
AGENDA 

CITY OF ST. CHARLES 

PLANNING & DEVELOPMENT COMMITTEE 

ALD.  BRYAN WIRBALL – CHAIR 
MONDAY, SEPTEMBER 8, 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.   Recommendation to Approve and Execute an Acceptance Resolution for 

      Public Utility (Sanitary Sewer and Watermain) for 4085 East Main Street 

      (McGrath Kia Building) 

 

b. Plan Commission recommendation to approve a PUD Preliminary Plan and 

Final Plat of Subdivision for McGrath Kia Parking Expansion, McGrath 

Business Center PUD.  

 

c. Plan Commission recommendation to approve a PUD Amendment and PUD 

Preliminary Plan for River 504 Rowhomes, Brownstone PUD.  

 

d. Recommendation to approve a Resolution Authorizing the Mayor and City 

Clerk of the City of St. Charles to Execute a Certain Tax Increment Financing 

Redevelopment Agreement between the City of St. Charles and J & B 

Builders, Inc. 

 

e. Recommendation to approve a Minor Change to PUD for Harbor House, Fox 

Haven Square Building 4, Stuart’s Crossing PUD. 

 

f. Consideration of an amendment to weekend Construction Hours for certain 

Building Permit work in Residential Areas 

 

g. Recommendation to accept conveyance of the Shanahan Subdivision 

Detention Basin property and activate Special Service Area #51 to fund 

maintenance 

 



h. Recommendation to approve an Intergovernmental Agreement with the City 

of Geneva for Division Street extension east of Kirk Rd. 

 

i. Recommendation to approve a Plat of Dedication and Plat of Easement for 

Division Street extension east of Kirk Rd. 

 

j. Recommendation to authorize City staff to release a Request for Proposals for 

the City-owned Property at 122 S 2nd Street, (Lot 4 Building 8 of the First 

Street Redevelopment Area) 

 

k. Discussion Regarding Short Term Rental Registration Program 

 

 

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 (TTY), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made 

to allow for meeting participation.  Notices of this meeting were posted consistent with the requirements of 5 

ILCS 120/1 et seq. (Open Meetings Act). 

mailto:jmcmahon@stcharlesil.gov


AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4a 

Title: 
Recommendation to Approve and Execute an Acceptance Resolution for 
Public Utility (Sanitary Sewer and Watermain) for 4085 East Main Street 
(McGrath Kia Building) 

Presenter:  Bruce Sylvester 

Meeting:  Planning & Development Committee   Date: September 8, 2025 

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

Executive Summary (if not budgeted, please explain): 

Public sanitary sewer and watermain and appurtenances were constructed by the developer to 
service the improvements for the McGrath Kia building site at 4085 East Main Street, part of the 
“McGrath Business Center Phase 1” subdivision.        

 Said utilities have undergone and passed all required standard testing.

 The City has performed inspections and all punch‐list items have been resolved.

 Bill of Sale and Lien Waiver have both been received.

 Record Drawings have been submitted and approved.

 All improvements are located within recorded easements.

Attachments (please list):  
Acceptance Resolution 
Bill of Sale 
Exhibit 

Recommendation/Suggested Action (briefly explain): 
Staff recommends approval and execution of an acceptance resolution. 

CITY Of 
ST. CHARLES 

ILLI NOIS • I 834 



City of St. Charles 
Kane and DuPage Counties 

ACCEPTANCE RESOLUTION 

(Sanitary and Watermain) 

Subdivision Name: McGrath Business Center Subdivision Phase 1 -----------------------------
Whereas Christopher McGrath , the Developer of the McGrath Business 

Center Subdivision Phase 1, constructed public sanitary sewer and watennain and appurtenances in 

easements on Lot 2 of said subdivision (also known as "4085 East Main Street", also known as the 

"McGrath Kia Building Site") as described in the attached exhibits in the aforesaid Subdivision; and 

Whereas, the Developer has constructed public sanitary sewer and watennain and 

appurtenances in accord with the plans and specifications, heretofore approved by the City of St. Charles; 

and 

Whereas, the constructed public sanitary sewer and watennain and appurtenances have 

been inspected by the Engineer for the subdivider and by a representative for the City of St. Charles and 

are found to be satisfactory; 

Now, Therefore, Be It Resolved by the City Council of St. Charles, that said Council 

hereby approves and accepts the constructed public sanitary sewer and watennain and appurtenances. It 

being understood that this acceptance and/or approval in no way relieves the Developer of his Surety of 

any obligation for maintenance for a period of one (1) year as provided for in said Contract. 

Passed by the City Council of the City of St. Charles, this __ day of ___ ~ 2025, 

and APPROVED by the Mayor of said City of St. Charles, this_ day of ____ , 2025. 

MAYOR 

ATTEST: 

CITY CLERK 
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(Watermain and Sanitaty Sewer) 

BILL OF SALE 

KNOW ALL MEN BY THESE PRESENTS, that 4085 E Main, LLC ("Seller"), in 
consideration of One ($1.00) Dollar and other good and valuable consideration, does hereby grant, 
sell, transfer and deliver unto the CITY OF ST. CHARLES, an Illinois municipal corporation in 
Kane County, Illinois, ("City") the following goods, chattels or other items of personal property, to 
wit: 

ONE: Each and every part of Watermain Systems and appurtenances and Sanitary Sewer 
Main Systems and appurtenances, as fully described in a certain set of plans and 
specifications attached hereto and incorporated herein as Exhibit "A". 

TWO: The object of this Bill of Sale is to grant, sell, transfer and deliver to the CITY, with 
the exceptions noted, the ownership in all items of personalty, which comprise Watennain 
Systems and appurtenances and Sanitary Sewer Main Systems and appurtenances by 
SELLER to date within the CITY. 

SELLER does hereby covenant and warrant to the CITY that SELLER is the lawful owner 
of the aforedescribed goods, chattels and personalty; that such items are free and clear from 
all encumbrances; that SELLER has the absolute right to sell the same as aforesaid; and that 
SELLER warrants and will defend the same against the claims and demands of all persons; 
and that the execution of this Bill of Sale is an authorized act of said SELLER. 

IN WITNESS WHEREOF, SELLER has signed and sealed this Bill of Sale at noon, this 
20th day of June, 2025. 

ATTEST: 

4085 E Main, LLC 

BY: ? <0L-
ITS: Manager, Chris McGrath 

OFFICIAL SEAL 
KELL y M CHRZANOWSKI 

NOTARY PlJD•ic 
"'- • STATE OF ILLINOIS 

MY COMMISSION EXPIRES: 10/16/202:; 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  4b

Title: 
Plan Commission recommendation to approve a PUD Preliminary Plan 
and Final Plat of Subdivision for McGrath Kia Parking Expansion, 
McGrath Business Center PUD.  

Presenter: Ellen Johnson, Planner II 

Meeting:  Planning & Development Committee  Date: September 8, 2025 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

TIF District:  None 

The McGrath Business Center PUD was established under Ord. 2021-Z-3 to facilitate redevelopment of the 
former Pheasant Run Mega Center property. McGrath Honda was completed in 2022, followed by McGrath Kia 
in 2024. The PUD contemplated a third building on the last remaining lot. 

Chris McGrath, property owner, is seeking approval of plans to construct additional parking for Kia dealership 
vehicle inventory in the location of the third planned building. Details include: 

• 474-stall parking lot.

• Landscaping consistent with remainder of PUD.

• Access via existing Rt 64 right in/right-out driveway.

• Cross-access to properties to the east.

• Stormwater detention at the south end.

A Final Plat of Subdivision has also been submitted which plats the property as a single lot and establishes 
required easements. 

Plan Commission Recommendation – Plan Commission reviewed the PUD Preliminary Plan and Final Plat of 
Subdivision on 8/19/25 and voted 7-0 to recommend approval subject to resolution of staff comments. 

All staff comments have been addressed. 

Attachments (please list): 
Plan Commission Resolution, Staff Report, Application, Plat, Plans 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve a PUD Preliminary Plan and Final Plat of Subdivision for McGrath Kia Parking 
Expansion, McGrath Business Center PUD. 

CITY Of 
ST. CHARLES 

ILLINOIS • 1834 



City of St. Charles, Illinois 

Plan Commission Resolution No. 5-2025 
 

A Resolution Recommending Approval of a PUD Preliminary Plan and Final 

Plat of Subdivision for McGrath Kia Parking Expansion, McGrath Business 

Center PUD (Chris McGrath) 
 

Passed by Plan Commission on August 19, 2025 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to review PUD 

Preliminary Plans and requests for Final Plat of Subdivision; and 

  

 WHEREAS, the Plan Commission has reviewed the PUD Preliminary Plan and the Final 

Plat of Subdivision for McGrath Kia Parking Expansion, McGrath Business Center PUD (Chris 

McGrath); and  
 

 WHEREAS, the Plan Commission finds said PUD Preliminary Plan to be in conformance 

with the applicable PUD and Zoning Ordinance requirements, subject to resolution of any 

outstanding staff review comments; and  

 

 WHEREAS, the Plan Commission finds the Final Plat of Subdivision to be in conformance 

with the requirements of Title 16 of the City Code entitled, “Subdivisions and Land Improvement” 

and Title 17, Chapter 17.14-Business & Mixed-Use Districts.  

 

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

to City Council approval of a PUD Preliminary Plan and Final Plat of Subdivision for McGrath 

Kia Parking Expansion, McGrath Business Center PUD (Chris McGrath), contingent upon the 

resolution of all staff comments prior to City Council action.  

 

 

Roll Call Vote:   

Ayes:  Wiese, Ewoldt, Funke, Fitzgerald, Rosenberg, Vargulich 

Nays:   

Absent:  Gruber, Lawson 

Abstain: Payleitner 

Motion carried:  6-0 

 

 PASSED, this 19th day of August 2025.  

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



Community Development Department 

Staff Report 
  Plan Commission Meeting – August 19, 2025 

Applicant: Chris McGrath McGrath Business Center Phase 2 – Kia Parking 
Expansion  

Subject Property 

Property 
Owner: 

4085 E Main LLC 

Location: East end of former 
Pheasant Run 
property 

Purpose: Construct additional 
parking for McGrath 
Kia dealership    

Applications: • PUD Preliminary
Plan

• Final Plat of
Subdivision

Public Hearing: Not required 

Zoning: BR Regional 
Business / PUD 

Current Land 
Use: 

Vacant 

Comprehensive 
Plan: 

Corridor/Regional 
Commercial & Open 
Space  

Summary of 
Proposal: 

The McGrath Business Center PUD includes the McGrath Honda and McGrath Kia 
properties and the subject property, which is the last undeveloped portion of the PUD. 

A PUD Preliminary Plan has been submitted for the subject property, located east of 
McGrath Kia. Details:  

• Plat the property as a single lot with required easements established.
• Construct a parking lot to be used by McGrath Kia.
• Access via existing right-in/right-out driveway off Rt 64, shared with McGrath

Kia.
• Stormwater detention at the south end of the property.

Info / 
Procedure on 
Application: 

PUD Preliminary Plan: 
• Approval of plans for development of property within a PUD to ensure compliance

with the PUD ordinance and applicable provisions of the Zoning Ordinance.
Includes building elevations and site, landscape, and engineering plans.

• A public hearing is not required for this type of application.
• No findings of fact are applicable to this application.
• Recommendation is based on compliance with the concurrently approved Special

Use for PUD standards and other city code requirements (including Zoning and
Subdivision codes).

Final Plat of Subdivision: 

CITY OF 
ST. CHARLES 

ILLINO IS • 1834 



Staff Report – McGrath Kia Parking Expansion   August 19, 2025 

2 

• Final Plat is the actual plat document that will be recorded with the County to
formally create new lots, dedicate streets, and provide easements, etc.

• Recommendation is based on compliance with all other code requirements
(including Zoning & Subdivision Codes).

Suggested 
Action: 

Review the PUD Preliminary Plan and Final Plat of Subdivision. A recommendation for 
approval should be subject to resolution of all staff comments prior to City Council 
action.   

Staff Contact: Ellen Johnson, Planner 

I. PROPERTY INFORMATION

A. History / Context

The subject property is a 4.83-acre parcel located in the McGrath Business Center PUD, a
redevelopment of a portion of the former Pheasant Run Resort complex that included the
Mega Center building, parking area east of the Mega Center, and the resort/golf course
maintenance facility at the far east end of the property.

The McGrath Business Center PUD was approved by the City in 2021 under Ord. 2021-Z-3. The
ordinance approved a number of zoning deviations for development of the property. Also
approved were preliminary plans for the McGrath Honda dealership at the west end of the
PUD, and a PUD Sketch Plan which provided a conceptual layout of possible future
development for the two parcels east of the Honda dealership. Car dealerships were
contemplated; however, the PUD allows any use permitted in the underlying BR Regional
Business zoning district.

In 2023, the City approved a PUD Preliminary Plan for McGrath Kia, located on the property
east of McGrath Honda. The remaining parcel is undeveloped and has been used as temporary
parking for the Kia dealership.
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B. Zoning

The subject property is zoned BR Regional Business and is located in the McGrath Business
Center PUD. Properties to the north and west fronting Rt 64 have commercial zoning, with
manufacturing to the south and DuPage Airport to the east.

Zoning Land Use 
Subject Property BR Regional Business / PUD Vacant 
North BR Regional Business  

BC Community Business  
R3 Single Family (DuPage County Zoning) 

Baltria Auto Dealer; 
Public Storage  

East A Airport (City of West Chicago Zoning)  DuPage Airport 
South M-2 Limited Manufacturing Pheasant Run 

Industrial Park 
West BR Regional Business / PUD McGrath Kia / Honda 

C. Comprehensive Plan

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identified the developed
portions of the former Pheasant Run resort as “Corridor/ Regional Commercial” and the Golf
Course as “Open Space”, including the subject property.

Zoning Map 
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The subject property is located at the edge of the East Gateway Sub Area, which lists the 
following goals and objectives: 

Subarea Goals  
The East Gateway subarea represents a unique opportunity for economic development, 
revitalization and stabilization with for a specific context within the City of St. Charles. The 
overall vision for the subarea includes the following:  
• Revitalization of the Subarea’s retail areas that maximizes the locational assets within

this area of the City.
• Improved connectivity and circulation within the Subarea providing logical and efficient

connections between compatible uses.
• Better separation of incompatible land uses to protect residential neighborhoods while

at the same time help define the City’s business areas.
• Attractive streets and sites to distinguish this Subarea and key corridors from

neighboring communities.
• A mix of uses that that help diversify the City’s economy and provide places to live, work,

and shop.

Subarea Objectives 
• Improve the appearance of the Kirk Road and Main Street Corridors to assist in

strengthening the community’s identity and appearance through installation of
streetscaping, wayfinding and gateway elements.

• Use landscaping appropriately to enhance commercial areas, screen unsightly areas, and
provide an attractive streetscape and overall setting for the area.

• Improve the overall connectivity and mobility within the Subarea through both public
streets and internal connection to provide a predictable and navigable environment.

• Preserve surrounding neighborhoods through the use of screening, buffering, and better
separation from commercial development.

• Create market-responsive development parcels that can accommodate projects of an
appropriate scale and phasing over time.

• Take advantage of proximity to DuPage Airport and Pheasant Run as activity generators.
• Reposition the Charlestowne Mall site to foster its renaissance or its redevelopment.

Land Use Plan 
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• Enhance the character of both existing and new development through site
improvements, facade enhancements, consistent signage regulation, and attractive
building design and materials.

II. PROPOSAL

Chris McGrath, on behalf of property owner 4085 E. Main, LLC is proposing to develop the final
phase of the McGrath Commercial Center PUD with an additional parking lot for the existing Kia
Dealership adjacent to the west.  Details of the proposal are as follows:

• Plat the property as a single lot and establish required easements.
• Construct a 474-stall parking lot to be used by McGrath Kia for vehicle inventory.
• Access via existing right-in/right-out driveway off Rt 64, shared with the Kia dealership.
• Stormwater detention at the south end of the property.

The following development applications have been submitted for approval: 
1. PUD Preliminary Plan – Plan approval required for development of property that is within

a Planned Unit Development to ensure compliance with zoning and PUD standards.
Includes site plan, preliminary engineering, and landscape plan.

2. Final Plat of Subdivision – To subdivide the property to create new lots and establish
required easements.

III. PLANNING ANALYSIS

Staff has analyzed the submitted applications and plans for conformance with the standards
established in the McGrath Commercial Center PUD (Ord. 2021-Z-3) and applicable sections of the
Zoning and Subdivision ordinances, including:

• Title 16 Subdivisions & Land
Improvements

• Ch. 17.24 Off-Street Parking

• Ch. 17.14 Commercial Districts
• Ch. 17.26 Landscaping & Screening

A. Proposed Use

Proposed use of the subject property as a parking lot is permitted as an expansion of the
adjacent dealership use, classified under the Zoning Ordinance as “Motor Vehicle Sales and
Leasing”. The PUD contemplated an additional car dealership on this property, but any use
permitted in the underlying BR District is acceptable.

B. Bulk Standards

The table below compares the proposed plans with the bulk standards applicable to the BR
District and McGrath Business Center PUD. All applicable standards are met.

Category BR District / PUD Standard Proposed 

Min. Lot Area 1 acre 2.83 acres / 210,584 sf 
Min. Lot Width None 307 ft. 
Front Yard 15 ft. parking/paving (PUD) 17.5 ft. parking/paving 

Interior Side Yard West: 0 ft. parking/paving (PUD) 
East: 15 ft. parking/paving 

West: 0 ft. parking/paving 
East: 15 parking/paving 

Rear Yard 0 ft. parking/paving (PUD) 100 ft. parking/paving 
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C. Site Access

Access to the property is provided from an existing right-in/right-out driveway off Rt 64/E
Main St. The driveway is shared with the McGrath Kia property. Cross-access easements are in
place allowing for internal cross access from the McGrath Honda entrance at Pheasant Run,
which is a full signalized intersection, through McGrath Kia, to the subject property.

The property is at the east end of the City’s pedestrian circulation system. No new public
sidewalks are shown; none were provided for McGrath Honda or Kia. Property to the east is
part of the DuPage Airport where no sidewalks exist.

D. Landscaping

The McGrath Business Center PUD Ordinance granted a number of deviations from the
landscaping requirements of Ch. 17.26 “Landscaping and Screening”. The PUD allows for the
design of landscaping along the public street frontage, within the parking lot, and along the
building foundation for all development within the PUD to be a “design of a similar character
and number of plantings” as the plans for McGrath Honda, which were approved as part of
the PUD Ordinance.

The landscape plan submitted for the subject property is similar to that of McGrath Honda and
Kia. Plantings and trees are provided within the setback along Rt. 64, with a planting strip
along the access drive into the site. Trees are provided along the east property line. The
overall landscape area for the property is 22.8%, including the detention basin, which is over
the 15% overall open space area required for the PUD as a whole.

E. Site Lighting

A photometric plan has been submitted depicting pole lighting. Per Section 17.22.040 “Sight
Lighting”, light intensity along the property line abutting right-of-way (Rt. 64) is limited to an
average of 15 horizontal foot-candles for motor vehicle display lots. This standard is met along
the Rt. 64 lot line. Light intensity along property lines abutting other commercial zoning
districts is typically limited to 2.0 horizontal foot-candles. This is met along the east lot line.
Because the subject property is adjacent to a motor vehicle dealership on the east side, an
average of 15 foot-candles is acceptable along the east lot line. This standard is met.

F. Plat of Subdivision

A Final Plat of Subdivision has been submitted, titled “McGrath Commerce Center Subdivision
– Phase 2”. A single lot is proposed, covering the entire subject property and totaling 210,584
sf / 4.83 acres.

The Plat notes existing public utility, stormwater, and cross-access easements previously 
established. New easements for the expanded detention basin and sanitary sewer through the 
property are granted.  

IV. DEPARTMENTAL REVIEWS

A. Engineering Review
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Engineering plans and stormwater report have been approved by staff. Stormwater detention 
is proposed at the south end of the property as an expansion of the existing detention basin 
on the McGrath Kia property.  

B. Fire Dept. Review

The plans meet Fire access requirements.

C. Public Works

Public Works has reviewed the plans and all comments have been addressed.

V. OPTIONS FOR ACTION

Review the PUD Preliminary Plan and Final Plat of Subdivision.

Staff has found the application materials to be complete. Staff recommends the any

recommendation include a condition requiring resolution of all staff comments prior to City

Council action.

VI. ATTACHMENTS
• Applications for PUD Preliminary Plan & Final Plat of Subdivision; received 12/2/24
• Final Plat of Subdivision
• Preliminary Plans



City of St. Charles 
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Phone: (630) 377-4443 
Email: cd@stcharlesil.gov 

PUD PRELIMINARY PLAN APPLICATION 

For City Use Received Date 

RECEIVED Project Name: McG-rtl.,t\-\ \3v5_ Ce<t-\er (?vtetJe.. 2- Kl'°'- Por:~Y 
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File this application to request approval of a PUD Preliminary Plan. Normally, this application is reviewed 
concurrently with an application for Special Use for PUD, unless a Special Use for PUD has previously been granted 
and no amendment is necessary. 
Complete the application and submit with all required attachments to the Community Development Division. 
The information you provide must be complete and accurate. If you have any questions please contact the 
Community Development Division. 
City staff will review the submittal for completeness and for compliance with applicable requirements. Staff will 
distribute the plans to other City departments for review when the application is complete. 
The PUD Preliminary Plan will be scheduled far Plan Commission review when staff has determined the plans ore 
ready. 

1. Property 
Information: 

Location: 
4085 E. Main Street 

Parcel Number (s): 
01-30-300-064 

Proposed PUD Name: 
McGrath Business Center Subdivision Phase 2 

2. Applicant Name: 
Chris McGrath Phone: 847-980-6184 

Information: 

Address 
2020 Randall Road 

Email: 

Elgin, IL 60123 mcgrathchris@yahoo.com 

3. Record Owner Name: 4085 E Main LLC, c/o Chris McGrath Phone: 847-980-6184 
Information: 

Address: 2020 Randall Road Email: 

Elgin , IL 60123 mcgrathchris@yahoo.com 

City of St Charle, PUD Prehminary Plan Appl,cat,on 1 



4. Identify the Tvpe of Application: 

0 New proposed Planned Unit Development (PUD) - Special Use Application to be filed concurrently 

[XI Existing Planned Unit Development (PUD) 

D PU D Amendment required for proposed plan - Special Use Application to be filed concurrently 

Subdivision: 

D Proposed lot has already been platted and a new subdivision is not required. 

(Z] New subdivision of property is required: 

IX] Final Plat of Subdivision Application filed concurrently 

D Final Plat of Subdivision Application to be filed later 

5. Required Attachments: 
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items 
or plans. Fee must be paid for each application. 
Submit l copy of each required Item, unless otherwise noted. 

IX I APPLICATION FEE: $500 

IX I REIMBURSEMENT OF FEES AGREEMENT: An original, executed Reimbursement of Fees Agreement and deposit of 
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance. 

I XI REIMBURSEMENT OF FEES INITIAL DEPOSIT: Deposit of funds in escrow with the City. Required deposit is based on 
review items (number of applications filed) and the size of the subject property: 

Number of 
Under 5 Acres 5-15 Acres 

Review Items 
1 $1,000 $2,000 

2 or 3 $2,000 $4,000 
4 or more $3,000 $5,000 

□ PROOF OF OWNERSHIP: a) A current title policy report; or 
b) A deed and a current title search 

16-75 Acres Over 75 Acres 

$3,000 $4,000 
$5,000 $7,000 
$7,000 $10,000 

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City's Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

D OWNERSHIP DISCLOSURE: Use the appropriate disclosure form (attached), if the owner or applicant is a 
Partnership, Corporation, Trust, or LLC. 

D LETTER OF AUTHORIZATION: If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject 
property. 

IX I LEGAL DESCRIPTION: For entire subject property, on 8 1/2 x 11 inch paper and Microsoft Word file. 

IX I PLAT OF SURVEY: A current plat of survey for the subject property showing all existing improvements on the 
property, prepared by a registered Illinois Professional Land Surveyor. 

City of St. Chor/es PUD Preliminary Pion Application 2 



IXI SOIL AND WATER CONSERVATION DISTRICT LAND USE OPINION APPLICATION: As required by State law, submit a 

Land Use Opinion application and required fee directly to the Kane-DuPage Soil and Water Conservation District. 

Provide a copy of completed Land Use Opinion application to the City. The Land Use Opinion application can be 

found on the Kane-DuPage SWCD website: http://www.kanedupageswcd.org/ 

IX I ENDANGERED SPECIES REPORT: As required by State law, file an Endangered Species Consultation Agency Action 

with the Illinois Department of Natural Resources. Provide a copy of the report to the City. The on line Ecological 

Compliance Assessment Tool (EcoCAT) should be utilized: https://dnr2 .illinois.gov/EcoPublic/ 

IXI STORMWATER MANAGEMENT: Written information as described in the Stormwater Management Requirements 

for Preliminary Plans (attached). 

□ PUBLIC BENEFITS, DEPARTURES FROM CODE: A written statement describing how the PUD meets the purposes and 

requirements established in Section 17.04.400 of the Zoning Ordinance. List any requests for deviations (departures) 

from the requirements ofTitle 16 "Subdivisions and Land Improvement" and Title 17 "Zoning" and provide a 

rationale for each requested deviation. 

IX I CONSTRUCTION SCHEDULE: Indicate the following: 

• Phases in which the project will be built with emphasis on area, density, use and public facilities, such as 

open space, to be developed with each phase. Overall design of each phase shall be shown on the Plat of 

Subdivision and through supporting material. 

• Approximate dates for beginning and completion of each phase. 

□ PARK AND SCHOOL LAND/CASH WORKSHEETS: For residential developments only. Use the attached worksheet to 

calculate the estimated population and student yields and resulting land/cash contributions in accordance with Title 

16 of the St. Charles Municipal Code. 

□ INCLUSIONARY HOUSING WORKSHEET: For residential developments only. Use the attached worksheet to calculate 

the affordable unit requirement and indicate how the development will comply with Title 19 of the St. Charles 

Municipal Code. 

PLANS: All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 

Development permits a larger size when necessary to show a more comprehensive view of the project. All required 

plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be used 

to show details or specific features). All plans shall include the name of the project, developer or owner of site, person 

or firm preparing the plan, and the date of plan preparation and all revisions. 

Copies: Ten (10) full size copies, one (1) 11" by 17", and PDF electronic file emailed to: cd@stcharlesil.gov 

IX I PRELIMINARY PLAT OF SUBDIVISION/ DRAWING REQUIREMENTS CHECKLIST: If the PUD Preliminary Plan 

involves the subdivision of land, submit a Preliminary Plat of Subdivision that includes the information listed on 

the Subdivision Plat Drawing Requirements Checklist. Also submit a completed Subdivision Plat Drawing 

Requ irements Checklist (attached). 

IXI PRELIMINARY ENGINEERING PLANS/ DRAWING REQUIREMENTS CHECKLIST: Plans shall include the following 

information. Also submit a completed Drawing Requirements Checklist- Preliminary Engineering Plans. 

1. Accurate boundary lines with dimensions 

2. Existing and proposed easements: location, width, purpose 

3. Streets on and adjacent to the tract: Name and right-of-way width, center line elevation, and culverts 
4. Location, size, shape, height, and use of existing and proposed structures 
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5. Location and description of streets, sidewalks, and fences 
6. Surrounding land uses 
7. Legal and common description 
8. Date, north point, and scale 
9. Existing and proposed topography 
10. All parcels of land intended to be dedicated for public use or reserved for the use of all property owners 

with the proposal indicated 
11. Location of utilities 
12. Building/use setback lines 
13. Location of any significant natural features 
14. Location of any 100-year recurrence interval floodplain and floodway boundaries 
15. Location and classification of wetland areas as delineated in the National Wetlands Inventory 
16. Existing zoning classification of property 
17. Existing and proposed land use 
18. Area of property in square feet and acres 
19. Proposed off-street parking and loading areas 
20. Number of parking spaces provided, and number required by ordinance 
21. Angle of parking spaces 
22. Parking space dimensions and aisle widths 
23. Driveway radii at the street curb line 
24. Width of driveways at sidewalk and street curb line 
25. Provision of handicapped parking spaces 
26. Dimensions of handicapped parking spaces 
27. Depressed ramps available to handicapped parking spaces 
28. Location, dimensions and elevations of freestanding signs 
29. Location and elevations of trash enclosures 
30. Provision for required screening, if applicable 
31. Provision for required public sidewalks 
32. Certification of site plan by a registered land surveyor or professional engineer 
33. Geometric plan showing all necessary geometric data required for accurate layout of the site 
34. Grading plans showing paving design, all storm sewers, and detention/retention facilities including 

detention/retention calculations) and erosion control measures 
35. Utility plans showing all storm sewers, sanitary sewers, watermains, and appropriate appurtenant structures 
36. Exterior lighting plans showing: 

• Location, height, intensity and fixture type of all proposed exterior lighting 
• Photometric information pertaining to locations of proposed lighting fixtures 

37. Typical construction details and specifications 
38. Certification of site engineering plans by a registered professional engineer 
39. Proof of application for Stormwater Management Permit 

D ARCHITECTURAL PLANS: Architectural plans and data for all principal buildings with sufficient detail to permit 
an understanding of the exterior appearance and architectural style of the proposed buildings, the number, size 
and type of dwelling units, the proposed uses of nonresidential and mixed-use buildings, total floor area and 
total building coverage of each building. 

□ TREE PRESERVATION PLAN: When required, in accordance with Ch. 8.30 of the St. Charles Municipal Code (see 
attached ''Tree Preservation Requirements for Preliminary Plans". This information may be included as part of 
the Landscape Plan set. 

IXI LANDSCAPE PLAN: Landscape Plan showing the following information: 
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Delineation of the buildings, structures, and paved surfaces situated on the site and/or contemplated to 
be built thereon 

Delineation of all areas to be graded and limits of land disturbance, including proposed contours as 
shown on the Site/Engineering Plan. 
Accurate property boundary lines 

Accurate location of proposed structures and other improvements, including paved areas, berms, lights, 
retention and detention areas, and landscaping 

Site area proposed to be landscaped in square feet and as a percentage of the total site area 

Percent of landscaped area provided as per code requirement 

Dimensions of landscape islands 

Setbacks of proposed impervious surfaces from property lines, street rights-of-way, and private drives 

Location and identification of all planting beds and plant materials 

Planting list including species of all plants, installation size (caliper, height, or spread as appropriate) and 
quantity of plants by species 
Landscaping of ground signs and screening of dumpsters and other equ ipment 

□ SKETCH PLAN FOR LATER PHASES OF PUD: For phased PUDs only, submit a plan that shows, at minimum, the 
following: 

General location of arterial and collector streets 
Location of any required landscape buffers 

Location of proposed access to the site from public streets 

Maximum number of square feet of floor area for nonresidential development 
Maximum number of dwelling units for residential development 

Open space and storm water management land 

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

11/19/2024 

Record Owner Date 

11/19/2024 

Applicant or Authorized Agent Date 
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STATE OF ILLINOIS ) 

)SS. 
KANE COUNTY ) 

OWNERSHIP DISCLOSURE FORM 

LIMITED LIABILl1Y COMPANY (L.L.C.) 

I, Chris McGrath • being first duly sworn on oath depose and say that I am 

Manager of ""f OIJ "S" £ /HA W '' C. , an Illinois Limited Liability 

Company (L.L.C.), and that the following persons are all of the members of the said LL.C.: 

Gary McGrath 

By: ~ c-"2_ Manager 

Subscribed and Sworn before me this __ c;)=..;;..0_ :-Jd:'i ___ day of 

_'i'\'---"=D\J__.__ __ .. 20 ~ Y,. 
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City of St. Charles 
Community Development Division 

2 E. Main Street 
St. Charles, IL 60174 ~ 

ll I\ <11 
,T l IIAlll I, 

Phone: {630) 377-4443 
Email: cd@stcharlesil.gov 

FINAL PLAT OF SUBDIVISION APPLICATION 

For City Use Received Date 

Project Name: l"\C..v<tl.¼i-, 9Js. Ce;,ttr P \t-ajt. 

Project Number: .::>o::J..:1 -PR- 00 .S 
Cityview Project Number: ~P_L ____ f_'ftJ_a~o-~-"~()_00-=--=--=-'+:=l~---_-_-_-_ 

; {;;t}VO~ 0"<i(' C,.1p• .~,"'t; 
,-.... r ·L. , •• :1: ' , , •r •"' ,. • --•-·-· ., 
\_ (\,<;r,.i/ •!!.Loll_!, \. ~. V•- ~ .,,,,~ .. 

• File this application to request approval of a Final Plat of Subdivision. -1 • ·"'" 

• Complete the application and submit with all required attachments to the Community Development Division. 
The information you provide must be complete and accurate. If you have any questions please contact the 
Community Development Division. 
City staff will review the submittal for completeness and for compliance with applicable requirements. Staff will 
distribute the plans ta other City departments for review when the application is complete. 
The Final Plat of Subdivision will be scheduled for Plan Commission review when staff has determined the plans are 
ready. 

1. Property 

Information: 

Location: 

4085 E. MAIN STREET 

2. Applicant 
Information: 

3. Record Owner 
Information: 

Parcel Number (s): 

01-30-300-064 

Proposed Subdivision Name: 

McGrath Business Center Subdivision Phase 2 

Name: 
Chris McGrath 

Address 
2020 Randall Road 

Elgin, IL 60123 

Name: 
4085 E Main LLC, c/o Chris McGrath 

Address: 

2020 Randall Road Elgin, IL 60123 

City of St Charles Final Plat of 5ubd1v151on Appl,cat,an 

Phone: 
84 7-980-6184 

Email: 

mcgrathchris@yahoo.com 

Phone: 
84 7 -980-6184 

Email: 

mcgrathchris@yahoo.com 

-, 

1 



4. Identify the Type of Application: 

~ Subdivision: 
D Preliminary Subdivision Plat was previously approved by the City 

~ Combined Preliminary-Final Review Process (Preliminary Plat Application filed concurrently) 

~ Planned Unit Development (PUD): 

D PUD Preliminary Plan was previously approved by the City 

~ Combined Preliminary-Final Review Process (PUD Preliminary Plan Application filed concurrently) 

D PUD Final Plat Application filed concurrently 

*Note- This application is not required for a Minor Subdivision. File only a Minor Subdivision-Final Plat application for 
a subdivision which qualifies as a Minor Subdivision per City Code Section 16.04.040. 

5. Required Attachments: 
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items 
or plans. Fee must be paid for each application. 

lv'I APPLICATION FEE: $300 

I v'I REIMBURSEMENT OF FEES AGREEMENT: An original, executed Reimbursement of Fees Agreement and deposit of 
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance. 

I v'I REIMBURSEMENT OF FEES INITIAL DEPOSIT: Deposit of funds in escrow with the City. Required deposit is based on 
review items (number of applications filed) and the size of the subject property: 

Number of 
Under 5 Acres 5-15 Acres 16-75 Acres Over 75 Acres 

Review Items 

1 $1,000 $2,000 $3,000 $4,000 

2or3 $2,000 $4,000 $5,000 $7,000 

4or more $3,000 $5,000 $7,000 $10,000 

□ FEE FOR INSTALLATION OF CITY BENCHMARKS: Payment for installation of City benchmarks in accordance with 
Appendix F of the Subdivision Code (City Code Title 16). Required payment is based on the size of the subdivision: 

Subdivision Acreage Number of Benchmarks 

20+ 2 

l0to 20 1 

5to 10 0.5 

1 to 5 0.25 

Less than 1 0.10 

□ PROOF OF OWNERSHIP: a) A current title policy report; or 
b) A deed and a current title search 

Fee at $2500 per Benchmark 

$5000 
$2500 

$1250 
$625 
$250 

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City's Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

City of St. Charles Fino/ Plat of Subdivision Application 2 



Iv' I OWNERSHIP DISCLOSURE: Use the appropriate disclosure form (attached), if the owner or applicant is a 

Partnership, Corporation, Trust, or LLC. 

