Parties.  The 

Parties agree that any such action must be brought in the Circuit Courts of Kane or DuPageCounty, 

Illinois, and that Illinois law will apply thereto. 
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 Failure of any Party to this Agreement to insist upon the strict and prompt performance of 

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

Party imposed, shall not constitute or be construed as a waiver or relinquishment of any Party’s 

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

continue in full force and effect. 

 In the event the City institutes legal proceedings against the Owners for violation of this 

Agreement, and secured a judgment in its favor, or by settlement, the Owners shall pay all expenses 

of such legal proceedings incurred by the City, including but not limited to, the court costs and 

reasonable attorney’s fees, etc., incurred by the City in connection therewith. 

21. RIGHT TO SELL, TRANSFER AND ASSIGN 

 It is specifically agreed that the OWNERS shall have the right to sell, transfer, lease and assign 

all or any part of the Subject Property to other persons, firms or corporations for building or 

development purposes (as well as for occupancy); and that such persons, firms or corporations shall 

be entitled to the same rights and shall have the same obligations as OWNERS have under this 

Agreement.   

22. NOTIFICATION REGARDING SALE AND AGENCY 

 Within thirty (30) days after the sale, transfer or assignment of all or any part of the Subject 

Property or of the assignment of the beneficial interest in a land trust holding title to the Subject 

Property, OWNERS shall notify the City thereof.  This requirement shall not apply to the sale of 

platted lots to the ultimate occupant thereof for residence purposes but shall apply when there is a sale 

of more than one lot to any one person.   
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23. SEVERABILITY 

 The provisions hereof shall be deemed to be severable;  and if any section, paragraph, clause, 

provision or item herein shall be held invalid, the invalidity of such section, paragraph, clause, 

provision, or item shall not affect any other provision hereof;  provided, however, the CITY shall 

under no circumstances be required to incur any liability or loss or incur any expense for any reason 

in the event that any such section, paragraph, clause, provision or item is held invalid. 

24. JOINT AND SEVERAL LIABILITY 

 The obligations of those parties herein designated as OWNERS shall be and are joint and 

several. 

25. NOTICE 

 Unless otherwise notified in writing, all notices, requests and demands shall be in writing and 

shall be delivered to or mailed by certified mail, return receipt requested, as follows: (Such notices 

mailed shall be considered as served on the date of the postmark). 

If to DAA: 

 Executive Director 
 DuPage Airport Authority 
 2700 International Drive 
 West Chicago, IL 60185 
  
With copies via email and certified mail to: 
  

 Phillip A. Luetkehans  
 Luetkehans, Brady, Garner & Armstrong, LLC 
 2700 International Drive, Suite 305 
 West Chicago, IL 60185 
 Email: pal@lbgalaw.com 
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If to GSI: 
  
 GSI Family Investments of Arizona LLC 

1307 Schiferl Road 
Bartlett, IL  60103 
Attention:  Ron DeRosa and Brian Barrett 

 
With copies via email and certified mail to: 
 

 Honigman LLP 
321 North Clark Street, Suite 500 
Chicago, IL 60606 
Attention:  Marcia Owens 
Email:  mowens@honigman.com 

 
If to the CITY: 
 
 Mayor 
 City of St. Charles 
 2 East Main Street 
 St. Charles, IL  60174 
 
 With copies to: 
 

 City Administrator 
 City of St. Charles 
 2 East Main Street 
 St. Charles, IL  60174 
 
 and via email and certified mail to: 
 

 Nicholas S. Peppers 
 Storino, Ramello & Durkin 
 9501 Technology Boulevard, Suite 4200 
 Rosemont, IL 60018 
 
26. RECORDING 
  
 This Agreement may be recorded in the DuPage County Recorder’s office by any party to this 

Agreement.  GSI shall pay the recording fee. 
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27. AMENDMENTS 

 This Agreement sets forth all the promises, inducements, agreements, conditions and 

understandings between the Parties hereto relative to the subject matter thereof, and there are no 

promises, agreements, conditions or understandings, either oral or written, express or implied, 

between them other than are herein set forth.  No alteration, amendment, change or addition to this 

Agreement shall be binding upon the Parties hereto unless in writing and signed by the parties 

hereto or their successors or assigns.  However, this Agreement may be amended as to any portion 

of the Subject Property only by an Amendment executed by the City and by the Owners of record, 

of such portions of the Subject Property. 

28. COUNTERPARTS 

 This Agreement may be executed in two or more counterparts, each of which taken 

together, shall constitute one and the same instrument. 

29. CONFLICT BETWEEN THE TEXT AND EXHIBITS 

 In the event of a conflict in the provisions of the text of this Agreement and the Exhibits 

attached hereto, the text of the Agreement shall control and govern. 

30. LIABILITY 

 The Parties acknowledge and agree that the individuals who are members of the group 

constituting the Corporate Authorities of the City and the Corporate Authorities of the Owners are 

entering into this Agreement in their corporate capacities as members of such group and shall have 

no personal liability in their individual capacities. 

[SIGNATURE PAGES FOLLOW IMMEDIATELY] 
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DuPAGE AIRPORT AUTHORITY 
 
 
______________________________ 
 Executive Director 
 
Attest: 
 
______________________________ 
 Secretary 
 
STATE OF ILLINOIS  ) 
    )SS 
COUNTY OF DuPAGE  ) 
 
 I, the undersigned, a Notary Public in and for said County, in the State aforesaid, DO 
HEREBY CERTIFY that ____________________, ________________________ (Title), and 
__________________________, ________________________ (Title), of __________, an Illinois 
Corporation, personally known to me to be the same persons whose names are subscribed to the 
foregoing instrument, appeared before me in person and severally acknowledged that they signed, 
sealed and delivered this instrument as their own free and voluntary act and as the free and voluntary 
act of __________ for the uses and purposes therein set forth. 
 
 Given under my hand and seal this ____ day of ________________, 2025. 
   
       ______________________________ 
       Notary Public 
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GSI FAMILY INVESTMENTS OF ARIZONA LLC 
 
BY: ______________________________ 
 
Title: ______________________________ 
 
 
Attest: ______________________________ 
 
Title: ______________________________ 
 
STATE OF _____________ ) 
    )SS 
COUNTY OF __________ ) 
 
 I, the undersigned, a Notary Public in and for said County, in the State aforesaid, DO 
HEREBY CERTIFY that ____________________, ________________________ (Title), and 
__________________________, ________________________ (Title), of __________, an Illinois 
Corporation, personally known to me to be the same persons whose names are subscribed to the 
foregoing instrument, appeared before me in person and severally acknowledged that they signed, 
sealed and delivered this instrument as their own free and voluntary act and as the free and voluntary 
act of __________ for the uses and purposes therein set forth. 
 
 Given under my hand and seal this ____ day of ________________, 2025. 
   
       ______________________________ 
       Notary Public 
 
  



 
 
 

21 
1133404.1 
47648864.5 

CITY OF ST. CHARLES 
 
______________________________ 
 Mayor Lora A. Vitek 
 
Attest: 
 
______________________________ 
 City Clerk Nancy Garrison 
 
 
 
STATE OF ILLINOIS  ) 
    )SS 
COUNTY OF KANE  ) 
 
I, the undersigned, a Notary Public, in and for the County and State aforesaid, DO HEREBY 
CERTIFY that Lora A. Vitek, personally known to me to the Mayor of the City of St. Charles, and 
Nancy Garrison, personally known to me to be the City Clerk of said municipal corporation, and 
personally known to me to be the same persons whose names are subscribed to the foregoing 
instrument, appeared before me this day in person and severally acknowledged that as such Mayor 
and City Clerk, they signed and delivered the said instrument and caused the corporate seal of said 
municipal corporation to be affixed hereto, pursuant to authority given by the Board of Trustees 
of said municipal corporation, as their free and voluntary act, and as the free and voluntary act and 
deed of said municipal corporation, for the uses and purposes therein set forth. 
 
GIVEN under my hand and official seal, this _________ day of ___________________, 2025. 
 
 
       ____________________________________ 
       Notary Public 
 
My commission expires on ___________________________. 
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 List of Exhibits 
  
 
Annexation Agreement: 
 
Exhibit A:  Legal Description of Subject Property 
 
Exhibit A-1:  GSI Parcel 
 
Exhibit B:  Plat of Annexation 
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EXHIBIT A 
 
 LEGAL DESCRIPTION OF SUBJECT PROPERTY 
 
 
 
THAT PART OF LOTS 17, 18, 19, 20, 21 AND 22 IN WAYNE TOWNSHIP SUPERVISORS 
ASSESSMENT PLAT NUMBER TWO, ALSO KNOWN AS WAYNE ACRES, A PART OF 
THE NORTHEAST QUARTER AND SOUTHEAST QUARTER OF SECTION 30, TOWNSHIP 
40 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO 
THE PLAT THEREOF RECORDED MARCH 31, 1945 AS DOCUMENT 475538, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST 
CORNER OF SAID LOT 17; THENCE NORTH 00 DEGREES 32 MINUTES 43 SECONDS 
EAST, ALONG THE WEST LINE OF SAID WAYNE TOWNSHIP SUPERVISORS 
ASSESSMENT PLAT NUMBER TWO, A DISTANCE OF 1073.17 FEET; THENCE SOUTH 
89 DEGREES 27 MINUTES 17 SECONDS EAST, PERPENDICULAR TO THE WEST LINE 
OF SAID WAYNE TOWNSHIP SUPERVISORS ASSESSMENT PLAT NUMBER TWO, A 
DISTANCE OF 472.10 FEET; THENCE NORTH 45 DEGREES 32 MINUTES 43 SECONDS 
EAST, 64.41 FEET TO A POINT ON A LINE 8 FEET WESTERLY OF AND PARALLEL 
WITH THE EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL ROAD; THENCE 
SOUTHERLY ALONG A LINE 8 FEET WESTERLY OF AND PARALLEL WITH THE 
EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL ROAD FOR THE NEXT SEVEN 
COURSES; THENCE SOUTH 01 DEGREES 03 MINUTES 09 SECONDS WEST, 114.99 
FEET; THENCE SOUTH 00 DEGREES 59 MINUTES 02 SECONDS WEST, 199.34 FEET; 
THENCE SOUTH 00 DEGREES 30 MINUTES 55 SECONDS WEST, 259.41 FEET; THENCE 
SOUTH 01 DEGREES 29 MINUTES 58 SECONDS WEST, 48.38 FEET; THENCE SOUTH 00 
DEGREES 22 MINUTES 36 SECONDS WEST, 87.29 FEET TO A POINT OF CURVATURE; 
THENCE SOUTHERLY 83.03 FEET, ALONG THE ARC OF A TANGENT CIRCLE TO THE 
RIGHT, HAVING A RADIUS OF 283.00 FEET AND WHOSE CHORD BEARS SOUTH 08 
DEGREES 46 MINUTES 57 SECONDS WEST, 82.73 FEET TO A POINT OF TANGENCY; 
THENCE SOUTH 17 DEGREES 11 MINUTES 17 SECONDS WEST, 341.75 FEET TO A 
POINT ON THE SOUTH LINE OF SAID LOT 17; THENCE NORTH 89 DEGREES 27 
MINUTES 17 SECONDS WEST, ALONG SAID SOUTH LINE, 404.95 FEET TO THE POINT 
OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS. 
 