□ LETTER OF AUTHORIZATION: If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject 

property. 

Iv' I STORMWATER MANAGEMENT PERMIT APPLICATION: If application is not already filed. 

lvl sToRMWATER REPORT 

Iv' I ENGINEER'S COST ESTIMATE SPREADSHEET: Use the attached form. 

□ FINANCIAL GUARANTEE & LAND IMPROVEMENT AGREEMENT: With this application, provide a draft or description 
of the proposed guarantee for the payment and completion of Land Improvements. Include the proposed form, 

amount, and provider of completion guarantee collateral - bond, cash, or letter of credit. These items must be 

provided prior to the City signing the Final Plat of Subdivision and recording the plat. 

• Letter of Credit form - see City Code Title 16, Appendix C 

• Land Improvement Agreement - see City Code Title 16, Appendix D 

□ PARK AND SCHOOL LAND/CASH WORKSHEETS: For residential developments only. Use the attached worksheet to 
calculate the estimated population and student yields and resulting land/cash contributions in accordance with Title 
16 of the St. Charles Municipal Code. 

□ INCLUSIONARY HOUSING WORKSHEET: For residential developments only. Use the attached worksheet to calculate 
the affordable unit requirement and indicate how the development will comply with Title 19 of the St. Charles 
Municipal Code. 

□ COPIES OF THIRD PARTY PERMIT/APPROVALS: Provide the applicable required items which may include: 

• Illinois EPA Water Pollution Control Permit for sanitary sewer extension 

• Illinois EPA Division of Public Works Supplies Permit for water mains 

• Notice of Intent {NOi) letter/permit for NPDES Stormwater Discharge for sites 5 acres and larger 

• IDNR Office of Water Resources Permit (for work in floodplain) 

• Wetlands Permit from Army Corps of Engineers 

• Kane County DOT and/or IDOT signature on Final Plat (if applicable) 

• Offsite easements and right-of-way necessary to construct the required Land Improvements 

PLANS: All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 

Development permits a larger size when necessary to show a more comprehensive view of the project . All required 

plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be used 

to show details or specific features) . All plans shall include the name of the project, developer or owner of site, person 
or firm preparing the plan, and the date of plan preparation and all revisions. 

Copies: Ten (10) full size copies, one (1) 11" by 17", and PDF electronic file emai led to: cd@stcharlesil.gov 

Iv' I FINAL PLAT OF SUBDIVISION / DRAWING REQUIREMENTS CHECKLIST: A Final Plat of Subdivision that includes 
the information listed on the Subdivision Plat Drawing Requirements Checklist. Also submit a completed 
Checklist (attached) . 

Iv' I FINAL ENGINEERING PLANS/ DRAWING REQUIREMENTS CHECKLIST: Final Engineering plans that include the 
information listed on the Drawing Requirements Checklist-Final Engineering Plans. Also submit a completed 

Checklist (attached) . 
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I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

11/19/2024 

Record Owner Date 

11/19/2024 
Applicant or Authorized Agent Date 
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MCGRATH BUSINESS CENTER SUBDIVISION PHASE 2 
BEING A RESUBDMSION OF PART OF THE SOUTH HALF OF SECTION JO. TO'M-ISHIP 40 NORTH. RANGE 9, EAST Of THE THIRO 
PRINCIPAL MERIDIAN. IN DUPAGE COUNTY. IWNOIS 
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QTY WINQI CEBDFIGAJE 

STATE Of IWNOIS) 
CITY Of ST. CHARLES ) SS. 

APPROVED ANO ACCEPTEO THIS __ OAY Of ___ A.O. 20-

CITY COUNCIL OF CITY Of 
ST. CHARLES, IWNOIS 

MAYOR 

ATTEST: -~,~,TY=CLER=,------

Pl AN CXIHfSSlflf OOfDf]r,,JE 

STATE Of IWNOIS) 
CITY Of ST. CHARLES ) SS. 

APPRO\Ul THIS __ OAY Of ___ A.O. 20_ 

CITY Of ST. CHARLES PL.AN COMMISSION 

H I INCi$ CfPARINEHT lf' IRANSPfflU.DQN 

THIS PL.AT HAS BEEN APPRO\Ul BY THE ILLINOIS 
DEPARTMENT Of TRANSPORTATION '111TH RESPECT 
TO ROAOWAY ACCESS PURSUANT Of SECTION 2 OF 
AN ACT TO REVISE THE LAW IN RELATION TO PL.ATS.~ 

AS AMENOED. A PLAN THAT MEETS THE REQUIREMENTS CONTAINED IN 
THE OEPARTMENTS 
PQI ICY ON PFBMIIS FOB ACCESS PBIVFWAYS TO SIAJF HIGHWAYS 
WILL, BE REOUIREO BY THE OEPARTMENT. 

DATED THIS __ DAY Of _____ • 20 _ 

BY: ~JOSE=,~,os~.~ •. ~,.----
REGION ONE ENGINEER 

GFBIEIGIJF Mi TO SPWel AffSSNfNIS 

STATE OF IWNOIS) 
COUNTY Of otJPAGE ) SS. 

I 00 HEREBY CERTIFY THAT THERE ARE NO DELINQUENT OR UNPAIO CURRENT OR FORFEITED 
SPECIAL ASSESSMENTS OR ANY OEFERREO INSTAL.l.MENTS THEREOF THAT HAVE NOT BEEN 
APPORTIONED AGAINST THE TRACT OF LANO INCLUOED IN THE PL.AT. 

COI.LECTOR Of SPECIAL ASSESSMENTS 

DATED AT ____ IWNOIS, THIS __ DAY Of ___ A.D. 20-

00. !NIY Q ffiK OOfDftCAJF 

STATE Of IWNOIS) 
COUNTY Of DUPAGE ) SS. 

,, ==---=· COUNTY CLERK OF OUPAGE COUNTY. IWNOIS, 00 HEREBY CERTIFY 
THAT THERE ARE NO DELINOUENT GENERAL TAXES. NO UNPAID FORFEITED TAXES AND NO 
REDEEMABLE TAX SALES AGAINST ANY Of THE LANO INCLUDED IN THE ANNEXEO PL.AT. 

~I FURTHER CERTIFY THAT I HAVE RECEIVED ALL STATUTORY FEES IN CONNECTION WITH THE 
ANNEXED PL.AT. 

"GIVEN UNDER MY HAND ANO SEAL AT ___ IWNOIS. THIS _ DAY Of __ _ 
A.0.20_ 

CUP.AGE COUNTY CLERK 
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550[,ST,QIARLESPLACE 
LOWIIARO, IUJNQSS0,48 
PHONE (SJO) 1118-6262 

PREPAREDF"al:R'MJENGINEERING,LLC 
0RA'Mt8Y:MMG 
ORDER NO.: 22034-24 SIJ&-REV 1 

S1-£ET 2 or 2 
ILLIN OIS PROFESSION AL DESlCN 
FIRMUCENSEN0.164.002870 

PLEASE RETURN THE 
RECOROED M'rt.AR TO: 

CITY OF ST. CHARLES 
2 E. MAIN STREET 
ST. CHARLES, IL 60174 

Af9PBQG&IPBJY!IEA!'.XBSC!Sf'Nfl!JPRO'«Sl91f 

(l) THEO'M<IERorEACIILOT 9tAU.BERESPONSEILE,ATHIS/ITSEXPENSE, TOWAINTAIIIINREASONA8LYG000.SAFE,ANDPASSABl.E 
COMllTION 1110SE PORTIONS or "ft£ EAST-IICT EASEKNT SITIJATED ON SUCH D'M<IERS LOT (""TH JHE D'M<IER or LOT 2 Al.SO BEING 
RESPOMSIBl£fOR"ft£PORTIONLYING0N"ft£UNSlJID','IDEDPARCEI.). 

{~ ~=:TUA~ ~T~~o:ER~~~ :Jo..llS~~~'g,AJ.::~~~ ==i~~1:LW1i.>m~rs USE 
AND ENJO'l'IENTBYTIIOSE ENTln.EDTOSUCHUSENIOENJD"l'\IENT ('IUH THECWll<IERorLOT2BEINGR£SPONSl!l.EfOR "ft£PORflON 
LYINGON"ft£1.t1SlJID','IDEOPARCEL). 

(11) ~!=JHER~~T9t~ EQUAU.Y IN PA'IING THE COSTS IMPOSED UPON THEM BY "ft£ NSlRIJMDH THAT CREATED "ft£ 

(kr)FANYLOT0111tER(A DErM.11.ffiGD'lll<IER ) FMSTOPERF"ORMHIS/ITSCO',UU,NTSorPAYMENTOR PERf"ORMANCt:Of'CB.JDATIONSSET 

~c::...,:~~it:l~~GAO:Efw~JT(lii-Pff~~~:.1~~.~fu=...,~i:.~N=~a::ON ~= ~~~Js8:.~':~J•t~/~~ ~:i~Ec}°~or_J'~~r~~ w:bu~~~ ENrORCE SUCH I.DI AS 

M~~7f£~S?"!Y=G,~~l ~J~J'ti/ ~~~~ i:t~~~.~~!IE 

(~ ~T~~~~wJ:..:~1&,~fYEA~i-~~':iT~H4','l~E":~~~~T~N1rJ~ 
RESlRICT, ORREI..OCATEANYE»STINGCURB-OJTI..EAOINCFROMSUCHEASEMDHTERMINUSTOSUCHRlllHT-orWAY(APOIUa.Y 
REQOESTEO CURB-CUT CHANGE). THEN AU.LOTO'M<IERS'MTHN THE SUIOIVISION 5HAU.SHAl!EE0UAU.YIN "ft£ REAS0NA8t.E COSTS 
ASSOCIATED'MJHRETAININGLEGALCOUNSEI.AND/OROJHERCOISULTNITST0(1)R£SISTORAl.lDITHEREOU£STEOPUIUQ.Y 
MAN0ATEOOJR8-0JTCl!Al<IGEAl'l0(2)PROCURE FfdRAICl..uSTCCIIIPENSATl0NFOROJ,l,Wl[SSUFFERE0BYEACHLOTCWll<IERAS A 

~~ ~~ ~~~~~~:~g:~-CUT CHNIGE. PRO'AllED JHAT THE T-G or SUCH ACTION(S) NAS nm BEEN 

(,I) ~~ii:~~ :-i~1y ~\=i::c~~~~: l.': ~=~TH~~~...::r k0Ru~~~~ss0N~~ro 

~~LI~=~ ~v11:ES"':,~~~~~~EASf"'~JniG11~ER£1:.0~1F~~ l~r:k~. TO, 

{~)~ifi~~:€*~5~Ji~f ~~~~5:V~~~; 
IMPOS9BI.£ TO ASCERTAIN 'NTH CERTAINTT NIO fOR 'llt!ICH 110 AOEOUATE REMEDY AT LAW'lll0UI.DVQST. ACCOIIO .. GLY, ANYLOTCWll<IER 
SHAU. HA~ "ft£ RICHT TO SEEK Al'IO ENFORC£ HIS/ITS EASEKNT RIG!ll'S AS HEREIN GRANTED BY ,t.N EOUITASL£ ACTION fOR SPECIFlC 
ENFORCEMENT ANO/OR INJJNCOON.AOIIIT10NAI..LY, INANYACl10NORPROC£EDINGTO ENFORC£ ANY EASEMENT RIGHTSORTOCOUEC1 
SlJIISOUE, 11£PREVAl.lNCPARTT{£S)INSUCIIACTION91ALLl!A'o£"ft£RIGl1TTOREOO',£R:REASONA8lECOSTSOfSUIT AICI 
ATTORNEYS FEES FROM JHEN0N-PREVMJNa PARTY(IES). 

PINFR'S CfRDFJCAJF (FOR f085 F NMt I I C) 

STATE Of IWNOIS) 
)S.S 

COUNTYOF_) 

THIS IS TO CERTIFY THAT THE UNOERSIGNEO IS THE MANAGER OF 4085 E MAIN. LLC AN IWNOIS LIMITEO LIABILITY 
COMPANY. WHICH IS TI-IE Ov.t,iER OF THE LANO OESCRIBED IN THE ATTACHEO PL.AT ANO HAVE CAUSED THE SAME TO BE 
SURVEYED ANO PLATTED AS SHOWN HEREON FOR THE USES ANO PURPOSES HEREIN INOICATED. AND 00 HEREBY 
ACKNOW!..EOGE ANO AOOPT THE SAME UNDER THE STYLE ANO TITLE HEREIN INOICATEO. 

ALSO. THIS IS TO CERTIFY THAT PROPERTY. BEING SUBOIVIOED AFORESAIO, ANO TO THE BEST Of THE OWNER•s KNO"M.EOGE 
ANO BELIEF, SAID SUBDIVISION LIES ENTIRELY \lo1THIN THE LIMITS Of: ST. CHARLES COMMUNITY UNIT SCHOOL DISTRICT JOJ. 

DATED AT ______ IWNOIS, THIS __ OAY OF _____ A.O. 20 __ 

BY:~==~==- = ~---­
CHRISTOPHER McGRATH (MANAGER) 
2020 N. RANOAL ROAD, 
ELGIN IWNOIS 60123 

== 
STATE OF IWNOIS ) 

)S.S. 
COUNTY Of ___ ) 

'• .~~~-~~~~ A NOTAR Y PUBLIC IN AND FOR SAID COUNTY 00 HEREBY CERTIFY THAT 
CHRISTOPHER W McGRATH AS THE MANAGER Of 4085 E MAIN. LLC AN IWNOIS LIMITEO LIABILITY COMPANY, 'M-10 IS 
PERSONALLY KNO\'ofl TO ME TO BE THE SAME PERSON 'M-IOSE NAME IS SUBSCRIBED TO THE FOREGOING CERTIFICATE AS 
SUCH O'M-IER(S), APPEAREO BEFORE ME THIS OAY IN PERSON ANO ACKNOM.EOGEO THAT HE SIGNEO ANO OEUVEREO THE 
SAID INSTRUMENT AT HIS O'M-1 FREE ANO VOLUNTARY ACT FOR THE USES ANO PURPOSES THERE!N SET FORTI-I. 

GIVEN UNDER MY HANO ANO NOTARIAL SEAL THIS __ OAY OF _____ A.O. 20_ 

NOTARY PUBLIC 

COMMISSION EXPIRES 

PIREGTQR lf' GOMM! lflIY Af'rfJ APNEHT GFBIEIGAJF 

STATE OF IW NOIS ) 
COUNTY OF DUPAGE ) SS. 

'• ======c-=-. 00 HEREBY CERTIFY TH AT TI-IE REOUIREO IMPROVEMENTS HAVE BEEN 
INSTALLED, OR THE REOUIREO GUARANTEE BOND HAS BEEN POSTED FOR THE COMPLETION Of ALL 
REQUIRED LAND IMPROVEMENTS. 

DATED AT ___ IWNOIS. THIS __ DAY Of ___ A.O. 20_ 

SPWN El POO HAZ'ffl t«A CEBIEGAJE 

BASED UPON A RE'v'IEW Of THE FLOOD INSURANCE RATE MAP (F.l,R,M.) FOR OUPAGE COUNTY ANO INCORPORATED AREAS. 
MAP NUMBER 1704JC0017J. WITH AN EFFECTIVE CATE OF AUGUST 11. 2019. TI-I .AT THE PROPERTY IS WITI-IIN ZONE "X~ 
(AREAS DETERMINED TO BE OUTSIDE THE 0.2~ ANNUAL CHANCE FLOODPLAIN). 

OATEO 11TH OAY Of NOVEMBER A.O. 2024. 

IWNOIS PROFESSION.iJ. LANO SORvE.TOR NO. 2925 

I AND SIJBYfYOB'S A\/THORIZATION 
STATE OF IWNOIS ) 

S.S. 
COUNTY OF OU PAGE ) 

I. JOSEPH F. GENTILE, AN IWNOIS PROFESSIONAL LANO SURVEYOR Of THE STATE OF IWNOIS. LICENSE NUMBER 2925, 00 
HEREBY AUTHORIZE THE CITY Of ST. CHARLES. ITS STAFF OR AUTH ORIZED AGENT TO PL.ACE THIS DOCUMENT Of RECORO 
IN THE COUNTY RECORoER·s OFFICE IN MY NAME ANO IN COMPLIANCE WITH ILLINOIS STATUTES CHAPTER 109 PARAGRAPH 
2. AS AMENOED. 

GIVEN UNOER MY HANO ANO SEAL AT LOMBARO, IWNOIS, THIS 11 TH OAY OF NOVEMBER A.O. 2024. 

SUR\OOR's CERTIRCA TE 

STATE OF IWNOIS) 
COUNTY OF DuPAGE) SS 

I, JOSEPH F. GENTILE. AN IWNOIS PROFESSIONAL LANO SURVEYOR, HAVE SURVEYEO ANO SUBOIVIOEO THE FOLLOWING 
OESCRIBEO PROPERTY: 

THAT PART Of LOT 2 IN PHEASANT RUN RESORT ASSESSMENT PL.AT f2, BEING A RESUBOIVISION OF PART OF THE SOUTH 
HALF OF SECTION 30, TO'M-ISHIP 40 NORTH, RANGE 9. EAST OF THE THIRO PRINCIPAL MERIOIAN, ACCOROING TO THE PLAT 
THEREOF RECORDED APRIL 6, 2021 AS DOCUMENT NUMBER R2021-054229 OESCRIBED AS FOLLOWS: BEGINNING AT THE 
NORTHEAST CORNER OF SAID LOT 2 IN PHEASANT RESORT ASSESSMENT PL.AT f 2; THENCE SOUTH 00 OEGREES J2 
MINUTES 55 SECONOS \EST ALONG EAST LINE OF SAIC LOT 2 IN PHEASANT RESORT ASSESSMENT PL.AT f 2, A OISTANCE 
OF 690.34 FEET TO THE SOUTH LINE OF SAIC LOT 2 IN PHEASANT RUN RESORT ASSESSMENT PL.AT f2; THENCE SOUTH 88 
OEGREES 29 MINUTES 48 SECONDS WEST ALONG SAIC SOUTH LINE Of SAID LOT 2 IN PHEASANT RUN RESORT ASSESSMENT 
PLAT f2. A OISTANCE OF 297.52 FEET: THENCE NORTH 00 DEGREES 18 MINUTES JJ SECONDS EAST. A OISTANCE Of 
699.42 TO SOUTHERLY RIGHT OF WAY LINE OF IWNOIS ROUTE 64/NORTH AVENUE: THENCE EASTERLY ALONG SAID 
SOUTHERLY RIGHT OF LINE. BEING ON A CURVE TO THE RIGHT HA'v'ING A RADIUS Of 7592.64 FEET, AN ARC OISTANCE OF 
307.82, (THE CHORO OF BEARING NORTH 89 DEGREES 4S MINUTES 29 SECONOS EAST. 307.80) TO THE PL.ACE OF 
BEGINNING.IN OUPAGE COUNTY, IWNOIS. 

TOTAL AREA: 210,584.04 SO. FT •• 4.83 AC. (t.10RE OR LESS) 

I FURTHER CERTIFY THAT THE PROPERTY SHO'M'-1 ON THE PLAT HEREON ORA\trl<I IS 'MTHIN THE CORPORATE LIMITS Of THE 
CITY Of ST. CHARLES 'M-IICH HAS AUTHORIZEO A COMPREHENSIVE PL.AN ANO 'M-IICH IS EXERCISING THE SPECIAL POWERS 
AUTI-IORIZED BY OIVISION 12 OF ARTIQ.E 11 Of THE IWNOIS MUNICIPAL CODE AS HERETOFORE ANO HEREAFTER AMENOED. 

GI\JEN UNDER MY HANO AND CORPORATE SEAL AT LOMBARD, IWNOIS, 

THIS 11TH DAY Of NOVEMBER A.D. 2024. 

IWNOIS PROFESSIONAL LANO SURVEYOR NO. 2925 
MY LICENSE EXPIRES NOVEMBER 30, 2026. 
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KIA PARKING EXPANSION

4085 E. MAIN STREET

4085 E MAIN LLC
2020 RANDALL ROAD

ELGIN, IL 60123
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PROJECT LOCATION
KIA PARKING EXPANSION

ST. CHARLES, IL

630-721-9500
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AT
McGRATH BUSINESS CENTER

RWG ENGINEERING, LLC 
OIAL ENGINEERING - REAL ESTATE CONSULTING - PROJECT MANAGEMENT 

ILLINOIS PROFESSIONAL DESIGN FIRM f184- 006l7D 
LIMITATION Of WARRANTY OF ENGINEER'S 

INSTRUMENTS Of SERIACE 

SANITARY MANHOLE 

STORM MANHOLE 

CATCH BASIN 

INLET 

PRECAST FLARED ENO SECTION 

VALVE VAULT 

VALVE BOX 

flRE HYDRANT 

BUFFALO BOX 

CLEANOUT 

FORCE MAIN 

STORM SEWER 

WATER MAIN 

CONSTRUCT WATER MAIN 
UNDER SEWER 

GRANULAR TRENCH BACKFILL 

STREET LIGHT 

ELECTRICAL CABLE 

SECURITY BCllARD 

ELECTRICAL TRANSFORMER 
OR PEDESTAL 

POWER POLE 

STREET SIGN 

GAS MAIN 

TELEPHONE LINE 

CONTOUR 

SPOT ELEVATION 

WETLANDS 

FLOOOWAY 

FLOODPLAIN 

HIGH WATER LEVEL (HWL) 

NORMAL WATER LEVEL (NWL) 

DIRECTION Of SURFACE FLOW 

DITCH OR SWALE 

OVERFLOW RELIEF ROUTING 

SLOPE BANK 

TREEWITI-ITRUNKSIZE 

SOIL BORING 

TOPSOIL PROOE 

FENCE LINE, WIRE OR SILT 

FENCE LINE, CHAIN LINK OR IRON 

FENCE LINE, WOOO OR PLASTIC 

CONCRETE SIDEWALK 

CURB AHD GUTTER 

DEPRESSED CURB 

REVERSE PITCH CURB .ti: CUTTER 

EASEMENT LINE 

BL BASE LINE 
C LONG CHORD Of CURVE 
C .ti: G CURB AHO GUTTER 
CB CATCH BASIN 
CL CENTERLINE 
D DEGREE OF CURVE 
EP EDGE Of PAVEMENT 
FF flNISHED FLOOR 
FG flNISHED GRADE 
FL FLOW LINE 
FP FLOODPLAIN 
FR FRAME 
FW FlOOOWAY 
H'M. HIGH WATER LEVEL 
INV INVERT 
L LENGTH Of CURVE 
t.lH MANHOLE 

EXISTING PROPOSED 
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NORMAL WATER LEVEL 
POINT OF CURVATURE 
POINT OF TANGENCY 
POINT OF VERTICAL INTERSECTION 
RADIUS 
RIGHT- Of- WAY 
SANITARY SEWER 
STORM SE"WER 
TANGENCY Of CURVE 
TOP OF BANK 
TOP OF CURB 
TOP OF FOUNDATION 
TOP OF PIPE 
TOP OF SIDEWALK 
TOP OF WALK 
WATER MAIN 
INTERSECTION ANGLE 

Fonnerly AJUE 1- 800--892- 012J 

• , __ 

1. The contractor shall notify t he fo llowing governmental agencies ot least two 
work ing days prlor to commencement of construction· 

Ci t y of St. Charles Public Works Department (630-377- 4405) 

2 The con trac tor shall notify all ut ilit y companies and arrange for their 
fa ci lities to be located prior to work In ony eosement. right - of- way. or 
suspected utili t y location. Repair of ony damage t o existlng faci lities shall 
be the responslb ilityof thecontroc tor.Utill ty locationsshownhereinorefor 
grophic il lus tro tiononlyond orenot to be reliedupon. 

3 Prior to commencement of any offsite const ruction. the contractor shall 
secure written ou thorizo tion \hot oil offsile easements hove been secured. 
and tho \ permission hos been granted to en ter on to priva te properly. 

5 The boundorysurvey doto for t his pro ject is based o,:i o boundoryond 
topographic survey prepared by Gen til e and Assoc,o tes. Inc. doted 
September 27. 2024. The contractor sha ll verify existing cond itions prior to 
commencing construction and shall immedia tely notify the engineer in 
wri tingofonydifferingcondilions 

6 RWG Engineering. LLC. it's employees and agents ore not resp onsible for the 
so fetyof onyportyol or on the construct ion site. Sofetyis the sole 
responsibilityofthecontroctor,ond on y ol herentil y perform ing work ot the 
si t e. Nei ther the owner nor the engineer assumes any responsibili ty fo r job 
site safety or for the means. methods or sequences of const ruction. 

t 

i .. • ,. 
, __ ..• 

7. facept where modified by the cont ract documents. oi l worl< proposed hereon 
shall bein occordonce with the following specifica tions. which ore hereby 
mode a port hereof 

A. "Standard Specifica t ions for Rood .o.nd Bridge Const ruction in Ill inois," 
aspreparedby l.D.O.T. lotested,tion. 

B, "Standard Specifications for Water and Sewer Main Cons truct ion in 
lllinois." latestedition. 

C. " Illinois Recommended Stondords for Sewage Works." os published by 
the l. E.P.A.. lotes t ed it ion. 

D. The subdivision and development codes and standards of t he 
Cit y of St. Charles. os published by the Municipo lil y. 

E."lll inois Access ibili lyCode" ospublished bytheStoleof ll linois 
Capi tal Development Boord. effect ive October 23. 2018 

G."lllinoisUrb_on Monuol"osprepored bytheU.S. Dept. of Agr icu lt ure 
lotest edit1 on 

8. Cit y of St. Charles Development Ordinance shal l toke precedence if o 
conflictinprojeclspeci ficotionsoccurs 

1. TITLE SH EET 

2. EXISTING CONDITIONS PLAN (1"=40') 

3. DEMOLI TION PLAN (1 "=40' ) 

4. SITE GEOMETRIC AND PAVING PLAN (1''=40') 

5. SOIL EROSION AND SEDIMENT CONTROL PLAN (1''=40') 

6. S. E.S.C. DETAILS AND SCHEDULES 

7. GRADING PLAN (1"=40') 

8. UTILITY PLAN (1''=40 ') 

9. MISCELLANEOUS DETAILS 

10. PROJECT NOTES AND SPECIFICATIONS 

11. CONSTRU CTION STANDARDS AN D DETAILS 

~ DUPAGE COUNTY 8 .M. NO. WC105 
THE STATI ON IS LOCATED AT THE NORTHEAST CORNER Of 
THE T INTERSECTION OF POWIS ROAD AND POWIS COURT. 
TI-IE STATION IS 55.4 FEET EAST OF THE CENTERLINE OF 

~g:~ ~g~~f 4:Ng ~~~i :E~~~O~TH1:s{E~FTE:L~~Rc:r 
MANHOLE. THE MONUMENT IS A 3.5 INCH ALUMINUM DISK 
Win-I A LID. TI-IE MONUMENT IS FLUSH 1'<1n-t GRADE AND 
2.8 FEET ABOVE ROAD SURFACE AND IS FERROMAGNE TIC. 

ELEVATION-757.1 (NAVO 88 DA TUM) 

SITE BENCHMARK· 
CROSS CUT ON TOP OF CONCRETE CURB NEAR 
~~Rd!i;~~T CORNER OF SUBJECT PROPERTY. WEST SIDE 

ELEVATION-759.65 (NAVO 88 DATUM) 

~IH 11 11 1 
~111 11 11 1 

PRO..CC T N0.~ 

,--------::-=-----, o•n -------1llillm 
PROJ,MGR.~ 

PROJ. •SSOC._____6:!li 

SHEET 



CUSTOMER       PARKING

CUSTOMER  PARKING DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

DISPLAY  PARKING

EMPLOYEE PARKINGSERVICE  PARKING

SERVICE  PARKINGSERVICE
PARKING

CUSTOMER       PARKING
CUSTOMER

CUSTOMER

DISPLAY

DISPLAY

SERVICE EMPLOYEE
EMPLOYEE PARKING
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(INYEET) 
1 1.nch -'0 ti. 

TliE INfORMATlONSHOWNHEREON ISBASEDONA 
BOUNDARY ANDTOPOGRAPHICSUR\1£YDONEBY 
GENTILE ANO ASSOCIATES, INC, JOB NO. 22034- 24 
TOPO, D"TED 09/27/24 

ASBREVlATIONS L£GEM:I 
(IN AOOITION TO 111\£ St£ET LEGEND) 

EX EXISTING 
PR PROPOSED 
BC BACK Of CURB 
FC • FACEOfCURB 
EP - EDGECIFPA\JEMENT 
PL • PROPERTYLINE 
F8 • FACEOfBUILDING 
EC - EDGEOfCONCRETE 
RW • RETAIN ING WALL 
ROW • RIGHT OF WAY 

1:/BC: ~;~~ CURB TO BACK OF CURB 

(T'rP)• TYPICAL 

EASEMENT LEGEND 

PUBLIC UTILITYANODRAINAG£ 
EASEMENT PER DOC.NO 
R2023----047461 

STORMWATER DElEN TI ON 
EASEMENT GR ANTED PER DOC 
N0.R202J- 055180 

PUBI.JCUTIUTYANDDRAINAGE 
EASEMENTGRANTill PERDOC. 
NO.R202J- 055180 

CROSS A CCESS EASEMENT 
GR,t,NTEDPERDOC. NO. 
R2023- 055180 

Jun o 24, 202~ llcJ.'lcJ7 ~.m. AcadVor:24.20 (L.1,1 S l och) 
S:\8000•92• - KIA SITE PA,RKING El<P.<NSION\300_ENGINEEFIING\310_,C.lOD\Fl ~.ll\800JlNAL SASE.owe 

~IH 11 11 1 

-111 11 11 1 

PRO..CCTNO.~ 

o•n-------1l!illl: 
SCALI:~ 

PROJ,MGR.~ 

PROJ. •SSOC.-----6:1:li 

SHEET 
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DEMOLITION LEGEND 

PAIIEMENT/SIOEWALK/STRUCTURE/C&G 
( INCLSAwcun 

TREE/BUSH/STRUCTURE REMOVAL 

1. EROSIONCONTROI. INSTALLATIONSl-lAUBE DONE 
PRIORTOCQMMENCE:r.tENTOl'ANYDEMWTION :ra 
UNDERGROUNO UTUTIES(EIIEN IFNOTSHOWNON 
THESE PLANS)LOCATEOPRIOR TOOEr.tOI.ITIONWORK 

~IH 11 11 1 
~111 11 11 1 

:"lel------1 

.l.on o n. 2025 10:52:55 a.m. Ae<idVorc 24.2s (Lr.ts l och) 
Drawing, S:\80004924 - ~IA sm: PARKING EXPANSION\JOO...ENGINEERIN G\JlO_CAOD\nNAL\800..flNAL B.lSE.OWG 

PRO..CCTN0.~ 

OATE -------1l!illl: 
SG"'-.l:~ 

PROJ,MGR.~ 

PROJ. ASS0(;.-----6:1:li 

SHEET 



EXISTING KIA DEALERSHIP

CUSTOMER       PARKING

CUSTOMER  PARKING DISPLAY  PARKING
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STORM SEWER

UTILITY SCHEDULE

UTILITY CROSSING SCHEDULE
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SEEDED LAWN
TYPE 'B', SEE
GENERAL NOTES

SEEDED LAWN
TYPE 'A', SEE
GENERAL NOTES

REMOVE EXISTING PARKWAY
TREES, AND REPAIR DAMAGE
LAWN WITH SEEDED LAWN TYPE 'A'

44 JC

EXISTING SHRUBS TO REMAIN

PERIMETER SCURITY
FENCE, SEE CIVIL
DRAWINGS

4 SR

RETAINING WALLS,
SEE CIVIL DWGS.

1 QW

1 QW

1 QW

1 QW

1 QW
SEEDED LAWN
TYPE 'B', SEE
GENERAL NOTES

RIP-RAP, SEE
CIVIL DRAWINGS

EARLIER PHASE,
ALREADY
CONSTRUCTED

EARLIER PHASE,
ALREADY
CONSTRUCTED

EARLIER PHASE,
ALREADY
CONSTRUCTED

DETENTION POND,
SEE CIVIL DRAWINGS

10' WIDE BAND OF PLUGS, BELOW
NWL.  1,620 PLUGS TOTAL, SPACED
2' OC.  SEE GENERAL NOTES.

SEEDED LAWN
TYPE 'B', SEE
GENERAL NOTES

SODDED LAWN

3 SR SEEDED LAWN
TYPE 'B', SEE
GENERAL NOTES

27 JC
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SCALE:  1" = 40'-0"
LANDSCAPE PLAN1

0 510 20 40 80

LOCATE ALL UNDERGROUND UTILITIES PRIOR TO DIGGING.  TREE PIT WIDTH TO BE EXTENDED
12" AROUND THE ENTIRE ROOT BALL AS SHOWN IN THE DETAIL BELOW.  TEST TREE PIT FOR
DRAINAGE PRIOR TO INSTALLING TREE.  PRUNE OFF ALL DEAD, BROKEN OR SCARRED
BRANCHES, AND SHAPE PRUNE AS DIRECTED BY THE LANDSCAPE ARCHITECT.  FOR TREES UP
TO 4" CALIPER OR 12' HEIGHT, REMOVE APPROXIMATELY 5% OF THE OVERALL BRANCHING.
LOCATE ROOT FLARE IN ROOT BALL AND SET TREE HEIGHT SO THAT ROOT FLARE IS FLUSH WITH
FINISH GRADE.  WATER IN THE PLANTING MIX THOROUGHLY, WHILE KEEPING THE TREE PLUMB.
STRAIGHTEN TREE IF SETTLING OCCURS.  UN-TIE AND REMOVE TWINE FROM AROUND ROOT
FLARE.

TAMPED SOIL AROUND BASE
OF ROOT BALL.

SHREDDED HARDWOOD
BARK MULCH, 3" DEPTH.
PULL MULCH BACK FROM
TRUNK OF TREE AT ROOT
FLARE, AS SHOWN.

ROOT BALL, WRAPPED IN
BURLAP.

PLANTING MIX, SEE GENERAL
NOTES FOR MORE
INFORMATION.

SET ROOT BALL ON
UNEXCAVATED OR TAMPED
SOIL.

NOT TO SCALE
DECIDUOUS TREE PLANTING DETAIL2

LOW PROFILE WIRE BASKETS
ONLY, WITH
BIO-DEGRADABLE TWINE, NO
NYLON.

12"

6'
-0

"

NOT TO SCALE
SHRUB PLANTING DETAIL3

LOCATE ALL UNDERGROUND UTILITIES PRIOR TO PLANTING.  SHRUBS BEDS ARE TO BE
EXCAVATED AS A SINGLE SHRUB PIT.  EXTEND SHRUB PIT WIDTH TO EDGES OF PLANT BED AS
SHOWN ON THE LANDSCAPE PLAN.  LOCATE ROOT FLARE IN ROOT BALL AND SET SHRUB
HEIGHT SO THAT ROOT FLARE IS FLUSH WITH FINISH GRADE.  REMOVE TWINE FROM ROOT
FLARE.  BACKFILL AND WATER IN THE PLANTING MIX THOROUGHLY, WHILE KEEPING THE SHRUB
PLUMB.  STRAIGHTEN SHRUB IF SETTLING OCCURS.  PRUNE OFF ALL DEAD, BROKEN OR
SCARRED BRANCHES, AND SHAPE PRUNE AS DIRECTED BY THE LANDSCAPE ARCHITECT.
MULCH LIMITS FOR SHRUBS SHALL EXTEND TO ALL OUTER EDGES OF PLANTING BEDS, SEE
LANDSCAPE PLAN FOR BED LAYOUTS.