CONTAINING 533,658 SQUARE FEET OR 12.251 ACRES, MORE OR LESS. 
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EXHIBIT B 
 

PLAT OF ANNEXATION 
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AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number: 4a-iii  

Title: 
Consideration of a Petition for Annexation for 12.25 acre DuPage 
Airport Authority property east of Pheasant Run Industrial Park 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: April 14, 2025 

Proposed Cost:  $ Budgeted Amount:  $  Not Budgeted:     ☐
TIF District:  None 

Executive Summary (if not budgeted, please explain): 

This agenda item is for a recommendation on the Petition for Annexation submitted by the 
landowner, DuPage Airport Authority. 

The Annexation recommendation is conditioned on: 

 West Chicago approval of the Boundary Line Agreement Amendment

 West Chicago disconnection (deannexation) of the subject property

 St. Charles approval of the Boundary Line Agreement Amendment

 St. Charles approval of the Annexation Agreement with DuPage Airport Authority and GSI
Family Investments

Subject to a recommendation from the Committee, staff will notice the Annexation action for the May 
5 meeting.  

Per State Statute, notices will be sent to affected taxing jurisdictions advising them of the City’s 
planned Annexation action. 

Attachments (please list):  
Petition for annexation, Plat of Annexation 

Recommendation/Suggested Action (briefly explain): 
Consideration of a Petition for Annexation for 12.25 acre DuPage Airport Authority property east of 
Pheasant Run Industrial Park 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 



STATE OF ILLINOIS ) 

) 5S 
COUNTY OF KANE ) 

BEFORE THE MAYOR AND CITY COUNCIL 
OF THE CITY OF ST. CHARLES, ILLINOIS 

PETITION FOR ANNEXATION 

Form 112: No Electors 

The undersigned Petitioners hereby respectfully petition to annex to the City of St. Charles, Kane and DuPage 
Counties, Illinois, the territory described as follows: 

See Exhibit "A" attached hereto and made a part hereof 

Commonly know as: SOUTH OF THE SOUTHWEST CORNER OF ILLINOIS ROUTE 64 AND KIEL ROAD, WEST CHICAGO, IL 

Parcel Number(s): 
PART OF 01-30-401-019 

And under oath state (s) as follows: 
1. Your undersigned Petitioner (s) is (are) the sole owner (s) of record of the territory hereinbefore described, and 

•have) (has) also executed this Petition as such owner. 

2. The territory hereinbefore described is not within the corporate limits of any municipality. 

3. The territory hereinbefore described is contiguous to the City of St. Charles, Kane and DuPage Counties, Illinois. 

4. There are no electors residing within the territory herein before described. 

WHEREFORE, Petitioner(s) respectfully request(s) that the corporate authorities of the City of St. Charles, Kane 
and DuPage Counties, Illinois, annex the territory hereinbefore described to said City in accordance with the provisions 
of the Petition and in accordance with law. 

The undersigned petitloner(s) and elector(s), being first duly sworn on oath, state(s) that the statements set 
forth in the petition for annexation above are true and correct. 

Datedthis 17-lfv dayoflt;f;; ,20_ .A~ 

OFFICIAL SEAL 
BRUCE E GARNER 

NOTARY PUBLIC, STATE OF ILLINOIS 
MY COMMISSION EXPIRES: 03/06/2026 

OWNER(S) 

DUPAGE AIRPORT AUTHORITY 



SUBM ITTED BY; 
CITY OF ST. CHARLES 
2E.MAINST 
ST. CHARLES,IL6017• 
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SOIJT1iW'cSlCOlll'IEROFLOT11 
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AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number: 4a-iv   

Title: 
Plan Commission recommendation to approve a Zoning Map 
Amendment, upon Annexation, for Pheasant Run Industrial Park – 
former Driving Range Property 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: April 14, 2025 

Proposed Cost:  $ Budgeted Amount:  $  Not Budgeted:     ☐
TIF District:  None 

Executive Summary (if not budgeted, please explain): 

GSI Family Investments has filed an application for Zoning Map Amendment requesting rezoning of 
12.25‐acres of the former Pheasant Run Driving Range property. The property is proposed for 
annexation to St. Charles. The default zoning upon annexation is RE‐1 Single‐Family Estate. Requested 
zoning is M‐2 Limited Manufacturing.  

The property will be used for improvements in connection with the adjacent Pheasant Run Industrial 
Park, specifically stormwater detention and two access drive connections to Keil Road. The requested 
M‐2 zoning is consistent with the Pheasant Run Industrial Park zoning.  

Plan Commission held a public hearing on 4/8/25 and recommended approval by a vote of 6‐0. There 
was no public comment. One public comment letter was received and is attached to the packet.  

If approved, the rezoning would go into effect upon annexation of the property.  

Attachments (please list):  
Plan Commission Resolution, Staff Report, Application, public comment letter  

Recommendation/Suggested Action (briefly explain): 
Plan Commission recommendation to approve a Zoning Map Amendment, upon Annexation, for Pheasant Run 
Industrial Park – former Driving Range Property. 

CITY O f 
ST. CHAR LES 

ILLINOIS • I 834 



City of St. Charles, Illinois 

Plan Commission Resolution No. 2-2025 

 

A Resolution Recommending Approval of a Zoning Map Amendment for 

Pheasant Run Industrial Park-Driving Range Property (GSI Family 

Investments of Arizona LLC)  
 

Passed by Plan Commission on April 8, 2025 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review requests for Zoning Map Amendments; and, 

   

 WHEREAS, the Plan Commission has held a public hearing and has reviewed the petition 

for Zoning Map Amendment for Pheasant Run Industrial Park-Driving Range Property (GSI 

Family Investments of Arizona LLC); and, 

  

 WHEREAS, in accordance with Section 17.04.320.D, the Plan Commission has considered 

the following findings for Zoning Map Amendment:  

 

FINDINGS OF FACT FOR MAP AMENDMENT 

 

1. The existing uses and zoning of nearby property.  

The property is immediately adjacent to the Pheasant Run Industrial Park, which is zoned 

M-2. The property is being rezoned in order to provide an additional method of access to 

the Pheasant Run Industrial Park from Keil Road and to provide stormwater detention for 

such improvements. The property is also surrounded by property owned by DuPage 

Airport Authority. 

 

2. The extent to which property values are diminished by the existing zoning 

restrictions.   

The existing zoning classification is not appropriate for the location of the property. Since 

it is being annexed, it will automatically be zoned RE-1, the most restrictive zoning. The 

property is located in an industrial area and the zoning should be consistent with the area 

in which the property is located.  

 

3. The extent to which the reduction of the property's value under the existing zoning 

restrictions promotes the health, safety, morals or general welfare of the public. 

The existing zoning is out of character for the surrounding property and, therefore, does 

not promote the best interest of the public.  

 

4. The suitability of the property for the purposes for which it is presently zoned, i.e. 

the feasibility of developing the property for one or more of the uses permitted 

under the existing zoning classification.  

 



Resolution No. 2-2025 

Page 2 
 

The property is not suitable for a residential zoning classification. There is no residential 

use in the immediate area. 

 

5. The length of time that the property has been vacant, as presently zoned, considered 

in the context of the land development in the area where the property is located.  

 

The property is being concurrently annexed into St. Charles, but has been vacant and 

used as a driving range for more than a decade.  

 

6. The evidence, or lack of evidence, of the community's need for the uses permitted 

under the proposed district.   

 

The use of this parcel for additional driveways into the Pheasant Run Industrial Park has 

been contemplated since the inception of the Industrial Park. This will allow additional 

access and traffic to access the Industrial Park. 

 

7. The consistency of the proposed amendment with the City's Comprehensive Plan. 

The proposed amendment is consistent with the City’s Comprehensive Plan, as it is 

consistent with the original approval for the Pheasant Run Industrial Park.  

 

8. Whether the proposed amendment corrects an error or omission in the Zoning 

Map. 

 

The amendment assigns the proper zoning to the Property upon annexation.  

 

9. The extent to which the proposed amendment creates nonconformities.  

The proposed amendment does not create nonconformities. 

 

10. The trend of development, if any, in the general area of the property in question.  

The property conforms with the trend in development, as it provides driveways into the 

newly constructed Pheasant Run Industrial Park.  
 

 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend 

to the City Council approval of a Zoning Map Amendment from RE-1 Single Family Estate 

District to M-2 Limited Manufacturing District for Pheasant Run Industrial Park-Driving Range 

Property (GSI Family Investments of Arizona LLC), upon annexation to the City of St. Charles, 

IL.  

 

Roll Call Vote:   

Ayes:  Moad, Lawson, Wiese, Ewoldt, Fitzgerald, Vargulich 

Nays:  None 

Absent:  Funke, Rosenberg, Gruber 

Motion carried:  6-0 
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 PASSED, this 8th day of April 2025. 

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



Community Development Department 
 

Staff Report 
          Plan Commission Meeting – April 8, 2025 

 
 

 
Applicant: GSI Family Investments of 

Arizona, LLC  
Pheasant Run Driving Range Property 

 
Subject Property 

Property 
Owner: 

DuPage Airport Authority   

Location: West of Keil Road, north 
of Tower Road  

Purpose: Rezone 12.25 acres to M-2 
upon annexation  

Application:  Zoning Map Amendment 

Public Hearing: Yes   

Zoning: Current: City of West 
Chicago A- Airport District  
Proposed: City of St. 
Charles M-2 Limited 
Manufacturing  

Current Land 
Use: 

Airport- open space  

Comprehensive 
Plan: 

N/A   

Summary of 
Proposal:  

The subject property is a portion of the former Pheasant Run Resort Driving Range. 
The property is located in the City of West Chicago and is owned by the DuPage Airport 
Authority. A Petition for Annexation has been submitted requesting the property be 
annexed into St. Charels to proceed with development improvements in connection 
with the adjacent Pheasant Run Industrial Park, specifically stormwater detention and 
access drive connections to Keil Road. The default zoning upon annexation is RE-1 
Single-Family Estate. The proposed M-2 zoning would go into effect upon annexation 
of the property; City Council action on the annexation is expected in May.   

Info / 
Procedure on 
Application: 

Zoning Map Amendment: 

• Revision to the zoning map to change the zoning district of a specific property.  

• Public hearing is required, with a mailed notice to surrounding property owners. 

• All findings need not be in the affirmative to recommend approval – 
recommendation based on the preponderance of evidence. 

Suggested 
Action:  

Conduct the public hearing and close if all testimony has been taken.  
 

The Plan Commission may vote on this item should the Commission feel that they have 
enough information to make a recommendation.  
 
The applicant has provided responses to the Findings of Fact for Map Amendment for 
the Commission’s consideration.  

Staff Contact: Ellen Johnson, Planner II 

 
 

CITY OF 
ST. CHARLES 

ILLINO IS • 1834 
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I. PROPERTY INFORMATION  
 

A. History / Context  
 

The subject property constitutes 12.25 acres adjacent to the eastern boundary of the St. 
Charles corporate limits. The property is a portion of the former Pheasant Run Resort Driving 
Range and is owned by the DuPage Airport Authority. The property is located in West Chicago.    
 
In 2022, the City approved the Pheasant Run Industrial Subdivision on the 85-acre former 
Pheasant Run golf course property. The golf course property was rezoned to M-2 Limited 
Manufacturing and the property was subdivided into four lots, making way for construction of 
the Pheasant Run Industrial Park (PRIP), which includes 1.1 million square feet of industrial 
space within four buildings. Access to the site was planned from Rt. 64 at Pheasant Run Drive, 
Kautz Road, and Keil Road.  
 
Construction of Phase 1 of PRIP is approaching completion and includes the three western 
buildings (Buildings B, C, D) and access connections to Rt 64 and Kautz Road. Phase 2 includes 
the final, eastern building (Building A) and driveway connections to Keil Road to the east. The 
exhibit below provides further details on development approvals over the past five years 
related to redevelopment of the entire Pheasant Run property.  

 
 

B. Zoning  
 
The subject property is currently located in the City of West Chicago with an “A- Airport 
District” zoning designation. The Pheasant Run Industrial Park to the west is zoned City of St. 
Charles “M-2 Limited Manufacturing”, and with City of St. Charles “BR Regional Business” 
zoning over the commercial properties fronting E Main Street.   

r.t 

Pheasant Run Resort 
Subdivision- Lots 2 & 3-

Approve<I in 2020 

OU1UJT IWICB. 
,oYf ...... ,..-"'41 

R.0.W. 
PAAal. _,. 

... \,l..,C,J 

McGrath Business Center PUD­

Approved by City in 2021 

. . 
' "°""'-"'°""""'••,!._ 

OUl1.0T 
PMCEl. ........... -..,,,iwu 

Former Driving Range­

DuPage Airport Property 

(in West Chicago) 

-PMCB.J ...... .,0 .. #C.J 

' 
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 Zoning Land Use 

Subject Property A- Airport District- City of West Chicago Airport/open space 

North A- Airport District- City of West Chicago  Airport/open space 

East A- Airport District- City of West Chicago  Airport/open space 

South A- Airport District- City of West Chicago Airport/open space 

West M-2 Limited Manufacturing  
 

Pheasant Run 
Industrial Park 

 

 
 

C. Comprehensive Plan 
 
The subject property was not included in the Land Use Plan adopted as part of the 2013 
Comprehensive Plan. At that time, Pheasant Run Resort was still in operation and future 
redevelopment of the area was not yet planned. As such, the Parks/Open Space designation 
does not reflect the Industrial/Business Park land use which was subsequently approved with 
the Pheasant Run Industrial Park.  
 
The proposed Industrial/Business Park land use is compatible with adjacent land uses, 
including the adjacent industrial park and DuPage Airport to the north, south and east. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Zoning Map 

Land Use Plan 
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II. PROPOSAL 
 

GSI Family Investments of Arizona, LLC, developer of the Pheasant Run Industrial Park, has filed an 
application for Zoning Map Amendment requesting rezoning of the 12.25-acre subject property 
upon annexation to St. Charles. DuPage Airport Authority has also signed the application as 
property owner.  
 
The pending annexation of the subject property and rezoning to M-2 will facilitate improvements 
planned in connection with Pheasant Run Industrial Park, as shown on the plan excerpt below, 
including:  

• Stormwater detention basin on the western portion of the subject property.  

• Two access drives connecting the Industrial Park to Keil Road.   
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
A Final Plat of Subdivision and associated Final Engineering plans for Phase 2 of Pheasant Run 
Industrial Subdivision is currently under review by the City. The applicant has indicated that the 
Phase 2 Plat and plans will be modified to incorporate the subject property and planned 
stormwater and access drive improvements. Plan Commission review of the Final Plat for Phase 2 
is expected to occur in the coming months.  

 
III. PLANNING ANALYSIS 
 

 

A. Proposed Zoning  
 
Per City Code, property annexed into the City of St. Charles is automatically zoned RE-1 Single-
Family Estate District, which is the most restrictive zoning designation. This zoning is not 
appropriate for the intended land use of the subject property.  
 
Proposed zoning of the property is M-2 Limited Manufacturing. If approved, this zoning would 
go into effect upon City Council approval of the submitted Petition for Annexation. The 
purpose of the M-2 District is provided in Ch. 17.16 as follows:  
 

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 

L 

: BASIN 

~ _:;;,.; -·=-=-====:_ 



Staff Report – Pheasant Run Driving Range Property          April 8, 2025 
 

5 
 

public rights-of-way. Outdoor storage and loading, and other outdoor activities, shall be 
adequately screened. 

 
The proposed M-2 zoning is consistent with the adjacent Pheasant Run Industrial Park zoning 
designation.   
 
The applicant has provided Findings of Fact as part of the Map Amendment application.   
 

B. Proposed Use 
 

Proposed use of the property as part of the Pheasant Run Industrial Park improvements, 
specifically for stormwater detention and access drives, is consistent with the proposed M-2 
zoning.  
 
The Traffic Impact Analysis prepared in connection with the Pheasant Run Industrial Park 
included the two drive connections to Keil Road. Traffic impacts to the surrounding roadway 
network were analyzed based on all three contemplated access points: Pheasant Run Drive at 
Rt 64, Kautz Road, and Keil Road. Keil Road is a private road owned by the DuPage Airport 
Authority. It is not part of the property to be annexed and rezoned; it will continue to be 
located in West Chicago.  
 

   
IV. OPTIONS FOR PLAN COMMISSION ACTION  

 
1. Public Hearing – Close or Continue  

If the Plan Commission feels they have adequate information the public hearing may be 
closed. The public hearing may be continued if additional information is deemed necessary to 
provide a recommendation.  
 
If Public Hearing is closed-  
 

2. Make a Recommendation to Planning & Development Committee 
 
There are 10 Findings of Fact for Zoning Map Amendment. All findings need not be made in 
the affirmative to recommend approval.  Recommendation shall be based on the 
preponderance of evidence. The Findings are as follows:  
 

1. The existing uses and zoning of nearby property.  
2. The extent to which property values are diminished by the existing zoning restrictions.   
3. The extent to which the reduction of the property’s value under the existing zoning 

restrictions promotes the health, safety, morals or general welfare of the public.   
4. The suitability of the property for the purposes for which it is presently zoned, i.e. the 

feasibility of developing the property for one or more of the uses permitted under the 
existing zoning classification.   

5. The length of time that the property has been vacant, as presently zoned, considered in 
the context of the land development in the area where the property is located.  

6. The evidence, or lack of evidence, of the community’s need for the uses permitted 
under the proposed district.   

7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  
8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 
9. The extent to which the proposed amendment creates nonconformities.   
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10. The trend of development, if any, in the general area of the property in question.   
 
The applicant has provided responses to the Findings of Fact (attached).   
 

a. Recommend approval of the application for Zoning Map Amendment.  

• Staff does not have any outstanding comments; the recommendation does not 
need to include a condition regarding resolution of staff comments.   

 
OR 
 

b. Recommend denial of the application for Zoning Map Amendment.  

• Plan Commission must substantiate how certain findings are not being met in order 
to recommend denial.  

 
V. ATTACHMENTS 

• Application for Zoning Map Amendment; received 3/21/25  

 