SHREDDED HARDWOOD BARK
MULCH, 2" DEPTH.  TAPER
MULCH DOWN AT ROOT
FLARE SO THAT MULCH DOES
NOT TOUCH STEMS.  EXTEND
MULCH TO ENDS OF BED, AS
SHOWN ON  PLANS.

REMOVE CONTAINER AND
LOOSEN ANY POT BOUND
ROOTS.

PLANTING MIX, SEE GENERAL
NOTES.

LOOSEN OR SCARIFY
EXISTING SOIL BELOW
PLANTING BED.

GENERAL NOTES
1. ALL DIMENSIONS AND SITE CONDITIONS ARE TO BE VERIFIED IN THE FIELD BY THE CONTRACTOR.  NOTIFY THE

LANDSCAPE ARCHITECT OF ANY DISCREPANCIES PRIOR TO STARTING WORK.  SITE PLAN, ARCHITECTURE PLAN
AND SITE SURVEY WERE PROVIDED BY OTHERS.

2. THE CONTRACTOR SHALL HAVE A MINIMUM OF FIVE YEARS EXPERIENCE WITH PROJECTS OF SIMILAR SIZE AND
TYPE.  CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED PERMITS.

3. SPECIES AND SIZES OF PLANTS LISTED IN THE PLANT LIST ARE SUBJECT TO AVAILABILITY AT TIME OF
INSTALLATION.  IF SUBSTITUTIONS ARE REQUIRED, THE CONTRACTOR SHALL SUBMIT REQUESTS TO THE
LANDSCAPE ARCHITECT FOR APPROVAL.

4. ALL OVERHEAD AND UNDERGROUND UTILITIES ARE TO BE LOCATED PRIOR TO DIGGING OR EXCAVATION.  IF
UTILITIES OR OTHER OBSTRUCTIONS ARE DISCOVERED TO CONFLICT WITH GRADING, PLANT OR MATERIALS
PLACEMENT, NOTIFY THE LANDSCAPE ARCHITECT SO THAT ADJUSTMENTS MAY BE MADE PRIOR TO PROCEEDING.

5. PROVIDE POSITIVE DRAINAGE AT ALL TIMES.  DO NOT OBSTRUCT THE NATURAL OR ENGINEERED DRAINAGE FLOW
PATTERN.  NOTIFY THE LANDSCAPE ARCHITECT OF ANY DRAINAGE CONCERNS.

6. TOPSOIL PLANT DEPTH FOR ALL BEDS TO BE 18".  TOPSOIL DEPTH FOR SEEDED LAWN TYPE 'A' AREAS TO BE 9"
TOPSOIL DEPTH FOR SEEDED LAWN TYPE 'B' AREAS TO BE 6".

7. IMPORTED TOPSOIL FOR THIS PROJECT SHALL BE FRIABLE LOAM OR SANDY LOAM, COMPRISED OF BETWEEN 20%
AND 50% SILT, 10% AND 25% CLAY, AND 30% AND 60% SAND.  THE pH LEVEL SHALL BE BETWEEN 6.0 AND 7.2 AND
THE ORGANIC MATTER CONTENT SHALL BE BETWEEN 3% AND 6%.  TOPSOIL SHALL BE FREE OF SEEDS, STONES,
LARGE CLUMPS, ROOTS, LEAVES AND DEBRIS, AND SHALL NOT BE DELIVERED WHILE IN A FROZEN OR MUDDY
CONDITION.  CONTRACTOR SHALL PROVIDE A RECENT SOIL TEST ANALYSIS FOR ALL SOIL TO BE USED.  THE
ANALYSIS MUST INCLUDE THE INFORMATION REQUIRED ABOVE.  IF TESTED TOPSOIL REQUIRES AMENDMENTS TO
COMPLY WITH REQUIREMENTS, CONTRACTOR SHALL AMEND THE TOPSOIL, RE-TEST AND RESUBMIT THE ANALYSIS
FOR APPROVAL PRIOR TO BRINGING THE TOPSOIL ON SITE.

8. SOD SHALL BE A TALL FESCUE BLEND SOD, SUCH AS BLACK BEAUTY OR APPROVED EQUAL.  BLUEGRASS BLEND
SOD IS NOT ACCEPTABLE, UNLESS APPROVED BY THE LANDSCAPE ARCHITECT.

9. SEEDED LAWN TYPE 'A' SHALL BE IDOT CLASS 2E SALT TOLERANT ROADSIDE GRASS SEED MIXTURE.  INSTALL AT A
RATE OF 300 LBS PER ACRE.  SEEDING SHALL BE INSTALLED BETWEEN MAY 1 AND JUNE 15, OR BETWEEN AUGUST
15 AND OCTOBER 15.

10. SEEDED LAWN TYPE 'B' SHALL BE IDOT CLASS 1B LOW MAINTENANCE GRASS SEED MIXTURE.  INSTALL AT A RATE
OF 200 LBS PER ACRE.  SEEDING SHALL BE INSTALLED BETWEEN MAY 1 AND JUNE 15, OR BETWEEN AUGUST 15
AND OCTOBER 15.

11. TYPE A AND B SEEDED GRASS AREAS ARE TO BE COVERED WITH A HYDROMULCH WITH TACIFIER.  DETENTION
SEEDED AREAS AROUND THE POND ARE TO BE COVERED WITH AN EROSION CONTROL BLANKET.

12. WETLAND PLUGS IN THE BOTTOM OF DETENTION AREA ARE TO BE INSTALLED IN A 10' WIDE BAND (4 ROWS) BELOW
THE NWL, AROUND THE EDGE OF THE POND.  PLUGS ARE TO BE 5"D BY 2"W AND ARE TO BE PLANTED 24" OC.
THERE ARE 1,620 TOTAL PLUGS.  THEY ARE TO CONSIST OF 405 VIRGINIA WILD RYE (ELYMUS VIRGINICUS), 405
SWITCHGRASS (PANICUM VIRGATUM), 405 DARK GREEN BULRUSH (SCIRPUS ATROVIRENS), AND 405 PRAIRIE
CORDGRASS (SPARTINA PECTINATA).  EVENLY DISPERSE THE DIFFERENT PLUG VARIETIES ACROSS THE AREA TO
BE PLANTED.  PROTECT THE PLUGS AS NEEDED.  INSTALL PER THE METHODS AND WITHIN THE DATES
RECOMMENDED BY THE NURSERY PROVIDER.

13. WETLAND PLUGS TO MEET THE REQUIREMENTS OF THE KANE COUNTY STORMWATER MANAGEMENT ORDINANCE,
SECTION 9-109.  SEE SHEET L-102.  THE CONTRACTOR MUST FAMILIARIZE THEMSELVES WITH THE REQUIREMENTS,
WHICH AMONG OTHER THINGS, INCLUDE ACHIEVING A 85% MINIMUM COVERAGE FOR PROPOSED VEGETATED
AREAS, BE MAINTAINED AND MONITORED FOR THREE YEARS, AND FULFILL THE REQUIREMENTS OF ALL
REGULATORY AGENCIES.

14. ALL TREES AND SHRUBS MUST BE SPECIMEN QUALITY, TRUE TO SPECIES AND VARIETY, WITH FULL, DENSE AND
HEALTHY FORMS.  PLANTS THAT ARE NOT SPECIMEN QUALITY WILL NOT BE ACCEPTED.  ALL PLANTS MUST HAVE
BEEN LOCALLY GROWN AT A STATE INSPECTED AND CERTIFIED NURSERY, LOCATED WITHIN 50 MILES OF THE
PROJECT SITE.  PROVIDE STATE CERTIFICATION FOR EACH NURSERY USED.

15. ALL TREES SHALL BE INSPECTED BY THE LANDSCAPE ARCHITECT, AT THE NURSERY, PRIOR TO DIGGING.  TREES
THAT ARE ACCEPTABLE WILL BE SEALED.  ALL SEALS APPLIED BY THE LANDSCAPE ARCHITECT MUST REMAIN ON
THE TREES AND ARE NOT TO BE REMOVED BY THE CONTRACTOR.  ALL TREES MUST HAVE SEALS IN PLACE AT TIME
OF ACCEPTANCE OR WILL BE AUTOMATICALLY REJECTED.  HEELED-IN TREES WILL NOT BE ACCEPTED WITHOUT
PRIOR APPROVAL FROM THE LANDSCAPE ARCHITECT.

16. ALL SHRUBS MUST MEET THE MINIMUM SIZES GIVEN IN THE PLANT LIST AND BE SPECIMEN QUALITY.  SHRUBS THAT
DO NOT MEET THESE GUIDELINES WILL BE REJECTED.

17. PLANT MATERIAL SHALL ONLY BE INSTALLED WITHIN THE FOLLOWING DATES:  APRIL 15 THROUGH NOVEMBER 15.

18. TEST TREE PITS AND PLANT BEDS FOR ADEQUATE DRAINAGE.  FILL PLANT PIT WITH 12" OF WATER.  IF WATER
LEVEL DOES NOT DROP A MINIMUM OF ONE INCH PER HOUR, NOTIFY THE LANDSCAPE ARCHITECT OF DRAINAGE
ISSUES.

19. PLANTING MIX FOR ALL PLANTINGS SHALL BE A BLEND OF 90% APPROVED TOPSOIL AND 10% SOIL AMENDMENT.
ACCEPTABLE AMENDMENTS INCLUDE ONE STEP SOIL CONDITIONER OR PM35 PLANTER MIX FROM MIDWEST
TRADING, OR APPROVED EQUAL.   BLENDING OF PLANTING MIX COMPONENTS SHALL BE COMPLETED OUTSIDE OF
THE PLANTING PITS, PRIOR TO PLANTING.

20. ALL PLANT BEDS ARE TO BE WELL SHAPED 'SPADE CUT' EDGES, 3" DEPTH, IN LINES OR IN CURVES AS SHOWN ON
THE DRAWINGS.

21. ALL PLANT MATERIAL, INCLUDING SEED OR SOD, SHALL BE MAINTAINED BY THE CONTRACTOR UNTIL 'ACCEPTANCE'
IS GRANTED.  MAINTENANCE SHALL INCLUDE, WATERING, WEEDING, PRUNING, STRAIGHTENING, SPRAYING, MULCH
REPLACEMENT AND MOWING.

22. THE CONTRACTOR SHALL REQUEST AN INSPECTION OF LANDSCAPE PLANTING UPON SUBSTANTIAL COMPLETION
FOR "ACCEPTANCE".  REQUEST MUST BE SUBMITTED TO LANDSCAPE ARCHITECT AT LEAST TEN DAYS PRIOR TO
ANTICIPATED INSPECTION.   UPON INSPECTION THE LANDSCAPE ARCHITECT SHALL PREPARE A PUNCH LIST OF
UNACCEPTABLE OR OUTSTANDING ITEMS.  AFTER THE ITEMS HAVE BEEN SATISFACTORILY COMPLETED AND
REVIEWED, THE LANDSCAPE ARCHITECT WILL RECOMMEND "ACCEPTANCE".  SOD AND SEED SHALL BE REVIEWED
FOR ACCEPTANCE, ONLY AFTER THEY HAVE FULLY ROOTED AND HAVE BEEN MOWED AT LEAST TWICE.

23. ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR FROM DATE OF "ACCEPTANCE".  AT OR
NEAR THE END OF THE GUARANTEE PERIOD, THE CONTRACTOR SHALL REQUEST AN INSPECTION OF LANDSCAPE
PLANTING FOR "FINAL ACCEPTANCE".  REQUEST MUST BE SUBMITTED TO LANDSCAPE ARCHITECT AT LEAST TEN
DAYS PRIOR TO ANTICIPATED INSPECTION.   UPON INSPECTION THE LANDSCAPE ARCHITECT SHALL PREPARE A
PUNCH LIST OF UNACCEPTABLE ITEMS.  AFTER THE ITEMS HAVE BEEN SATISFACTORILY REPLACED OR REPAIRED,
REVIEWED AND APPROVED, THE LANDSCAPE ARCHITECT WILL RECOMMEND "FINAL ACCEPTANCE".

24. DETENTION AREA SHALL BE MAINTAINED FOR A PERIOD OF THREE YEARS.  SEE SHEET L-102 FOR MAINTENANCE
PLAN.

COMMON NAMECODE

DECIDUOUS TREES 

BOTANICAL NAME SIZE ADDITIONAL NOTESQTY

PLANT LIST

JC
EVERGREEN SHRUBS

71JUNIPERUS CHINENSIS 'SEA GREEN' SEA GREEN JUNIPER 18" HT x 24" W

REGAL PRINCE OAKQW QUERCUS WAREI 'LONG' 3" CALIPER 5
IVORY SILK JAPANESE TREE LILACSR SYRINGA RETICULATA 'IVORY SILK' 73" CALIPER BRANCHED UP 6'

BRANCHED UP 6'

NOT TO SCALE
DETENTION POND PLUGS DETAIL4

PLUGS TO BE INSTALLED IN A 10' WIDE BAND BELOW THE NORMAL WATER LINE, AND ARE TO BE
SPACED 24" OC.  SEE GENERAL NOTES FOR SPECIAL STORMWATER MANAGEMENT
REQUIREMENTS.

NWL

PLUGS SPACED 24" OC,  SEE
LIST AND GENERAL NOTES

10'
SEE CIVIL DRAWINGS FOR
RETAINING WALLS

SC
DECIDUOUS SHRUBS

8SPIRAEA x CINEREA 'GREFSHEIM' GARLAND SPIREA 18" HT x 24" W

PER CITY COMMENTS 05/16/25

PER CITY COMMENTS 06/23/25

IWNOIS ROUTE 64 (ALSO KNOW AS E. MAIN STREET) 
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MRM-LED-42L-SlL-FT-50-70CRI 

MRM-LED-48L-S!L-RC-50-70CRI 

MRM-LED-48L-S!L-LC-50-70CRI 

FRONT RD\./ EXPANSI □ N 

Mounting Height 

SEE FIXTURE LABEL 

SEE FIXTURE LABEL 

SEE FIXTURE LABEL 

SEE FIXTURE LABEL 

SEE FIXTURE LABEL 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  4c

Title: 
Plan Commission recommendation to approve a PUD Amendment and 
PUD Preliminary Plan for River 504 Rowhomes, Brownstone PUD.  

Presenter: Ellen Johnson, Planner II 

Meeting:  Planning & Development Committee  Date: September 8, 2025 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

TIF District:  None 

Executive Summary (if not budgeted, please explain): 

The subject property, located at the northeast corner of S 1st & Prairie Streets, is the last remaining vacant 
parcel in the Brownstone PUD. Initial plans for the Brownstone PUD in 2000 included 10 townhomes on this 
property. A 2005 PUD Amendment changed the intended land use from townhomes to a mixed-use building. 

Last fall, property owner J&B Builders submitted a Concept Plan proposing rowhomes on the subject property. 
The applicant has now filed zoning applications in support of the project. Proposed is the following: 

• 8 rowhome units in 4 buildings; 2 units in each building.

• Units facing 1st Street, with attached garages accessed from Limestone Drive, at the rear.

• Brick as the predominant façade material, with limestone accents.

• 15 on-street parking spaces on 1st Street.

• Streetscape improvements along 1st Street

• Connection of Prairie Street sidewalk to riverwalk.

An amendment to the Brownstone PUD is requested to allow for the change in land use from mixed-use to 
residential, increased building height, and reduced setback from 1st Street. 

Plan Commission Recommendation – Plan Commission held a public hearing on 8/19/25 and voted 6-0 to 
recommend approval, with a condition that two landscape islands be added within the 1st Street parking row, 
with trees and plantings incorporated. 

Staff has worked with the applicant to meet the Plan Commission’s condition. Proposed is addition of one 
landscape island. Two islands were deemed infeasible due to utility conflicts in 1st Street. P&D Committee may 
accept the one island, which reduces 1st Street parking to 14 spaces, or choose to eliminate the island and 
retain 15 parking spaces. 

All other staff comments have been addressed on the plans. 

Attachments (please list): 
Plan Commission Resolution, Staff Report, Plans, Public Comment Letter 

Recommendation/Suggested Action (briefly explain): 
Plan Commission recommendation to approve a PUD Amendment and PUD Preliminary Plan for River 504 
Rowhomes, Brownstone PUD. 
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City of St. Charles, Illinois 

Plan Commission Resolution No. 4-2025 
 

A Resolution Recommending Approval of an Amendment to Special Use for 

Planned Unit Development and PUD Preliminary Plan for River 504 

Rowhomes, Brownstone PUD (Julie Salyers, J&B Builders, Inc.)  
 

Passed by Plan Commission on August 19, 2025 

  

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

hearings and review requests for Special Use and PUD Preliminary Plan; and, 

   

 WHEREAS, the Plan Commission held a public hearing and reviewed the Application for 

Special Use for PUD (PUD Amendment) and PUD Preliminary Plan for River 504 Rowhomes, 

Brownstone PUD, (Julie Salyers, J&B Builders, Inc.); and,  

   

 WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the 

Amendment to Special Use for PUD to be in the public interest based on the following criteria for 

Planned Unit Developments:  

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

 

i. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A.  

1. To promote a creative approach to site improvements and building design 

that results in a distinctive, attractive development that has a strong sense of 

place, yet becomes an integral part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and 

social interaction, including but not limited to walkable neighborhoods, 

usable open space and recreational facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types 

and prices. 

4. To preserve native vegetation, topographic and geological features, and 

environmentally sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, 

street improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate 

buildings or uses. 

7. To encourage a collaborative process among developers, neighboring 

property owners and residents, governmental bodies and the community 

 

The modification to the existing approved PUD from 2005 maintains the purpose of the 

requirements established in Section 17.04.400 of the Zoning Ordinance. Currently vacant, 

undeveloped open space, the proposed development will serve as part of the southern gateway to 

downtown by providing residential housing, extension of the streetscape and on street public 

parking. The architectural style and orientation of each building façade and the building 

silhouettes of the proposed development blend the existing Milestone Row PUD with the 
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previously approved Brownstone PUD, resulting in four free standing buildings rising four 

stories in height. The building height is comparable to the Milestone 1 building located north of 

the property while the free-standing buildings reflect the Brownstone residential units located 

east of the property. In addition, the free-standing buildings decrease the mass of the structure 

and allow additional green space and extensive landscaping between the buildings. Finally, the 

architectural design includes a “four sided” building with a timeless urban style that will 

compliment the existing surrounding buildings.  

  

ii.  The proposed PUD and PUD Preliminary Plans conform to the requirements of the 

underlying zoning district or districts in which the PUD is located and to the applicable 

Design Review Standards contained in Chapter 17.06, except where: 

 

A. Conforming to the requirements would inhibit creative design that serves 

community goals, or  

B. Conforming to the requirements would be impractical and the proposed PUD 

will provide benefits that outweigh those that would have been realized by 

conforming to the applicable requirements.  

 

            Factors listed in Section 17.04.400.B shall be used to justify the relief from 

            requirements: 

 

1. The PUD will provide community amenities beyond those required by 

ordinance, such as recreational facilities, public plazas, gardens, public areas, 

pedestrian and transit facilities. 

2. The PUD will preserve open space, natural beauty and critical environmental 

areas in excess of what is required by ordinance or other regulation. 

3. The PUD will provide superior landscaping, buffering or screening. 

4. The buildings within the PUD offer high quality architectural design. 

5. The PUD provides for energy efficient building and site design. 

6. The PUD provides for the use of innovative stormwater management 

techniques. 

7. The PUD provides accessible dwelling units in numbers or with features 

beyond what is required by the Americans with Disabilities Act (ADA) or 

other applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in 

excess of, City policies and ordinance.  

9. The PUD preserves historic buildings, sites or neighborhoods.  

 

Conforming to the requirements of the existing PUD would be impractical in current market 

conditions. Prior to this proposal, a mixed-use condominium building was designed for the site. 

A cost analysis deemed the development was not feasible. The four stand-alone two-family 

buildings we are proposing with up to 4,500 sf of interior finished space per unit, will have a 

more residential style of construction with wood framing, more simplistic mechanical, electrical 

and plumbing systems and no common space to build. The proposed development is very similar 
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to the previously approved Brownstone PUD. The building height has been increased so that it is 

comparable to the Milestone 1 building located north of the development to provide a 

continuance of the streetscape along S 1st Street. With the increase in building height, additional 

interior finished space can be offered for each unit, allowing a reduction in the number of units 

on the site as compared to the previously approved ten units, providing less bulk and more green 

space while maintaining the feasibility of the development.  

1. Proposed site plan promotes and extends pedestrian traffic with the extension of   

      the existing sidewalk with paver accents from the property located to the north.     

      The proposed offsite sidewalk will also connect the existing sidewalk along 

      Prairie Street to the bike path along the river. 

2. The stand-alone buildings have less bulk and will allow green space with 

      landscaping between the buildings 

3. The proposed landscape plan provides ample landscaping with landscaping 

       around the entire perimeter of the property and at the Cobblestone Drive median 

       as well as extensive landscaping between the buildings. 

4. The proposed architectural style reflects a timeless urban design that contains 

       transitional components to blend with the existing adjacent building. 

5. The energy efficient components (windows, MEP equipment, electric vehicle 

      charging stations) will be incorporated into the building construction and the 

      landscape design includes native, low maintenance plants. 

6. Not applicable, no on-site stormwater management is required. 

7. A private elevator is being offered as an option for each unit; unit entries can be 

      adapted for accessibility and handicap parking has been provided on S 1st Street. 

8. No. 

9. The proposed building will include quality materials comparable to the previously  

      approve design.  

 

iii. The proposed PUD conforms with the standards applicable to Special Use 

(Section 17.04.330.C.2): 

 

A. Public Convenience: The Special Use will serve the public convenience at the 

proposed location.   

 

The amendment to the special use will serve public convenience since the property 

currently sits undeveloped and vacant since its approval in 2005. The proposed 

development is similar in configuration, massing and land use as what was previously 

approved in the Brownstone PUD in 2000. Changes have been made to reduce the 

number of units from 10 to 8 and to eliminate mass by providing 4 stand-alone 

buildings with green space between the buildings. In addition, each unit has the 

option for a 2 or 3 car garage as well as driveway space that will allow parking for 

unit guests. The ample unit parking will contribute to public convenience as the 16 

parking spaces constructed along S  1st Street will primarily be available for public 

use.  
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B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided.   

 

Because the proposed development is part of the previously approved Milestone Row 

PUD, existing utilities, access roads and necessary facilities are either present or will 

be upgraded to meet the project needs. The existing water, electrical, storm and 

sanitary lines are directly adjacent to the property and can be extended or modified. 

Access to the unit garages is being proposed from Limestone Drive. A traffic study 

was completed and concluded that the development will generate a low volume of 

peak hour traffic.  

 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use 

and enjoyment of other property in the immediate vicinity for the purposes 

already permitted, nor substantially diminish or impair property values within 

the neighborhood.  

 

The amendment to the special use will not be injurious to the use and enjoyment of 

other properties in the immediate vicinity since the proposed architectural design 

reflects a “four sided” building that will be aesthetically pleasing to the adjacent 

properties on Limestone drive. In addition, by eliminating the commercial space, 

decreasing the number of residential units and providing ample private unit parking, 

residents in adjacent properties will encounter less traffic and congestion traffic at the 

site. The development will also provide 16 public parking spaces that can be used and 

enjoyed by other adjacent properties.  

 

D. Effect on Development of Surrounding Property: That the establishment of the 

Special Use will not impede the normal and orderly development and 

improvement of the surrounding property for uses permitted in the district.  

 

The amendment to the Special Use will complement the normal and orderly 

development and improvement of the surrounding properties by extending the 

streetscape along S 1st Street. The proposed height, silhouette and architectural 

components of the proposed stand-alone buildings are consistent with the Milestone 1 

building located north of the development while still relatively similar and 

complimentary to the existing residential units located east of the property that were 

also part of the Brownstone PUD that was previously approved for this site.  

 

E. Effect on General Welfare: That the establishment, maintenance or operation of 

the Special Use will not be detrimental to or endanger the public health, safety, 

comfort or general welfare.   

 

The amendment to the PUD will not be detrimental to or endanger the public 

health, safety, comfort or general welfare. Neighborhood development is very 

similar to the previously approved Brownstone PUD, fits within the 
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neighborhood, provides public parking while extending the public streetscape 

along S 1st Street. 

 

F. Conformance with Codes: That the proposed Special Use conforms to all 

applicable provisions of the St. Charles Municipal Code and meets or exceeds all 

applicable provisions of this Title, except as may be varied pursuant to a Special 

Use for Planned Unit Development.  

 

The proposed development will be constructed in accordance with the St. Charles 

Municipal Code except for variances requested as part of this amendment to the 

existing Special Use.  

 

iv.   The proposed PUD will be beneficial to the physical development, diversity, tax base 

and economic well-being of the City. 

 

 The amendment to the previously approved PUD will increase the tax base and economic 

well-being of the City with the construction of 8 residential units on existing vacant land.  

  

v. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 

 

The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 

The configuration of the proposed buildings, building face orientation and the 

building silhouettes blend the currently approved PUD with the previously approved 

Brownstone PUD. The vehicular access, parking and land use is also in line with the 

Comprehensive Plan.  

 

WHEREAS, the Plan Commission finds said PUD Preliminary Plan to be in conformance 

with the applicable PUD and Zoning Ordinance requirements, except as varied per the application 

for Special Use for PUD (PUD Amendment), subject to resolution of any outstanding staff review 

comments. 

 

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

the City Council approval of an Amendment to Special Use for Planned Unit Development and 

PUD Preliminary Plan for River 504 Rowhomes, Brownstone PUD (Julie Salyers, J&B Builders, 

Inc.), with a condition that two islands be added along 1st Street with trees and plantings 

incorporated, and subject to resolution of all staff comments.   

 

 

Roll Call Vote:   

Ayes:  Wiese, Ewoldt, Funke, Fitzgerald, Rosenberg, Vargulich 

Nays:   

Absent:  Gruber, Lawson 

Abstain: Payleitner 

Motion carried:  6-0 
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 PASSED, this 19th day of August 2025.  

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



Community Development Department 
 

Staff Report 
   Plan Commission Meeting – August 19, 2025 

 
 

 
Applicant: Julie Salyers, J&B 

Builders, Inc. 
River 504 Rowhomes 

 

 

Property 
Owner: 

River 504 LLC 

Location: NE corner of S. 1st & 
Prairie Streets  

Purpose: PUD approval to 
develop 8 
residential units   

Applications:  Special Use (PUD 
Amendment) & 
PUD Preliminary 
Plan  

Public Hearing: Yes, required  

Zoning: CBD-1 / PUD 

Current Land 
Use: 

Vacant 

Comprehensive 
Plan: 

Mixed Use  

Summary of 
Proposal:  

Julie Salyers, on behalf of J&B Builders, Inc. is proposing to develop 8 “rowhome” units 
on the last remaining vacant lot in the Brownstone PUD at the NE corner of S 1st & 
Prairie Streets. Details:  
• 8 units in 4 buildings; 2 units in each building  
• Units facing S 1st Street, with attached garages accessed at the rear 
• 16 on-street parking spaces on S 1st Street 
• Streetscape improvements along S 1st Street  
• Connection of Prairie Street sidewalk to riverwalk 

The proposal is similar to a Concept Plan reviewed for this property last fall.  
Info / 
Procedure on 
Application: 

Special Use (PUD Amendment):  
• Approval of development project with specific deviations from the Zoning Ordinance 

and/or existing PUD Ordinance standards. (Establishes an ordinance amending the 
existing PUD, with unique zoning or subdivision standards that apply to a single 
development site) 

• Public hearing is required, with a mailed notice to surrounding property owners. 
• Single finding – Is the PUD Amendment in the public interest? Criteria are 

considered in reaching a decision. Responses to the criteria need not be in the 
affirmative to recommend approval of a PUD or PUD Amendment. 

• The Plan Commission may recommend conditions and restrictions upon the 
establishment, location, design, layout, height, density, construction, maintenance, 
aesthetics, operation and other elements of the PUD as deemed necessary to secure 
compliance with the standards specified in the Zoning Ordinance. 
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• The Plan Commission may recommend exceptions and deviations from the 
requirements of the Zoning and Subdivision Codes requested by the applicant, to 
the extent that it finds such exceptions and deviations are supportive of the 
standards and purposes for PUDs. 

PUD Preliminary Plan:  
• Approval of plans for development of property within a PUD- includes building 

elevations and site, landscape, and engineering plans.  
• Recommendation is based on compliance with the previously (or concurrently) 

approved Special Use for PUD standards and other City Code requirements. 
Suggested 
Action:  

Conduct the public hearing on the Special Use (PUD Amendment) 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.  
 

Staff recommends that any recommendation include a condition requiring resolution 
of staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner II 

 
I. PROPERTY INFORMATION  

 
A. History / Context  

 
The subject property constitutes three parcels at the northeast corner of S. 1st and Prairie 
Streets on the west side of downtown. The parcels are known as Lot 14, Lot 15, and Parcel 9 in 
the Brownstone Subdivision, recorded in 2001. The subject property is the final undeveloped 
portion of the Brownstone PUD, which includes the Brownstone townhomes along the 
riverfront and the mixed-use Milestone Row building fronting S 1st at Indiana Street.  
 
The Brownstone PUD was approved under Ordinance 2000-Z-23 to enable redevelopment of 
the former Piano Factory site for residential townhomes. The townhomes were constructed 
by 2005. Plans also included two townhome buildings on the subject property (2 buildings 
with 5 townhome units each).   
 
In 2005, the City approved an amendment to the Brownstone PUD under Ordinance 2005-Z-
23, which changed the intended use of the subject property from townhomes to a mixed-use 
building, along with the property to the north, and created development standards for the 
two buildings, known as Milestone Row. The northern Milestone Row building was 
constructed in 2006 and contains first floor office space and 22 condominium units on floors 
2-4, with underground parking for residents. The same building was approved for the subject 
property but was never constructed.  
 
In 2022, a Concept Plan was submitted by J&B Builders (same as current applicant) to 
construct a mixed-use building on the subject property. The proposed building was 50 ft. in 
height, with first floor commercial space/parking and residential condo units on floors 2-4.  
 
In 2024, a new Concept Plan was submitted by J&B Builders proposing 8 rowhome units on 
the subject property, with no commercial use. Feedback from Plan Commission and Planning 
& Development Committee was generally favorable.  
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B. Zoning  
 
The subject property is the southernmost property in the CBD-1 Central Business District, with 
CBD-2 zoning across Prairie Street and multi-family residential adjacent to the east.  
 

 Zoning Land Use 
Subject Property CBD-1 Central Business District / 

Brownstone PUD 
Vacant  

North CBD-1 Central Business District / 
Brownstone PUD 

Mixed-use building (Milestone Row)  

East RM-3 General Residential District / 
Brownstone PUD  

Townhomes (Brownstones)  

South CBD-2 Mixed Use Business District  Commercial- Sammy’s Bikes 
West CBD-1 Central Business District / 

1st Street Redevelopment PUD 
Mixed-use building; mixed 
commercial uses  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Mixed Use”, as is the rest of the downtown core.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Zoning Map 

Land Use 

Brownstone PUD 

PL 

RT-3 

Parks/ Open Space 
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The Mixed Use land use is described as follows: 
 
The Land Use Plan designates Downtown St. Charles as Mixed Use, characterized by land 
uses and development patterns that provide a vibrant, safe, attractive, and “walkable” 
pedestrian environment.  
 
Mixed use areas should have strong pedestrian orientation and seek to create a more 
interesting and engaging pedestrian experience, accommodating pedestrian generating 
uses on the ground floor, and other uses above. Mixed use areas should provide a 
balance of uses unique to each site based on its location. Retail, entertainment, and 
dining uses are ideally suited for the ground floor with residential, educational, medical 
and/or office uses located on the upper floors. The primary objective is to provide an 
appropriate and compact mix of uses to foster an active and interesting district. Parking 
in the mixed use areas should be provided on-street, or in subtly located parking garages 
or parking lots.  
 
Built form is a critical consideration within Mixed Use areas. Within mixed use areas, 
buildings should be located at, or near, the front property lines fronting the street to 
create a “street wall” – a continuous row of buildings and storefronts that encourages 
walkability and helps to establish a safe and attractive pedestrian environment.  

 
The subject property is also located within the Downtown Subarea. The Downtown Subarea 
Plan includes recommendations aimed at preserving and enhancing the downtown area (Ch. 
8). 

 
The plan identifies 1st Street, along which the subject property is located, as a Gateway 
Corridor, along with other streets that offer primary entry into Downtown. The following 
recommendations are made for Gateway Frontage properties:  

 
• Building Massing & Placement. 

Buildings should be generally 
located on the front lot line, 
although small setbacks could 
accommodate gateway 
landscaping. To the extent 
possible, buildings should be 
built to the side lot lines to 
create a continuous streetwall. 
 

• Building Façade Orientation & 
Design. Facades should have 
strong orientation to the public sidewalk, or angled toward key gateway intersections, 
with welcoming entrances. Attractive and safe rear entrances from rear parking areas or 
public walks should also be provided where appropriate.  
 

• Architectural Style & Design. Buildings should use traditional building materials and 
design elements, and generally align with surrounding buildings in terms of horizontal 
elements and vertical rhythm. However, more flexibility and creativity should be 
encouraged within this general framework.  
 

Gateway Fi 
ronta~e 
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• Vehicular Access & Parking. Parking should be located to the rear of the lot, and minimal 
curb cuts should be provided from the public street. Development should share curb cuts 
and provide access from side streets instead of gateway streets wherever possible.  
 

• Bicycle Access & Pedestrian Mobility. All buildings should provide an attractive and 
discernable public entry from the sidewalk, and to the extent possible, bicycle parking 
should be provided at the rear or sides of buildings, near parking areas or other pedestrian 
accessible areas.  
 

• Land Use. Uses should be mixed, comprised of traditional downtown mixed use activities 
such as retail, restaurant, and local services, as well as secondary uses including offices 
and services with less customer visitation. Multi-story mixed use buildings should also be 
encouraged. Multi-family may also be appropriate on the fringe areas of Downtown.  

 
The subject property is also located within 
Catalyst Site “M”, along with other properties 
near the intersections of 1st/2nd and Prairie 
Streets. Catalyst sites are those parcels where 
redevelopment could have a catalytic impact on 
the surrounding area. Site M is described as 
follows:  
 
This area represents the southern gateway to 
Downtown, and existing uses and character 
around the intersection contrast with the 
community’s vision for Downtown. 
Comprehensive redevelopment of this key 
intersection should transform the gateway into 
an attractive announcement of arrival into Downtown St. Charles. 1st Street and 2nd Street 
frontage could include mixed use or multi-family development, though viewsheds to important 
buildings and features, such as the historic Victorian house at 411 S. 2nd St. or Mount St. Mark 
Park, should be preserved. This opportunity may warrant further study to ensure that several 
urban systems are adequately planned for, such as open space linkages throughout Downtown 
and to the Fox River, bicycle pathways, traffic engineering, and signage and wayfinding.  

 
II. PROPOSAL  

 
Julie Salyers of J&B Builders, Inc. is requesting approval to develop residential “rowhomes” on the 
subject property. Details of the proposal are as follows:  
 
• 8 residential units in 4 buildings 

o 2 units in each building; no “interior units”. 
o Units facing S 1st Street, with attached garages accessed at the rear. 
o Brick as the predominant façade material. 
o 4-story buildings  

 Approx. 5,200 sf of interior finished space per unit 
 2-car garage & flex space on the ground level 
 Living space on the 2nd and 3rd levels 
 Partial 4th floor, with flex space & rooftop terrace  
 Exterior courtyard along the side of each unit 

• 16 on-street public parking spaces on S 1st Street.  

:.'::, 

;,< "~ .•• 

• 
,; g -\ 

\ . 
t.: .. "\ -- \ .. 

\, ., .._ _ __, 
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• Public sidewalk along S 1st Street & Cobblestone Drive, with streetscape design elements 
along S 1st Street.  

• Off-site connection of Prairie Street sidewalk to riverwalk 
 
Two development applications have been filed:  
 

1. Application for Special Use requesting to amend the Brownstone PUD to allow for certain 
deviations from the existing PUD Ordinance and the Zoning Ordinance. Requested 
deviations are in regards to the change in land use from mixed-use to residential, building 
height, and setback from 1st Street.   

2. Application for PUD Preliminary Plan to approve the site layout, landscaping, building 
elevations, photometric, and preliminary engineering plans.  
 

III. PLANNING ANALYSIS 
 
Staff has analyzed the proposed development to determine compliance with the applicable 
standards of the Brownstone PUD and the Zoning Ordinance. Plans were reviewed against the 
following code sections and documents:   

• Ch. 17.06 Design Review Standards & 
Guidelines 

• Ch. 17.24 Off-Street Parking, Loading 
& Access 

• Ch. 17.14 Business & Mixed Use Districts 
• Ch. 17.26 Landscaping & Screening 
• PUD Ordinances: 2000-Z-23; 2005-Z-9  
 

 
A. Proposed Use 

 
The proposed development includes 8 residential units, constructed in 4 buildings of 2 units 
each. The developer refers to the units as “rowhomes”. Under the Zoning Ordinance, the 
proposed units are considered “Two-Family Dwellings”, defined as:   
 

Dwelling, Two-Family: A building containing 2 dwelling units attached either vertically 
or horizontally. 
 

The proposed use is not permitted under the existing PUD. The 2005 PUD Ordinance allowed 
only commercial uses on the first floor of the mixed-use building planned for the subject 
property. Residential units were permitted on the upper floors.  

 
Two-Family Dwellings (and Townhomes) are not permitted in the CBD-1 Central Business 
District, which is the underlying zoning of the subject property. The only types of residential 
uses allowed in the CBD-1 District are artist live/work space, upper level dwellings above 
commercial use, and multi-family. This reflects the purpose of the CBD-1 District which is to 
provide for a mixed-use, compact district of retail, service, office and higher density residential 
uses in the central area of the City. 
 
The subject property is located at the southern end of the CBD-1 District and is adjacent to 
CBD-2 zoning to the south. Two-Family Dwellings and Townhomes are permitted in the CBD-2 
District.  
 
The change in land use to allow for Two-Family Dwellings on the subject property requires 
approval as part of the PUD Amendment.  
It is worth nothing that the proposed development reverts back to the original Brownstone 
PUD from 2000 in terms of land use, which planned for townhomes on the subject property (2 
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buildings with 5 units each), with garage access from the rear. This is similar to the proposed 
land use and site layout.  
 

B. Bulk Standards / Parking 
 

The table below compares the proposed development with the bulk standards applicable to 
the property per the 2005 PUD Ordinance and the underlying CBD-1 District. A deviation from 
the front yard (1st Street) setback has been requested as part of the PUD Amendment. A 
building height deviation has also been requested. All other bulk requirements are met.   

 

 
Requested Deviations:  

1. Type of Residential Unit – Change in land use is proposed from mixed use with upper 
level dwelling to Two-Family Dwelling, as discussed previously.  

2. Building Height - Maximum building height in the underlying CBD-1 District is 50 ft., 
however the allowable building height was reduced to 49 ft. under the 2005 PUD 
Ordinance. Proposed height is 57 ft., measured from grade to the top of ridge of the 
gables on the front elevation. A rooftop deck covers approximately half of the 4th 
story, at a height of 42’6”. An exhibit has been submitted which compares the 
proposed building with neighboring buildings: 

o Milestone Row (to the north on 1st Street) – Height is comparable to the 
proposed building. Gable height is approx. 58’ 

Category 2005 PUD Ordinance  CBD-1 District Concept Plan 

Type of Residential 
Unit Upper level multi-family  Upper level dwelling, 

multi-family  Two-Family dwelling  

Number of 
Residential Units  22 units  

29 units max.  
(based on 1,000 sf of 
lot area per unit) 

8 units  

Max. Gross Floor 
Area per Building   

Approved building is 
approx. 60,000 sf (PUD 
ordinance does not 
specifically limit GFA; 
underlying CBD-1 District 
max. GFA is 40,000 sf) 

40,000 sf  
Approx. 5,200 sf GFA 
per unit; 10,400 sf GFA 
per building  

Max. Building 
Height 49 ft.  50 ft.  57 ft.  

Front Yard 
5 ft. from 1st St. ROW 
(architectural features can 
encroach up to 2 ft.) 

None required; max. 
5 ft.  3.4 ft. from 1st St.  

Exterior Side Yard  

4.7 ft. from north lot line 
(Cobblestone Dr) 
5 ft. from south lot line 
(Prairie St) 

None required; max. 
5 ft. 

7 ft. from north lot line 
10 ft. from south lot line 

Rear Yard 0 ft.  None 19 ft. 

Parking  

1 per residential unit (20 
required) 
33 spaces on 1st St. for both 
Milestone Row bldgs. (17 
spaces exist along 
Milestone Row 1) 

1 per residential unit 2-car driveway/3 car 
garage per unit; 15 
public spaces on 1st St.  
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o Brownstone townhome (to the east) – Height is approx. 39’, comparable to 
the rooftop deck of the proposed building but lower than the front half.  

3. Front Setback – The PUD Ordinance requires a 2 ft. right-of-way (ROW) dedication for 
1st Street along the subject property. Proposed is a 3.6 ft. ROW dedication so that the 
entire 1st Street sidewalk is within the ROW. The buildings were also pushed forward 
slightly to accommodate vehicle parking in the rear driveways. The resulting proposed 
setback is 3.4 ft.; 5 ft. is required under the PUD Ordinance. The underlying CBD-1 
District does not have a minimum setback requirement; buildings are permitted up to 
the lot line.   

4. 1st Street Parking – The PUD Ordinance calls for a total of 33 public parking spaces 
along 1st street in front of the two planned Milestone Row buildings. There are 17 
spaces existing in front of Milestone Row 1. In front of the proposed development, 15 
spaces are proposed, for a total of 32 spaces; one less than required in the PUD. 
Adding an additional parking space along the row of parking would result in smaller 
landscape islands at the street corners. These larger corner islands are preferred for 
the streetscape design.   
 

C. Site Access / Connectivity  
 
Vehicles will access the proposed development off 1st Street via existing Cobblestone Drive.  
The proposed units have attached garages accessed from the rear (east) via driveways off 
Limestone Drive. The developer will be required to repave the south side of Cobblestone Drive 
and all of Limestone Drive along the site. This work is reflected on the engineering plans.  
 
Sidewalk is proposed as part of the streetscape improvements along the 1st Street frontage. 
Sidewalk is also proposed along Cobblestone Drive (north side), as a “carriage walk”, meaning 
there is no parkway between the street and sidewalk. This is due to site grading, building 
placement, and the City’s preference to have the entire sidewalk within the ROW and 
accessible without the use of stairs.  Sidewalk is not proposed on the east side where the 
driveways are located.    
 
Existing sidewalk along Prairie Street will remain. An off-site sidewalk connecting the Prairie 
Street sidewalk to the Fox River trail, south of the Brownstones, has also been required in 
connection with this development and is reflected on the plans.  
 

D. Landscaping / Streetscape  
 
There is no minimum landscaping requirement in the CBD-1 District. Building foundation 
landscaping is required only within a setback of 5 ft. or more from the building wall to the 
property line. A landscape plan has been submitted which includes planting areas along the 
front, rear, and sides of the building.   
 
The Cobblestone Drive median will be replanted. Per Public Works, no trees are proposed to 
avoid site obstructions. Trees will be added along Cobblestone on the subject property.  
 
The City approved a Streetscape and Landscape Plan for Milestone Row under Ord. 2007-Z-12 
(attached). Plans depicted landscaping around the intended mixed-use building and along 1st 
Street. Streetscaping per the approved plan was installed along the existing Milestone Row 
building to the north when it was constructed.  
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Based on feedback from Plan Commission, Planning & Development Committee, and staff, the 
developer is proposing a sidewalk design of 7’ in width including a 5’ concrete sidewalk and 1’ 
brick border on each side. Brick pavers crossing Cobblestone Drive are continued to the end of 
the northern First Street planter bed, similar to the opposite side of the intersection. 
Landscape bump-outs bordered with pavers book-end the 1st Street parking stalls. Street 
lamps consistent with the rest of 1st Street will be installed. The proposed design reflects a 
more simplified streetscape compared to Milestone Row, which is consistent with the design 
approach for the more recent buildings on 1st Street north of Illinois Street. Staff believes this 
approach is reasonable at this location, given the residential use and location at the south end 
of 1st Street.  

E. Building Design 
 
Buildings in the CBD-1 District are subject to the Design Review standards and guidelines 
contained in Ch. 17.06. The Design Review standards and guidelines applicable to multi-family 
zoning districts were also reviewed against this proposal.  
 
Building elevations have been provided. The front elevation has gabled roofs with cornice 
returns. Roof material is metal. The roof is flat at the rear for the rooftop deck. Brick is the 
primary façade material, accented with herringbone pattern and soldier courses. Limestone 
headers, sills, and coping are proposed, along with a wide limestone band between the 2nd 
and 3rd floors. Design is consistent around all four sides of the building. 
 
The proposed design meets the applicable design standards and guidelines.  
 
Note the property is outside of the Central Historic District and is therefore not subject to 
review by the Historic Preservation Commission.  
 

F. Site Lighting  
 
A photometric plan has been submitted indicating proposed lighting on the subject property. 
Wall-mounted fixtures are proposed. Lighting levels at property lines are indicated. The plan 
complies with Section 17.22.040 “Site Lighting”. Streetlights will also be incorporated into the 
streetscape design along 1st Street but are not included on the photometric plan.   
 

G. Plat of Subdivision 
 
The subject property was subdivided as part of the Brownstone Subdivision, recorded in 2001. 
The property was platted as Lot 14, Lot 15, and Parcel 9. There is a blanket public utility 
easement over the property.  
 
A Preliminary Plat of Subdivision has been submitted. Proposed is resubdivision of the 
property as “River 504 Rowhomes Subdivision”. A total of 8 lots are proposed, one for each 
unit. Right-of-Way is dedicated to the City along S 1st Street (3.6’) and Cobblestone Drive (5’). 
This will result in public sidewalks along these streets being completely within City ROW. A 
blanket public utility and drainage easement covers the entire property except for the building 
footprints.  
 
A Final Plat of Subdivision will be required after Preliminary approval.  
 

IV. DEPARTMENTAL REVIEWS  
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A. Engineering Review 
 
Preliminary engineering plans have been provided, revised, and approved by staff. 
Stormwater detention is not required for this development as detention provided for the 
Brownstone development included this lot. Final level comments have been provided to the 
applicant which will need to be addressed alongside the Final Plat of Subdivision.  
 

B. Fire Dept. Review  
 
The Fire Dept. has reviewed the plans. Site access, water supply, and hydrant locations are 
adequate. Fire sprinklers will be required due to the size of the buildings, as well as a 1-hour 
separation wall between attached units.  
 

C. Public Works 
 
Public Works has reviewed the plans and all comments have been addressed.  

 
V. DEVELOPER CONTRIBUTIONS 

 
A. Inclusionary Housing 

 
This development is subject to the Inclusionary Housing Ordinance, Title 19 of the City Code. 
The affordable unit requirement is 0.4 units (10% of the total number of units). A fee 
worksheet has been submitted indicating the applicant’s intent to pay a fee in-lieu of 
providing 1 affordable unit. Based on a fee in-lieu amount of $36,718 per required affordable 
two-family unit, a total fee in-lieu amount of $14,687 will be due at the time of building 
permit. 
 

B. School & Park Districts 
 

The developer of the Brownstone townhomes previously paid for 15 attached single-family 
units on the subject property. As such, credit granted will be granted for up to 15 units. This 
exceeds the 8 proposed units; therefore, no School or Park fees will be due.  

 
VI. 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 is a single finding required for the City to approve a PUD application: Is the PUD in the 
public interest? There are five Criteria to be considered to reach a decision. These 5 Criteria 
are:  
 
1. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A:  
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i. To promote a creative approach to site improvements and building design that 
results in a distinctive, attractive development that has a strong sense of place, 
yet becomes an integral part of the community. 

ii. To create places oriented to the pedestrian that promote physical activity and 
social interaction, including but not limited to walkable neighborhoods, usable 
open space and recreational facilities for the enjoyment of all. 

iii. To encourage a harmonious mix of land uses and a variety of housing types 
and prices. 

iv. To preserve native vegetation, topographic and geological features, and 
environmentally sensitive areas. 

v. To promote the economical development and efficient use of land, utilities, 
street improvements, drainage facilities, structures and other facilities. 

vi. To encourage redevelopment of sites containing obsolete or inappropriate 
buildings or uses. 

vii. To encourage a collaborative process among developers, neighboring property 
owners and residents, governmental bodies, and the community. 
 

2. The proposed PUD and PUD Preliminary Plans conform to the requirements of the 
underlying zoning district or districts in which the PUD is located and to the applicable 
Design Review Standards contained in Chapter 17.06, except where: 
A. Conforming to the requirements would inhibit creative design that serves community 

goals, or 
B. Conforming to the requirements would be impractical and the proposed PUD will 

provide benefits that outweigh those that would have been realized by conforming 
to the applicable requirements. 
 

3. The proposed PUD conforms with the standards applicable to Special Uses (Section 
17.04.330.C.2):  

a. Public convenience: The Special Use will serve the public convenience at the 
proposed location; 

b. Sufficient infrastructure: That adequate utilities, access roads, drainage and/or 
necessary facilities have been, or are being, provided; 

c. Effect on nearby property: That the Special Use will not be injurious to the use 
and enjoyment of other property in the immediate vicinity for the purposes 
already permitted, nor substantially diminish or impair property values within 
the neighborhood 

d. Effect on development of surrounding property: That the establishment of the 
Special Use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district. 

e. Effect on general welfare: That the establishment, maintenance or operation of 
the Special Use will not be detrimental to or endanger the public health, safety, 
comfort or general welfare. 

f. Conformance with codes: That the proposed Special Use conforms to all 
applicable provisions of the St. Charles Municipal Code and meets or exceeds all 
applicable provisions of this title, except as may be varied pursuant to a Special 
Use for Planned Unit Development. 

4. The proposed PUD will be beneficial to the physical development, diversity, tax base and 
economic well-being of the City; and  

5. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 
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Responses to all criteria need not be in the affirmative to recommend approval of the PUD 
Amendment. The applicant has provided responses to the Criteria for PUDs as part of the 
application materials.    
 
There are no findings of fact pertaining to PUD Preliminary Plans. Approval is subject to 
meeting the applicable standards of the Zoning Ordinance and PUD Ordinance, accounting 
for the requested PUD deviations.   
 
 
Recommendation Options:  

 
a. Recommend approval of the application for Special Use (PUD Amendment) and 

PUD Preliminary Plan – Plan Commission may add additional conditions if deemed 
necessary by the Plan Commission to meet the PUD finding.  A recommendation 
for approval of the PUD Preliminary Plan should be conditional upon resolution of 
staff comments prior to City Council action.                  

 
 OR  

 
b.    Recommend denial of the application for Special Use (PUD Amendment) and PUD 

Preliminary Plan – Plan Commission must substantiate how the PUD finding is not 
being met in order to recommend denial. 

 
 

VII. ATTACHMENTS 
• Approved Site Plan from 2005 PUD Ordinance 
• Approved Streetscape Plan from 2007 
• Applications for Special Use (PUD Amendment) & PUD Preliminary Plan; received 3/13/25   
• Plans & Plat  
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City of St. Charles 
Community Development Division 

2 E. Main Street 
St. Charles, IL 60174 

CITY OF 
ST. CHARLES 
ILUNOIS • 1834 

SPECIAL USE APPLICATION 

Phone: (630) 377-4443 
Email: cd@stcharlesil.gov 

(To request a Special Use or Amendment, or a Special Use for PUD or Amendment) 

-----------------------, 
For City Use 

Project Name: fl ,ve..r 5 o4 RC>WhDMeS 
Received Date 

RECEIVED 

Project Number: ot'1 ol ';L -PR--'O=-1--'0'--__ _ 

Cityview Project Number: fl SU ;:) 0:) S ODO '8 3 MAn 13 2025 
, City of St. Charles 
~qmm_@ijy_ .Development, 

• File this application to request a Special Use for a property, or to request to amend an existing Special Use Ordinance 
for a property 

• Complete the application and submit with all required attachments to the Community Development Division. 
• The information you provide must be complete and accurate. If you have any questions please contact the 

Community Development Division. 
• City staff will review the submittal for completeness and for compliance with applicable requirements prior to 

establishing a public hearing date. 

1. Property Location: 
Information: NE Corner of S. 1st Street & Prairie Street 

Parcel Number (s): 

09-34-136-003, 09-34-136-002, 09-34-136-001 

Proposed Name: 

River 504 Rowhomes 

2. Applicant Name: Phone: 
Information: Julie Salyers, J&B Builders, Inc. 630-587-9900 

Address Email: 

525 S Tyler Road, Unit P 
St. Charles, IL 60174 julie@jbbuilders.com 

3. Record Owner Name: Phone: 
Information: 

River 504 LLC 630-587-9900 

Address: Email: 

525 S Tyler Road, Unit P 
St. Charles, IL 60174 

brian@jbbuilders.com 

City of St. Charles Special Use Application 1 



4. Identify the Type of Application: 

D Special Use for Planned Unit Development - PUD Name: 

g NewPUD 

lldl Amendment to existing PUD- Ordinance#: 

0 PUD Preliminary Plan filed concurrently 

D Other Special Use (from list in the Zoning Ordinance): 

D Newly established Special Use 

0 Amendment to an existing Special Use Ordinance #: 

5. Information Regarding Special Use: 

2005-2-q 

Comprehensive Plan designation of the property: Two Family Dwelling/Townhomes 

Is the property a designated Landmark or in a Historic District? No 

What is the property's current zoning? _C_B_D_-1 _________________ _ 

What is the property currently used for? _V_a_c_a_n_t _pr_o_p_e_rt_y _____________ _ 

If the proposed Special Use is approved, what improvements or construction are planned? 

Construction of four free standings buildings that contain two residential units per building. 

6. For Special Use Amendments only: 

Why is the proposed change necessary? 

Market could not support the cost to construct a mixed used condominium building. 

What are the proposed amendments? (Attach proposed language if necessary) 

Amend the 2025 PUD Ordinance to accomodate the change in use to townhomes/two family dwelling units. 

Note for existing buildings: If your project involves using an existing building, whether you plan to alter it or not, please 
contact the St. Charles Fire Department (630-377-4458) and the Building and Code Enforcement Division (630-377-4406) 
for information on building, life safety and other code requirements. Depending on the proposed use, size of structure 
and type of construction, these requirements can result in substantial costs. 

City of St. Charles Special Use Application 2 



7. Required Attachments: 
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items 
or plans. Fee must be paid for each application. 

✓ APPLICATION FEE: Special Use for PUD: $1,000 
All other Special Use requests: $750 

✓ REIMBURSEMENT OF FEES AGREEMENT: An original, executed Reimbursement of Fees Agreement and deposit of 

funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance. 

d REIMBURSEMENT OF FEES INITIAL DEPOSIT: Deposit of funds in escrow with the City. Required deposit is based on 
review items (number of applications filed) and the size of the subject property: 

Number of 
Under 5 Acres 5-15 Acres 

Review Items 
1 $2,000 $3,000 

2 or 3 j3,QQO $5,000 
4 or more $4,000 $6,000 

✓ PROOF OF OWNERSHIP: a) A current title policy report; or 
b) A deed and a current title search 

16-75 Acres 

$4,000 
$6,000 
$8,000 

Over 75 Acres 

$5,000 

$8,000 
$11,000 

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City's Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

rs' OWNERSHIP DISCLOSURE: Use the appropriate disclosure form (attached), if the owner or applicant is a 
Partnership, Corporation, Trust, or LLC. 

□ LETTER OF AUTHORIZATION: If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject 
property. 

"' LEGAL DESCRIPTION: For entire subject property, on 8 1/2 x 11 inch paper and Microsoft Word file. 

i PLAT OF SURVEY: A current plat of survey for the subject property showing all existing improvements on the 
property, prepared by a registered Illinois Professional Land Surveyor. 

£ FINDINGS OF FACT: Fill out the attached "<;riterja for e.Ian.ned Unit DeveJo.pments_(.eJ.LDs,).'.' form for any PUD 
application and the "Findings of Fact - Special Use" form for all other Special Use applications. 

' LIST OF PROPERTY OWNERS WITHIN 250 FT.: Fill out the attached form or submit on a separate sheet. The form or 
the list must be signed and notarized. Property ownership information may be obtained using Kane County's 
interactive GIS mapping tool: http://gistech.countyofkane.org/gisims/kanemap/kanegis4 AGOx.html 

✓ SOIL AND WATER CONSERVATION DISTRICT NATURAL RESOURCES INVENTORY APPLICATION: As required by State 
law, submit a Natural Resources Inventory (NRI) application and required fee directly to the Kane-DuPage Soil and 
Water Conservation District. Provide a copy of completed NRI application to the City. The NRI application can be 
found on the Kane-DuPage SWCD website: https://kanedupageswcd.org/kd/natural-resource-inventory 
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d ENDANGERED SPECIES REPORT: As required by State law, file an Endangered Species Consultation Agency Action 
with the Illinois Department of Natural Resources. Provide a copy of the report to the City. The online Ecological 
Compliance Assessment Tool (EcoCAT) should be utilized: https://dnr2.illinois.gov/EcoPublic/ 

t91 KANE COUNTY TRANSPORTATION IMPACT FEE: The Kane County Road Improvement Impact Fee Ordinance applies 
to new residential and non-residential development within Kane County. The impact fee is determined by Kane 
County upon submittal of an application to Kane County Department of Transportation at the time of building 
permit. At this stage, the Impact Fee Estimator Tool can be used to estimate the cost of the fee: 
http://kdot.countyofkane.org/Pages/lmpact-Fees.aspx 

/ TRAFFIC STUDY: If applicable. Staff will advise you whether a traffic study is recommended based on the project. 
Regardless, the Plan Commission or City Council may request a traffic study as a part of the review process. 

r/Ji PLANS: All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project. All required 
plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be 
used to show details or specific features). All plans shall include the name of the project, developer or owner of site, 
person or firm preparing the plan, and the date of plan preparation and all revisions. 

Copies: Ten (10) full size copies and PDF electronic file emailed to: cd@stcharlesil.gov 

Site Plan or plans shall show the following information: 
1. Accurate boundary lines with dimensions 
2. Streets on and adjacent to the tract: Name and right-of-way width 
3. Location, size, shape, height, and use of existing and proposed structures 
4. Location and description of streets, sidewalks, and fences 
5. Surrounding land uses 
6. Date, north point, and scale 
7. Ground elevation contour lines 
8. Building/use setback lines 
9. Location of any significant natural features 
10. Location of any 100-year recurrence interval floodplain and floodway boundaries 
11. Location and classification of wetland areas as delineated in the National Wetlands Inventory 
12. Existing zoning classification of property 
13. Existing and proposed land use 
14. Area of property in square feet and acres 
15. Proposed off-street parking and loading areas 
16. Number of parking spaces provided, and number required by ordinance 
17. Angle of parking spaces 
18. Parking space dimensions and aisle widths 
19. Driveway radii at the street curb line 
20. Width of driveways at sidewalk and street curb line 
21. Provision of handicapped parking spaces 
22. Dimensions of handicapped parking spaces 
23. Depressed ramps available to handicapped parking spaces 
24. Location, dimensions and elevations of freestanding signs 
25. Location and elevations of trash enclosures 
26. Provision for required screening, if applicable 
27. Exterior lighting plans showing: 

a. Location, height, intensity and fixture type of all proposed exterior lighting 
b. Photometric information pertaining to locations of proposed lighting fixtures 
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-f-(Note- For a Special Use for PUD, submit PUD Preliminary Plan Application In lieu of Site Plan) 

r""\, (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

Re~ord Owner Date 

3/13/2025 
Date 

City of St. Chor/es Speciol Use Application 5 



STATE OF ILLINOIS ) 

) ss. 
KANE COUNTY ) 

I, Brian Buoy 

OWNERSHIP DISCLOSURE FORM 

LIMITED LIABILITY COMPANY (L.L.C.) 

, being first duly sworn on oath depose and say that I am 

Manager of ____ R_iv_e_r _50_4....:.,_L_L_C __________ , an Illinois Limited Liability 

Company (L.L.c.), and that the following persons are all of the members of the said L.L.C.: 

By: ~ {-3~ , Manager 

Subscribed and Sworn before me this _ _;_l 7_._~ _____ day of 

-=9i'---'e~p"'---t~u,_,1=tre>..J-r._____,. 20 ~L-1 

City of St. Chor/es Ownership Disclosure Forms 

OFFICIAL SEAL 
SHARON M BUOY 

NOTARY PUBLIC, STATE OF ILLINOIS 
MY COMMISSION EXPIRES 05/09/2026 
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CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

*Use this form for PUD or PUD Amendment applications* 

The St. Charles Zoning Ordinance requires the Plan Commission to consider the criteria listed below in 
making a recommendation to the City Council on whether the proposed Planned Unit Development is in 
the public interest. As the applicant, the "burden of proof" is on you to provide information that 
addresses the criteria below in order to demonstrate that the project is in the public interest. 

PUD Name: River 504 Rowhomes 

From the St. Charles Zoning Ordinance, Section 17.04.410.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special 
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based 
on the application and the evidence presented at the public hearing that the PUD is in the public 
interest, based on the following criteria: 

i. The proposed PUD advances one or more of the purposes of the Planned Unit Development 
procedure stated in Section 17.04.400.A: 

1. To promote a creative approach to site improvements and building design that results in a 
distinctive, attractive development that has a strong sense of place, yet becomes an integral 
part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and social interaction, 
including but not limited to walkable neighborhoods, usable open space and recreational 
facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types and prices. 

4. To preserve native vegetation, topographic and geological features, and environmentally 
sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, street 
improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings or uses. 

7. To encourage a collaborative process among developers, neighboring property owners and 
residents, governmental bodies and the community 

The modifications to the existing approved PUD from 2005 maintain the purpose of the 
requirements established in Section 17.04.400 of the Zoning Ordinance._Currently vacant, 
undeveloped open space, the proposed development will serve as part of the southern gateway 
to downtown by providing residential housing, extension of the streetscape and on street public 
parking. The architectural style and orientation of each building facade and the building 
silhouettes of the proposed development blend the existing Milestone Row PUD with the 
previously approved Brownstone PUD, resulting in four free standing buildings rising four stories 
in height. The building height is coomparable to the Milestone 1 building located north of the 
property while the free-standing buildings reflect the Brownstone residential units located east 
of the property. In addition, the free-standing buildings decrease the mass of the structure and 
allow addition green space and extensive landscaping between the buildings. Finally, the 
architectural design includes a "four sided" building with a timeless urban style that will 
compliment the existing surrounding buildings. 

City of St. Chor/es Criteria for Planned Unit Developments I 



ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the underlying 
zoning district or districts in which the -PUD is located and to the applicable Design Review 
Standards contained in Chapter 17.06, except where: 

A. Conforming to the requirements would inhibit creative design that serves community goals, or 
B. Conforming to the requirements would be impractical and the proposed PUD will provide 

benefits that outweigh those that would have been realized by conforming to the applicable 
requirements. 

Factors listed in Section 17.04.400.B shall be used to justify the relief from requirements: 

1. The PUD will provide community amenities beyond those required by ordinance, such as 
recreational facilities, public plazas, gardens, public are, pedestrian and transit facilities. 

2. The PUD will preserve open space, natural beauty and critical environmental areas in excess of 
what is required by ordinance or other regulation. 

3. The PUD will provide superior landscaping, buffering or screening. 

4. The buildings within the PUD offer high quality architectural design. 

5. The PUD provides for energy efficient building and site design. 

6. The PUD provides for the use of innovative stormwater management techniques. 

7. The PUD provides accessible dwelling units in numbers or with features beyond what is required 
by the Americans with Disabilities Act (ADA} or other applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in excess of, City policies 
and ordinances. 

9. The PUD preserves historic buildings, sites or neighborhoods. 

Conforming to the requirements of the existing PUD would be impractical in current market 
conditions. Prior to this proposal, a mixed-use condominium building was designed for the site. 
A cost analysis deemed the development was not feasible. The four, stand-alone two-family 
buildings we are proposing with up to 4,500 sf of interior finished space per unit, will have a more 
residential style of construction with wood framing, more simplistic mechanical, electrical and p 
lumbing systems and no common space to build. The proposed development is very similar to the 
previously approved Brownstone PUD. The building height has been increased so that it is 
comparable to the Milestone 1 building located north of the development to provide a continuance 
of the streetscape along S 1st Street. With the increase in building height, additional interior 
finished space can be offered for each unit, allowing a reduction in the number of units on the site 
as compared to the previously approved ten units, providing less bulk and more green space while 
maintaining the feasibility of the development. 
1. Proposed site plan promotes and extends pedestrian traffic with the extension of the existing 
sidewalk with paver accents from the property located to the north. The proposed offsite sidewal~ 
will also connect the existing sidewalk along Prairie Street to the bike path along the river. 
2. The stand-alone buildings have less bulk and will allow green space with landscaping between 
the buildings. 
3. The proposed landscape plan provides ample landscaping with landscaping around the entire 
perimeter of the property and at the Cobblestone Drive median as well as extensive landscaping 
between the buildings. 
4. The proposed architectural style reflects a timeless urban design that contains transitional 
components to blend with the existing adjacent buildings. 
5. The energy efficient components (windows, MEP equipment, electric vehicle charging stations) 
will be incorporated into the building construction and the landscape design includes native, low 
maintenance plants. 
6. Not applicable, no on-site stormwater management is required. 
7. A private elevator is being offered as an option for each unit, unit entries can be adapted for 
accessibility and handicap parking has been provided on S 1st Street. 
8. No. 
9. The proposed buildinq will include qualitv materials comparao1e to me prev1ous1y approvea aes1gn. 
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iii. The proposed PUD conforms with the standards applicable to Special Uses (Section 17 .04.330.C.2): 

A. Public Convenience: The Special Use will serve the public convenience at the proposed 
location. 

The amendment to the special use will serve public convenience since the property currently 
sits undeveloped and vacant since its approval in 2005. The proposed development is 
similar in configuration, massing and land use as what was previously approved in the 
Brownstone PUD in 2000. Changes have been made to reduce the number of units from 
10 to 8 and to eliminate mass by providing 4 stand alone buildings with green space between 
the buildings. In addition, each unit has the option for a 2 or 3 car garage as well as driveway 
space that will allow parking for unit guests. The ample unit parking will contribute to public 
convenience as the 16 parking spaces constructed along S. 1st Street will primarily be 
available for public use. 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary 
utilities have been, or are being, provided. 

Because the proposed development is part of the previously approved Milestone Row PUD, 
existing utilties, access roads and necessary facilities are either present or will be upgraded 
to meet the project needs. The existing water, electrical, storm and sanitary lines are directly 
adjacent to the property and can be extended or modfied. Access to the unit garages is 
being proposed from Limestone Drive. A traffic study was completed and concluded the 
development will generate a low volume of peak hour traffic. 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and enjoyment 
of other property in the immediate vicinity for the purposes already permitted, nor 
substantially diminish or impair property values within the neighborhood. 

The amendment to the special use will not be injurious to the use and enjoyment of other 
properties in the immediate vicinity since the proposed architectural design reflects a "four 
sided" building that will be aesthetically pleasing to the adjacent properties on Limestone 
drive. In addition, by eliminating the commercial space, decreasing the number of residential 
units and providing ample private unit parking, residents in adjacent properties will encounter 
less traffic and congestion traffic at the site. The development will also provide 16 public 
parking spaces that can be used and enjoyed by other adjacent properties. 

D. Effect on Development of Surrounding Property: That the establishment of the Special Use 
will not Impede the normal and orderly development and improvement of the surrounding 
property for uses permitted in the district. 

The amendemnt to the Special Use will compliment the normal and orderly development 
and improvement of the surrounding properties by extending the streetscape along S 
1st Street. The proposed height, silhouette and architectural components of the proposed 
proposed stand alone buildings are consistent with the Milestone 1 building located north 
of the development while still relatively similar and complimentary to the existing residential 

units located east of the property that were also part of the Brownstone PUD that was 
previously approved for this site. 
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E. Effect on General Welfare: That the establishment, maintenance or operation of the Special 
Use will not be detrimental to or endanger the public health, safety, comfort or general 
welfare. 

The amendment to the PUD will not be detrimental to or endanger the public health, safety, 
comfort or general welface. The proposed development is very similar to the previously 
approved Brownstone PUD, fits Within the neighborhood, provides public parking while 
extending the public streetscape along S 1st Street. 

F. Conformance with Codes: That the proposed Special Use conforms to all applicable provisions 
of the St. Charles Municipal Code and meets or exceeds all applicable provisions of this Title, 
except as may be varied pursuant to a Special Use for Planned Unit Development. 

The proposed development will be constructed in accordance with the St. Charles Municipal 
Cod except for variances requested as part of this amendment to the existing Special Use. 

iv. The proposed PUD will be beneficial to the physical development, diversity, tax base and 
economic well-being of the City. 

The amendement to the previously approved PUD will increase the tax base and economic 
well-being of the City with the construction of 8 residential units on existing vacant land. 

v. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 

The proposed PUD conforms to the purposed and intent of the Comprehensive Plan. The 
configuration of the proposed buildings, building face orientation and the building silhouettes 
blend the currently approved PUD with the previously approved Brownstone PUD. The 
vehicular access, parking and land use is also is in line with Comprehensive Plan 
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Project Narrative 

Development Name: River 504 Rowhomes 

Location: NE Corner of S 1st & Prairie Streets 

Proposed Land Use: 

The development will consist of four freestanding buildings with two units in each building. The 

buildings will be oriented on the site to provide a front elevation along S pt Street. A two-car 

garage (third car tandem) with a private driveway will be located at the rear of each unit that can 

be accessed from Limestone Drive. The green space located between the buildings will provide 

an additional exterior space for six of the units. Public parking spaces will be provided along S 1st 

Street. Improved landscaping will be provided along First Street and around the perimeter of the 

site. In addition, landscaping will be focused at the entrances on the side elevations of the 

northern and southernmost units to provide screening from Prairie Street and Cobblestone 

Drive. 

The four story units will provide a flex space and a two-car garage with driveway on the ground 

level, living space on the second and third floor levels and additional flex space with a rooftop 

terrace on the fourth level. The building exteriors will be designed to complement the adjacent 

Brownstone Development and Milestone 1 properties. The total footprint for all four buildings 

totals 49,808 sf. 