City of St. Charles 
Community Development Dlvlslo11 

2 E. Main Stfflet 
St, Charles; It 60174 

Phone: (690) !'1-4443 
Emalh td@sttharlesll,IOV 

ZONING MAP AMENDMENT APPLICATION 
~~~~~~~~~~Q~~••Q~au~~ -~~ 

For City Use 
Project Name: 

R@telv@d Dote I 
I 

\?.,b~sw,\-RW\ -Qc:,\l\n,9RQ.mqe. ~nt.xa.f'lc.---. 
oo ;i 5 .. pf\~ oo~ 

RECEIVED I 

Proj@tt Numb@r: 
Cityvl@W Project Number: 

-=,;:- :;....;:;;.....:.:::-...- ......__ 

/J L 1!1/J,.,J. o~ 5C>9.Q ~ _:[ I MAR 212025 
I 

I City of St. Charii~S 
ri- --nn;h, n.,. I ''.fl>"l.,".,.,t UJlW llw.M;&&.F J.A.'ir. .,. - -~- '-•- i.. 

• FIi~ th/$ appllcatlon to request a zon,ng mop amendm@nt (,~zoning) for a property. 
• Complete the opplication ond submit with all requlMd nttdchm@nts to th@ Commun1ty Development Division. 
• The Information you provide must be complete and or:turaM, If you ht1ve any questions pler:mi tontatt the 

Community Developmtmt IJ1\llsion. 
, City staff wlll rivll!w th~ submittal for completene!S and f~r ct;mpliante w,'th applleable rl?quirementl prior to 

esttibllshlno a pub/it Marl11g dote, 

-- - - - . -
1, Property Location: 

Information: 4051 It MAIN STREET, St. CHAFU.ES, I 
. - --·-· -·- ... -- - - ....... 

Partel Number (s): 
PART OF 01--30-401--0H~ 

- - ·- ---· - ---- -· ,. -· - -
2, Applicant Name: Phone: 

Information: GSI FAMIL V INVESTMENTS OF ARIZONA LLC 830"580-0344 
-- -- -

Address £mall~ 
PAT@CSSIPAMIL. V,OOM 

1307 SCHlFERL ROAD 
BARiLETT, IL 6010~ 

~ - . -· --- - . - . - --
9. Record Owner Nam~: Phone: 

Information: OUPAGE AIRj:,ORT AUTHORITY e30 .. 2oe-e ff 3 
-- - - .... -

Address: E111all: 

--

2700 INTE~NATIONAL DRIVE 
MtlOL.~S@OUPA~E:AIRPORT.G wesr cH10Ac;ol 11.. 00185 

-- - b - -

1 



4. Zoning_& Use Information: 

Current :zoning of th@ property: RE .. , Siflgte~Famlly Estate District 

Current use of the property~ VACANT DRIVING RANGE: 

Comprehensive Plah land use designation of the property: N/A 

Is the property a designated Landmatk or lh a Historic Olstrltt? No 

Proposed zonlng of the property: M--2 Limited Manufacturing District 

Proposed use of th@ prop1uty: STORMWATER OEiENTION ANO DRIVEWAYS 

If the proposed Map Amendment ls approved. whiit lmprovem~nts or construttioh ~ue planned? 

The pfflposed improvement$ coru~i$\ of the COl'l$buttloh of driveways that will serve the p;heasant Run 
lndustrlal Park and related atormwllter detention. 

s. Required Attachments; 
If multipl~ zoning or iubdiviiion applitrJtions wm b~ submitMtJ eoncurrently1 do not submit duplicate theckllst items 
or plans. F@e must bli paid for @ath applientior,, 
Pro11lde 1 copy of eat:h ~quited Item~ unless oth@rwiu noted. 

II.I At,PLICAllON FEE: $SOO 

I ✓ I REIMBURSEMENT OF FEE~ AGREEMEN'T: An orlglnali ~><@eut@!d Relmburs@nU~ht of ~ees Agt@@ment and d@poslt of 
funds In tscrow with th@ city, as provided by Appendl)t B ohhe lonlng Otdln~ne~. 

I ✓ I REIMBURSEMENT OF FEES INITIAL DEPOSll': Oeposlt of funds In e~trt>w with the City, Required d@l}t>slt ls based on 
review I { b f I' I f'I d) d th I fth bj tems nu!f\ _@r o app ,cat_ons 1@ an @U@O esu @tt l')fflJ)tH,Y! 

Number of 
Under 5 Atr@S 5~1S Atf@S 16-75 Atres Over 1S Atr@s 

Review Items --
l - $:l.1000 

. - $s~ooo · $4,000 $S1000 
2 or3 $3,000 SSiOOO $6,00Q_ - '. - $8,000 

4 Ot MOr@ $41000 _ $6,$100 $8000 • • 
$11t000 

I ✓ I PROOF OF OWNERS .. IP: a) A current tltle pollcy report: or 
b) A de@d ind a currant title sei!rth 

NOrlt: Pr/Vote covenant! und d@ed ~sttletff)HJ ean ltmlt pnwte pn>petty rlohts w,th t@s~et to tit@ us@ t,f ltmd @Vefl thauoh the 
City's zoning Ordlnante fflttY outharite th@ us@ or a less reitrldive us@, W@ stro11gty advise that you p@f/t,mi a title .sHrth on tile 
prop@rty to detem1ln@ if th@r@ anv privot@ eo~flanti containing us@ r@:stfittlMs 61'" 6th@r dHd f@strletitms. A! tho.re private 
t:t'JVelliittt:s 011d deed re~trictions may conflict with the Cit)ls ltmlilg Ordil'lonee~ it is Jurth@r reeomm@nded that you consult with 
an attomey to obtain on c,pJniM w,th r@:sp@tt tb wheth@r Y{>Ut 1ttter1detl us@ i! tompatlbte with those restridlbfls, 

I ✓ I OWNERSHIP DISCLOSUR.Et Use the approprlatte dl~closu~ form t~ttachetl)i if thf! own@r or applh:1u,t ls a 
PattnetshiPi corporatlem, Trust, or LLC. 

City t,f st, Clidrli!s laftillfl Md~ Ain~mfffl~t Ap;,limtloll 



[I] LETTER OF AUTHORIZATION: If the property owner Is not the appllcant1 an orlglnal letter of authorization from the 
pmperty owner permitting the applltant to file the 2onlng ~PJ:>lltation with the City of St. Charles for the subjeet 
property. 

l:J.] LEGAL DESCRIPTION: ~or entire subject property; on 8 1/"J. x 11 inch paper and Mltrosoft Word fll@, 

[✓ I PLAT 0~ SURVEY: A turreht plat of survey for the subjett property showing all existing Improvements on the 
property; prep;ned by a registered Illinois Professional land surveyor. 

[✓"I SITE PLAN1 A site plan drawn to sc()le to d@mor.strate that the prop~rty can rneet the rnltiitnum requirements of the 
proposed ionlng district (Including setbacks, landscapl11s. parking, ett,), 

I ✓ I FINDINGS OF FACT: Fill out th~ attathQd fotrn, 

[/.] ZONING COMPLIANCE TAbLE: Fill out the attached worksheet to eornpare the te(lulrements t>f the propil~ed 
Zoning District with thf! existlng/propos@d dev@IOf)h'\Mt. Us@ the R@slde"tl.11 tabl@ for f@sld~htlal zOf\lli; and 
th@ N0rireslder1tlal tabl@ for Ml'lresld@ntlal zoning. 

I I I LISl' OF PROPERTY OWNERS WITHIN 250 t=T,t FIii out the atta<:hed form or submit ol'l a separate shMt. lhe for111 or 
the 11st must b@ slgMd and nt>tarlzetL Prbp~rty owntmhlp Information may bt! obtaln@d usln~ Kane Coufity1s 
lnterae:tM~ ms mappll'I~ tool: http://glstech.countvofkane,ora/glslms/kanemap/kanes1s4 AGOx.html 

Ii' I SOIL AND WATER CONSERVATION OISflUCT NATURAL RESOURCES INVENl'Oi\V APPLICATION! As r@t1ulred by 
State lawi submit a Natural Resources lhventory (NRI) c1pplleath::)h and required fee dlr£it:tly to the Kan@-DuPage Soll 
and Water Conset'Vation Oistrlct Provide a copy of tompleted N~I .1ppllcatlon to the City, The! NRI applitatlon cah 
be fouhd 011 the Kane-DuPage SWCD website: http://www,kanedupageswcd.org/kd/natural-resource-inventoey 

I { I ENDANGERED SPECIES REPORT: As re~Ulr@ci by Stat~ law; fll@ al'I EndMgered Sp@cles Cons~ltatloh Agency A~tlon 
with the lllinols DeparttnMt of Natural ~esources. Provld!! a copy of the report to the City. The ol'lllhe Eeologrcal 
Compllanee Assessrnent Tool (l:toCAT) should b~ uti112ed: https;/ldnr2,m1nols.gov/Ec0Publlc/ 

[{I KANE COUNTY TRANSPORTATION IMPACT FEE: 'The kill'le County Road lmprovemeht Impact l=et! Ordinance 
api)llas to MW r~sldential ahd non-resldet\tial development wlthih Kahe county, ihe hnpatt fee is determiMd by 
Krrne County upon submittal of an applleatlon to Kane Coul'\ty Department of Transportation at the time of 
bulldli,g permit. At this stage> th@ Impact Fee t:stlrnator Tool eah be used to estimate the cost of the fee: 
http://kdot.countyofkane_.org/Pages/lmp~ct-Fees.aspx 

I (we) certify that this application and the documents submitted with It are tru@ and torr@tt to the bl!st of my (our) 
knowlod1e and bellef, 
OIJPA. G~ AIRPORT AUi HORIT-\, ,. 

BY:= ~ &f:. _IL./-<---R0cord:. · 
C3S1 PAMIL Y INVi:STMENTs 0~ A~l:ZONA LLC 

av: 
Applleaht or Authorited Agent 

tltv of St, t ll@fllfs Zofti»g Mop Aim!hdln@ht Afjp/it11tioll 



fl I U:ffSR OF AUTHOMiZA~ION~ If the property owru~r Is Mt th@ applicant, ah orig~nal letter of authorization from the 
property owner permitting the applltant to file the toning ~pplleatlon with 'th@ City of St, Charle$ fur th@ subject 
property, 

[l] LEGAL DitSCRIPTIONt For entire subject property. or. 8 1/2 t 11 inch paper and Mltro$oft Word file. 

[{] PLAT OF SURVEVt A current plat of survey for 'the subjeet property showing all existing lmprovem@flts (HI the 
··· · · ptt>perty1 prepared by a reglsterM llllnots Proh!ssloMI Land Surveyor. 

I I I SltE PLAN! A site plan drawn to scale to demMstret@ that th@ prop@rty tan meet th@ mlnltnum requirements of th@ 
· · proposed toning district (lntludlng setbaeks1 landseaplng, p~tklng1 etc.), 

I ✓ I FINDINGS OF FActt Fill out the attached form, 

[.ll ZONING COMPLIANCE TABL~: Fill out th@ attached wotksh@et tt> COh'lpare the .requltemeflt$ t>f th@ i,roposed 
Zoning District With th@ @)tlUlng/propos@d developm@nt Use the Resldentl~I table for resldenU;I tOl\lf\g and 
th@ Nonresidential table for nonrtsld@ntlal zoning. 

1£1 LIST OF PROPERTY OWNERS WITHIN 250 FT,i FIii out the attath@d form or submit on a separate sheet. ihe form t>t 
the list must be signed and natatlz@d. Propl!lirty own@rshlp lhfomu1tlon may be obtained using Kan& County's 
Interactive tats mapping tool: http:1111uech.countvofkane,o,alglslm.sl1tanemap/kane11s4 AGO>t.html 

rll SOIL ANO WATER CONSERVATION DISTRICT NATURAL RESOURCH INVENTORY APPLICATION: M requlr@d by 
- State law, submit a Natural Resources Inventory (NRI) application 11nd required f@e t:llt@ttly to the Kane~DuPage Soll 

and Water Conset'\latlon Dlstrltt. Provld@ a eopy of completed NIU applitatlon to the City, Th@ NA.I ;1pplltatlon ean 
be four'ld on the Kan@ .. Oul>age swco w@bglte~ httg;/lwww.kanedupageswtd,or;s/kd/rJat1.1r1.t1~resoutce•lnventw 

I ✓ I ENDANGERED SPECl~S REPOR'r: As requited by state law. file ~n Endaneered Specie$ Conimltatlon AAency Action 
with the llllnots Oepaftment of Natural A@sourtes. l>rovlde a copy of the repent to the City. The online Ecological 
Compliance Assessment Toal (EtbCAT) should b@ utlli~ed: https;//dnt2,1llloo1s,sovlEcoPublltl 

rlJ KANE COUNTVTRANSPORTATION IMPACT l=I:~~ The Kane Coul\ty Road lmi,rovement Impact Fee Ordinance 
applies to new resldentlal and non-residential development within Kane County. The Impact fee Is determined by 
l<:ine County upon submittal of ah applicatioh to l<ane County bepart111ent of Transportation at the time fif 
building p@tmlt. At thi!i stage, the Impact ~e@ E!itlmator ioe,I tat\ be used to estimate the tost of the fee: 
http://kdot,countvofkane.orr,l,Pa&e'S/lrn9act .. fees;as9>t . 

I (we) t:l!rtlfy that this applleatlon ahd the documents submitted with It an! true and earffltt to the bHt of mv (our) 
knowledge and belief. 
OUPAG~ AIRPORT AUiHO~liY 

BY: 

t,ty of St, ellarle:s rlotilllO Map Alfllffldmitht App//OOth>il 



STATE OF ILLINOIS ) 
)SS. 

KANE COUN'fV ) 

OWNERSHIP DISCLOSURE FORM 
LIMITED LtABllllY COMPANY (L,L.C,) 

1, ~OUARDO GREeo being first duly sworn on oath depose and 1niy that I ilif'I 

Manager of ___ o_s_, _FA_M_1L __ 'V=-1N .... V ____ liS_T_M_EN_f=S .... o .... i= A_,__R_lz_-o __ N ___ A __ LL ___ e ___ t ah llllno,s Limited llabllity 

company (L.LC,). and that th~ following persons ar~ all of the m~mbers of the said L.Le.: 

GINA CUSUMANO 

PASQUALE G~ECO 

ROBISRiO GRECO EDUARDO GRliOO 

By: 

Subscribt!d and swotn before me this ~~ day of 

Notary Publlc 

4 



OWNEltSIDP DISCL0StrRE FoRM 
GOVERNMENtAL ENtlTY 

St~te t>f Illi11ois ) 
) ss. 

DuP~ge County ) 

I. Phillip A. Luetkehans~ being first duly swotn on oath d~pose and say that l atn Geru,ral 

Counsel to the DuPage Airport Authority, an Illinois Special Disttict, 

Subscl'ibed and Swo1·n hetbte 1ne 

this . 3/ /JC day of May~ 2024, 

.~A.~ 
Notary Public 

OFFICIAL SEAi. 

By: ' -te<Z G E :@;; =­
Gene1·al Counsel 

DEBRA A AND£RSON 
NO'tA~V P09llC. $fA'ra OI= llllNOlS 

MV COMMISSION ~PIRES: 0Si09/l028 



FINDINGS OS: FACT .... MAP AMENDMENT - SIU! AirACH~D PAGES 

the St. Charl@s lonlng Ordlnam:e ~quires the Plan Commission to tonsld@t /iict:ors list~d b@lt;w In 
making o reeommemiotlon ta th@ City Count/I. 

As an applleant> th@ Nburd@n of pro,:,f1 Is @n you to sh@w why th@ proptJsed 1onlng is mf3rt nppn;prlate 
than the tJtlsting zoning. Therefore, yoli n@ed to "'mak~ yDur tase" bV@kploining how th@/ollawltlfl 
factors support your proposfj/. If a joetor dots not apply to the property 1n question, lntJltat,i ""nat 