City of St. Charles 
Community Development Division 

2 E. Main Street 
St. Charles, IL 60174 

CITY OF 
ST. CHARLES 

ILUNOIS • 1834 

Phone: (630) 377-4443 
Email: cd@stcharlesil.gov 

PUO PRELIMINARY PLAN APPLICATION 
,-----------------------, 

For City Use 

Project Name: ¥,, vU 5oY &Pwhc M,e. s 
Project Number: ~o ;) ~ -PR-_0_/_0 __ _ 

Cityview Project Number: PL P t.f ]) .;l, O .l. S D(J O 8 ..::2,., 

I 
I 
I 
I 
I 
I 

I 
I 

Received Date 

RECEIVED 

MAR 13 2025 
: City of St. Charles : 

OJromlPJ.i.ty_D.eY.clopment_: 
• File this application to request approval of a PUD Preliminary Plan. Normally, this application is reviewed 

concurrently with an application for Special Use for PUD, unless a Special Use for PUD has previously been granted 
and no amendment is necessary. 

• Complete the application and submit with all required attachments to the Community Development Division. 
• The information you provide must be complete and accurate. If you have any questions please contact the 

Community Development Division. 
• City staff will review the submittal for completeness and for compliance with applicable requirements. Staff will 

distribute the plans to other City departments for review when the application is complete. 
• The PUD Preliminary Plan will be scheduled for Plan Commission review when staff has determined the plans are 

ready. 

1. Property Location: 
Information: NE corner S 1st & Prairie Streets 

Parcel Number (s): 

09-34-136-003, 09-34-136-002, 09-34-136-001 

Proposed PUD Name: 
River 504 Rowhomes 

2. Applicant 
Name: Julie Salyers, J&B Builders, Inc. Phone: 

Information: 630-587-9900 

Address Email: 

525 S Tyler Road, Unit P 
julie@jbbuilders.com St. Charles, IL 60174 

3. Record Owner Name: 
River 504 LLC 

Phone: 
Information: 630-587-9900 

Address: Email : 

525 S Tyler Road, Unit P brian@jbbuilders.com 
St. Charles, IL 60174 

City of St. Charles PUD Preliminary Plan Applicat ion 1 



4. Identify the Type of Application: 

9, New proposed Planned Unit Development (PUD) -Special Use Application to be filed concurrently 

1:::1 Exi~ Planned Unit Development (PUD} 

Q2I PUD Amendment required for proposed plan -Special Use Application to be filed concurrently 

Subdivision: 

S- Proposed lot has already been platted and a new subdivision is not required. 

~ New subdivision of property is required: 

D Final Plat of Subdivision Application filed concurrently 

g Final Plat of Subdivision Application to be filed later 

5. Required Attachments: 
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items 
or plans. Fee must be paid for each application. 

✓ APPLICATION FEE: $500 

□ REIMBURSEMENT OF FEES AGREEMENT: An original, executed Reimbursement of Fees Agreement and deposit of 
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance. 

□ REIMBURSEMENT OF FEES INITIAL DEPOSIT: Deposit of funds in escrow with the City. Required deposit is based on 
review items (number of applications filed) and the size of the subject property: 

Number of 
Under 5 Acres 5-15 Acres 

Review Items 
1 $2,000 $3,000 

2 or 3 $3,000 $5,000 
4 or more $4,000 $6,000 

□ PROOF OF OWNERSHIP: a) A current title policy report; or 
b) A deed and a current title search 

16-75 Acres 

$4,000 

$6,000 

$8,000 

Over 75 Acres 

$5,000 

$8,000 
$11,000 

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City's Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

□ OWNERSHIP DISCLOSURE: Use the appropriate disclosure form (attached), if the owner or applicant is a 
Partnership, Corporation, Trust, or LLC. 

□ LETTER OF AUTHORIZATION: If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject 
property. 

□ LEGAL DESCRIPTION: For entire subject property, on 8 1/2 x 11 inch paper and Microsoft Word file . 

□ PLAT OF SURVEY: A current plat of survey for the subject property showing all existing improvements on the 
property, prepared by a registered Illinois Professional Land Surveyor. 
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□ SOIL AND WATER CONSERVATION DISTRICT NATURAL RESOURCES INVENTORY APPLICATION: As required by State 

law, submit a Natural Resources Inventory (NRI) application and required fee directly to the Kane-DuPage Soil and 

Water Conservation District. Provide a copy of completed NRI application to the City. The NRI application can be 

found on the Kane-DuPage SWCD website: https://kanedupageswcd.org/kd/natural-resource-inventory 

□ ENDANGERED SPECIES REPORT: As required by State law, file an Endangered Species Consultation Agency Action 
with the Illinois Department of Natural Resources. Provide a copy of the report to the City. The online Ecological 

Compliance Assessment Tool (EcoCAT) should be utilized: https://dnr2.illinois.gov/EcoPublic/ 

J PRELIMINARY STORMWATER MANAGEMENT REPORT: Provide stormwater management information as listed in 

item #7 of the Preliminary Engineering Checklist (attached). 

,j BUILDING UTILITY DATA SUMMARY: Use the attached worksheet to provide preliminary estimates regarding utility 

needs for the development. 

✓ ✓ PUBLIC BENEFITS, DEPARTURES FROM CODE: A written statement describing how the PUD meets the purposes and 
requirements established in Section 17.04.400 of the Zoning Ordinance. List any requests for deviations (departures) 
from the requirements of Title 16 "Subdivisions and Land Improvement" and Title 17 "Zoning" and provide a 
rationale for each requested deviation. 

J✓ CONSTRUCTION SCHEDULE: Indicate the following: 

• Phases in which the project will be built with emphasis on area, density, use and public facilities, such as 
open space, to be developed with each phase. Overall design of each phase shall be shown on the Plat of 
Subdivision and through supporting material. 

• Approximate dates for beginning and completion of each phase. 

□ PARK AND SCHOOL LAND/CASH WORKSHEETS: For residential developments only. Use the attached worksheet to 
calculate the estimated population and student yields and resulting land/cash contributions in accordance with Title 
16 of the St. Charles Municipal Code. 

✓ INCLUSIONARY HOUSING WORKSHEET: For residential developments only. Use the attached worksheet to calculate 
the affordable unit requirement and indicate how the development will comply with Title 19 of the St. Charles 
Municipal Code. 

□ KANE COUNTY TRANSPORTATION IMPACT FEE: The Kane County Road Improvement Impact Fee Ordinance applies 
to new residential and non-residential development within Kane County. The impact fee is determined by Kane 
County upon submittal of an application to Kane County Department of Transportation at the time of building 
permit. At this stage, the Impact Fee Estimator Tool can be used to estimate the cost of the fee: 
http://kdot.cou ntyofka ne. org/Pages/I m pa ct-Fees .aspx 

PLANS: All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project. All required 
plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be used 
to show details or specific features). All plans shall include the name of the project, developer or owner of site, person 
or firm preparing the plan, and the date of plan preparation and all revisions. 

Copies: Ten (10) full size copies and PDF electronic file emailed to: cd@stcharlesil.gov 

ri COMMENT RESPONSE LETTER: Provide a written response to all outstanding City review comments from the 
Concept Plan review (if applicable). 

City of St. Charles PUD Preliminary Plan Application 3 
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✓ PRELIMINARY PLAT OF SUBDIVISION: If the PUD Preliminary Plan involves the subdivision of land, submit a 
Preliminary Plat of Subdivision that includes the information listed on the Subdivision Plat Drawing 

Requirements Checklist. Also submit a completed Subdivision Plat Drawing Requirements Checklist (attached). 

~ PRELIMINARY ENGINEERING PLANS: Plans shall include the information listed on the Preliminary Engineering 

Checklist (checklist). 

✓ PHOTOMETRIC PLAN: Site lighting plan demonstrating compliance with Section 17.22.040 "Site Lighting". Depict 
proposed lighting levels within the site and up to all property lines. Identify locations and fixture specifications of 
all site lighting, including pole and building-mounted lighting. 

'ff ARCHITECTURAL PLANS: Architectural plans and data for all principal buildings with sufficient detail to permit an 
understanding of the exterior appearance and architectural style of the proposed buildings, the number, size 
and type of dwelling units, the proposed uses of nonresidential and mixed-use buildings, total floor area and 
total building coverage of each building. 

✓ LANDSCAPE PLAN: Landscape Plan demonstrating compliance with Ch. 17.26 "Landscaping & Screening'' and 
which includes following information and: 

• Delineation of the buildings, structures, and paved surfaces situated on the site and/or contemplated to 
be built thereon 

• Delineation of all areas to be graded and limits of land disturbance, including proposed contours as 
shown on the Site/Engineering Plan 

• Accurate property boundary lines 
• Accurate location of proposed structures and other improvements, including paved areas, berms, lights, 

retention and detention areas, and landscaping 
• Site area proposed to be landscaped in square feet and as a percentage of the total site area 
• Percent of landscaped area provided as per code requirement 
• Dimensions of landscape islands 
• Setbacks of proposed impervious surfaces from property lines, street rights-of-way, and private drives 
• Location and identification of all planting beds and plant materials 
• Planting list including species of all plants, installation size (caliper, height, or spread as appropriate) and 

quantity of plants by species 
• Landscaping of ground signs and screening of dumpsters and other equipment 

□ TREE PRESERVATION PLAN: When required, in accordance with Ch. 8.30 of the St. Charles Municipal Code (see 
attached "Tree Preservation Requirements for Preliminary Plans". This information may be included as part of 
the Landscape Plan set. 

✓ ELECTRIC UTILITY PLAN & ELECTRIC SERVICE APPLICATION: Provide electric utility information as listed in item 
#5 of the Preliminary Engineering Checklist. Also fill out and submit the Electric Service Application form 
(attached). Please note: The St. Charles Municipal Electric Utility is a "zero standard" utility, which means that 
the developer pays 100% of the costs related to electrical infrastructure. 

srJ TRUCK TlffiNING EXHIBIT(S); Provide a WB-50 template showing turning movements through the site to verify 
adequate access for Fire vehicles. Provide a Vactor truck template if the project will require City Vactor truck 
access for sanitary sewer maintenance. 

o SKETCH PLAN FOR LATER PHASES OF PUD: for phased PUDs only, submit a plan that shows, at minimum, the 
following: 

• General location of arterial and collector streets 

City of St. Charles PUD Preliminary Plan Application 4 



• Location of any required landscape buffers 
• Location of proposed access to the site from public streets 
• Maximum number of square feet of floor area for nonresidential development 

• Maximum number of dwelling units for residential development 

• Open space and storm water management land 

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

Date 

3/13/2025 

Date 
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PUBLIC BENEFITS, DEPARTURES FROM CODE 

Development Name: River 504 Rowhomes 

Location: NE corner of S. 1st & Prairie Streets 

The modifications will revert the use more closely back to the previously approved 

Brownstone PUD in 2000 while maintaining the purpose and requirements established in 

Section 17 .04.400 of the Zoning Ordinance. Currently vacant undeveloped open space, 

the proposed development will serve as part of the southern gateway to downtown by 

providing residential housing and on-street parking. The proposed facades are oriented to 

S 1st Street and promote walkability to downtown by harmoniously extending the existing 

streetscape from the properties located to the north. While the Brownstone PUD in 2000 

included two buildings with 5 units per building, the proposed development includes four 

buildings, four stories high with 2 units in each building. The gross square footage of each 

unit is 6,226 sf. The architectural design includes a "four sided" building with a traditional 

feel that will provide architectural interest to the neighborhood incorporating the height and 

silhouette components of the Milestone 1 Building to the north while maintaining a 

residential feel to compliment the Brownstone development to the east. 

We are requesting the following deviations from the 2005 PUD Ordinance: 

1. Front Elevation Setback: Current setback requirement is 5.0'. With dedication of full 

sidewalk width to the city, we are requesting a 3.4' setback. 

2. Building Height: Maximum building height of 57'. The maximum building height is 

calculated per the St. Charles zoning ordinance and reflects the distance from the 

finished grade to the roof ridge at the S 1st Street elevation. The proposed ridge 

height for River 504 is slightly lower than the ridge height of the Milestone 1 property 

and approximately 3 feet lower than the height of the towers located at both ends 

of the two Milestone 1 buildings. 



INCLUSIONARY HOUSING WORKSHEET 

Name of Development: River 504 Rowhomes 

Date Submitted: 

Use this worksheet to determine the affordable unit requirement for the proposed development and to 
propose how the development will meet the lnclusionary Housing requirements of Title 19. 

1) Calculate the number of affordable units required: 

Unit Count Range 
# of Units Proposed % of Affordable 

in Development Units Required 

1 to 15 Units 8 X 5% 

More than 15 Units X 10% 

2) How will the lnclusionary Housing requirement be met? 

D Provide on-site affordable units 

1K] Pay a fee in-lieu of providing affordable units (calculate fee in-lieu below) 

D Provide a mixture of affordable units and fee in-lieu 

o # of affordable units to be provided: 

o Amount of fee in-lieu to be paid (calculate below): 

Fee In-Lieu Payment Calculation 

Multi-Family Development: 

# of Affordable 
# of Affordable 

Fee-In-Lieu Amount 
Units Required 

Units Proposed to. 
Per Affordable Unit 

Pay the Fee-In-Lieu 

X $52,454 = 

= 

= 

Single-Family Attached (Townhouse) / Two-Family Development: 

# of Affordable 
# of Affordable 

Fee-In-Lieu Amount 
Units Required 

Units Proposed to 
Per Affordable Unit 

Pay the Fee-In-Lieu 

0.4 0.4 X $36,718 = 

Single-Family Development: 

# of Affordable 
# of Affordable 

Fee-In-Lieu Amount 
Units Required 

Units Proposed to 
Per Affordable Unit 

Pay the Fee-In-Lieu 

X $20,982 = 

# of Affordable Units 
Required 

0.4 

Total Fee-In-Lieu 
Amount 

Total Fee-In-Lieu 
Amount 

14,687 

Total Fee-In-Lieu 
Amount 
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RIVER 504 ROWHOMES
PRELIMINARY ENGINEERING PLANS

402 - 542 SOUTH 1ST STREET
ST. CHARLES, KANE COUNTY, ILLINOIS

NOTEPROJECT TEAM
1. DETAILS AND NOTES WITHIN THESE PLANS, ALONG WITH
NOTATIONS TO SUPPLEMENT SAME ARE CRUCIAL TO THE
PROPER CONSTRUCTION OF THE DESIGN CONTAINED HEREIN.

2. CONTRACTOR SHALL VISIT THE SITE TO FAMILIARIZE HIMSELF
WITH ALL CONDITIONS PRIOR TO ENGAGING IN  A CONTRACT TO
PERFORM WORK AS PROPOSED HEREIN.

3. PLANS ARE NOT VALID WITHOUT ORIGINAL SIGNATURE AND
SEAL OF THE ENGINEER.

RIVER 504, LLC
525 S. TYLER RD, UNIT P
ST. CHARLES, IL  60174
PH.(630)587.9900

AGG. AGGREGATE GRAVEL
ALT ALTERNATE
B.A.M. BIT. AGG. MIXTURE
B-B BACK TO BACK
BB BUFFALO BOX
BC BACK OF CURB
BIT. BITUMINOUS CONCRETE
BM BENCHMARK
B.O. BY OTHERS
B/P BOTTOM OF PIPE
B/W BOTTOM OF WALL
CB CATCH BASIN
CATV CABLE TELEVISION
CE COMM. ED.
CL CENTER LINE
CMP CORRUGATED METAL PIPE
CS CENTER OF STRIPE
C.O. CLEAN OUT
CONC. CONCRETE
DIA. DIAMETER
D.I.W.M. DUCTILE IRON WATER MAIN
D.S. DOWN SPOUT
E/P EDGE OF PAVEMENT
E-E EDGE TO EDGE
ELEV. ELEVATION
ES EDGE OF STRIPE
EW EDGE OF WALK
EX. EXISTING

F-F FACE TO FACE
FES FLARED END SECTION
F/F FINISHED FLOOR
FL FLOW LINE
FG FINISHED GRADE
HDWL HEADWALL
HH HAND HOLE
H.W.L. HIGH WATER LEVEL
HYD HYDRANT
INL INLET
INV INVERT
I.P. IRON PIPE
MAX MAXIMUM
M.E. MATCH EXISTING
MH MANHOLE
MIN MINIMUM
N.W.L. NORMAL WATER LEVEL
PED PEDESTAL
PC POINT OF CURVE
PCC POINT OF COMPOUND CURVE
PI POINT OF INTERSECTION
PRC POINT OF REVERSE CURVE
PT POINT OF TANGENCY
PVC POINT OF VERTICAL CURVE
PVI POINT OF VERTICAL INTERSECTION
PVT POINT OF VERTICAL TANGENCY
PL PROPERTY LINE
PP POWER POLE
PVC POLYVINYL CHLORIDE PIPE

R RADIUS
RCP REINFORCED CONCRETE PIPE
R.O.W RIGHT OF WAY
R.D. ROOF DRAIN
SAN SANITARY
STMH STORM MANHOLE
STM STORM
STA. STATION
SF SQUARE FEET
SY SQUARE YARD
TBR TO BE REMOVED
T/C TOP OF CURB
T/F TOP OF FOUNDATION
T/P TOP OF PIPE
T/W TOP OF WALL
TRANS TRANSFORMER
VV VALVE VAULT
W.M. WATER MAIN

ABBREVIATIONS

ALLEN+PEPPA
215 FULTON STREET
GENEVA, IL  60134
PH.(630)578.1105

OWNER

ARCHITECT

CIVIL ENGINEER MeritCorp Group, LLC
4222 MERIDIAN PARKWAY STE 112
AURORA, IL 60504
Ph.(630)554.6655

TABLE OF CONTENTSMASTER NOTES SYMBOL LEGEND
PROPOSED EXISTING

PROPERTY LINE

BUILDING SETBACK LINE

EASEMENT LINE

DEPRESSED CURB

STORM SEWER

SANITARY SEWER

WATER MAIN

GAS LINE

ELECTRIC LINE

TELEPHONE LINE

FIBER OPTIC

COMMUNICATION

OVERHEAD WIRES

FENCE LINE

SILT FENCE

GRADING CONTOUR

MANHOLE

STORM CURB FRAME & GRATE

STORM MANHOLE

STORM CATCH BASIN

 STORM FLARED
END SECTION

SANITARY MANHOLE

VALVE VAULT

FIRE HYDRANT

BUFFALO BOX

GAS VALVE

ELECTRIC STRUCTURE

TRANSFORMER

POWER POLE

PEDESTAL

TRAFFIC SIGNAL
MANHOLE

DRAINAGE FLOW
ARROW

OVERFLOW ROUTE

AIR CONDITIONER

SINGLE POLE SIGN

DOUBLE POLE SIGN

STREET LIGHT

BOLLARD

CLEAN OUT

DOWN SPOUT

TREE

EROSION CONTROL BLANKET
(SEE DETAIL SHEET)

FINAL STABILIZATION (SEED)
(SEE DETAIL SHEET)

CONCRETE SIDEWALK

NEW HEAVY DUTY ASPHALT
PAVEMENT

(SEE DETAIL SHEET)

STANDARD DUTY ASPHALT
PAVEMENT

(SEE DETAIL SHEET)

DETECTABLE WARNINGS
(SEE DETAIL SHEET)

PROJECT
SITE

VICINITY MAP
(NOT TO SCALE)

BENCHMARKS
NAVD'88, AS ESTABLISHED BY TRIMBLE VRS NETWORK AT TIME OF
TOPOGRAPHIC SURVEY.
HORIZONTAL DATUM IS REFERENCING NAD' 83

SITE BENCHMARK #1:
TAG BOLT ON FIRE HYDRANT LOCATED AT SOUTHWESTERLY CORNER
OF SITE.
N 1,909,513.9' E 989,773.6'
EL 667.17'

SITE BENCHMARK #2:
NW BOLT ON FIRE HYDRANT LOCATED APPROXIMATELY 635'± SE OF
SITE.
N 1,908,946.5' E 990,090.4'
EL 697.17'

SHEET NO. SHEET NAME

C1 TITLE SHEET

C2 EXISTING CONDITIONS PLAN

C3 DEMOLITION AND REMOVALS

C4 PROPOSED GEOMETRY

C5 PROPOSED UTILITY PLAN

C6 PROPOSED GRADING PLAN

1. ALL ITEMS OF THIS PROJECT SHALL BE GOVERNED BY SPECIFICATIONS INCLUDED IN THE DOCUMENTS LISTED BELOW:

A.  "STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION" PREPARED BY THE DEPARTMENT OF
TRANSPORTATION OF THE STATE OF ILLINOIS AND ADOPTED BY SAID DEPARTMENT 
(LATEST REVISION*) AND HEREINAFTER REFERRED TO AS THE "STANDARD SPECIFICATIONS".
B.  "SUPPLEMENTAL SPECIFICATIONS AND RECURRING SPECIAL PROVISIONS" ADOPTED BY THE ILLINOIS DEPARTMENT OF
TRANSPORTATION.
C.  "ILLINOIS URBAN MANUAL" (LATEST REVISION*) BY ASSOCIATION OF ILLINOIS SOIL & WATER CONSERVATION DISTRICTS.
D.  "STANDARD SPECIFICATIONS FOR WATER AND SEWER MAIN CONSTRUCTION IN  ILLINOIS",  BY ILLINOIS ENVIRONMENTAL
PROTECTION AGENCY.
E.  "ILLINOIS MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES FOR STREETS & HIGHWAYS" BY ILLINOIS DEPARTMENT OF
TRANSPORTATION.
F. "ILLINOIS ACCESSIBILITY CODE", (LATEST EDITION*).

*LATEST REVISION IN EFFECT ON THE DATE OF THESE PLANS

2. PRIOR TO BID, THE CONTRACTOR SHALL VERIFY CONFORMANCE BETWEEN PLANS AND THE ABOVE REFERENCED CODES.
THE CONTRACTOR SHALL NOTIFY THE ENGINEER OF ANY DISCREPANCIES PRIOR TO BID.

3. IN THE EVENT OF A CONFLICT BETWEEN THESE VARIOUS STANDARDS, MUNICIPAL STANDARDS SHALL APPLY.

4. ALL TRAFFIC CONTROL AND OTHER ADVISORY SIGNS NEEDED FOR CONSTRUCTION ARE TO BE FURNISHED BY THE
CONTRACTOR IN ACCORDANCE WITH SECTION 701 OF THE STANDARD SPECIFICATIONS.

5.  ALL WORK PERFORMED SHALL COMPLY WITH ALL APPLICABLE RULES AND REGULATIONS OF OSHA.

6. THE CONTRACTOR IS RESPONSIBLE FOR NOTIFYING JULIE 1-800-892-0123 AT LEAST 48 HOURS IN ADVANCE OF CONSTRUCTION
OPERATIONS. ALL UTILITIES MUST BE STAKED/LOCATED BY THE CONTRACTOR BEFORE CONSTRUCTION AND NOTIFY THE
ENGINEER OF ANY DISCREPANCIES.

7. THE CONTRACTOR IS RESPONSIBLE FOR NOTIFYING THE MUNICIPALITY PUBLIC WORKS DEPARTMENT 630-377-4405 A MINIMUM
OF 48 HOURS BEFORE CONSTRUCTION ACTIVITIES. A 48-HOUR NOTICE MUST BE PROVIDED FOR INSPECTIONS AND TESTS.
MUNICIPAL STAFF MUST OPERATE ALL WATERMAIN VALVES AND HYDRANTS ONLY.

8. THE CONTRACTOR SHALL PROTECT AND PRESERVE ALL SURVEYING MONUMENTS  UNTIL THE OWNER, THEIR AGENT OR A
LICENSED SURVEYOR HAS WITNESSED OR OTHERWISE REFERENCED THEIR LOCATIONS.

9. THE CONTRACTOR SHALL BE AWARE OF POTENTIAL CONFLICTS WITH EXISTING UTILITIES AS MAY BE INDICATED ON THE
PLANS. THESE AREAS SHALL BE EXCAVATED TO DETERMINE ELEVATIONS BEFORE BEGINNING CONSTRUCTION. CONTRACTOR
SHALL NOTIFY ENGINEER OF ANY DISCREPANCIES.

10. SAWING OF REMOVAL ITEMS AS NOTED IN THE PLANS OR AS REQUIRED BY THE  ENGINEER SHALL BE CONSIDERED
INCIDENTAL TO THE CONTRACT OF THE ITEM BEING  REMOVED AND NO EXTRA COMPENSATION WILL BE ALLOWED.

11. ALL ROAD SIGNS, STREET SIGNS AND TRAFFIC SIGNS WHICH NEED TO BE RELOCATED  OR MOVED DUE TO CONSTRUCTION
SHALL BE TAKEN DOWN AND STORED BY THE  CONTRACTOR AT HIS OWN EXPENSE EXCEPT THOSE WHICH THE PERMIT AGENCY
SHALL REQUIRE TO BE TEMPORARILY RESET UNTIL COMPLETION OF  CONSTRUCTION OPERATIONS. AFTER COMPLETION OF THE
WORK, THE CONTRACTOR  SHALL, AT HIS OWN EXPENSE, RESET ALL SAID SIGNS AT THE LOCATIONS DESIGNATED  BY THE
PERMIT AGENCY ENGINEER.

12. THE CONTRACTOR SHALL PRESERVE ALL CONSTRUCTION STAKES UNTIL THEY ARE NO LONGER NEEDED. ANY STAKES
DESTROYED BY THE CONTRACTOR PRIOR TO THEIR  USE SHALL BE RESET BY THE OWNER'S ENGINEER AT A COST TO BE BORNE
BY THE CONTRACTOR THAT DESTROYED THE STAKES.

13. CONTRACTOR SHALL USE CARE NEAR ANY AND ALL EXISTING ITEMS WHICH ARE NOT INDICATED TO BE REMOVED OR
MODIFIED. ANY DAMAGE DONE TO THESE ITEMS BY CONTRACTORS OPERATIONS SHALL BE REPAIRED AND/OR RESTORED BY
THE CONTRACTOR AT THE CONTRACTORS OWN EXPENSE.

14. THE CONTRACTOR SHALL INDEMNIFY AND SAVE HARMLESS THE OWNER, THE PERMIT AGENCY AND ITS OFFICERS,
EMPLOYEES, AND AGENTS, AND THE  OWNER'S ENGINEERS, FROM AND AGAINST ALL LOSSES, CLAIMS, DEMANDS,  PAYMENTS,
SUITS, ACTIONS, RECOVERIES AND JUDGMENT OF EVERY NATURE AND  DESCRIPTION BROUGHT OR RECOVERED AGAINST THEM,
BY REASON OF ANY ACT OR  OMISSION OF SAID CONTRACTOR, HIS AGENTS OR EMPLOYEES, IN THE EXECUTION  OF THE WORK
OR IN THE GUARDING OF IT.

15. BURNING ON THE SITE IS NOT PERMITTED.

16. ALL IMPROVEMENTS SHOWN ON THE PLANS ARE THE RESPONSIBILITY OF THE CONTRACTOR .
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NOTE
EXISTING  ON-SITE TOPOGRAPHIC SURVEY WAS COMPLETED BY
REGIONAL LAND SERVICES ON 12/21/21

EXISTING  OFF-SITE TOPOGRAPHIC SURVEY WAS COMPLETED BY
MERITCORP GROUP, LLC ON 03/31/25

EXISTING UTILITY SURVEY WAS UPDATED BY
MERITCORP GROUP, LLC ON  02/06/25

SITE KEY
NTS

NORTH

NORTH

1" = 20'
GRAPHIC SCALE

LEGEND BIKE TRAIL

FOX RIVER

ON-SITE
IMPROVEMENTS

ON-SITE IMPROVEMENTS
SCALE: 1"=20'

BENCHMARKS
SOURCE: NAVD'88, AS ESTABLISHED BY TRIMBLE VRS NETWORK AT TIME OF TOPOGRAPHIC SURVEY.
HORIZONTAL DATUM IS REFERENCING NAD' 83

SITE BENCHMARK #1:
TAG BOLT ON FIRE HYDRANT LOCATED AT SOUTHWESTERLY CORNER OF SITE.
N 1,909,513.9' E 989,773.6'
EL 697.17'

SITE BENCHMARK #2: (SEE SITE KEY FOR LOCATION OF OFF-SITE BM#2)
NW BOLT ON FIRE HYDRANT LOCATED APPROXIMATELY 635'± SE OF SITE.
N 1,908,946.5' E 990,090.4'
EL 701.40'

TOPOGRAPHIC SURVEY INFORMATION SHOWN FOR ON-SITE IMPROVEMENTS WAS COMPLETED BY
REGIONAL LAND SERVICES. BENCHMARK INFORMATION IS SHOWN PER SAID SURVEY, AND WAS NOT
COMPLETED BY MERITCORP GROUP, LLC.

TOPOGRAPHIC SURVEY INFORMATION SHOWN FOR OFF-SITE IMPROVEMENTS WAS COMPLETED BY
MERITCORP GROUP, LLC ON 03/31/25

OFF-SITE SIDEWALK IMPROVEMENT
SCALE: 1"=20'

OFF-SITE SIDEWALK
IMPROVEMENT

035-3868

GIVEN UNDER MY HAND AND SEAL ON THIS 5TH DAY OF MARCH,
2025.

______________________________________
JONATHAN D. SPINAZZOLA
ILLINOIS PROFESSIONAL LAND SURVEYOR No. 3868

CURRENT LICENSE EXPIRES NOVEMBER 30, 2026.

UTILITY LOCATE INFO
JULIE DESIGN STAGE TICKET NUMBER: A250591350-00A

CONTACTS:
ATTD5A ATT/DISTRIBUTION, 000-000-0000, G11629@ATT.COM
COMC0A COMCAST (XFINITY),  MARTHA GIERAS, 224-229-5862, MARTHA_GIERAS@CABLE.COMCAST.COM
MFIB0A METRO FIBERNET, LLC,  812-213-1050, 811DESIGN@METRONET.COM
NICR0A NICOR GAS, UTILITY CONSULTANT GO3W, 630-388-2362
SCHS0A ST. CHARLES, CITY OF, ERIC CREIGHTON, 630-762-7079, MAPS@STCHARLESIL.GOV
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REMOVE ASPHALT PAVEMENT

REMOVE CONC. PAVEMENT

REMOVE ITEM

SAWCUT BACK OF CURB

FULL DEPTH SAWCUT PAVEMENT

REMOVE TREE

NORTH

1" = 20'
GRAPHIC SCALE

LEGEND

ON-SITE IMPROVEMENTS
SCALE: 1"=20'

OFF-SITE SIDEWALK IMPROVEMENT
SCALE: 1"=20'
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DEPRESSED CURB AND GUTTER
(SEE DETAIL SHEET)

REVERSE PITCH CURB AND GUTTER

HEAVY DUTY ASPHALT PAVEMENT
(SEE DETAIL SHEET)

STANDARD DUTY ASPHALT PAVEMENT
(SEE DETAIL SHEET)

CONCRETE PAVEMENT
(SEE DETAIL SHEET)

PROPERTY LINE

EDGE OF STRIPE

CENTER OF STRIPE

BUILDING

BACK OF CURB

EDGE OF WALK

RADIUS
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NORTH

1" = 20'
GRAPHIC SCALE

LEGEND

ON-SITE IMPROVEMENTS
SCALE: 1"=20'

NOTES
1. REFER TO CITY OF ST. CHARLES ENGINEERING DESIGN DETAILS FOR ALL SIDEWALK,
PAVEMENT AND UTILITY DETAILS.
2. REFER TO ARCHITECTURAL PLANS FOR ALL BUILDING DIMENSIONS AND PRIVACY
WALL DETAILS.
3. REFER TO PRELIMINARY PLAT FOR LOT DIMENSIONS & ZONING.
4. TRENCH BOX MAY BE REQUIRED TO CONSTRUCT PORTIONS OF THE SANITARY
SEWER IN THE PRAIRIE STREET RIGHT-OF-WAY.

OFF-SITE SIDEWALK IMPROVEMENT
SCALE: 1"=20'

NORTH

SITE KEY
NTS

NORTH

BIKE TRAIL

FOX RIVER

ON-SITE
IMPROVEMENTS

OFF-SITE SIDEWALK
IMPROVEMENT

BENCHMARK #2

BENCHMARK #1

GENEVA RD (ROUTE 31)

PRAIRIE ST

S 1ST ST

LIM
ESTO

N
E D

R

BROWNSTONE DR

COBBLESTONE DR

PE CALC
USING THE “SINGLE FAMILY HOME” DESIGNATION FROM THE IEPA @ 3.5 CAPITA * 100 GPD/CAPITA:
THE PE FOR EACH OF THE UNITS (1 THRU 8) = 350 GPD EACH FOR A TOTAL OF 2,800 GPD
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TELEPHONE LINE

ELECTRIC LINE

GAS LINE

SANITARY LINE

WATER LINE

SANITARY MANHOLE

FIRE HYDRANT

BUFFALO BOX

GAS METER

CLEAN OUT

VALVE VAULT

NORTH

1" = 20'
GRAPHIC SCALE

LEGEND

ELECTRIC METER
(BY OTHERS)

ON-SITE IMPROVEMENTS
SCALE: 1"=20'

NOTES
1. REFER TO CITY OF ST. CHARLES ENGINEERING DESIGN DETAILS FOR ALL
SIDEWALK, PAVEMENT AND UTILITY DETAILS.
2. REFER TO ARCHITECTURAL & MEP PLANS FOR ADDITIONAL DETAILS.
3. REFER TO PRELIMINARY PLAT FOR PROPOSED EASEMENTS & DESCRIPTIONS.
4. REFER TO ELECTRICAL PLANS FOR ELECTRICAL DESIGN AND CONDUIT ROUTING.
5. REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATIONS OF DOWNSPOUTS.

OFF-SITE SIDEWALK IMPROVEMENT
SCALE: 1"=20'

NORTH

SITE KEY
NTS

NORTH

BIKE TRAIL

FOX RIVER

ON-SITE
IMPROVEMENTS

OFF-SITE SIDEWALK
IMPROVEMENT

BENCHMARK #2

BENCHMARK #1

GENEVA RD (ROUTE 31)
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STORM SEWER

FIBER OPTIC
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1" = 20'
GRAPHIC SCALE

LEGEND

EMERGENCY OVERLAND FLOOD ROUTE

TOP OF FOUNDATIONT/F

GARAGE FLOORG/F

EDGE OF PAVEMENTEP

TOP OF CURBTC

TOP OF DEPRESSED CURBTDC

MATCH EXISTINGM.E.

TOP OF WALLT/W

BOTTOM OF WALLB/W

HIGH WATER LEVELHWL

NORMAL WATER LEVELNWL

GRADING CONTOUR

DRAINAGE FLOW ARROW

DEPRESSED CURB AND GUTTER
(SEE DETAIL SHEET)

REVERSE PITCH CURB AND GUTTER

ON-SITE IMPROVEMENTS
SCALE: 1"=20'

BENCHMARKS
SOURCE: NAVD'88, AS ESTABLISHED BY TRIMBLE VRS NETWORK AT TIME OF TOPOGRAPHIC SURVEY.
HORIZONTAL DATUM IS REFERENCING NAD' 83

SITE BENCHMARK #1:
TAG BOLT ON FIRE HYDRANT LOCATED AT SOUTHWESTERLY CORNER OF SITE.
N 1,909,513.9' E 989,773.6'
EL 697.17'

SITE BENCHMARK #2: (SEE SITE KEY FOR LOCATION OF OFF-SITE BM#2)

NW BOLT ON FIRE HYDRANT LOCATED APPROXIMATELY 635'± SE OF SITE.
N 1,908,946.5' E 990,090.4'
EL 701.40'

TOPOGRAPHIC SURVEY INFORMATION SHOWN FOR ON-SITE IMPROVEMENTS WAS COMPLETED BY
REGIONAL LAND SERVICES. BENCHMARK INFORMATION IS SHOWN PER SAID SURVEY, AND WAS NOT
COMPLETED BY MERITCORP GROUP, LLC.

TOPOGRAPHIC SURVEY INFORMATION SHOWN FOR OFF-SITE IMPROVEMENTS WAS COMPLETED BY
MERITCORP GROUP, LLC ON 03/31/25

NOTES
1. STORMWATER MANAGEMENT FACILITIES INCLUDING DETENTION, BMP'S ARE NOT
REQUIRED FOR THIS DEVELOPMENT.

TOP OF STEPT/STEP

BOTTOM OF STEPB/STEP

OFF-SITE SIDEWALK IMPROVEMENT
SCALE: 1"=20'

NORTH

SITE KEY
NTS

NORTH

BIKE TRAIL

FOX RIVER

ON-SITE
IMPROVEMENTS

OFF-SITE SIDEWALK
IMPROVEMENT

BENCHMARK #2

BENCHMARK #1
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Notes:

This photometric report by The Lighting Digest is provided solely for informational purposes. The Lighting Digest makes no representations or warranties regarding
its completeness, accuracy, or validity and assumes no liability for any errors, omissions, or discrepancies. The data, CAD interpretations, and calculations are
based on standard modeling techniques and industry-accepted assumptions; however, digital CAD and software analyses may present an impression of precision
that does not imply actual accuracy. The user of this data assumes full responsibility for ensuring its correctness and applicability, taking into account any
site-specific factors such as reflectance, environmental variables, and light loss that could impact lighting performance. Actual conditions—including voltage,
maintenance, and environmental influences—may lead to deviations from projected results. These calculations are an estimation, and as such, discrepancies
between estimated and actual lighting outcomes may arise; furthermore, the presence of any objects may significantly impact light levels and create variations in
performance. By using this report, the user acknowledges and accepts full responsibility for verifying its applicability and accuracy.

Rowhome Development 250275

1" = 20ft

- Mount Heights = MH as shown

- No minor obstructions included in calculations
  Obstructions will affect footcandle levels

Calculation Summary
Label CalcType Units

Luminaire Schedule

Avg

Symbol Qty Label Description LLF Luminaire
Lumens

Luminaire
Watts

Total 

Max

Watts

Min Avg/Min Max/Min
Ground_Planar Illuminance Fc 0.16 0.5 0.0

48 WAC LIGHTING WS-
W230411

WS-W230411-CS(3000K) 0.850 476 16.4157

N.A. N.A.

787.954

24 WAC LIGHTING WS30405 WS-W230405-CS(3000K) 0.850 444 16.3008 391.219
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1ST FLOOR-U8
0"

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

3RD FLOOR
22' - 8"

3 2 1

EL-1 EL-1 EL-1 EL-1

EL-2EL-2EL-2EL-2

EL-2 EL-2 EL-2 EL-2

74018401

1-3259 1-3259 1-3259 1-3259 1-3259 1-3259 1-3259 1-3259

72018201

OH-8 OH-7

L-836 L-836

HEAD

HEAD

HEAD

HEAD

DASHED LINE -
DOWNSPOUT (TYP)

UNIT 7UNIT 8

GARAGE (LOW)-U7
- 4'-6"

GARAGE (LOW)-U8
- 4'-3/4"

PREFINISHED METAL 
RAILING

PREFINISHED METAL 
RAILING

HEAD

MR-1 TR-1

BR-1

LT-1LT-1

LT-1LT-1

LT-1

LT-1

BR-1

CN-1

LT-1

LT-1LT-1

LT-1

SD-1

TR-1

TR-1

BR-1

LT-1

LT-1

LT-1

LT-1 LT-1

LT-1

LT-1LT-1

LT-1

LT-1

LT-1

BR-1

CN-1

BR-1

BR-1

SD-1 TR-1

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

ROOF TRUSS BEARING
42' - 6"

BFG A

2-3553 2-3553

1-3265 1-3265

2-3565

1-3259

2F3565

1-32592-3547 1-3259

2-35472-3565

8107F8107E

8105E 8105F

HEAD

HEAD

HEAD

HEAD

FOYER LEVEL-U8
- 2'-0"

GRADE

GRADE

MR-1

TR-1

SD-1 LT-1

BR-1

LT-1LT-1

LT-1LT-1
LT-1

BR-1

TR-1

SD-1

TR-1

BR-1

TR-1

MT-1

BR-1

LT-1LT-1

LT-1LT-1

LT-1LT-1

LT-1LT-1

LT-1LT-1

LT-1LT-1

LT-1LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

MT-1 LT-1

CN-1

BR-1

LT-1

CN-1

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

B F GA

1-3259

1-3265

1-3259

2-3565

2-3547

2-3553

2-3553 2-3565

2-3553

2-3565

1-3265

7107F 7107E

1-3259

7105F 7105E

HEAD

HEAD

HEAD

HEAD

1ST FLOOR-U7
- 8"

FOYER LEVEL U7
- 2'-0"

LT-1 LT-1

LT-1LT-1

MR-1

SD-1

BR-1

LT-1

LT-1

LT-1

LT-1

SD-1

BR-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

LT-1

CN-1

LT-1

LT-1

LT-1MT-1

TR-1

BR-1

LT-1

MT-1

BR-1

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

321

1-3259 1-3259 1-3259 1-3259 1-3259 1-3259

2-3559 2-3559 2-3559 2-3559

3-3565 3-3565 3-3565 3-3565

1-41211-41211-41211-4121
1-4173 1-4173 1-4173 1-4173

L-836

L-836

1-4121 1-4121 1-4121 1-4121
1-41731-41731-41731-4173

HEAD

HEAD

HEAD

HEAD

UNIT 7 UNIT 8

1ST FLOOR-U7
- 8"

A3-3
3

57' - 0"

TR-1

BR-1

LT-1LT-1LT-1

LT-1

LT-1LT-1

LT-1

LT-1LT-1

LT-1

LT-1

BR-1

LT-1

LT-1

MT-1MT-1

LT-1LT-1LT-1

LT-1LT-1LT-1

TR-1

BR-1

LT-1

LT-1LT-1

LT-1

LT-1LT-1

LT-1

LT-1

BR-1

LT-1

LT-1

MT-1

BR-1BR-1BR-1

MT-1

BR-1

MR-1

1. PROVIDE SEALANT AROUND ALL NEW ELECTRICAL OUTLETS, OVERFLOW 
NOZZLES, AND FREEZE-PROOF HOSE-BIBBS

2. ALL WEATHER PROOF GFCI RECEPTACLES AND HOSE BIBBS UNITS TO BE 
MOUNTED AT 24" TO TOP OF UNIT. COMPLETELY SEAL PENETRATIONS. 
COORDINATE LOCATIONS WITH MEP DRAWINGS. VERIFY ALL LOCATIONS WITH 
ARCHITECT PRIOR TO INSTALLATION.

3. SEE STRUCTURAL DRAWINGS FOR FOUNDATIONS.
4. PROVIDE TEMPERED GLAZING AS REQUIRED.

GENERAL EXTERIOR ELEVATION NOTES

EXTERIOR ELEVATION LEGEND
BR-1
FACE BRICK

LT-1
LIMESTONE

RUNNING BOND

HERRINGBONE

SOLDIER BOND

HEADER-1

SILL

BAND 

CAP-1

CAP-2

HEADER-2

STACK BOND

MR-1
METAL ROOFING

MT-1
METAL FASCIA, GUTTER,  
DOWNSPOUT, ETC.
PREFINISHED

SD-1
SIDING

CN-1
CONCRETE FOUNDATION WALL

TR-1
COMPOSITE TRIM

LIMESTONE PROFILE - NOMIMAL

HEADER-1 (TYP)

SILL

BAND 

CAP-1

CAP-2

HEADER-2 (MAIN ENTRY)
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No. Date Description

OR-U8
0"

LOOR
34' - 0"

LOOR
11' - 4"

LOOR
22' - 8"

NE -
UT (TYP)

LOW)-U7
- 4'-6"

HED METAL 

HED METAL 

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

ROOF TRUSS BEARING
42' - 6"

BFG A

2-3553 2-3553

3265 3265

2-3565

1-3259

2F3565

1-32592-3547 1-3259

2-35472-3565

F36963696

3696 F39696

HEAD

HEAD

HEAD

HEAD

DASHED LINE -
DOWNSPOUT (TYP)

FOYER LEVEL-U8
- 2'-0"

GRADE

GRADE

1/8" = 1'-0"4 EXTERIOR ELEVATION - SOUTH (U8)

85% CD 6/4/25

EXTERIOR
ELEVATIONS

1ST FLOOR-U8
0"

4TH FLOOR
34' - 0"

2ND FLOOR
11' - 4"

3RD FLOOR
22' - 8"

321

1-3259 1-3259 1-3259 1-3259 1-3259 1-3259

2-3559 2-3559 2-3559 2-3559

3-3565 3-3565 3-3565 3-3565

4121412141214121
4173 4173 4173 4173

L-836 L-836

4121 4121 4121 4121
4173417341734173

HEAD

HEAD

HEAD

HEAD

UNIT 7 UNIT 8

1ST FLOOR-U7
- 8"

A3-3
3

57' - 0"

1/8" = 1'-0"1 EXTERIOR ELEVATION - WEST0 
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WH
UPUP

WH

UP

UP

UP

UP

UP

WH

WH

UP UPUP UP

UPUPUP

UP

D
W

D
W

D
W

D
W

50' - 0"14' - 0"50' - 0"14' - 0"50' - 0"14' - 0"50' - 0"

744 SF
GARAGE

24 SF
ELEV

219 SF
FOYER

Not
Enclosed

FLEX

678 SF
GARAGE

623 SF
FLEX

239 SF
FOYER

44 SF
MUD

33 SF
PWD. RM.

24 SF
ELEV

37 SF
MECH/STO

44 SF
MUD

742 SF
GARAGE

24 SF
ELEV

253 SF
FOYER

623 SF
FLEX

742 SF
GARAGE

622 SF
FLEX

247 SF
FOYER

44 SF
MUD

39 SF
MECH

24 SF
ELEV

34 SF
PWD. RM.

35 SF
MUD

38 SF
PWD. RM.

33 SF
MECH

742 SF
GARAGE

24 SF
ELEV 247 SF

FOYER

623 SF
FLEX

742 SF
GARAGE

623 SF
FLEX

247 SF
FOYER

44 SF
MUD

32 SF
PWD. RM. 24 SF

ELEV

55 SF
MECH

44 SF
MUD

34 SF
MECH

34 SF
PWD. RM.

725 SF
GARAGE

25 SF
ELEV

238 SF
FOYER

446 SF
FLEX

744 SF
GARAGE

624 SF
FLEX

243 SF
FOYER

44 SF
MUD

35 SF
PWD. RM.24 SF

ELEV

53 SF
MECH

71 SF
MUD

1' 
- 1

"
26

' - 
10

"
4 1

/2"

UNIT 1
TYPE A

UNIT 2
TYPE A

UNIT 3
TYPE B

UNIT 4
TYPE A

UNIT 5
TYPE B

UNIT 6
TYPE A

UNIT 7
TYPE B

UNIT 8
TYPE A

50 SF
MECH

Not
Enclosed

MECH

Not
Enclosed

PWD. RM.

MIRRORED VERSION

8' 
- 2

"
5' 

- 6
 1/

2"

21
' - 

11
"

1/4
" P

ER
 12

" S
LO

PE

4' 
- 1

"
4' 

- 1
"

6' 
- 1

"

3' 
- 4

"
6' 

- 0
"

7' 
- 1

"
5' 

- 1
0"

7' 
- 1

"
6' 

- 0
"

28
' - 

6"
2' 

- 8
"

13
' - 

6"

8' 
- 2

" 80
' -

 0
"

4'
 - 

0"

24' - 7 1/8"25' - 5 1/4"

1,053 SF GROSS 1,113 SF GROSS 

UNIT 7 TYPE B SF GROSS: 5,231 SF UNIT 8 TYPE A SF GROSS: 5,218 SF

24 SF
ELEV

277 SF
DINING

358 SF
KITCHEN

417 SF
GREAT ROOM

276 SF
DINING

261 SF
KITCHEN

272 SF
BALC.

78 SF
PANTRY

36 SF
BATH

276 SF
BALC.

100 SF
BREAKFAST 60 SF

BREAKFAST/
LIVING

58 SF
STO

24 SF
ELEV

49 SF
STO.

31 SF
BATH

82 SF
PANTRY

24 SF
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DINING
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415 SF
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276 SF
DINING

362 SF
KITCHEN

272 SF
BALC.

78 SF
PANTRY

35 SF
BATH

276 SF
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33 SF
STO

24 SF
ELEV
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32 SF
STO

24 SF
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277 SF
DINING
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DINING
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272 SF
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35 SF
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BALC.

61 SF
BREAKFAST
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BREAKFAST/ LIVING

36 SF
STO

24 SF
ELEV

32 SF
STO.

33 SF
BATH
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UTIL.

82 SF
PANTRY

25 SF
ELEV

445 SF
KITCHEN

411 SF
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277 SF
DINING

355 SF
KITCHEN
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86 SF
PANTRY

35 SF
BATH
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62 SF
BREAKFAST

24 SF
ELEV

273 SF
DEN

243 SF
DINING

34 SF
BATH

50 SF
STO

OPEN 
BELOW

OPEN 
BELOW

OPEN 
BELOW

OPEN 
BELOW

16 SF
UTIL.

17 SF
UTIL.

18 SF
UTIL.

UNIT 1
TYPE A

UNIT 2
TYPE A

UNIT 3
TYPE B

UNIT 4
TYPE A

UNIT 5
TYPE B

UNIT 6
TYPE A

UNIT 7
TYPE B

UNIT 8
TYPE A

MIRRORED VERSION

PANTRY
7205

OPEN 
BELOW

OPEN 
BELOW

OPEN 
BELOW

24' - 6 3/4" 25' - 5 1/4"

70
' -

 0
"

12
' -

 0
"

4'
 - 

0"

4'
 - 

0"
70

' -
 0

"
12

' -
 0

"

86
' -

 0
"

50' - 0"

1,625 SF GROSS 1,554 SF GROSS

UNIT 7 TYPE B SF GROSS: 5,231 SF UNIT 8 TYPE A SF GROSS: 5,218 SF

3/32" = 1'-0"1 FIRST FLOOR PLAN
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WH

WH

24 SF
ELEV

159 SF
BED

54 SF
BATH

161 SF
BED

327 SF
MASTER BED

159 SF
BED

58 SF
BATH

70 SF
LAUND

31 SF
CLO

30 SF
CLO

58 SF
BATH

31 SF
CLO

52 SF
BATH

29 SF
CLO

160 SF
BED

24 SF
ELEV

327 SF
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119 SF
BATH

65 SF
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24 SF
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156 SF
BED
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72 SF
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30 SF
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BATH

75 SF
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BATH

31 SF
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72 SF
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24 SF
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BED

327 SF
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62 SF
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74 SF
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"

UNIT 1
TYPE A
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UNIT 3
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UNIT 4
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UNIT 5
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TYPE A
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 0
"
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 - 

0"
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' -

 0
"

50' - 0"

24' - 6 3/4" 25' - 5 1/4"

74 SF
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1,617 SF GROSS 1,617 SF GROSS

UNIT 7 TYPE B SF GROSS: 5,231 SF UNIT 8 TYPE A SF GROSS: 5,218 SF

17' - 6"
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' - 

7"
6' 
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" 882 SF

FLEX- OPEN885 SF
FLEX- OPEN

892 SF
FLEX- OPEN
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495 SF
FLEX- OPEN

882 SF
FLEX- OPEN

584 SF
ROOF TOP
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ROOF TOP
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ROOF TOP

581 SF
ROOF TOP
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ROOF TOP
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ROOF TOP 589 SF
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ROOF TOP

UNIT 1
TYPE A

UNIT 2
TYPE A

UNIT 3
TYPE B

UNIT 4
TYPE A

UNIT 5
TYPE B

UNIT 6
TYPE A

UNIT 7
TYPE B
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TYPE A
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' - 
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6' 
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"
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 - 

0"
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"
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"
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' -
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"
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 - 

0"
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' -

 0
"
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936 SF GROSS 934 SF GROSS

UNIT 7 TYPE B SF GROSS: 5,231 SF UNIT 8 TYPE A SF GROSS: 5,218 SF
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SURVEYOR'S CERTIFICATE
STATE OF ILLINOIS                 )

                         ) SS
COUNTY OF DUPAGE        )

THIS IS TO CERTIFY THAT I, JONATHAN SPINAZZOLA, ILLINOIS
LAND SURVEYOR NO. 3868, HAVE SURVEYED AND PROPOSES TO
SUBDIVIDE THE FOLLOWING DESCRIBED PROPERTY:

LOT 14, 15 AND PARCEL 9 IN BROWNSTONE IN THE CITY OF ST.
CHARLES, KANE COUNTY, ILLINOIS, ACCORDING TO THE PLAT
THEREOF RECORDED JANUARY 2, 2001 AS DOCUMENT
2001K000149, ALL BEING A PART OF THE NORTHWEST QUARTER
OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE
THIRD PRINCIPAL MERIDIAN, IN THE CITY OF ST. CHARLES, KANE
COUNTY, ILLINOIS.

AS SHOWN BY THE SUBDIVISION PLAT WHICH IS A CORRECT
REPRESENTATION OF SAID SURVEY AND SUBDIVISION. ALL
DISTANCES ARE SHOWN IN FEET & DECIMALS THEREOF. THIS
SUBDIVISION IS WITHIN THE CITY OF ST. CHARLES, ILLINOIS
WHICH ADOPTED AN OFFICIAL COMPREHENSIVE PLAN AND IS
EXERCISING THE SPECIAL POWERS AUTHORIZED BY THE STATE
OF ILLINOIS ACCORDING TO 65 ILCS 5/11-12-6 AS HERETOFORE
AND HEREAFTER AMENDED, AND THIS SITE FALLS WITHIN
"OTHER AREAS ZONE "X" (AREAS DETERMINED TO BE OUTSIDE
THE 0.2% ANNUAL CHANCE FLOODPLAIN) AS DEFINED BY THE
FLOOD INSURANCE RATE MAP COMMUNITY PANEL 1703300262H,
MAP NUMBER 17089C0262H, EFFECTIVE DATE OF AUGUST 3,
2009.

GIVEN UNDER MY HAND AND SEAL ON THIS 11TH DAY OF JULY,
2025.

______________________________________
JONATHAN D. SPINAZZOLA
ILLINOIS PROFESSIONAL LAND SURVEYOR No. 3868

CURRENT LICENSE EXPIRES NOVEMBER 30, 2026.

THIS PROFESSIONAL SERVICE CONFORMS TO THE MINIMUM
STANDARDS FOR A BOUNDARY SURVEY IN THE STATE OF
ILLINOIS.

PROJECT NO.

DRAWN BY:

CHECKED BY:

SHEET NO. 1/1

JDS

M24183

JDS

SURVEYOR MeritCorp Group, LLC
4222 Meridian Parkway, Suite 112
Aurora, Illinois 60504
Ph. (630) 554-6655

OWNER/SUBDIVIDER J&B BUILDERS, INC
525 S. Tyler Rd, Unit P
St. Charles, IL  60174
PH.(630)587.9900

SURVEYOR'S NOTES
1. SURVEY IS BASED ON FIELD WORK COMPLETED ON FEBRUARY 28, 2025.

2. ONLY THOSE EXISTING EASEMENTS PROVIDED BY CLIENT WERE
REVIEWED FOR THIS SURVEY.  REFER TO THE DEED, TITLE INSURANCE
POLICY AND LOCAL ORDINANCES FOR OTHER RESTRICTIONS.
ADDITIONAL EASEMENTS MAY EXIST THAT ARE NOT DEPICTED HEREON.

3. BASIS OF BEARING: GRID NORTH - ILLINOIS EAST ZONE, STATE PLANE
COORDINATE SYSTEM, NAD 83.

1. SUBDIVIDED PROPERTY LEGAL DESCRIPTION UTILIZED FOR THIS
SURVEY WAS FROM WARRANTY DEED RECORDED 4/11/2022 AS
DOCUMENT NUMBER 2022K019650.

2. IRON PIPES SET SHALL BE 3/4" DIAMETER, BY 24" LENGTH, WHICH
EXCEEDS VILLAGE REQUIREMENTS AND MEETS THE STATE OF ILLINOIS
REQUIREMENTS.

BEING A RE-SUBDIVISION OF LOT 14, 15 AND PARCEL 9 IN BROWNSTONE IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS,
ACCORDING TO THE PLAT THEREOF RECORDED JANUARY 2, 2001 AS DOCUMENT 2001K000149, ALL BEING A PART OF THE

NORTHWEST QUARTER OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN THE CITY OF
ST. CHARLES, KANE COUNTY, ILLINOIS.

ABBREVIATIONS
P.U.D.E.=

FND =

SF =

AC =

PUBLIC UTILITY & DRAINAGE EASEMENT

FOUND

SQUARE FOOTAGE

ACREAGE

EASEMENT LINE

PROPERTY BOUNDARY

OFFSITE PROPERTY LINE

LEGEND

PROPOSED LOT LINE

CONCRETE MONUMENT

FOUND IRON PIPE

FOUND IRON ROD

RECORD DIMENSION (XXX.XX)

SET 3/4" IRON PIPE SIP

SET CUT CROSS SCC
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site  acreage
OVERALL SUBDIVISION:
29,385 SF 0.675 AC

RIGHT-OF-WAY TO BE DEDICATED:
1,380 SF 0.032 AC

TOTAL LOTS:
28,005 SF 0.643 AC

*SEE LEFT FOR INDIVIDUAL LOT SIZES

PUBLIC UTILITY & DRAINAGE EASEMENT
(P.U.D.E.) NOTES:
A BLANKET P.U.D.E. IS HEREBY GRANTED OVER LOTS 1 THROUGH 8, EXCEPT THOSE PORTIONS
WITHIN THE BUILDING FOOTPRINT, AS CONSTRUCTED. THE APPROXIMATE LOCATION OF SAID
EXCEPTIONS ARE SHOWN HEREBY, BUT SUBJECT TO CHANGE DUE TO BUILDING RE-DESIGN,
AS-BUILT LOCATIONS, AND CONSTRUCTION TOLERANCES.

PUBLIC UTILITY & DRAINAGE EASEMENT
(P.U.D.E.) PROVISION
A PERMANENT NON-EXCLUSIVE EASEMENT IS HEREBY GRANTED TO THE CITY OF ST. CHARLES AND
TO ALL PUBLIC UTILITY COMPANIES OF ANY KIND OPERATING UNDER FRANCHISE GRANTING THEM
EASEMENT RIGHTS FROM SAID CITY OF ST. CHARLES, INCLUDING BUT NOT LIMITED TO, AMERITECH
AND NICOR AND TO THEIR SUCCESSORS AND ASSIGNS (HEREIN COLLECTIVELY REFERRED TO AS
"GRANTEES"), IN, UPON, ACROSS, OVER, UNDER, AND THROUGH THE AREAS SHOWN BY DASHED
LINES AND LABELED "PUBLIC UTILITY AND DRAINAGE EASEMENT" ON THE PLAT OF SUBDIVISION
HEREON DRAWN FOR THE PURPOSE OF INSTALLING, CONSTRUCTING, INSPECTING, OPERATING,
REPLACING, RENEWING, ALTERING, ENLARGING, REMOVING, REPAIRING, CLEANING, AND
MAINTAINING ABOVE GROUND AND UNDERGROUND ELECTRICAL SYSTEMS, CABLE TELEVISION,
COMMUNICATION, GAS, TELEPHONE OR OTHER UTILITY LINES OR APPURTENANCES, SANITARY AND
STORM SEWERS, DRAINAGE WAYS, STORM WATER DETENTION AND RETENTION, WATER MAINS AND
ANY AND ALL MANHOLES, HYDRANTS, PIPES, CONNECTIONS, CATCH BASINS, BUFFALO BOXES AND
WITHOUT LIMITATION, SUCH OTHER INSTALLATIONS AS MAY BE REQUIRED TO FURNISH PUBLIC
UTILITY SERVICE TO ADJACENT AREAS TOGETHER WITH THE RIGHT OF ACCESS ACROSS THE REAL
ESTATE PLATTED HEREIN FOR THE NECESSARY PERSONNEL AND EQUIPMENT TO MAKE ANY OR ALL
OF THE ABOVE WORK. THE PERMANENT NON-EXCLUSIVE EASEMENT IS HEREBY RESERVED FOR AND
GRANTED TO THE CITY OF ST. CHARLES AND THE RESPECTIVE SUCCESSORS AND ASSIGNS FOR
MAINTAINING THE UNINTERRUPTED AND UNIMPEDED CONVEYANCE, FLOW AND RUNOFF OF SURFACE
STORM WATER ACROSS AND UPON THE AREAS DESIGNATED ON THIS PLAT AS DRAINAGE EASEMENT.
THE RIGHT IS HEREBY GRANTED TO SAID GRANTEES TO CUT DOWN, TRIM, OR REMOVE ANY TREES,
SHRUBS, OR OTHER PLANTS THAT INTERFERE WITH THE DRAINAGE WAYS AND OPERATION OF OR
ACCESS TO SAID UTILITY INSTALLATIONS, WITHOUT LIMITATION, IN, ON, UPON OR ACROSS, UNDER,
OR THROUGH SAID EASEMENTS.

NO PERMANENT BUILDINGS, TREES, GARDENS, SHRUBS, OR BERMING SHALL BE PLACED ON OR IN
SAID EASEMENTS, EXCEPT AS OTHERWISE APPROVED BY THE CITY, BUT THE EASEMENT AREAS MAY
BE USED FOR PAVING, FENCES, SIDEWALKS, AND OTHER PURPOSES THAT DO NOT INTERFERE WITH
THE AFORESAID USES AND RIGHTS. WHERE AN EASEMENT IS USED FOR STORM OR SANITARY
SEWERS, OTHER UTILITY INSTALLATIONS SHALL BE SUBJECT TO THE PRIOR APPROVAL OF SAID CITY
OF ST. CHARLES SO AS NOT TO INTERFERE WITH THE GRAVITY FLOW IN SAID SEWER OR SEWERS.
UTILITY INSTALLATIONS, OTHER THAN THOSE MANAGED BY THE CITY OF ST. CHARLES, SHALL BE
SUBJECT TO THE APPROVAL OF THE CITY OF ST. CHARLES, AS TO DESIGN AND LOCATION, AND ALL
OTHER INSTALLATIONS ARE SUBJECT TO THE ORDINANCES OF THE CITY OF ST. CHARLES.

FOLLOWING ANY WORK TO BE PERFORMED BY THE GRANTEES IN THE EXERCISE OF ITS EASEMENT
RIGHTS GRANTED HEREIN, THE GRANTEES SHALL HAVE NO OBLIGATION WITH RESPECT TO SURFACE
RESTORATION INCLUDING, BUT NOT LIMITED TO, THE RESTORATION, REPAIR, OR REPLACEMENT OF
ANY LANDSCAPING PROVIDED, HOWEVER, THE GRANTEES SHALL BE OBLIGATED FOLLOWING ANY
SUCH WORK, TO BACKFILL AND MOUND SO AS TO RETAIN SUITABLE DRAINAGE, REMOVE DEBRIS, AND
LEAVE THE AREA IN GENERALLY CLEAN AND WORKMANLIKE CONDITION.

TAX PARCEL ID #: 09-34-136-001
TAX PARCEL ID #: 09-34-136-002
TAX PARCEL ID #: 09-34-136-003
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From: Miles Lowry <milesjlowry@gmail.com> 
Sent: Tuesday, August 5, 2025 10:24 AM
To: CD <cd@stcharlesil.gov>
Subject: River 504 Townhouses

Hello,

We live at 503 Brownstone Dr and feel the need to react to your latest mailing 
regarding the new residential unit planned at 1st and Prairie.

I am not aware of the economic forces which have influenced the builder's decision to 
construct eight houses. That number is excessive and its concentration in the small 
lot will negatively affect the residents and us as neighbors. Six units is more pleasing 
and liveable. The entrance walkways look like urban gangways, offering little light to 
the windows facing them.

We are happy the builder has chosen to clad the buildings in brick. However, the 
surfaces show few signs of custom work or detailing that would break up the large 
monotonous facades. Surely, some architectural details can be added to reduce the 
buildings' monolithic surfaces.

Miles Lowry
Sharon Radzienta
503 Brownstone Dr
StCharles



 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  4d 

Title: 

Recommendation to approve a Resolution Authorizing the Mayor and City 

Clerk of the City of St. Charles to Execute a Certain Tax Increment 

Financing Redevelopment Agreement between the City of St. Charles and J 

& B Builders, Inc. 

Presenter: Derek Conley 

Meeting:  Planning & Development Committee                  Date:  September 8, 2025 

Proposed Cost:  NA Budgeted Amount:  $  Not Budgeted:     ☒  

Executive Summary (if not budgeted please explain): 

 

The subject property, located at the northeast corner of S. 1st and Prairie Streets, is the last remaining vacant parcel 

in the Brownstone PUD. J&B Builders has submitted a proposal to construct 8 rowhome units in four, two-unit 

buildings. The units would be oriented toward 1st Street, with attached garages accessed from Limestone Drive at 

the rear. The proposal also includes 15 new on-street parking spaces along 1st Street, streetscape upgrades, and a 

sidewalk connection to the riverwalk. 

J&B Builders is requesting $268,246 in financial assistance from the City to help fund the public improvements 

(streetscape and on-street parking). During the Concept Plan review, the Planning & Development Committee 

informally indicated support for residential use of the site. With the use shifting from mixed-use to residential, the 

required improvements no longer provide a private development benefit; rather, they serve the public interest. For 

this reason, the developer seeks City participation.  

Per the proposed agreement, the developer would construct the streetscape and public parking spaces in accordance 

with the First Street development standards. In return for the City’s contribution, the developer has also agreed to 

construct a side path linking 1st Street to the Piano Factory Path along the river, further enhancing downtown 

connectivity. Funding would come from the First Street TIF District, ensuring no impact on the City’s general 

fund. 

Although the agreement does not reimburse private development challenges directly, the financial assistance helps 

offset significant barriers to development. The site contains unsuitable topsoil—approximately three feet of silty 

clay and crushed concrete from past developments must be removed and replaced. In addition, the parcel sits on 

continuous bedrock, which complicates construction, especially with necessary utility relocations. These factors 

add considerable cost and complexity, making City support essential for feasibility. 

The proposed development delivers substantial community benefits, including: 

• Completion of the First Street streetscape, ensuring visual and functional continuity downtown. 

• 15 new public parking spaces to help meet growing demand in the corridor. 

• A new side path connection to the river, supporting multimodal access and recreation. 

• 8 high-quality rowhomes, adding to the downtown residential population. 

• Property Tax Revenues – total property tax contributions would increase from approximately $20,650 

annually to $150,000 annually once the project is complete. 

 

Attachments (please list):  

Recommendation/Suggested Action (briefly explain): 

Recommendation to approve a Resolution Authorizing the Mayor and City Clerk of the City of St. Charles to 

Execute a Certain Tax Increment Financing Redevelopment Agreement between the City of St. Charles and J & 

B Builders, Inc. 

If I 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  4e

Title: 
Recommendation to approve a Minor Change to PUD for Harbor House, 
Fox Haven Square Building 4, Stuart’s Crossing PUD.  

Presenter: Ellen Johnson, Planner II 

Meeting:  Planning & Development Committee  Date: September 8, 2025 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

TIF District:  None 

Executive Summary (if not budgeted, please explain): 
Construction is underway at Fox Haven Square, located off Kirk Road south of Jewel. The development includes 
four buildings, three of which are arranged around a plaza, with common parking. Plans for Fox Haven Square 
were approved under Ord. 2024-Z-14. 

Last month, City Council approved a Minor Change to PUD for Building 4 (Ord. 2025-Z-8), Harbor House Paddle 
& Provisions. Approved changes included modifications to the building footprint, reduced parking, landscaping 
around the building, and changes to the building elevations. The building included 2 stories and rooftop deck. 

Montauk Pickleball Club, LLC, has now applied for an additional Minor Change to PUD due to a reduced project 
scope. The proposed building is now 1 story with no rooftop deck. Parker Hospitality has provided a letter 
explaining the reasons for the reduced scope. Construction costs including labor expenses, material inflation, 
and infrastructure requirements are cited. 

The plans incorporate the following changes from the plans approved last month: 

• Reduction in building height from 2 stories + rooftop deck (40’ height; 31,260 sf) to 1 story with storage
mezzanine (27’6” height; 20,888 sf).

• Building entrance shifted slightly east; modification to concrete area at the building entrance.

• Adjustments to foundation landscape plantings due to the shift in building entrance.

• Building elevation changes:
o Modified roofline around the building due to removal of the rooftop deck.
o Additional windows on east elevation; modification to window placement around the building.
o Removal of brick knee-wall around the base of the building.
o Reduced design elements and detailing around the building entrance (north elevation).
o The building wall is cantilevered over the outdoor patio on the west side of building (facing Kirk).

o The PUD Ordinance allows a setback encroachment for a “patio overhang”. The proposed
cantilevered overhang is more substantial than the deck overhang previously approved.
Staff suggested a shed roof overhang in order to simplify the design. The architect cited
additional structural support and added costs for a shed roof compared to the proposed
design. The architect also believes the proposed design offers a more refined look by
continuing the roofline and not creating another change of plane.

The proposed changes comply with applicable provisions of the Zoning Ordinance and the PUD Ordinance, if 
the proposed cantilever over the patio is considered a “patio overhang” and is therefore permitted to encroach 
into the setback as proposed. 

CITY o~ 
ST. CHARLES 

lLLINOIS • 1834 



Note- Changes to the site plan and associated engineering plans in relation to Building 4 require staff review and 
approval through permitting. 

Attachments (please list): 
Application, Plans, Plans approved under Ord. 2025-Z-8 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve a Minor Change to PUD for Harbor House, Fox Haven Square Building 4, Stuart’s 
Crossing PUD. 



 City of St. Charles Minor Change to PUD Application 1 
 

City of St. Charles 
Community Development Division 

2 E. Main Street 
St. Charles, IL 60174 

Phone: (630) 377-4443 
Email: cd@stcharlesil.gov 

 

 
 

 

MINOR CHANGE TO PUD APPLICATION   
 
 

 

 

 

 
 

• File this application to request approval of a Minor Change to an approved PUD Preliminary Plan in a manner that 
complies with all standards of the PUD Ordinance applicable to the property and meets the definition of a Minor 
Change per the Zoning Ordinance or the PUD Ordinance.  

• Complete the application and submit with all required attachments to the Community Development Division.  
• The information you provide must be complete and accurate.  If you have any questions please contact the 

Community Development Division. 
• City staff will review the submittal for completeness and for compliance with applicable requirements.  
• The Minor Change will be scheduled for review by the Planning & Development Committee of the City Council when 

staff has determined the plans are ready.   

 

1. Property  
Information: 

Location: 
 

Parcel Number (s): 

PUD Name: 

2. Applicant 
Information: 

Name: 
 

Phone: 

Address 
 
 
 

Email: 

3. Record Owner 
Information: 

Name: 
 

Phone: 

Address: 
 
 

Email: 

 

 

 

 

Received Date 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

For City Use  

Project Name:        ________________________________ 

Project Number:       ______________-PR-______________ 

Cityview Project Number:  ________________________________ 
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City of St. Charles Minor Change to PUD Application 2 

4. PUD Information:

Name of PUD:

PUD Ordinance #:

Ordinance or Resolution that approved the current plans:

5. Proposed Changes:

PUD Plans to be changed:
❑ Site/Engineering Plan
❑ Landscape Plan
❑ Architectural Elevations
❑ Signs
❑ Other plans:

Description of plan changes: 

6. Required Attachments:
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items
or plans. Fee must be paid for each application.
Provide 1 copy of each required item, unless otherwise noted.