appllcoble1' and e,tploin why It does not apply. 

Projl:!ct Name or Adtlresit OUf'AGE AIRPORT AUTHOfattiV 

From the St. tharl11 Zoning Ordinance. Sittloh 17,04.iiO.Di 
In making Its ret0111mendat1011 to grallt or tl@lW M appl\eation for a zoning Map Afl'U!fidtnent1 lnelui:llflg 
ehallgeno 2onlng Ol!itrlet and 011@rlay bounthnles, the Plan Coh'lrnission shall conslderl 

1, Th@ e,dstln1 uses and 1onln1 of n@arby property. (Relate tltl propnsed ltmd us@ and 101tlna to the 
land use and :toning of other properties In the orea) 

2, the e,ctent to whlth property \tllues are diminished by th@ Histing 1onln1 restrlttlans. (tompt11e 
the 110/ue of th@ subJett property and nearby properties under the turrent zoning to th@lt pt.tentlr,I 
value_un_de_r_ tb_@ nroJJJ,sed zoninn.J 

~. Th@ e,ctent to whleh the retluttlan cf th~ propel't;/! vahi@ und@r the existing 11n1n1 resttlctlons 
ptomot~s the he1lth, saf@ty, morals or ftl!!neral welfare of the publle. (I/the existing zoning 
dicreoies the 11tllu1 of the subJ@tt ttalty~ does It 0l1() produt@ any plrteptlble /'Ubllt b@n@lltsP 

l 



4, 'l'he sultablllty of the r,roperty for the purposes for which It Is presel'ltly zoned, I.e. th@ ftaslbUlty 
of developln1 th@ property for one ar mare of the uses permitted under the @xlstlng 1on1n1 
elasslfltatlon. (ton the sub}ttt property ttasonnblv he used /or any o/tht us@s turrently 
p,rmlttt_d? Physical anf! morltet ~r,dltlons may b@ tonsld@red.J 

5, The length of thne that the property has bttn vat:1ht, as presently zoned. considered In tht 
eontext c,f the land development ln tha area where the property Is located. tlf o property ltns 
bien vot:ont lonr,er tlton other slmil1r properties In the oreo, It MOY be un i11dltatot thot the 
1,clstlno •~nlng Is lnof!pr~~lt!t@,l 

G. The evident@; or latk of evidence. of the tommunltys nMd for the uses permitted under the 
proposed district. (Development ttinds, market /o'IC@S; ontl the tomprehe11slw Plan WHJ~ be 
eonstdered,J 

8. Whether the propased amendment corretts an @rror a, omlsslan In the toning Map. 

city of St. t:llarle$ Flltiiillfjs fJf Fact tor Ma;> Afflelilim@lit 



9. The extent to which the proposed amendment creates nonconformities. (Generally it is not 
appropriate to rezone a property unless it can comply with the requirements of the new zoning.) 
I 

10. The trend of development, if any, in the general area of the property in question. (New 
development, redevelopment, changes in use, or other changes in the area may help to justify a 
change in zoning.) 

Plan Commission recommendation shall be based upon the preponderance of the evidence presented 
and the Commission shall not be required to find each Finding of Fact in the affirmative to recommend 
approval of an application for Map Amendment. 

City of St. Chor/es Findings of Fact for Map Amendment 3 



ATTACHMENT TO 

ZONING MAP AMENDMENT APPLICATION 

KEIL ROAD-DRIVING RANGE 

FINDINGS OF FACT 

1. The existing uses and zoning of nearby property. 
The property is immediately adjacent to the Pheasant Run Industrial Park, which is zoned 
M-2. The property is being rezoned in order to provide an additional method of access to 
the Pheasant Run Industrial Park from Keil Road and to provide stormwater detention for 
such improvements. The property is also surrounded by property owned by DuPage 
Airport Authority. 

2. The extent to which property values are diminished by the existing zoning regulations. 
The existing zoning classification is not appropriate for the location of the property. Since 
it is being annexed, it automatically is zoned RE-1, the most restrictive zoning. The 
property is located in an industrial area and the zoning should be consistent with the area 
in which the property is located. 

3. The extent to which the reduction of the property's value under the existing zoning 
regulations promotes the health, safe, morals or general welfare of the public. 
The existing zoning is out of character for the surrounding property and, therefore, does 
not promote the best interest of the public. 

4. The suitability of the property for the purposes for which it is presently zoned. 
The property is not suitable for a residential zoning classification. There is no residential 
use in the immediate area. 

S. The length of time that the property has been vacant, as presently zoned, considered in 
the context of the land development in the area where the property is located. 
The property is being concurrently annexed into St. Charles, but has been vacant and used 
as a driving range for more than a decade. 

6. The evidence or lack of evidence, of the community's need for the uses permitted under the 
proposed district. 
The use of this parcel for additional driveways into the Pheasant Run Industrial Park has been 

contemplated since the inception of the Industrial Park. This will allow additional access and 
traffic to access the Industrial Park. 

7. The consistency of the proposed amendment with the City's Comprehensive Plan. 
The proposed amendment is consistent with the City's Comprehensive Plan, as it is consistent 
with the original approval for the Pheasant Run Industrial Park. 

59832019.l 



8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 

The amendment assigns the proper zoning to the Property upon annexation. 

9. The extent to which the proposed amendment creates nonconformities. 
The proposed amendment does not create nonconformities. 

10. The trend of development, if any, in the general area of the property in question. 
The property conforms with the trend in development, as it provides driveways into the newly 

constructed Pheasant Run Industrial Park. 

59832019.1 



ANNEXATION TO THE CITY OF ST. CHARLES/DISCONNECTION FROM THE VILLAGE OF WEST CHICAGO 

THAT PART OF LOTS 17, 18, 19, 20, 21 AND 22 IN WAYNE TOWNSHIP SUPERVISORS ASSESSMENT PLAT 

NUMBER TWO, ALSO KNOWN AS WAYNE ACRES, A PART OF THE NORTHEAST QUARTER AND SOUTHEAST 

QUARTER OF SECTION 30, TOWNSHIP 40 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, 

ACCORDING TO THE PLAT THEREOF RECORDED MARCH 31, 1945 AS DOCUMENT 475538, MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST CORNER OF SAID LOT 17; 

THENCE NORTH 00 DEGREES 32 MINUTES 43 SECONDS EAST, ALONG THE WEST LINE OF SAID WAYNE 

TOWNSHIP SUPERVISORS ASSESSMENT PLAT NUMBER TWO, A DISTANCE OF 1073.17 FEET; THENCE 

SOUTH 89 DEGREES 27 MINUTES 17 SECONDS EAST, PERPENDICULAR TO THE WEST LINE OF SAID WAYNE 

TOWNSHIP SUPERVISORS ASSESSMENT PLAT NUMBER TWO, A DISTANCE OF 472.10 FEET; THENCE NORTH 

45 DEGREES 32 MINUTES 43 SECONDS EAST, 64.41 FEET TO A POINT ON A LINE 8 FEET WESTERLY OF AND 

PARALLEL WITH THE EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL ROAD; THENCE SOUTHERLY ALONG 

A LINE 8 FEET WESTERLY OF AND PARALLEL WITH THE EXISTING WESTERLY EDGE OF PAVEMENT OF KEIL 

ROAD FOR THE NEXT SEVEN COURSES; THENCE SOUTH 01 DEGREES 03 MINUTES 09 SECONDS WEST, 

114.99 FEET; THENCE SOUTH 00 DEGREES 59 MINUTES 02 SECONDS WEST, 199.34 FEET; THENCE SOUTH 

00 DEGREES 30 MINUTES 55 SECONDS WEST, 259.41 FEET; THENCE SOUTH 01 DEGREES 29 MINUTES 58 

SECONDS WEST, 48.38 FEET; THENCE SOUTH 00 DEGREES 22 MINUTES 36 SECONDS WEST, 87.29 FEET TO 

A POINT OF CURVATURE; THENCE SOUTHERLY 83.03 FEET, ALONG THE ARC OF A TANGENT CIRCLE TO THE 
RIGHT, HAVING A RADIUS OF 283.00 FEET AND WHOSE CHORD BEARS SOUTH 08 DEGREES 46 MINUTES 

57 SECONDS WEST, 82.73 FEET TO A POINT OF TANGENCY; THENCE SOUTH 17 DEGREES 11 MINUTES 17 

SECONDS WEST, 341.75 FEET TO A POINT ON THE SOUTH LINE OF SAID LOT 17; THENCE NORTH 89 

DEGREES 27 MINUTES 17 SECONDS WEST, ALONG SAID SOUTH LINE, 404.95 FEET TO THE POINT OF 

BEGINNING, IN DUPAGE COUNTY, ILLINOIS. 

CONTAINING 533,658 SQUARE FEET OR 12.251 ACRES, MORE OR LESS. 
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4/5/25 

Dear St. Charles Planning Commission, 

It is understood that there has been a proposal to put in a road and retention pond onto the property 

that is between the former Pheasant Run golf course and Keil Road. I’m sure it is all set to happen, but 

I’m hoping you will take into consideration a few key thoughts. 

The water retention ponds that have already been built by the newly developed warehouses on the 

former Pheasant Run golf course are moat-like troughs. These may hold water, but serve little for the 

area environment. This style of retention pond has steep and deep embankments that are very long 

and quite narrow. They have easily accumulated trash that is difficult to remove. In the short time they 

have been there, the water is polluted and toxic looking. This style of retention pond also does not aid 

nearby wildlife in a safe manner and can be a hazard to any children who may be adventurous or 

inquisitive. Steep and deep embankments are difficult to climb out of.  Currently, there is natural 

ponding that is forming on the vacant land in question. If what is naturally forming could be enhanced 

instead of being replaced by a moat-like structure it would help to transition the area into a safe and 

functioning ecosystem. There is a wide variety of wildlife that uses the natural ponding. Foxes, ducks, 

geese, coyote, killdeer, deer, and sandhill cranes are a few of the species that have been observed on 

this property. It would be a shame to lose that complexity. 

In addition to the type of retention pond on the property, a consideration of a natural prairie 

restoration of those acres would be a benefit to the St. Charles area. Native grasses and plants have 

been shown to capture a huge amount of carbon. That would be a benefit to all the CO2 that is 

currently being emitted by the aircraft and by the large uptick in truck and car traffic that will be coming 

from the newly developed Pheasant Run property. Companies such as Resource Environmental 

Solutions (REC) in Huntley, IL and the Conservation Foundation in Naperville can be of value to such a 

project. 

A last thought for the area in regards to the proposed road. Within the last 10 years, there has been a 

huge amount of added light pollution in this area. The widening of route 64 with its addition of street 

lighting and the added lights from the car dealerships has created so much light that the night sky is 

barely visible. Many recent studies show the negative effects of such light pollution on people (heart 

disease, etc.), wildlife (nocturnal animals), bird populations (migration). Can there be placed onto the 

construction of the road a restriction on the amount of additional lighting and type of lighting there can 

be? Many communities have done this in order to limit the effects of light pollution and haven’t had 

any adverse reactions to less street lighting. 

Please take some time to consider these thoughts before moving forward with the standard 

procedures. 

Sincerely, 

Carole Ferrill 
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Executive Summary (if not budgeted, please explain): 

The St. Charles Housing Affordability Analysis is prepared by staff on an annual basis to inform City decisions 
regarding housing policies and programs and to track the City’s standing with respect to the State of Illinois 
Affordable Housing Planning & Appeals Act, which requires communities to have a housing stock that is at least 
10% affordable. The information is also used to inform the City’s decisions regarding our local affordable 
housing requirements and programs. 

“Affordable housing” is defined as housing that has a sales price or rental amount that is within the means of a 
household with an income at or below 80% Area Median Income for owner-occupied units and at or below 60% 
Area Median Income for rental units. To be considered affordable, housing costs cannot exceed 30% of a 
household’s annual income. 

Affordability Findings 