❑ APPLICATION FEE:  $200

❑ REIMBURSEMENT OF FEES AGREEMENT:  An original, executed Reimbursement of Fees Agreement and deposit of
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance.

❑ REIMBURSEMENT OF FEES INITIAL DEPOSIT:  Deposit of funds in escrow with the City. Required deposit is based on
review items (number of applications filed) and the size of the subject property:

Number of 
Review Items 

Under 5 Acres 5-15 Acres 16-75 Acres Over 75 Acres 

1 $2,000 $3,000 $4,000 $5,000 

2 or 3 $3,000 $5,000 $6,000 $8,000 

4 or more $4,000 $6,000 $8,000 $11,000 

❑ PROOF OF OWNERSHIP:  a)  A current title policy report; or
b) A deed and a current title search

❑ OWNERSHIP DISCLOSURE:  Use the appropriate disclosure form (attached), if the owner or applicant is a
Partnership, Corporation, Trust, or LLC.



uocus1gn t::nvelope tu: /t-CAUbl:ltl-LCt-U-47Jl:!-B8CC-2DF9F63DBEA8 

~ LETTER OF AUTHORIZATION: If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject 
property. 

IS2f LEGAL DESCRIPTION: For entire subject property, on 8 1/2 x 11 inch paper and Microsoft Word file. 

bZ] PLAT OF SURVEY: A current plat of survey for the subject property showing all existing improvements on the 
property, prepared by a registered Illinois Professional Land Surveyor. 

~ COVER LETTER: A letter describing the proposed minor change requested, why it is necessary, and how it is different 
from the currently approved plan. 

(g PLANS: All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project. All required 
plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be 
used to show details or specific features). All plans shall include the name of the project, developer or owner of site, 
person or firm preparing the plan, and the date of plan preparation and all revisions. 

Copies: One (1) full size plan set and PDF electronic file emailed to: cd@stcharlesil.gov 

Plans shall include the following, depending on the scope of the proposed Minor Change: 

• Site Plan indicating location of proposed change. 
• For changes to site/engineering plans, show existing/approved and proposed site/engineering plan 

changes. 
• For changes to architectural elevations, show existing/approved and proposed building design, color and 

materials. 
• For changes to landscaping, show existing/approved and proposed plans, indicate species and quantities 

of plant material to replace existing/approved materials. 
• For changes to signs, show existing/approved and proposed signage plans, and include renderings of 

proposed signage indicating size, materials, and location on the building and/or site. 
• Additional information may be necessary depending on the specific change proposed. 

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

Date 

~DocuSigned by: 

l (}J& hsw Walter Fi sher 
1873E3Flili83 A 439 ... 

8/7/2025 

Applicant or Authorized Agent Date 

Walter Fisher 

City of St. Charles Minor Change to PUD Application 3 
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STATE OF ILLINOIS 

KANE COUNTY 

) 
) ss. 
) 

OWNERSHIP DISCLOSURE FORM 

LIMITED LIABILITY COMPANY (L.L.C.} 

I, ___ P_o..._t __ ____;f"--r_-(_,,_c_·~v _ _, being first duly sworn on oath depose and say that I am 

Man ager of __ _,_F----"'ll------'s:c.____,_P_r_;o..;....._2_l_ c<... __ l_l_L ______ , an 111 i nois Limited Liability 

Company (L.L.C.), and that the following persons are all of the members of the said L.L.C.: 

Pol- (;-(<-- Lo 

By: Pk~anager 

•]kh 
Subscribed and Sworn before me this __ ..__ _____ day of 

A - r, r 
.....:....:...U.;....;:Q"""'U_S___.- I'---_ _,, 20 ;;_, '.:) . 

KATHLEEN J ALVAREZ 
Offidal Seal 

Notary Public - State of Illinois 
--.L....µ=L..:L-=~-....µ..--->::....::::....,.____._~~;<..-------_.....,M'II Commission Expires Aug 17, 2026 

City of St. Charles Ownership Disclosure Forms 4 



City of St. Charles Ownership Disclosure Forms 4 

OWNERSHIP DISCLOSURE FORM 
LIMITED LIABILITY COMPANY (L.L.C.) 

STATE OF ILLINOIS ) 
) SS. 

KANE COUNTY ) 

I, BRADLEY PARKER, being first duly sworn on oath depose and say that I am Manager of

Montauk Pickleball Club, LLC , an Illinois Limited Liability Company (L.L.C.), and that the

following persons are all of the members of the said L.L.C.:

____________________________ 

____________________________ 

____________________________ 

____________________________ 

____________________________ 

____________________________ 

____________________________ 

By: 

BRADLEY PARKER

____________________________ 

____________________________ 

____________________________ 

____________________________ 

____________________________ 

____________________________ 

Bradley Parker, Manager

Subscribed and Sworn before me this 6th day of August, 2025 .

_________________________________________________ 
Notary Public 

Docusign Envelope ID: 7FCAD68B-2CFD-473B-B8CC-2DF9F63DBEA8

MICHAELAORENTINO 
OPFICt~t SE:AL 

Notary Publio State-of lllinois 
My Oommlssi·on Exprres Jan 04, 2026 



To Whom It May Concern: 

FHS Piazza LLC 
1307 Schiferl Road 
Bartlett, IL 60103 

August 7, 2025 

On behalf of ownership, this letter shall serve as an authorization for Montauk Pickleball 
Club, LLC and its affiliates to file for a Minor Change to PUD with the City of St. 
Charles for the subject parcel (tax ID #09-25-178-003). 

Sincerely 

FHS Piazza LLC 

By: ------4..,..._~--Hl-,Jf"----­

AJ Jaffe 
Authorized Signatory 



 

 

 

 

8/28/25 

To Whom it may Concern, 

 

   When we first envisioned Harbor House in St. Charles, the goal was to create a landmark 

destination that captured the full scope of our concept, a multi-venue space that could deliver an 

elevated costal lifestyle experience across, dining, entertainment and social gathering.  The 

original design reflected this ambition with a scale that, while exciting, ultimately proved to be 

misaligned with financial realities of today’s construction environment.  

   Over the past year construction costs have escalated significantly. Rising labor expenses, 

material inflation, and additional infrastructure requirements drove the projected build-out well 

beyond what was originally budgeted. At the scale, the investment required to deliver Harbor 

House would have been disproportionate to the anticipated return, stretching project economics 

in a way that did not make long-term business sense.  

   Rather than forcing a project that could put unnecessary strain on both capital and operations, 

we took a disciplined step back. By resizing and refining the scope, we’ve been able to 

streamline the design without sacrificing the heart of the concept. The new scale is aligned with 

what the market can support, allows us to deliver the Harbor House experience more efficiently, 

and ensures a healthy balance between investment and profitability.  

   This decision reflects our broader philosophy: build with ambition, but always with discipline. 

The adjusted Harbor House now represents a smart, sustainable model—one that preserves 

the brand’s vision while creating a financially sound foundation for growth.  

 

Sincerely,  

Parker Hospitality 

 

 

 

HOSPI A ITV 

1017 N 1-JOOKJ;R ST I CI-UCAGO I IL 60642 PAR K9U~OSPITALITY.COM 



PERSPECTIVE: NORTH FACADE BUILDING 4B

HARBOR HOUSE | PADDLE AND PROVISIONS
100 N KIRK ROAD ST. CHARLES ILLINOIS

H PIT;\ I IT Y 

GR.
GINO ROMOZZI - ARCHITECT 
135 PARK AVE BARRINGTON. IL SUITE #20011 

847 - 707 - 2453 - ROM07.Zl@GMAIL.COM 
EC9 STEEL 

1090 CENTER DRIVE PARK CITY, UT 84098 



PERSPECTIVE: NORTH FACADE BUILDING 4B

100 N KIRK ROAD ST. CHARLES ILLINOIS
HARBOR HOUSE | PADDLE AND PROVISIONS
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1. CONTRACTOR TO FIELD-VERIFY EXISTING
CONDITIONS PRIOR TO CONSTRUCTION AND SHALL
NOTIFY ENGINEER OF ANY DISCREPANCIES.
ENGINEER WILL NOT BE LIABLE FOR ANY COSTS
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WITHOUT PROPER NOTIFICATION.
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100 N KIRK ROAD ST. CHARLES ILLINOIS

HARBOR HOUSE | PADDLE AND PROVISIONS

PERSPECTIVE: NORTH WEST BUILDING 4BFOX HAVEN SQUARE| ST CHARLES, ILLINOIS 8 . 6 .2025

Plans approved last month
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PERSPECTIVE: SOUTH EAST BUILDING 4BFOX HAVEN SQUARE| ST CHARLES, ILLINOIS

HARBOR HOUSE | PADDLE AND PROVISIONS
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AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4f

Title: 
Consideration of an amendment to weekend Construction Hours for 
certain Building Permit work in Residential Areas 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: September 8, 2025 

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

Executive Summary (if not budgeted, please explain): 

Last fall, staff presented a discussion item regarding construction hours in residential neighborhoods, 
as regulated by the Noise Ordinance, Title 9.24 of the City Code. This discussion was prompted based 
on noise complaints regarding early construction start times on weekends. The concern was 
specifically regarding demolition and construction of a new house in an established neighborhood.   

The start time for Construction Activity in residential areas in St. Charles is 7am, all days of the week. 
Staff provided information showing that some other area municipalities set weekend construction 
start times at 8am. 

The Committee expressed an interest in reviewing the issue further. Some members voiced support 
for a simple change from a 7am to an 8am start time for Construction Activity. Others requested 
additional information be considered before recommending a change, including: 

 Information on volume or patterns of complaints

 Consideration of consistency of times between different types of noise‐generating activities
(Specifically differences between Outdoor Maintenance vs. Construction Activity)

Information regarding complaints 

 Records of construction noise complaints are limited. Not all complaints are documented,
particularly if complaints are not in fact code violations.

 Staff compiled 64 noise complaints that were submitted or referred to Code Enforcement
since 2020, of which 16 were regarding construction starting too early in the morning.

 Some complaints are from residents of new developments regarding construction in their
neighborhood. The rest are from a mix of locations with no specific pattern.

Consistency with other noise regulations 

 Staff previously noted a concern with impacts to City infrastructure projects. These projects
are exempt from the Noise Ordinance time limitations, however the Construction hours are
followed for consistency and to meet resident/business expectations.

 In residential areas, the same morning start time applies to both Outdoor Maintenance
Activity and Construction Activity. Therefore, a broad change to Construction Activity start
times would be inconsistent with the intent of the Noise ordinance, as the Outdoor
Maintenance and Construction sounds may be indistinguishable.

 Alternately, a later start time restriction could be applied to types of Construction Activity that
are expected to be the louder or more disruptive than regular Outdoor Maintenance Activity

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 



(For comparison, Outdoor Maintenance Activity in residential areas most commonly is yard 
maintenance, such as lawn mowing or leaf/grass blowing) 

 
Regulating construction hours by permit or project type 
There are examples of municipalities that apply more restricted hours to certain types of construction 
work that are considered to be more impactful to surrounding properties. 
 
One nearby example is Naperville, which experiences residential infill construction similar to St. 
Charles. Naperville restricts demolition, large additions and new construction in established 
neighborhoods to more limited construction hours (8 am Saturday time instead of 7am). 
 
Demolition, additions and new construction in residential areas have unique impacts on surrounding 
existing neighborhoods, including: 

 Louder and more disruptive work, over a longer duration, than typical residential permit 
projects 

 Site work and disturbance that extend up to the neighboring property lines 

 Impacts to use and availability of streets and sidewalks, including increased use of street 
parking for contractors 

 
Proposal for Consideration 
There is a basis to separate out certain types of building permit projects to be subject to more limited 
construction hours on the weekend, when the surrounding residences are more typically occupied 
throughout the day. 
 
The Construction start time could be changed to 8am for specific types of building permit work: 

 Residential Demolitions 

 Residential Additions 

 Residential New Building Construction 
A redline of changes to the Noise Ordinance is attached for the Committee’s consideration. 
 
There is not specific complaint data to recommend that a change is needed, however the intent of 
this regulation would be set community expectations for types of private construction work that have 
the potential to be disruptive to residential neighborhoods. 
 
Staff communication with contractors indicates that weekend work on these projects is not typical 
and is usually only during the 8am to early afternoon timeframe, so an impact is expected to be 
minimal. 

 

Information on existing Construction Hours, Noise Complaint data, Redline draft of amendments to 
the Noise Ordinance‐ Chapter 9.24. 

Recommendation/Suggested Action (briefly explain): 
Consideration of an amendment to weekend Construction Hours for certain Building Permit work in 
Residential Areas. 

 
  



Current Construction Hours 
 
Construction Hours are regulated by the Noise Ordinance, City Code Chapter 9.24. The 
code lists times when different types of noise-generating activities are prohibited. There 
are 4 property classifications, each with different standards: 
 
Construction Hours Start: End: 
Mixed Use (CBD-1 Downtown) 7 am 10 pm 
Residential 7 am 7 pm 
Non-Residential 300 ft. or less from residential  
(except across Main St, Randall or Kirk Rds.) 

6 am 10 pm 

Non-Residential No restriction No restriction 
 
The noise ordinance also regulates other noise generating activities, including outdoor 
maintenance activity and refuse collection, starting at similar hours to construction 
activity. 
 
 

Construction Hours in Nearby Communities 
 
Staff reviewed regulations for neighboring communities regarding start times and found 
some variation between weekday and weekend construction hours: 
 
 Weekday 

Start 
Saturday 
Start 

Sunday 
Start 

End 

Geneva 7 am 8 am 8 am (& 
Holidays) 

8 pm 

Batavia 7 am 7am 8 am 9 pm 
South Elgin 7 am 7 am 7 am 7 pm 
North Aurora 6 am 6 am 8 am 9 pm (6 pm Sunday) 
Bartlett 7 am 8 am 8 am 9 pm 

 
  



Noise Complaints referred to Community Development since 2020 
 

Construction Noise complaints highlighted 
 
 
 
 

Case Number Detailed Description Date Entered Location Date Entered

Emails to Staff Home Occupation Woodworking business 4/24/2020 3115 King Alford Ct 4/24/2020

CENOIS202000265 Construction work starting too early 5/8/2020 1812 Riverside Ave 5/8/2020

CENOIS202000308 Concern of noise/working on cars late at night. 5/21/2020 5/21/2020

Emails to Staff 220 Kennedy Drive Anthem Heights multiple instances construction early start time 7/2/2020 Anthem Heights 7/2/2020

Emails to Staff Construction start time early 8/5/2020 Prairie Centre 8/5/2020

Emails to Staff 500 Wing Ln complaint re: PA system at Chrysler dealer 8/20/2020 Chrysler dealer, 1611 E. Main St. 8/20/2020

CENOIS202000679 Complaint of speakers/Car dealership. 8/31/2020 8/31/2020

CENOIS202000681 Concern of noise from trucks too early in the morning. 8/31/2020 8/31/2020

CENOIS202000694 Late night construction noise 9/4/2020 2926 Langston Circle 9/4/2020

CENOIS202000695 Concern of music playing too loud 9/4/2020 9/4/2020

CENOIS202000746 Construction noise starting too early. 9/21/2020 1 S 6th Ave ‐ Library 9/21/2020

CENOIS202000800 Concern of loud speaker music 10/7/2020 10/7/2020

CENOIS202000892 Concern of noise coming from the businesses behind the residence. 10/29/2020 10/29/2020

CENOIS202000967 Concern of noise from car alarms on Thanksgiving Day. 11/30/2020 11/30/2020

CENOIS202001005 Concern of noisy truck late at night. 12/14/2020 12/14/2020

CENOIS202001021 Concern of noise making device on porch/motion activated 12/21/2020 12/21/2020

CENOIS202100114 Amplified music/noise/no occupancy 3/9/2021 3/9/2021

CENOIS202100123 Concern of noise from factory equipment 3/10/2021 3/10/2021

CENOIS202100198 Concern of noise from HVAC unit. 4/7/2021 4/7/2021

CENOIS202100324 Concern of noise/construction starting too early. 5/11/2021 333 S 1st ST ‐ First St Bldg 7B 5/11/2021

CENOIS202100363 Concern of noise from machines 5/17/2021 5/17/2021

CENOIS202100539 Concern of noise/music/yelling 6/16/2021 6/16/2021

CENOIS202100615 Concern of after hours loud music 7/6/2021 7/6/2021

CENOIS202100655 Concern of noise/vehicle repair 7/14/2021 7/14/2021

Emails to Staff Noise from outdoor amplified music at D&G 8/2/2021 303 N. 4th St 8/2/2021

Emails to Staff Noise working on vehicles in garage/ potential home business 8/5/2021 1217 S 4th St 8/5/2021

Emails to Staff 820 S 10th Ave noise working on a car 9/8/2021 820 S 10th Ave 9/8/2021

CENOIS202101068 Early hour noise complaint 10/13/2021 10/13/2021

CENOIS202200231 Concern of early garbage pick up. 4/7/2022 4/7/2022

Emails to Staff East HS stadium PA noise level 4/16/2022 Majestic Oaks 4/16/2022

CENOIS202200396 After hours music 5/12/2022 5/12/2022

CENOIS202200419 Construction noise 5/17/2022 2651 Woodward Dr 5/17/2022

CENOIS202200497 Concern of loud music 5/31/2022 5/31/2022

Emails to Staff Royal Fox golf club landscape noise early 6/6/2022 Royal Fox 6/6/2022

CENOIS202200625 Noise concerns/vacuums 8/9/2022 8/9/2022

Emails to Staff Health Club Above D&G noise overnight 10/16/2022 303 N. 4th St. 10/16/2022

CENOIS202200915 Concern of noise/construction work starting too early. 10/31/2022 3000 W Main ST 10/31/2022

CENOIS202200950 Concern of delivery truck noise 11/16/2022 11/16/2022

Emails to Staff Tractor Supply truck deliveries early 11/28/2022 3000 W Main St 11/28/2022

CENOIS202200981 Concern of contractors starting work too early...7 am 11/28/2022 302 S 3rd St 11/28/2022

CENOIS202200998 Concern of noise/barking dogs 12/5/2022 12/5/2022

CENOIS202300131 Concern of night time noises/music. 4/3/2023 4/3/2023

Emails to Staff Dog barking Pet Suites 6/19/2023 Pet Suites, 2790 W Main St. 6/19/2023

Emails to Staff 50 S 1st St Riverloft construction noise early 7/10/2023 50 S 1st St 7/10/2023

Emails to Staff 303 N 3rd Street construction noise late 8/23/2023 303 N 3rd St 8/23/2023

Emails to Staff Smith Rd Springs Truck Noise 5:30am 10/2/2023 Springs 10/2/2023

Emails to Staff Dogs barking Pet Suites 10/5/2023 Pet Suites, 2790 W Main St. 10/5/2023

CENOIS202400079 Complaint received from resident that "humming noise" is coming from business during overnight hours. 3/5/2024 3/5/2024

Emails to Staff Dogs barking Pet Suites 5/6/2024 Pet Suites, 2790 W Main St. 5/6/2024

Emails to Staff 5 am garbage, delivery, exervise class 8/30/2024 131 S. 1st St. 8/30/2024

CENOIS202400326 Noise complaint received from tenant (business district) 8/30/2024 8/30/2024

CENOIS202400327 Noise complaint from resident of early morning activity. 9/3/2024 9/3/2024

CENOIS202400341 Noise from My Body USA 415 S. 1st St.  9/9/2024 9/9/2024

Emails to Staff Construction noise/starting too early 9/20/2024 1025 S 6th ST 9/20/2024

Emails to Staff Construction noise/starting too early x 2 10/31/2024 Prairie Centre‐ 2060 Lincoln Hwy 10/31/2024

Emails to Staff Construciton noise starting at 7am 12/28/2024 1025 S 6th ST 12/28/2024

CENOIS202500023 Multiple Rock Solid complaints of loud noise over night 2/4/2025 2/4/2025

CENOIS202500023 Multiple Rock Solid complaints of loud noise over night 2/4/2025 2/4/2025

CENOIS202500058 Rock solid complaint of Waste Management picking up as early as 0430 am 3/18/2025 3/18/2025

CENOIS202500071 Crews are frequently beginning work well before 7:00 a.m., at times before 6:00 a.m., and working past 7:00 p.m 3/27/2025 Prairie Center 3/27/2025

Emails to Staff Construciton noise starting at 7am 3/28/2025 1025 S 6th ST 3/28/2025

Emails to Staff Olcott Pretium Plastics facility noise heard overnight in the Timbers 5/16/2025 95 N. 17th St 5/16/2025

Emails to Staff Dance lab noise late 5/30/2025 5/30/2025

Emails to Staff Dogs barking Pet Suites 7/8/2025 Pet Suites, 2790 W Main St. 7/8/2025
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Chapter 9.24 NOISE 

9.24.010 Purpose, intent and declaration. 

The purpose of this Chapter 9.24 is to limit Noise‐Generating Activities, which when conducted at specific 
times of the day, may annoy, disturb, injure, or endanger the comfort, repose, health, peace or safety of others 
within the City. Noise‐Generating Activity conducted in violation of the provisions of this Chapter 9.24 is hereby 
declared a public nuisance.  

(2008‐M‐77: § 1; Prior code: § 28.032) 

9.24.020 Noise‐generating activities defined. 

The following activities are hereby declared "noise‐generating activities" and are subject to the provisions as 
set forth in this Chapter 9.24:  

 Noise‐Generating  
Activity  

Descriptions  

Refuse Collection   The collection of any type of refuse, garbage, recyclable materials, landscape 
waste, hazardous waste, construction debris, or any other waste or debris.  

Construction Activity   All types of construction activity, whether or not a building permit is required, 
and any related deliveries of construction personnel, materials, tools or 
equipment.  

Outdoor Maintenance 
Activity  

Activities conducted outside or within a partially enclosed space, such as an 
open garage, that generate noise, including but not limited to: maintenance 
and repair of buildings, structures, lots, yards, landscaping, and vehicles or 
other mechanical equipment.  

Truck Idling   The continuous running of engines or cooling units of a truck or semi‐trailer 
while the vehicle is stationary.  

Commercial Deliveries   The loading or unloading of products, materials, supplies or any other item 
from a truck or semi‐trailer.  

Amplified Sounds   Any stationary or portable electronic sound reproduction system utilizing 
loudspeakers including but not limited to: amplified live or recorded music; 
public address systems; systems used to communicate with customers in 
vehicles; horns and signal devices; sound produced by any machine or other 
device for the amplification of the human voice, music or any other sound.  

 

(2008‐M‐77: § 1; Prior code: § 28.024) 

9.24.030 Property classifications established. 

The designations set forth below shall classify all properties within the corporate limits of the City into a 
property classification for purposes of establishing regulation of noise‐generating activities:  

 Property  
Classifications  

Descriptions  
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Mixed‐Use   Property contained in the following areas:  

CBD‐1 Central Business Zoning District as designated on the Official Zoning 
Map contained in Title 17 "Zoning," as amended.  

Residential   A property containing a residential dwelling unit, except for Mixed‐Use 
Property, regardless of zoning classification.  

Non‐Residential   All property not designated as a Residential Property or Mixed‐Use Property  

Non‐Residential adjacent to 
Residential  

Any Non‐Residential Property located a distance of 300 ft. or less from a 
Residential Property, measured as the shortest distance from the property line 
of the Residential Property to the property line of the Non‐Residential 
Property; except for Non‐Residential Property which is entirely separated from 
a Residential Property by the following arterial streets:  

  1. Main Street  

  2. Randall Road  

  3. Kirk Road  

 

(2008‐M‐77: § 1; Prior code: § 27.701) 

9.24.040 Application of noise standards. 

For purposes of this Chapter 9.24, a noise shall be determined to be "clearly audible" when noise generated 
by a noise‐generating activity can be heard and readily differentiated from any ambient noise in the vicinity, 
including noise generated by vehicle traffic. A noise that is "clearly audible" may be constant, recurrent, or 
intermittent.  

Locations used to determine if a noise is "clearly audible":  

A.  Property line: Noise shall be measured outside along the perimeter of the property, including within 
the public right‐of‐way adjacent to the property line.  

B.  Perimeter of the dwelling unit: Noise shall be measured inside or outside the building at a location 
adjacent to the unit, including common use hallways within the building.  

(2008‐M‐77: § 1; Prior code: § 27.703) 

9.24.050 Applicability to streets. 

Provisions regulating noise‐generating activities on a property shall extend into all streets, including private 
streets and public rights‐of‐way, adjacent to said property. Where properties with different property classifications 
are adjacent to the same street, the provisions shall apply to only half of the street directly adjacent to the 
property.  

(2008‐M‐77: § 1; Prior code: § 27.702) 

9.24.060 Regulation for mixed‐use property. 

The restrictions set forth below shall apply to mixed‐use property as designated under Section 9.24.030, and 
any streets adjacent thereto:  

 Noise‐Generating 
Activity  

Time Activity Prohibited or Subject 
to a Noise Standard  

Noise Standard  
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Refuse Collection   Prohibited from 10:00 p.m. to 
6:30 a.m.  

—  

Construction 
Activity  

Prohibited from 10:00 p.m. to 
7:00 a.m.  

—  

Outdoor 
Maintenance 
Activity  

Prohibited from 10:00 p.m. to 
7:00 a.m.  

—  

Commercial 
Deliveries  

Subject to Noise Standard from 
10:00 p.m. to 7:00 a.m.  

Prohibited in streets.  
    
Shall not be clearly audible 
at the property line.  

Amplified Sounds   Outdoors sources: Prohibited from 
10:30 p.m. to 10:00 a.m.  

Shall not be clearly audible 
at the property line.  

Indoor sources: Subjects to Noise 
Standard from 10:30 p.m. to 10:00 
a.m.  

For residential dwelling 
units: Shall not be clearly 
audible at the perimeter of 
the dwelling unit.  

 

(2008‐M‐77: § 1; Prior code: § 27.704) 

9.24.070 Regulation for residential property. 

The restrictions set forth below shall apply to residential property as designated under Section 9.24.030, and 
any streets adjacent thereto:  

 Noise‐Generating 
Activity  

Time Activity Prohibited or Subject to 
a Noise Standard  

Noise Standard  

Refuse Collection   Prohibited from 7:00 p.m. to 7:00 
a.m.  

—  

Construction Activity   Prohibited from 7:00 p.m. to 7:00 
a.m., except:  
On Saturday and Sunday, prohibited 
to 8:00 a.m. for work authorized by 
Building Permits for: 

 Building Demolition  

 Building Additions 

 New Building Construction 

—  

Outdoor 
Maintenance Activity  

Prohibited from 10:00 p.m. to 7:00 
a.m.  

—  
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Amplified Sounds   Outdoor sources: Prohibited from 
10:00 p.m. to 10:00 a.m.  

Single‐Family Dwelling: Shall 
not be clearly audible at the 
property line.  

Indoor sources: Subject to noise 
standard from 10:00 p.m. to 10:00 
a.m.  

Multiple‐Family Dwelling: 
Shall not be clearly audible at 
the perimeter of the dwelling 
unit.  

 

(2008‐M‐77: § 1; Prior code: § 27.705) 

9.24.080 Regulation for non‐residential property. 

Noise‐generating activities shall not be restricted on non‐residential property, except for non‐residential 
property adjacent to residential property as set forth in Section 9.24.090.  

(2008‐M‐77: § 1; Prior code: § 27.706) 

9.24.090 Regulation for non‐residential property adjacent to residential property. 

The restrictions set forth in this section shall apply to non‐residential property adjacent to residential 
property, as defined in Section 9.24.030, and any streets adjacent thereto:  

 Noise‐Generating 
Activity  

Time Activity Prohibited or Subject to 
a Noise Standard  

Noise Standard  

Refuse Collection   Prohibited from 10:00 p.m. to 6:00 
a.m.  

—  

Construction Activity   Prohibited from 10:00 p.m. to 6:00 
a.m.  

—  

Outdoor 
Maintenance Activity  

Subject to noise standard from 10:00 
p.m. to 6:00 a.m.  

Prohibited in streets.  

Commercial 
Deliveries  

Subject to noise standard from 10:00 
p.m. to 6:00 a.m.  

Shall not be clearly audible at 
the perimeter of the 
property, measured at a 
location along the property 
line that is adjacent to a 
residential lot.  

Truck Idling   Subject to noise standard from 10:00 
p.m. to 6:00 a.m.  

Amplified Sounds   Outdoor sources: Prohibited from 
10:00 p.m. to 7:00 a.m.  

 

Indoor sources: Subject to noise 
standard from 10:00 p.m. to 7:00 
a.m.  

 

 

(2008‐M‐77: § 1) 
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9.24.100 Exemptions. 

The activities set forth below shall be exempt from the provisions of this Chapter 9.24:  

1.  Activities conducted by any governmental entity.  

2.  Emergency building, infrastructure, or utility repairs in response to natural disasters, accidents, 
equipment or structural failures, or other public safety concerns.  

3.  Emergency noises, including: the operation of any emergency vehicle or apparatus and related radios, 
sirens, horns, and bells; cries for assistance, warning calls, or sirens used to alert persons of an 
emergency, danger, or crime; security and fire alarms.  

4.  Snow removal.  

5.  Noise generated by the use of a property which is specifically regulated by the provisions of Title 17, 
Chapter 17.20, as amended, when a specific standard regulating noise levels or hours of operation is 
contained therein, including but not limited to temporary outdoor entertainment and outdoor dining, 
as defined in Title 17.  

6.  Any noise generated by locomotive engines and train cars.  

7.  Parades, fireworks, cultural events/activities, special events and other activities authorized by the City 
Council.  

(2008‐M‐77: § 1) 

9.24.110 Noise regulated by other provisions of this Code. 

Regulation of noise contained elsewhere in this Code shall be separate from the provisions of this Chapter 
9.24, including but not limited to provisions contained in Title 6, "Animals"; Title 10, "Vehicles and Traffic"; and 
Title 17, "Zoning." In case of conflict with this Chapter, the most restrictive regulation shall control.  

(2008‐M‐77: § 1) 

9.24.120 Noise‐generating activity prohibited—Penalty. 

It shall be unlawful for any person to make or to continue, cause or to knowingly allow a noise‐generating 
activity, as defined in Section 9.24.020, in violation of this chapter.  

Notwithstanding any other provision of this Code, any person violating any provisions of this Chapter 9.24 
shall be subject to a fine not less than those established in the schedule set forth below and not more than seven 
hundred fifty dollars ($750.00):  

 Description of Violation   Minimum Fine Amount  

First violation in any 365‐day period   $100.00  

Second violation in any 365‐day period   200.00  

Third violation in any 365‐day period   300.00  

Fourth violation in any 365‐day period   500.00  

Fifth and subsequent violations in any 365‐day period   750.00  

 

For purposes of this Chapter 9.24, and in determining the appropriate amount due hereunder:  

A.  Each day a violation occurs or continues shall be deemed a separate violation.  
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B.  All violations of any provision of this Chapter 9.24 that are committed by the same person, or any firm 
controlled by such person, shall be deemed a separate violation, regardless of whether or not the 
violations occur at the same location.  

(2018‐M‐23: § 6; 2008‐M‐77: § 1) 

9.24.130 Presumption of accountability. 

The occupant or the agent of the occupant of the property, who shall knowingly permit another person to 
create a noise or conduct an activity in violation of this chapter, shall be deemed responsible for the noise or 
activity to the same extent as the person creating the noise or conducting the activity and shall be subject to the 
same penalty.  

Any person in charge of operating, ordering, directing or allowing the operation or maintenance of the motor 
vehicle, device, or machine creating a noise‐generating activity as prohibited in this chapter, shall be deemed guilty 
of violating this chapter.  

(2008‐M‐77: § 1) 

9.24.140 Legal remedies not impaired. 

Nothing in this chapter shall be construed to impair, in any way, any cause of action or other legal or 
equitable remedy therefore of any person or the public for injury or damage arising from the emission or release 
into the atmosphere or ground from any source whatever of noise or earthshaking vibration in such place or 
manner or at such levels, so as to constitute a common law nuisance.  

(2008‐M‐77: § 1) 

 



AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4g 

Title: 
Recommendation to accept conveyance of the Shanahan Subdivision 
Detention Basin property and activate Special Service Area #51 to fund 
maintenance 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: September 8, 2025 

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

Executive Summary (if not budgeted, please explain): 

The Shanahan Industrial Park Subdivision is a 15‐lot industrial development located on Commerce 
Drive and accessed from Kautz Road. The subdivision was approved in 1998 and is fully built out. A 
stormwater detention basin serving the subdivision is located on a standalone lot. For unknown 
reasons, an owner’s association was never established to maintain this common stormwater basin, 
and it has been owned and maintained by the adjoining building lot owner.  

In 2024, the owner contacted the City about conveying the detention basin property to the City. 
Public Works assisted CD staff to evaluate the request and determined: 

 The basin had outstanding maintenance issues and did not meet current design standards.

 There is a dormant stormwater Special Service Area (#51) that can be utilized by the City to
fund maintenance; however the SSA would not be sufficient to fund a full upgrades of the
basin in a single tax year.

 As a standalone lot, without an association, there is risk that an owner could abandon the lot.

 The City already owns and maintains an adjoining basin property to the north.

Staff advised the basin owner that City staff would recommend acceptance of the basin by the City if 
the owner completed all outstanding maintenance and upgraded the basin to current standards. This 
work was completed this summer. The owner spent $37,693 on the maintenance and upgrades. 

Staff recommends the City accept conveyance of the basin, pending a final inspection. SSA #51 will be 
activated to fund the regular maintenance starting next year. As a condition of the conveyance, the 
City will require the owner cover any ongoing maintenance costs in the interim, such as regular 
mowing, through the remainder of the season. 

Subject to a positive recommendation from the Committee, staff will proceed to work with the City 
Attorney on finalizing documents to convey the property. 

Attachments (please list):  
Aerial photo, Request Letter, Subdivision Plat 

Recommendation/Suggested Action (briefly explain): 
Recommendation to accept conveyance of the Shanahan Subdivision Detention and activate Special 
Service Area #51 to fund maintenance 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 



City of St. Charles, 
Illinois Shanahan Subdivision 

Two East Main Street St. Charles, IL 60174-1984 
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Docusign Envelope ID: 9366FE64-CF23-423A-8BD0-922F469907CD 

C (l)MPLEX 
MANAGEMENT 

July 21, 2025 

Complex Management - Property Manager 
Ryan Corcoran 
423 S 2nd St. 
St. Charles, IL 60174 

RE: 3890 Commerce Drive Pond Rehabilitation - St. Charles, IL 

Dear Russell, 

423 S 2ND ST. 
ST. CHARLES, IL 60174 
PHONE 630.587.5555 

FAX: 630.882.0779 

We are pleased to inform you that the Commerce Drive Pond rehabilitation has been completed according to 
City direction. This pond has historically been cared for by the 3890 Commerce Drive property owner, with no 
ability to share expenses with other owners on Commerce Drive. Last year, we sold the 3890 building and are 
no longer owners within the small industrial park aside from the detention pond. As such, we are requesting 
that the City take over management of the pond and maintain it through the SSA. For the City to consider this, 
maintenance improvements were requested so that additional work was not required for the City to perform 
upon transfer. 

Ownership, the City, and ENCAP (a contractor that the City of St. Charles has a long history with) met on site 
to discuss and review the necessary improvements. Subsequently, ownership and ENCAP entered into a 
contract in order to satisfy the requirements set forth by the City. 

Please find included with this letter, ENCAP's pond rehabilitation memo dated 12.19.24 alongside pictures, 
invoice, and proof of payment. All work has been completed, including the wetland shelf plug installation, which 
was postponed from last Fall and completed this Summer. 

In conclusion, we request approval for the property transfer to the SSA, and we are hopeful of being placed on 
the agenda with Planning and Development in August, with a final vote and approval by the City Council in 
September. 