2024 2023 Commentary 

All Housing Stock 8.3% 12.9% These findings mark the lowest affordability findings since the 
analysis was first completed 15 years ago. It is also the first 
time the analysis places St. Charles under the 10% affordable 
threshold required under the State Affordable Housing 
Planning & Appeals Act. 

Ownership Affordability 6.6% 13.2% Decrease was due to a 12% increase in home values coupled 
with only a 1.6% increase in Area Median Income. The rise in 
home values reflects housing market trends seen nationwide. 

Rental Affordability 11.6% 12.2% Rental rates remained mostly constant from last year, 
however the decrease in percentage affordable was due to 
the addition of 464 new market-rate units in 2024.  

Despite this year’s findings, St. Charles remains an “exempt local government” under the State Act. This is 
based on the most recent (2023) State finding for St. Charles of 17.2% affordable, which remains in place until 
the next State report is released in 2028. 

Staff Commentary 
Housing Affordability in St. Charles is expected to continue to be a challenge based on current housing market 
trends characterized by low supply and rising prices. On the rental side, continued construction of planned 
market-rate units is expected to further reduce the affordable rental share, however added market-rate units 
are not necessarily a negative as they can also help moderate local demand and rental rate escalation. St. 
Charles continues to be a desirable community and it is expected that housing affordability will continue to be 
impacted. Although some development land remains available, prospects of adding new supply of single-family 
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homes within our current corporate limits in limited, and many of the remaining sites have development 
challenges or complications. 
 
Historically, the City has supported affordable housing initiatives as a matter of policy, regardless of the State 
requirement. Staff believes that it will continue to be in the City’s interest to be proactive with affordable 
housing policy going forward. The City has generally been willing to accept fee-in-lieu payments from housing 
developers, as opposed to requiring construction of affordable units within market-rate projects.  
 
Last year, Committee members expressed a preference for requiring developers provide affordable units rather 
than accepting fee-in-lieu payments. Over the past year, staff has communicated this preference to developers 
pursuing projects in St. Charles. The Committee has also made this position clear during review of residential 
concept plans over the past year. 
 
Future use of the Housing Trust Fund, into which developer fee-in-lieu contributions are placed, will be 
discussed under the next agenda item.   
 
2025 Inclusionary Housing Fee  
No changes are recommended to the Inclusionary Housing fee-in-lieu amount (see attached memo). The fee 
calculation is based on various downpayment percentages for an affordable home per the affordable home 
price as determined by the State in their 5-year Statewide Local Government Affordability Report. The fees 
were updated last year based on the 2023 Report. It was expected that the fees would remain as-is until the 
next State report (expected in 2028).  
 
Note: Staff is planning to present an assessment of development impact fees in the next fiscal year, and as part 
of that analysis, this fee amount will be considered in context of other impact fees. 
 
Attachments (please list):  
2024 St. Charles Housing Affordability Analysis; Inclusionary Housing Fee Memo  
Recommendation/Suggested Action (briefly explain): 
Provide any comments or questions. Information Only – No action needed  

 



Table 1 – Staff  

 
 

 
2024 St. Charles Housing Affordability Analysis 

March 2025 
 
I. BACKGROUND & PURPOSE 

 
City staff has performed an analysis of St. Charles’ housing stock beginning in 2009 and in most years 
thereafter for two primary reasons:  

1. To provide the Housing Commission and City Council with an assessment of the state of housing 
affordability in the community and to track basic housing market indicators to inform decisions 
regarding housing policies and programs. (This includes periodic adjustments to the Inclusionary 
Housing Ordinance requirements, such as setting the yearly fee-in-lieu requirement for new 
development.) 

2. To track the City’s standing with respect to the State of Illinois’ Affordable Housing Planning & 
Appeals Act (AHPAA).  

 
Affordable Housing Planning & Appeals Act (AHPAA) 
Every five years, Illinois Housing Development Authority (IHDA) releases a list of each community’s 
affordable housing share. This report is used by IHDA to determine a community’s standing with respect 
to the Affordable Housing Planning & Appeals Act. Per the law: 

• “Non-Exempt Local Governments” have less than 10% of the local housing stock that is 
considered affordable. These communities must adopt an Affordable Housing Plan and may be 
subject to developer appeals to the State Housing Appeals Board.  

• “Exempt Local Governments” have more than 10% of the local housing stock that is considered 
affordable. These municipalities do not need to adopt an Affordable Housing Plan and would not 
be subject to developer appeals.  

 
Affordable Housing Definition 
For the purposes of this report and consistent with the City’s Inclusionary Housing Ordinance and 
AHPAA, “affordable housing” is defined as housing that has a sales price or rental amount that is within 
the means of a household with an income at or below 80% of the Area Median Income (AMI) for owner-
occupied units and at or below 60% AMI for rental units, based on household size. To be considered 
affordable, housing costs cannot exceed 30% of gross annual household income.  
 
Summary of Findings 2009-2024 
Table 1 lists staff’s findings of St. Charles’ affordable housing share since 
2009. This is the percentage of rental and owner-occupied housing units 
within City limits that are considered affordable. The method used to 
calculate the affordable housing share is discussed further in Section II.  
 
Table 2 lists IHDA’s findings of St. Charles’ affordable housing share. 
IHDA’s most recent report, released in December 2023, found St. 
Charles’ affordable housing stock to again be around 17% of total units. 
St. Charles remains an Exempt Local Government under AHPAA because 
its affordable housing share is over 10%. The next update is expected in 
2028.   

 
 
 

 
1 No report was completed in 2012, 2015, or 2016 due to availability of Township Assessor data 

Staff’s Finding – St. Charles’ 
Affordable Housing Share1 

2009* 16.3% 

2010* 16.6% 

2011* 18% 

2013 16.8% 

2014 13.8% 

2017 12.7% 

2018 14.7% 

2019 13.7% 

2020 12% 

2021 11.3% 

2022 17% 

2023 12.9% 

2024 8.3% 

COMMUNITY DEVELOPMENT DEPARTMENT 
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Table 2 – IHDA 

 2004 2013 2018 2023 

IHDA’s Findings – St. Charles’ 
Affordable Housing Share 16.3% 11.2% 17.1% 17.2% 

 
Staff’s finding of St. Charles’ affordable housing share has differed from IHDA’s determination in the 
years both entities have conducted analyses. The 2013 report released by IHDA, and each report 
thereafter, reflected a different methodology to calculate each community’s affordable housing share 
than used for the initial report in 2004. The methodology is also slightly different than the method IHDA 
uses to create its annual Affordability Charts, which are now used as the basis for Staff’s analysis.  
Reasons for the difference between staff’s and IHDA’s findings are related to the data points and 
sources used for the calculations, including:  

• Median income: Staff uses median income adjusted for a four-person household while IHDA 
uses the overall area median income.  

• Home prices and rents: Staff uses local Township Assessor data to determine the assessed 
market value of owner-occupied homes in St. Charles and actual collected rents from each 
apartment complex in the city. IHDA uses American Community Survey (ACS) 5-year estimates 
to determine home prices and rents. The 2023 report used 2017-2021 ACS 5-year estimates.  

• Housing unit count: Staff uses Township Assessor data for this information, while IHDA uses ACS 
5-year estimates.  

 
Staff believes that the housing affordability situation in St. Charles is more accurately represented by 
staff’s affordability finding due to the use of more localized and up-to-date data.  

 
II. AFFORDABILITY IN ST. CHARLES – 2024 UPDATE  

 

This analysis separates owner-occupied (purchased) and rental housing units and combines the results 
to determine the total percentage of housing in St. Charles that is considered affordable.  

 
Affordable Purchase Price    
In order to determine the number of affordable owner-occupied units in St. Charles, the affordable 
purchase price must first be determined.  
 
Each year, IHDA publishes Owner-Occupied and Rental Unit Affordability Charts as supplemental 
guidance for communities wishing to track exemption status under the Affordable Housing Planning & 
Appeals Act. The chart provides the affordable purchase price for households at 80% of the Area Median 
Income (AMI) adjusted for the number of people in a household, as well as affordable rents.   
 
IHDA utilizes a mortgage-industry standard measure to estimate the affordable purchase price for 
households at 80% AMI. The family of four income limit is divided by .36 to give a rough idea of a 
purchase price that would result in an affordable monthly mortgage payment that includes principal, 
interest, taxes, insurance and assessments.  
 
Table 3 details the calculation. The affordable purchase for a family of 4 earning 80% of AMI is $249,111, 
up just 1.6% from $245,139 in 2023. This slight increase is due to a rise in AMI of just 1.6%. Over the past 
7 years, AMI has typically increased by around 5-6%.  

 

Table 3 

Chicago Metropolitan Statistical Area Median $112,100 
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Income (four-person household)2  

80% of AMI $89,680 

Owner-Occupied Purchase Price Affordable 
to Family Earning 80% of AMI (income/.36) 

$249,111 

 
Affordable Rents  
Affordable rents are determined by IHDA on a yearly basis in the aforementioned Owner-Occupied and 
Rental Unit Affordability Charts. Table 4 shows the maximum rent affordable to a household earning 
60% of AMI, adjusted for family size. For example, the affordable rent for a 3-bedroom unit is based 
upon 60% AMI for a four-person household ($67,260). Since last year, the amount of rent considered 
affordable increased by approx. 1.6% across the board, from $18-$35 more per month depending on 
bedroom size, again due to the slight increase in AMI. This marks much less of a rent increase than 
experienced in past years.   

 
Table 4 

Affordable Rental Units for Chicago Metro Area – 2024 

 0 
Bedroom 

1 
Bedroom 

2 
Bedroom 

3 
Bedroom 

4 
Bedroom 

5 
Bedroom 

Affordable Rent 
Limits for HH @ 60% 
AMI 

$1,177 $1,261 $1,513 $1,749 $1,951 $2,153 

Source: IHDA’s 2024 Owner-Occupied and Rental Unit Affordability Charts 4/15/2024  

 
2024 Affordability Findings & Analysis  
The City utilized St. Charles Township Assessor data from 2023 to estimate market values for 2024. Staff 
selected five condo, townhome, and single-family units distributed around town and compared the 2023 
and 2024 market values. For all the 15 units analyzed, there was an increase in market value of 12% to 
13%. Based on this finding, staff then applied a 12% increase to all 2023 market values for owned 
housing units in order to estimate 2024 market values.   

 
The number of affordable rental units was derived using local rental rates collected by staff. These rates 
were then compared to the maximum rent thresholds established by IHDA.  
 
Table 5 breaks down the number of affordable housing units and total housing units by type, followed 
by the resulting percentage of affordable units. The total percentage of affordable units was determined 
by combining the owner-occupied and rental findings.  
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Table 5 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

On the ownership side, just 6.6% of owner-occupied housing falls below the $249,111 affordable 
purchase price and are therefore considered affordable, based on estimated market values. This is down 
from 13.2% affordable in 2023, marking a 50% decrease in affordability with 647 fewer affordable 
homes. The greatest loss was in single-family homes, with 434 fewer affordable single-family homes 
since 2023. The decrease in owner-occupied affordability is due to home value increases far outpacing 
AMI.  
 
On the rental side, affordability fell more slightly, from 12.2% in 2023 to 11.6%. The number of units 
considered affordable actually increased by 30 units. The decrease in percentage affordable is due to 
the addition in 2024 of 464 new apartment units (Prairie Centre, The Springs and Indiana Place). None of 
these units are considered affordable. Rental rates in general have appeared to stabilize after several 
years of more significant increases, with rates fluctuating up or down only slightly since 2023. Still, only 
three market-rate complexes offer affordable units, comprising just 71 units. All other affordable rentals 
are within income-restricted, subsidized developments. 
 
In total, 8.3% of housing units in St. Charles are considered affordable. This is down from the 2023 
finding of 12.9% and marks the lowest finding since this analysis was first completed 15 years ago. For 
the first time, the finding is under the 10% affordable housing threshold required under the Affordable 
Housing Planning & Appeals Act. 
 
III. ST. CHARLES HOUSING MARKET TRENDS – 2024 

 
St. Charles Township Assessor sales data was used to analyze the price of homes sold in St. Charles in 
2024. Figure 1 shows the median home sale price over the past 15 years (note- data from 2023 is 
missing due to lack of availability). The median sale price in 2024 was $406,500, topping the previous 
high in 2022 of $369,500. This marks a continuation of the local (and national) trend of steadily 
increasing housing prices.  
 
In terms of affordability, the median sale price is about $157,000 over the affordable home price 
($249,111). Only 19 homes sold in 2024 (4.3%) would be considered affordable, reflecting the high sales 
prices being demanded in the current market.  

 
3 Two-unit or more conversions and single-family rentals identified in the Assessor date were added to the total number of rental units. 
However, staff cannot readily determine the rents charged for these units so they were only counted as part of the total rental units; none 
were counted as affordable. 

Unit Type3 Affordable Units Total Units % Affordable 

Owner-Occupied Units 

Single-Family 286 7,770 3.7% 

Two-Family Duplex 3 50 6.0% 

Condo 360 945 38% 

Townhome 1 1,074 0.01% 

Owner-Occupied Total 650 9,839 6.6% 

Rental Units 

Rental Units  585 5,032 11.6% 

COMBINED TOTAL 

Total Owner-Occupied & 
Rental Units 

1,235 14,871 8.3% 
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Figure 1 

 
 
Typically, this report provides an additional breakdown of home sales price by unit type (single-family, 
townhomes, and condos). Building use information was not available with this year’s home sale data.  
 
IV. CONCLUSIONS 
 
This report finds that 8.3% of St. Charles’ housing stock is affordable. This marks the lowest affordability 
finding since this analysis was first completed 15 years ago and is the first time staff’s analysis places St. 
Charels under the 10% affordable threshold required under the Affordable Housing Planning & Appeals 
Act. However, St. Charels remains an “exempt local government” from IHDA’s perspective, based on 
IHDA’s most recent (2023) finding for St. Charles of 17.2% affordable.  
 
The more significant drop in affordability for 2024 was experienced on the homeownership side, where 
only 6.6% of units are considered affordable. This is due to a 12% increase in home values coupled with 
only a 1.6% increase in AMI. This drop in affordability is fairly drastic when compared to results from this 
analysis two years ago; at that time, owner-occupied affordability was at 17.3%. Since then, over 1,000 
affordable homes have been lost.  
 
The drop in owner-occupied affordability experienced in 2024 was expected to some extent, as the 
impact of housing market trends have begun to be reflected in the St. Charles Township Assessor market 
values. As market values are based on the previous three years of sales data, it is likely housing values 
will continue to rise based on current trends. As noted last year, this report does not reflect the impact 
of relatively high interest rates imposed by the Federal Reserve over the past two years, and the impact 
these higher rates have on relatively affordability; higher interest rates lead to increased monthly 
payments for home buyers, reducing “affordable” options for buyers and potentially causing more cost-
burdened households.  
 
On the rental side, affordability fell less drastically, to 11.6%. This was due to the addition of 464 new 
non-affordable apartment units as opposed to increasing rents. Approximately 250 approved apartment 
units have yet to be constructed at Prairie Centre. A further decrease in overall rental affordability is 
expected in coming years as a result of these non-affordable units.  

Median Home Sale Price By Year 2008-2024 

$420,000 ~--------------------------------------­

$400,000 +--------------------------------------F-- " 

$380,000 +--------------------------------------1'--­

$360,000 +------------------------------------#-----

$340,000 +----------------------------------,.._ ____ _ 

$320,000 +----------------------------------~-----­

$300,000 +---------------------------=--.,_,.:c::.==-----: 

$280,000 +--'-':---------------------=---~-:;-;c-=:-----------: 

$260,000 +--~ --------..,-.,..:"'----:;--:--:c::-::-:c::--"""'-'"-"""'-<'7"1TTll"rrr-----::;i,-----------------: 

$240,000 +---➔-.----1----..... -..r....,'--------"""'-'""-""'------------------· 

$220,000 +--~--...=::..L~--~-~--~-~-~~-~-~--~-~--~-~--~-~ 
2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2024 
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Staff will continue to monitor the City’s affordable housing status. The next affordability analysis will be 
conducted at the end of 2025 or early 2026.   



Two East Main Street 
 St. Charles, IL 60174 

630.377.4400 
 

MEMO 
 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
DATE:    April 10, 2025   
 
TO:    Chairman Paul Lencioni and the Members of the Planning & Development Committee    
 
FROM:   Ellen Johnson, Planner II 
 
RE:    2025 Inclusionary Housing Fee   

 
 

I. Background   
 

 The Inclusionary Housing Ordinance (IHO), Title 19 of the City Code, requires developers of new residential 
developments to build a proportionate share of affordable housing units on site, or to pay a fee-in-lieu of providing 
affordable units. Fee-in-lieu payments made by developers are placed into the City’s Housing Trust Fund to be used 
to provide and preserve affordable housing opportunities in St. Charles. 
 
Under Title 19 of the City Code, the Inclusionary Housing fee-in-lieu may be set on an annual basis at the discretion of 
the City Council. Council typically sets the fee at the beginning of each calendar year, at the same time as the 
Affordability Analysis is presented. This year’s Affordability Analysis was delayed due to data availability. Section 
19.02.060 states:  
 

The amount of the per-unit fee-in-lieu of Affordable Units shall be determined annually by the City Council. If no 
fee has been determined by the City Council for the current year, the fee most recently determined by the City 
Council shall apply.  

 
II. Current IHO Fee  

 
Since 2021, the City has used a three-tier fee structure based on housing type. Prior to 2021, a single fee was used for 
all housing types.  
 
The fee calculation is based on various downpayment percentages for an affordable home per the affordable home 
price determined by the State in their 5-year Statewide Local Government Affordability Report. The fees were 
updated last year (February 2024) based on the 2023 Report. It was expected that the fees would remain as-is until 
the next State report (expected in 2028). The current fees are:  

• Multi-Family Developments: $52,454.19 (cost of a 25% downpayment for an affordable home priced at 
$209,817) per required affordable unit 

• Townhome Developments: $36,717.93 (cost of a 17.5% downpayment) per required affordable unit 
• Single-Family Developments: $20,981.67 (cost of a 10% downpayment) per required affordable unit 

 
III. Fee for Remainder of 2025 

 
No action is needed to keep the fees as-is for the remainder of calendar year 2025. Staff is planning to present as 
assessment of development impact fees in the next fiscal year, and as part of that analysis, this fee amount will be 
considered in context of other impact fees. 
 

CITY OF 
ST. CHARLES 

ILLINOIS • 1834 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:4b-ii  

Title: St. Charles Housing Trust Fund Update 

Presenter: Ellen Johnson, Planner II 

Meeting:  Planning & Development Committee     Date: April 14, 2025 

Proposed Cost: N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
TIF District:  None 
Executive Summary (if not budgeted please explain): 

Background & Use 
The Inclusionary Housing Ordinance (IHO), Title 19 of the City Code, requires developers of new residential 
development to build a proportionate share of affordable housing units on site, or to pay a fee in-lieu of 
providing affordable units. The Housing Trust Fund was formed upon adoption of the Inclusionary Housing 
Ordinance in 2008. Fee in-lieu payments made by developers are placed into the Housing Trust Fund. 

The current balance of the Housing Trust Fund is $2,370,734. The balance excluding funds approved for 
pending projects is $1,710,853. In 2024, new contributions totaled $161,167. 

Use of the Housing Trust Fund (HTF) is governed by Ch. 3.50 of the City Code. The HTF was created to address 
the affordable housing needs of moderate-income households in St. Charles. Funds are to be used to create 
and preserve affordable housing. The City offers three programs which are funded by the HTF: 

1. Home Rehab & Accessibility Loan Program – 0% interest loan for income-eligible homeowners.
2. First-Time Homebuyer Loan Program – 0% interest loan for income-eligible prospective homebuyers.
3. Kane County Affordable Housing Fund – development financing to developers of affordable housing;

developers apply through Kane County for County CDBG & HOME funding and St. Charles Housing Trust
Funds.

Past Projects funded by the Housing Trust Fund (completed projects): 

Project Funds Used  Year Approved  
Home Rehab Loans – 6 total $61,557 ($28,378 paid back due to sale) 2011-2020 
1432 Dean St. Purchase/Rehab/Sale $59,173 ($36,921 paid back upon sale) 2018 
704 Adams Ave. Purchase/Rehab/Sale $49,378 ($29,316 paid back upon sale) 2019 
106 Moore Ave. New House $45,361 ($23,431 paid back upon sale) 2020 
Total Spent $215,469 ($118,046 total paid back) 

Projects approved for funding by the Housing Trust Fund: 

Project Funds Approved  Year Approved  Status 
Anthony Place II Senior Apartments – GC 
Housing Development (60 units) $1,100,000 2023 Project cancelled, was 

not awarded IHDA funds 

Habitat for Humanity – New house on Dean St. $115,000 + City 
Land Donation 2023 Construction proceeding 

3 Diamond Development – Renovation of 
existing Carroll Tower Senior Apartments and 
extension of affordability period (108 units) 

$544,881 2024 
IHDA loan not yet 
closed, but expected in 
the next few months 

Total Approved $1,759,881  
Total Outstanding (projects moving forward) $659,881 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 

https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT3REFI_CH3.50HOTRFU


Future Use of the Housing Trust Fund 
 

• Kane County Affordable Housing Fund (AHF) – The City has participated in the AHF since 2018. The AHF 
has been the primary mechanism by which developers of affordable housing can request use of the City’s 
Housing Trust Fund. The AHF provides the opportunity for the City’s funds to be combined with the 
County’s funding sources for projects in St. Charles. Projects can range from single-home rehab projects to 
new-construction affordable housing developments. Use of City Trust funds can be directed to certain 
locations or types of projects as directed by the City. The County handles all administrative matters in 
review and vetting applications and setting up agreements and loan documents. 

o In 2018, the City entered into an IGA with Kane County to participate in the AHF. The City allocated 
$416,000 from the HTF to be made available to developers through the AHF.  

o In 2024, additional funds were allocated specifically for the Carroll Tower project.  
o Currently, there are no remaining City funds allocated to the AHF.  
o Kane County Office of Community Reinvestment intends to release its annual Affordable Housing 

Fund Request for Proposals in late June. The City will need to allocate additional funds in order 
participate in this year’s RFP.  

o The amount allocated will remain in the HTF until projects are approved by the City and 
completed. Unused funds are carried over from year-to-year.  

o Funds will need to be allocated by City Council through an amended IGA with Kane County.  
 

• Home Rehab & Accessibility Loan Program – Over the past several months, the Housing Commission has 
discussed the low usage of this program and ideas for improvement. They are currently exploring an 
opportunity to partner with Habitat for Humanity of Northern Fox Valley on a new program. Program 
design is in its early stages, but the current concept is that the new program would be a grant program 
available to lower income homeowners (60% AMI) to fund urgent home repairs, such as mechanical 
equipment replacement, new roof, etc.  Staff will present this program to the Committee once the draft 
program design is finalized.  
 

• Rental Assistance – Rental assistance to low-income households is an eligible use of the Housing Trust 
Fund, however it is not something the City has previously wished to pursue. The Housing Commission is 
gathering information on existing rental assistance programs offered by other organizations to explore 
whether this may be an option for the City to pursue. Lazarus House staff will be attending this week’s 
Housing Commission meeting to present on their rental assistance programs.   

 
Attachments (please list):  
N/A 

Recommendation/Suggested Action (briefly explain): 
Provide any feedback on future use of the Housing Trust Fund, specifically the allocation of additional Housing 
Trust Funds to the Kane County Affordable Housing Fund.  This topic will be discussed by the Housing 
Commission at an upcoming meeting and will be brought back before P&D Committee in May. 

 



AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number: 4c   

Title: 
Recommendation to approve a Plat of Easement Grant for a Kane 
County Fiber Optic Conduit Installation 

Presenter:  Bruce Sylvester, Assistant CD Director – Planning & Engineering 

Meeting:  Planning & Development Committee   Date: April 14, 2025 

Proposed Cost: N/A  Budgeted Amount:  N/A  Not Budgeted:     ☐ 

TIF District:  None 

Executive Summary (if not budgeted, please explain): 

The Kane County Information Services Division is creating a fiber‐optic network to connect County facilities 
with fiber optic lines to enhance communications and efficiency.  The County is currently planning the next 
segment of this network, which is to extend fiber optic lines from the intersection of Peck and Bricher 
Roads, where fiber optic facilities currently exist, to the TriCom 911 Call Center located to the north and 
west at 3823 Karl Madsen Drive in the City of St. Charles. This alignment will cross City‐owned property 
and therefore requires an easement from the City. 

The project has been planned for several years, and the County has coordinated with all jurisdictions that 
are affected, including the City of St. Charles, the City of Geneva, and the Forest Preserve District.   Once 
the City of St. Charles issues the required right‐of‐way permit, all jurisdictions will have issued the required 
approvals, and the County will schedule a pre‐construction meeting.    

City staff from multiple departments have reviewed this proposed project and easement.  Kane County 
has accommodated all the requirements from City staff.  The area to be traversed includes mapped 
floodplains and City staff have reviewed the application to ensure that all floodplain regulations and 
requirements will be satisfied.   

Because there are no residents in the vicinity of the proposed route, staff does not believe that any type of 
neighbor‐notification is required.  This easement will be recorded post‐installation of the fiber optic 
conduit to confirm that the as‐built location is within the easement.  

A Kane County crew will be present on‐site during installation of the fiber optic line.  Any restoration work 
will be completed immediately following the installation of the line.    

Attachments (please list):  
Plat of Easement, Ordinance 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve an Ordinance Granting Approval of a Plat of Easement Grant for a Kane 
County Fiber Optic Conduit Installation 

CITY Of 
ST. CHARLES 
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City of St. Charles 
Ordinance No. 2025-M- 

 
An Ordinance Granting Approval of a Plat of Easement Grant  

3823 Karl Madsen Drive 
Kane County Fiber Optics to Serve TriCom 911 Call Center 

 
 WHEREAS, the City of St. Charles owns the Subject Property at 3823 Karl Madsen Drive, 
legally described in Attachment “A”; and, 
 
 WHEREAS, The County of Kane wishes to construct a regional fiber optic network that 
will connect multiple County facilities on and in the vicinity of the Subject Property; and, 
 
 WHEREAS, The County of Kane has requested City approval of the Plat of Public Utility 
Easement and Plat of Construction Easement (Plat of Easement) provided in Attachment “B” to 
allow the construction and installation of fiber-optic lines through the Subject Property to allow for 
the expansion of the County’s regional fiber optic network; and,  
 
 WHEREAS, the City of St. Charles has determined that it is in the best interest of the City 
of St. Charles that the requested Plat of Easement be approved.  
 
NOW, THEREFORE, BE IT ORDAINED BY THE City Council of the City of St. Charles, Kane 
and DuPage Counties, Illinois, as follows:  
 
 1.  That passage of this Ordinance shall constitute approval of the following document, 
incorporated herein as Exhibit “B”, such that the following document is hereby approved, reduced 
copies of which are attached hereto, subject to satisfactory resolution of all outstanding staff review 
comments and compliance with such conditions, corrections, and modifications as may be required by 
the Director of Community Development and the Director of Public Works to comply with the 
requirements of the St. Charles Municipal Code:  

 Plat of Easement; William E. Biedermann, P.L.S.; dated 3/24/2025   
 

 2.  That after the adoption and approval hereof the Ordinance shall (i) be printed or 
published in book or pamphlet form, published by the authority of the Council, or (ii) within thirty 
(30) days after the adoption and approval hereof, be published in a newspaper published in and with 
a general circulation within the City of St. Charles. 
 

PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties, 
Illinois this 21st day of April 2025.    
  

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties, Illinois 
this 21st day of April 2025.    

 
 APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties, Illinois 
this 21st day of April 2025.    



 
 

 
 
             
       Lora A. Vitek, Mayor 
 
 
ATTEST: 
 
      
Nancy Garrison, City Clerk 
 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent:  
Abstain: 
Date:_______________ 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

EXHIBIT “A” 
 

LEGAL DESCRIPTION 
 

Parcel 1: 
PT SE 1/4 SEC 31-40-8 DESC IN DOC 2002K111649 (EXCEPT PART DESC IN DOC 
2003K003045) (LEASEHOLD FOR TRI-COM ON LEASEHOLD PARCEL 09-31-400-022) 
 
PIN:  09-314-00-018 
 
Parcel 2: 
PT SE 1/4 SEC 31-40-8 DESC IN DOC 2002K111649 (EXCEPT PART DESC IN DOC 
2003K107154) 
 
PIN:  09-314-00-017 

 
 
 
 

 
 
  



 
 

 
 

EXHIBIT “B” 
 

PLAT OF EASEMENT  



CHICAGO GUARANTEE SURVEY COMPANY 
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Plat of Easement 
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THAT PART OF THE SOUTHEAST QUARTER OF SECTION 31, TOWNSHIP 40 
NORTH, RANGE 8, EAST OF THE Tl-MO PRINCIPAL MERIDIAN, DESCRIBED AS 
FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF A TRACT OF LANO 
CONVEYED TO THE CITY OF ST CHARLES BY QUIT CLAIM DEED RECORDED 
NOVEMBER 30, 1993 AS DOCUMENT NO. 931«195347 IN THE RECORDER'S OFFICE 
OF KANE COUNTY, ILLINOIS; THENCE SOUTH 89"53'11" WEST 291.06 FEET 
TO THE POINT OF BEGINNING; THENCE NORTH 00"06'56" WEST647.65 FEET; 
TttENCE NORTH 89"58'24" EAST 122.13 FEET; Tl-iENCE NOR.TH 00"01'36"WEST 
10.00 FEET: THENCE SOUTH 89°58'24" WEST 132.15 FEET TO THE WEST LINE OF 
THE SOVTHEAST QUARTER OF SECTION 31 A.FORESAID: THENCE SOUTI-i 
00-06'56" EAST 647.65 FEET ALONG THE WEST LINE OF SAID SECTION 31; 
THENCE NORTH 89"53'11" EAST 10.00 FEET TO THE POINT Of BEGINNING, IN 
KANE COUNTY, IU.INOIS. 

CONTAINING 7,798 SQUARE FEET OR 0.179 ACRES MORE OR LESS 
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TI-IAT PART OF T1'E SOUTHEAST QUARTER OF SECTION 31. H)WN$HIP 40 
NORTH, RANGE 8, EAST OF T1'E T1'IRO PRINCIPAL MERIDIAN, OESCRIBEDAS 
FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF A TRACT Of LAND 
CONVEYED TO THE CITY OF ST CHARLES BY QUIT CLAIM DEED RECORDEO 
NOVEMBER 30, 1993 AS OOCUMENT NO. 93K095347 !N THE RECORDER'S OFFICE 
OF KANE COUNTY. ILLINOIS: TI;ENCE SOUTH 89' 53'11 " WEST 276.06 FEET TO 
TI;E POINT Of BEGINNING: TI;ENCE NORTH 00"06'56" WEST 639.78 FEET: 
THENCE NORTH 89"56'24" EAST 107.12 FEET; TI,ENCE NORTH 00'01'36" WEST 
25.00 FEET; THENCE SOUTl-1 89' 58'24" WEST 107.16 FEET; THENCE NORTH 
00'06'56" WEST 237.38 FEET TOA POINT ON THE NORTH LINE OF TRACT Of 
LAND CONVEYED TO THE CITY OF ST CHARLES BY QUIT ClAlM DEED 
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OF LANO TO THE WEST LINE OF THE SOUTHEAST QUARTER OF SECTION 31 
AFORESAID: THENCE SOUTH 00'06'56" EAST 905 32 FEET ALONG THE WEST LINE 
OF SAID SECTION 31 ; THENCE NORTH 89'53'11" EAST 25.00 FEET TO THE PO!NT 
OF BEGINNING, IN KANE COUNTY, ILLINOIS. 

CONTAINING 25,272 SQUARE FEET OR o.580ACRES MORE OR LESS. 
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l, Will iamE.Biadermann.aPmfessionalUlinoislandStJrvayor.doherebycartifylhatl 
have prepared the plat hereon drawn from previous plats and records for easement 
purposes as shown on the plat hareon drawn. Dimensions are shown In feet and 
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