Sincerely, 

("":Signed by: 

~~B~:~~~ 
Ryan Corcoran 
Complex Management 
423 S 2nd Street 
St. Charles, IL 60174 



 
December 19, 2024 
 
Ryan Corcoran 
Complex Management/Corcoran Commercial Real Estate 
423 S. 2nd Street 
St. Charles, IL 60174 
 
RE: 3890 Commerce Drive Pond Rehabilitation – St. Charles, IL 
 
Dear Mr. Corcoran, 
 
ENCAP has been contracted to perform rehabilitation and inspection services at the stormwater pond 
located at 3890 Commerce Drive in St. Charles, IL. Pond shoreline re-grading, muskrat den removal and 
filling, and the installation of rip rap around outlet structures and flared end sections was completed the 
week of December 16th. Shorelines and the banks around the pond were restored with low-profile 
native seed mixes including grasses and forbs and stabilized with double netted straw/coconut blanket 
and straw blanket on upper banks. During the rehabilitation work, the outlet structure manhole was 
inspected and debris removed. Debris removed from the outlet control structure included; garbage, 
sticks, leaves, and a deceased opossum that was partially blocking the outlet.  
 
Spot elevations were taken to verify the outlet and overflow elevations to ensure compliance with 
previous as-builts. Currently, the overflow weir has a bottom elevation that is 5.79 feet in elevation 
above the outfall of the pond. In reviewing the previous as-built drawing, the elevation of the overflow 
was previously surveyed at 5.35 feet above the outlet pipe. This field verified elevation confirms 
sufficient storage in the stormwater pond to provide the necessary detention volume of 5.11 AC/FT. The 
sediment forebay was observed and measured to still be in place and does not require dredging. 
Additionally, given the fully developed nature of the contributing storm sewer, additional sediment 
inflow should not be a long-term maintenance concern. 
 
ENCAP will return to the pond in the early summer months (May-July) to complete the installation of 
native emergent plant plugs along the shoreline. Additionally, plug enclosures will be installed to reduce 
any predation due to geese or other waterfowl. These completed tasks, field surveys, and the plug 
installation should complete the rehabilitation work necessary for the turnover of the pond to the City 
of St. Charles. 
 
Should you have any further questions, please feel free to contact me. 
 
Sincerely, 

  
 Jonathan Koepke, CPESC 
 President 

>JENCAP 
INCORPORATED 

2585 Wagner Ct. 
DeKalb, IL 60115 

Phone: 815.748.4500 
Fax: 815.748.4255 
www.encapinc.net 



CLIENT:  PROPOSAL #

PROJECT TITLE:   CONTRACT DATE:

CONTRACTOR: APPLICATION # 

ENCAP, INC.                            INVOICE DATE: 

2585 Wagner Court INVOICE# 
DeKalb, IL 60115

DESCRIPTION OF WORK UNIT
TOTAL      

QTY UNIT PRICE
TOTAL 

AMOUNT QTY COST QTY COST QTY COST
Balance to 
Complete

Initial Herbicide Treatment LS 1.00 $750.00 $750.00 $0.00 1 $750.00 1 $750.00 $0.00
Pond Shoreline Regrading, Erosion Repair, 
and Wetland Shelf Establishment LF 745.00 $20.00 $14,900.00 $0.00 745 $14,900.00 745 $14,900.00 $0.00
SC150 BN Erosion Control Blanket at 
Shoreline SY 715.00 $2.55 $1,823.25 $0.00 715 $1,823.25 715 $1,823.25 $0.00

S150 BN Erosion Control Blanket on Slopes SY 2300.00 $2.40 $5,520.00 $0.00 2300 $5,520.00 2300 $5,520.00 $0.00
Native Seed Installation AC 0.40 $4,000.00 $1,600.00 $0.00 0.4 $1,600.00 0.4 $1,600.00 $0.00
Wetland Shelf Plug Installation EA 1000.00 $7.50 $7,500.00 $0.00 $0.00 0 $0.00 $7,500.00
RR3 Stone Install TN 20.00 $140.00 $2,800.00 $0.00 20 $2,800.00 20 $2,800.00 $0.00
Tree and Brush Clearing at Overflow LS 1.00 $2,800.00 $2,800.00 $0.00 1 $2,800.00 1 $2,800.00 $0.00

ORIGINAL CONTRACT $37,693.25 $0.00 $30,193.25 $30,193.25 $7,500.00
CHANGE ORDER  

$0.00 $0.00 $0.00 0 $0.00 $0.00
$0.00 $0.00 $0.00 $0.00 $0.00

TOTAL CHANGE ORDERS $0.00 $0.00 $0.00 $0.00 $0.00

REVISED CONTRACT TOTAL $37,693.25 $0.00 $30,193.25 $30,193.25 $7,500.00

1

12/19/2024

Contract Balance

  PREVIOUSLY BILLED

24-1105A

11/12/2024

Complex Management

3890 Commerce Dr Pond Shoreline

    THIS BILLING     COMPLETED TO DATE

10862

12/19/2024 Invoice 10862.xls 1 
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AS-BUILT ENGINEERING PLANS 
SHANAHAN INDUSTRIAL PARK 

IN THE CITY OF ST. CHARLES, 

STORAGE CHARACTERISTICS 

Th• "pr0!>09ed" H'M.. la 756.JS with o • tor099 --olum, of 5.11 aer,-f_t (from ttle 
NY!t. of 751.00 to 756.J!i). 

The "o•- bu~t• storage -..olum, ot the H""- of 756.35 11 colculated to be 5.02 
ocr, - fut (from the N'M.. of 751.00 to 756.35). 

The "01-bullt HVII\. ls 75&.43 pro-4dlng o 1toro~ Y01um1 al 5.11 oere- feet 
( from the NW.. of 751.00 to 756.43). 

LOT 14 
3825 COMMERCE DR. 

KANE COUNTY, ILLINOIS 
WATER MANAGEMENT BASIN, AND 8-BOX LOCATION DIAGRAMS DATED DECEMBER 6th 1999. 

RE"1SIONS DECEMBER 10th, 1999: EARTHEN OVERFLOW v.EIR GRADES. 
REV1SIONS DECEMBER 15th, 1999: RESTRICTOR SYSTEM. 

LOT5 
STORM WATER DETENTION 

LEGEND 
INOICATESSANITARYS(\\{RLINE 

INDICATES SlORM S[\11£R LIN( 

INDICATES WATERMAIN LINE 

SCALE: 1"• 20' 

---~, - - - INDI CATES CONTOUR UN( Otl( f'OOT INTERVAL 

---- --- INDICATES CONTOUR UN( FIVE FOOT INTERVAL 

INDICATES TYPE B-6.12 CONCRETE CURB AND GUTTER 

0 
® 
0 
@ 

INDICATES SANIT ... RY SEWER MANHOLE 

INDICATES STORM stWE:R MANHOLE 

INDICATES CATO! BASIN 

• INDICATES RRE HYOfl:ANT 

)( INOICATESHVDRANTVAL\IEBOX 

INDICATES OOt.lESTIC SER~CE 8-BOX 

INDICATES STREET LIGHT 

INOICA TES CONRETE rl.AREO [NO SECTION 

LOT S 

......, 
rOUNDATOI 

"'"""' 
3985 COMMERCE DR. 
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AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4h 

Title: 
Recommendation to approve an Intergovernmental Agreement with 
the City of Geneva for Division Street extension east of Kirk Rd. 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: September 8, 2025 

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

Executive Summary (if not budgeted, please explain): 

The City of Geneva is planning for the extension of Division Street east of Kirk Road. A portion of the 
street extension includes property within St. Charles corporate limits. The intent of this proposed 
Intergovernmental Agreement (IGA) is for the Division Street extension to be a City of Geneva street.  

Division will be extended as a part of a Geneva development project called Bullock Campus, approved 
in 2024 and now under final engineering review. The property will be a corporate headquarters for a 
business called Antunes, a manufacturer of commercial food production equipment. The campus will 
be a multi‐use facility built in phases, with corporate offices, manufacturing, and other ancillary uses. 

The landowner of the adjacent property on the St. Charles side (MacNeil Real Estate Holdings) is 
cooperating with the Bullock Campus developer to dedicate right‐of‐way for the extension. There is a 
small clip of street right‐of‐way in St. Charles, before the street shifts south of the corporate limits. 
Per the IGA, St. Charles would accept the right‐of‐way dedication and transfer jurisdiction to Geneva. 

Property on the St. Charles side will have access to the Division Street extension. The intersection and 
street access will greatly improve marketability and development potential for the St. Charles site. 

Geneva is working with Kane County Department of Transportation on the Kirk/Division intersection 
improvements to add an eastern leg and update the traffic signals. No changes are planned on the 
west leg of the intersection. A St. Charles Park District Bike Path to East Side Sports Complex will be 
shifted for the street extension and will remain in a relocated St. Charles Park District easement. 

The City’s Comprehensive Plan identifies the extension of Division Street from Kirk to Kautz Road as a 
recommended street network improvement. There is no immediate plan for this connection. The 
Bullock Campus will have access east to Kautz Road via the existing Geneva Drive for truck access. 

St. Charles and Geneva have a boundary line agreement that follows Division Street, and the cities 
have worked cooperatively as development occurs on our shared border.  

Attachments (please list):  
Location Map, draft IGA Draft (subject to final review) 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve an Intergovernmental Agreement with the City of Geneva for Division 
Street extension east of Kirk Rd. 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 
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GR.1.TE(OPEN) 

1. All 12" NIO 15" STOOM SEWER Stwl BE RCP a.ASS V. 
Al.LOTHERSlll!MSEWERSHALl.BERCPCI.ASSW, 
UNI.ESSOTHERWISEOOTEDONTHEPLANS. 
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   C.AR. 8-8-2025 9-2-25 
 

INTERGOVERNMENTAL AGREEMENT 
BETWEEN THE CITY OF GENEVA AND THE CITY OF ST. CHARLES 

FOR CONSTRUCTION AND JURISDICTION OF DIVISION STREET FROM ITS 
INTERSECTION WITH KIRK ROAD (KANE COUNTY) TO A POINT 460 FEET EAST 

(ST. CHARLES) 
 

 
This Agreement entered into this ____ day of __________, 2025 by and between the City of 
Geneva, a municipal corporation of the State of Illinois (hereinafter “GENEVA”), and the City of 
St. Charles, a municipal corporation of the State of Illinois (hereinafter “ST. CHARLES”). 
GENEVA and ST. CHARLES are sometimes hereinafter collectively referred to as the 
“PARTIES.” 
 

WITNESSETH 
 
WHEREAS, the Illinois Constitution of 1970, Article VII, Section 10 and 5 ILCS 220/1 et seq. 
authorizes ST. CHARLES and GENEVA to cooperate in the performance of their respective duties 
and responsibilities by contract and other agreements; and 
 
WHEREAS, GENEVA and ST. CHARLES are “units of local government,” as defined by Article 
VII, Section 1, of the Constitution of the State of Illinois and are authorized to contract and agree 
with one another on matters of mutual concern; and 
 
WHEREAS, Division Street, an east-west roadway, at its centerline, has been the corporate 
boundary line separating ST. CHARLES and GENEVA; and 
 
WHERAS, GENEVA has approved a preliminary plan proffered by Antunes (hereinafter the 
“Developer”) for the Bullock Campus (“hereinafter the “Project”) for an Industrial Development 
located southeast of the intersection of Kirk Road and Division Street, within the corporate limits 
of  Geneva, Illinois, legally described in Exhibit “A”, attached hereto; and 
 
WHEREAS, GENEVA and ST. CHARLES propose to install public improvements (as 
hereinafter defined)  for  the extension of Division Street from its intersection with Kirk Road to a 
point 1250 feet east, with the westerly   460 feet thereof included within the corporate limits of 
City of St. Charles, which will include all public improvements and other work required for the 
Project; and  
 
WHEREAS, right-of-way for the proposed extension of Division Street and associated 
improvements will be dedicated to the public as shown in the attached Exhibit “B”—Plat of 
Dedication for the ST.CHARLES portion and Exhibit “C”—Plat of Subdivision for Bullock 
Campus for the GENEVA portion; and 
 



 

1193063.1 

2 
 

WHEREAS a small portion of the roadway right-of-way (westerly 460 feet), located in the 
northeast quadrant of the intersection of Kirk Road and the eastern extension of Division Street, 
will be within the corporate limits of the City of St. Charles; and 
 
WHEREAS, the remainder and majority of the roadway right-of-way will be within the corporate 
limits of the City of Geneva; and 
 
WHEREAS, upon completion and acceptance of the public improvements for Division Street 
extended,   GENEVA will have jurisdiction of Division Street from Kirk Road extended easterly, 
including that portion of right-of-way located within the City of St. Charles, to the terminus of 
Division Street as depicted on Exhibit “C”; and 
 
WHEREAS, GENEVA and ST. CHARLES find  that the Project will be of immediate benefit to 
the citizens of  GENEVA and  ST. CHARLES and will facilitate the safe and efficient movement 
of traffic and pedestrians . 
 
NOW, THEREFORE, in consideration of the above preambles and the mutual promises and 
covenants contained herein and for other good and valuable consideration, the sufficiency of which 
is agreed to by the parties hereto, GENEVA and ST. CHARLES covenant, agree and bind 
themselves as follows, to wit: 
 
1. The above recitals are hereby incorporated into this Agreement as if fully set forth in this 

paragraph 1. 
 

2. ST. CHARLES hereby transfers its jurisdictional authority to GENEVA for that portion 
of the Division Street right-of-way that is located  within the City of St. Charles as 
depicted on the Plat of Dedication (Kane County Document Recording Number: 
____________) attached hereto at Exhibit “B.”  
 

3. GENEVA’s jurisdiction of the Division Street right-of-way lying east of Kirk Road shall 
include jurisdiction over traffic control and enforcement of applicable motor vehicle laws 
and regulations, as well as responsibility for the maintenance, repair and renewal of 
public  utilities such as electric, telephone, fiber optics, and stormwater facilities. 
 

4. GENEVA shall act as the lead agency for construction for the Project, as further defined 
in the Agreement. GENEVA shall be responsible for the prosecution of the Project, 
including but not limited to approval of final engineering design, construction observation, 
materials testing, and  maintenance of the public improvements, with the exception of the 
bike trail.   Construction techniques and procedures will be in conformance with the Project 
plans and specifications, as approved by GENEVA and in accordance with the applicable 
Geneva City Code and, as applicable Kane County Department of Transportation 
(“KDOT”) regulations.   ST. CHARLES, will not be a party to any construction contract  
will not have any financial obligations  for the Project or to GENEVA. 
 

5. ST. CHARLES waives all rights to review and approve all engineering plans, 
specifications, construction contracts, and change orders that pertain to the Project. 
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GENEVA shall provide copies of any engineering plans, specifications, and Record 
Drawings to ST. CHARLES if requested. 
 

6. GENEVA shall require all contractors, consultants, and engineers to name ST. CHARLES, 
its officer (elected and appointed), agents, officers and employees, as additional insureds 
on all insurance policies, except the worker’s compensation policy and any professional 
liability policy. 
 

7. GENEVA shall administer the construction Project in the best interest of both 
municipalities and shall keep the ST. CHARLES’ Community Development Director 
apprised regarding the progress of the Project.  Notwithstanding the foregoing to the 
contrary, ST. CHARLES may have a representative on-site to observe the work during the 
construction phase of the Project.   
 

8.  Unless otherwise agreed by the parties, ST. CHARLES is permitted to grant a full 
vehicular access  at the most western point of the Project  subject to the recommendations 
of a traffic study and engineering standards. GENEVA shall not to require any municipal 
impact or access fee or recapture payment in connection with the construction this access 
point to  property north of the Project.  
 

9. This Agreement shall not modify the terms or conditions of any boundary agreement by 
and between GENEVA and ST. CHARLES. 

 
10. This Agreement shall  be effective upon approval the corporate authorities of GENEVA 

and ST. CHARLES. 
 
11. The failure of any party hereto, at any time, to insist upon performance or observation of 

any term, covenant, agreement, or condition contained herein shall not in any manner be 
construed as waiver of any right to enforce any term, covenant, agreement, or condition 
herein contained. 

 
12. This Agreement shall inure to the benefit of the parties hereto successors and assigns. 

 
13. This Agreement represents the entire agreement between the parties. No oral changes or 

modifications of this Agreement shall be permitted or allowed. Changes or modifications 
to this Agreement shall be made only in writing and upon necessary and proper signature 
of both parties. 
 

14. In the event that any provisions of this Agreement shall be held invalid or unenforceable 
by a court of competent jurisdiction, such holding shall not invalidate or render 
unenforceable any other provisions hereto. 
 

15. This Agreement shall be governed, interpreted and construed in accordance with the laws 
of the State of Illinois. The forum for any legal disputes between the parties shall be the 
Circuit Court for the 16th Judicial Circuit, Kane County, Illinois. 
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Dated at Geneva, Illinois this ____ day of ___________, 2025. 
 
 
 
CITY OF ST. CHARLES    ATTEST: 
 
 
By: ____________________________  By: __________________________ 
 Mayor, City of St. Charles    City Clerk, City of St. Charles 
 
 
CITY OF GENEVA     ATTEST: 
 
 
By: ____________________________  By: __________________________ 

Mayor, City of Geneva    City Clerk, City of Geneva 
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EXHIBIT “A” 
 

 
 

LEGAL DESCRIPTION 
 
THAT PART OF THE NORTH FRACTIONAL HALF OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 8 EAST OF 
THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE POINT OF INTERSECTION OF THE CENTER LINE OF KIRK ROAD WITH THE 
NORTHERLY RIGHT‐OF‐WAY LINE OF THE FORMER CHICAGO, AURORA AND ELGIN RAILROAD COMPANY 
(NOW COMMONWEALTH EDISON COMPANY); THENCE SOUTH 85 DEGREES 44 MINUTES 51 SECONDS 
EAST ALONG SAID RIGHT‐OF‐WAY LINE 1370.58 FEET; THENCE NORTH 0 DEGREES 20 MINUTES 46 
SECONDS WEST 466.22 FEET; THENCE NORTH 2 DEGREES 12 MINUTES 40 SECONDS EAST 592.68 FEET 
TO THE SOUTH LINE OF THE NORTH HALF OF THE NORTHEAST FRACTIONAL QUARTER OF SAID SECTION 
FOR A POINT OF BEGINNING; THENCE SOUTH 2 DEGREES 12 MINUTES 40 SECONDS WEST ALONG THE 
LAST DESCRIBED COURSE 592.68 FEET; THENCE NORTH 88 DEGREES 29 MINUTES 46 SECONDS WEST 
1302.62 FEET TO THE EASTERLY LINE OF THE RIGHT‐OF‐WAY OF KIRK ROAD (BEING 50.0 FEET EASTERLY 
OF SAID CENTER LINE, MEASURED AT RIGHT ANGLES AND RADIALLY THERETO); THENCE NORTHERLY 
ALONG SAID EASTERLY LINE 1874.91 FEET TO THE NORTH LINE OF THE NORTHWEST FRACTIONAL 
QUARTER OF SAID SECTION 1; THENCE NORTH 89 DEGREES 09 MINUTES 29 SECONDS EAST ALONG SAID 
NORTH LINE 1264 FEET TO THE NORTHEAST CORNER OF SAID NORTHWEST FRACTIONAL QUARTER 
THENCE SOUTH 00 DEGREES 46 MINUTES 09 SECONDS WEST ALONG THE EAST LINE OF SAID 
NORTHWEST FRACTIONAL QUARTER 1335.13 FEET TO THE SOUTHEAST CORNER OF THE NORTH HALF OF 
SAID NORTHWEST FRACTIONAL QUARTER; THENCE NORTH 89 DEGREES 07 MINUTES 08 SECONDS EAST 
ALONG THE SOUTH LINE OF THE NORTH HALF OF SAID NORTHEAST FRACTIONAL QUARTER 24.72 FEET 
TO THE POINT OF BEGINNING IN GENEVA TOWNSHIP, KANE COUNTY, ILLINOIS 
 
EXCEPTING THERE FROM, THOSE PORTIONS CONVEYED TO THE COUNTY OF KANE, A BODY POLITIC BE 
DEED DATED MAY 13, 1996 AND RECORDED AUGUST 15, 1996 AS DOCUMENT 96K058349. 
 
PINS: 12‐01‐100‐044 AND 12‐01‐100‐045 
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EXHIBIT “B” 
 

Plat of Dedication 
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OWNER CERTIFICATE 

' " ' THSISTOCEIITlfYntAT MACJIEI.AfAI. ESTATE OOlaNGS,UCIS THE OWNEROFTHE 
lN«IDt5ClUBEOINTHISf'tATOFDEDICATION,f!AVECAUSEOTHESAMET0 9E 
SURVEYEllASINDICATID THEREON,fORntEPIJU'OSESOFDEDICATING RIGttr.HJF-WAV 
fOIITHEUSESANDPUR!'OSfSTHERElNSETFOltTHANDASAU.OWEUANDPIICMDED BV 
STATUTlS, ANDntESAIO IIWNERDOES ID:f8T .oatOW\fDGfANDIDOVfntESAME 
UNOER THETTTlf AFOIIESAID. 

NOTARY CERTIFICATE 

' " = ~-- ' 
'·.~- - --------=•== PIJ!IUC IN ANDFORSAIOCOUNfl,INTttESTATT NORBAID,OOHEREBVCERTifYTf!AT 

AAEl'tll.'iOWJ.YW>WNTO ME TO BE THESAlll'~S)WHOSflMME(S)Allf 
SUIISOU8EDTO THE AfORE5A.ID INSTIIUMENTASSUOIOWNEJIISj,APl'EAll:ED!!ffORf 
METHISDAYINPEltSONANDNXNOWI.IDGElllttATTHEYSIGNEDTHEPIATASTHEIR 
IIWN FRH ANDYOI.LWTAAYN::rfOllntE USE5ANDPIJU'O!ifSTtt6lEINSETFOIITll 

GIVENUNDERME-□ ANDtoTAAIAI.SEAI. 

KIRK ROAD ST. CHARLES SUBDIVISION 
DOCUM ENT2015K057242 

RECORDED 10/20/2015 

DIVISION STREET 
HEREBY DEDI CATED FOR 
PUBLI C RI GHT-OF-WAY 

TO THE CITY ST. CHARLES, IL. 

CERTIFICATE OF CITY ENGINEER 

' " ' 

CERTIFICATE OF COUNTY ENGINEER 

' " ' 

KANE COUNTY CLERK'S CERTIFICATE 

' " ' '· - - --------=· = (llRl(IN Al«IFOR THE IXIUNflAl«ISTATE MORESAII. RNDtoDEt.tfClJEHTGEHEJtAI. 
TAXES,UNl'AIDCURl!ENTGEHEAAL TAXES.DWNClJENTSl'tQAI. ASSESS/4NTS OR 
I.INPAII CUlRENTSPECIAI.ASSESSMENr.; AGAINST NffOFTttEREAL ESTATT DESClU8EO 

Gl\l'ENlNJERMV HANO Al«I SEAI. AT ______ ~ 

BASIS OF BEARING 

IIEAIUNG5SHOWN HEllEON AAE lU"°5STAT£ 
PINIEEASTroNE, !IA5EDONGl06AI.N,\WiATION 

SATELllfE STSTEMOIISERVATIONS. 

LEGACY BUSINESS CENTER OF 
ST. CHARLES 

DOCUMENT 2006KOS4480 
RECORDED 5/ 18/2006 

Sl'9"59"55"W l8762 ' J 
S(JIJJHE..OSfH!aJRNEROflfGACY!!USINfSS 

CEHITJIOfSTOWUSPEltOOCUMEHf 
21X16m544110RE<DRDED W.V18,2006 

UN SUBDIVIDED 
OWNER: MACNEIL REAL ESTAlI HOLOINGS, LLC 

PIN: 09-36-3(X)-057 
DOCUMENT 2017K009395 

RECOR0£0 2/21/'KJ17 

NOTES 

I. UPON ACUl'TANCI Al«I REaJR[),o,TJON KJNUMEHr.; WIU BE SET AT Al.l aJl!NE!tSOF THE 
POllTDN llEDICATE!IHEREON 

Z.ntERE SHAU. 8E toACCES5TODMSIONSTRffT WffilN500 FE£TOf llRKIIO,O,IJ 

GROSSAAEA:791.663! SQ. fT. OR 18.174± AalE5 
FUGHT-Of-WAVDEDICATJON: ll,563! SQ. fT. OR0.265±AalE5 

NETN!U:.180.1W:±SQ. fT. OR17.'I09±ACRES 

LEGAL DESCRIPTION · PROPERTY 

THAT PARTOfntE SOUlttWEST(lJAATIROfSECllON36,TOWNSHIP 40NOIITll,FWIGE 
BEASTOfTKmRDPRINOPAI.MEIIDAN,tllANE COLW!Y.IWNOIS.DESCRIHED>5 

IDMMEtOltGATTHESOl/TttEASTaJRNER Of THESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;TKNCESOUJH88DEGREfSZ4MMITES Z1 5EaNJSWESTIB.O.SISllf 
9UJUNGS - IWNOl!iSTATE PIANE aJORaNATES - EASTZONE(NAD83l)AI.ONGTK 
SOUJHUNE Of !.AIDSOUTttWESTQUAATERSECTDN189.S4 FEET TOTKSOl/THERLV 
ElITTHSION Of 1K EASTEWI UNE Of l.£GACI' IIUSINESS CENTa Of ST. OWll.£5 
FIECORDEDMAV 18:IID;.>500CUMEHfNUMBU21XDl1544110INntE OfACEOFTK 
FIECORDER, KNIE IXlUNfl. lWNOIS; TKNCE NORTH 00 l)(GRfES 19 MIMITES 17 
SE<llMJS WEST Al.ONG SAID SOl/THEllLV ElITTHSION 923.M FETT TO A POINT 
- NAfTEROOUDPOINT "A". TKNCE IDNTINUING NORTHOOl)(GRfE5 19 MINI/TB 
17 SE<DNOS WEST Al.ONG SAIi sounmu EXTENSION 130.10 FETT TO 1K 
SOl1lttE.-OSTTR WRNER OF SAIDl.£GACI' BUSINESSCEHITJI Of ST. OWll.£5 [THc 
IOl.l.OWINGSEVEll(7JIXIUR:SfSAREAI.ONGTHEsountERNUNE OFSAIDl.£GACI' 
!lJSINESS CEHfEROF ST. OWUSSUllllMSKlN; l )THEHCEsountll'IDEGREE:5 5'1 
'-'M1TB 55 SE<XNJSWEST187.62;1ITHEHCEJ«lRTH 451lEGREESOOMINIITB05 
SE<DMJSWEST60.70FE£T; 3)THEHCENORTHOODEGREESOOMINUTB05 SEWNOS 
WEST165.48 FEfl; 4 1ntEHCENORTH 45DEGREESOOMNUTTS055EaJNOS'n5T4823 
FEE\";5ITHEHCESOl/THll!l llEGRilS5'1MINUTB 55 SEaJNOSWESTl'lB.11 AH;61 
THENCE NORTH 00 DEGREES 00 MINUTES 05 SEWNOS WEST ZGS.51 FEET; 7J THENCE 
SOUTH 11'1 DEGllffS 59 MMITES 55 SEaNlS WEST 570.47 FEET TO 1K 
SOUJttWESTERNIXJRNcROfSAIDl.£GACl' CEHfEROfST. OWllES,!'.AIDPOINT = 
9EINGONTKEASTERNUNE OfllRKROAD>5rotMY'l'DTOntE COLW!YOfKNIEBl' 
A TRUSTH 'liDEE!IAE<llRDED>51XXlJMEHTNUMIIER961W:!17951N THEOfflCEOf 
THEREalRDER,lANE aJLWIY, IWNOIS{IHEIOl.l.OWINGFOUltl4)a!URSfSARE 
AI.ONG SAID EASTERN lJNEOfllRKROAD); l)THEHCESOl/THOOllEGREES 15MINIITB 
05SE<XlNOSWEST66.4.lFEIT;2) TttENCE sount8BllEGIIEES59MNUTTS3!1 SEWNOS 
EAST10.00 FE£T;3)TKNCEsountOODEGRllS15MINUIT505SE<DMJSWESTB71.01 
FEE\" TOMANGl.£POINTIN SAIDE>Sru!!.VUNE; 4)THEHCESOl/THOODEGREE538 
'-'NUTESLB SEaJNOSWEST123.Zll FEET TO THEPOM"Of!!tGINNING OFne!i 
llESOUl'T"ON;TttENCESOUTlll5DEGREES44MINUIT5 55 SE<DMJSEAST93.&I FEIT; 
TttENCENORTHOODEGRff5 15 MNUTES05SEaNJSEAST117.63FEfl; THENCE 
SOl/TH89DEGREE5 44 MIHUTTS55SE<DMJSEAST4611 .00FE£T;TKNCENORTHOO 
llEGREES l'IMNUTTS05 SEWNOSEAST300.25 FEET; THEHCE SOUJH891)(GRfE540 
'-'NUTESOBSEaJNOSEAST465 . 75FEET TO A POM"fE!flllfORECAil.EDPOM" " A"; 
THENCESOl/THOODEGRfES 19MNUTES 175EaNJSEASTAI.OHGTKSOUTttERLV 
ElITTHSION Of THE EASTERN llNE Of SAID LEGACI' BUSINESS UNTEROf ST OWll.£5 
923.&I AHTOTHESOUTHUNEOFTKSOUJHWESTQUAATEROF!'.AIDSECIION36; 
THENCESOl/TH881lEGRffS 24MIMITES215EaJNOSWESTAI.ONGTHEsountUNEOf 
SAIDSOUTttWEST(lJAATIR SECIIONlo«J.9"iFEIT TOntE MORESAIDEASTERNUNEOf 
UllROADPERIXXlJMEHTNUMHER'l6m:IJ795; THEHCENORTHOODEGREfS38 
'-'NUTES18SE<DMJSEASTAI.ONG!'.AIDEASTHINUNE OFllRKROAD530.IO FE£T TO 
TttEPOINT Of &GINNING tlKNIErotJNfl, lllJNOIS. aJNTAINING,18.174 ACRfS, 

LEGAL DESCRIPTION· DEDICATION TO ST CHARLE$ 

THAT PARTOFntE SOUlttWEST(lJAATIROFSECllON36,TOWNSHIP 40NOIITll,FWIGE 
BEAST Of TKntRDPIUNOPAI.MB!DAN,tllANE COLW!Y.IWNOIS.DESCRIHED>5 

IDMMENOltGATTttESOl/TttEASTaJRNEROfTHESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;THEHCEAI.OHGTHEsountUNEOF SAID SECTK»l36SOUTH8BDEGREES 
24MINUIT521SEaJNOSWEST. A DISTANCEOF1173.45FEETTOTHEPOINTOf 
9EGINNING; ntEHCENORTHOODEGREE5 44 MNJrn 36 SEOONJS EAST. A DISTANCEOf 
3'1.'IIIFEET TOTHE HEGINl'IINGOF A NOIHANGEHTQJRVE;TttENCEAI.ONGSAIDCIJt\lE 
IDNCA\l'E TOTKSOUJHHA\IING A IIADIU5 0fl040.00FEIT.MAACLENGTHOF197.88 
FEEi", Al«I A OKHIWHICH 8EARSsount85 DEGREE533 MNUJES5'1SE<DMJSEAST 
WITH A ODRIIDISTNfCEOF197.511TOTK!!tGINNINGOF A REVERSECIJt\lE;THENCE 
AI.ONGSAIDOJRVEWNCAVE TOTHE NORTHHAV\NG A RAaUS Of960.00 FEET.MAAC 
LENGTH Of l 92.4Z FE£T.Al«I A OKHIWHIOIIIEAltSsount85DEGRfES51MINIITB 
27SE<XlNOSEASTWITH A OIORDDISTANClllf 192.09TO THE sountUNEOf SAID 
SECTDN36;THElfCEAI.OHG!'.AIDsountUNEsount8BDEGllffS 24 MINUTBZ1 
SE<DMJSWEST, ADISTANCIOF38'1.1"i FEET TOTKPOINTOFIIEGINNINGaJNTAINING 
0 .17ti ACRESOflANll.KJREOR LESS, INlANE aJLWIY.llJ.tlOIS 

LEGAL DESCRIPTION · DEDICATION TO KANE COUNTY 

THAT PARTOFntE SOUlttWEST(lJAATIROFSECllON36,TOWNSHIP 40NOIITll,FWIGE 
B EASTOfTKmRDPRINOPAI.MEIIDAN, ti lANE COLW!Y. IWNOIS. DESCRIHED>5 

IDMMEtOltGATTHESOl/TttEASTaJRNER Of THESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;THEHCEAI.ONGTHEsountUNEOF SAID SECTK»l36SOl/TH8BDEGREES 
24 MINUIT521SEaJNOSWEST. A DISTANCEOF1173.45FEET TOTHEPOINTOf 
9EGINNING; TttENCECONTINUINGAI.ONG!'.AIDsountUNEsount118 DEGIITTS24 
'-'NUTES 21 SEaNJSWEST, A DISTANCE OF 56.95 FEET TOTK EASTEl ll.Y UNE Of lH 
~>51XlN\1'EYEllTOTKIXIUNflOfKNIE BVTRUSTH"S OCEDDOClMENTNUMBU 
'l6l011795 RECORDED MARO! 27, 1 '196 INTK OfflCE Of THE RE<llRDER, KNIE 
IXlUNfl. lllNOIS; TKNCE J«JRTHAI.ONGSAIDEASTERLVUNE OFllRl~NORTHOO 
llEGREES38 MINIITB1BSE<DNDSEAST. A DISTNfCEOF90.29;ntEHCESOl/TH89 
llEGRilS22MNUTTS5'l SEaJND!iEAST. A DISTANCEOF7.00 FEfl; THENCEsount45 
llEGRilS'DMIN\ITTS535EaJNOSEAST.AlllSTANCIOF6'1.36 FEfl;ntEHCESOl/THOO 
llEGRilS 44 MINUTES36SE<XNJSWEST, A DISTANCEOf3'1.llB FE£T TOntE POINTOf 
9EGINNINGaJNTAININGO.OB9ACRESOflNIO.MORfORLESS, INKNIEaJLWIY. 

KANE COUNTY HIGHWAY DEDICATION PROVISIONS 

THEDIDICATIONISHERE!IVGIWfTTDAl«lrotMY'l'DTO THE aJLWIYOFlANE fOR 
THEUSEOFTHEIXlUNlYOFlANEfORfllGHWAVAMONG OTHERPURPOSESWHIOI 
llEDICATIONINUUDES.IIUTISNOTNECESSARILV~TO.TttERIGtlTTOUSETK 
llEDICATIONPREMSESfORNffPRESENTOR FI/TURfHIGtlWAY l'lM'OSEOll Nff 
PURPOSE"5SOCIATTDWITHAl«IAPPUIITTNANTTO A fllGHWAV. "HIGHWAYPURPOSE'" 
M USHI HEREIN INUUDES !!UT IS toT NECl5SARllV LIMITED TO DESIGN, 
IXlNSTRUCTlON,OPERATON INST""1ATION, Al.nRATDN.REPAIR,IIEPlACEMENT. 
FIENEWAl, IWROYEl,lcNT.REMOYAl,WlllENING,MAINTENANCE, REaJNSTRUCTJON, 
FIEPAV\NGNff FACUIY, SlltUCTUlEORFEATUU'INNffWAVASSOaO,TTDWITHOR 
Al'PURTENANT TO A HIGHWAY WHICH INUUDES WITHOUT UMTATDN PUIIUC 
PmESlltlMMlljORIIICYCLE FMJI/TlES 

SAID llEDICATDNRJRTHERINCI.UDfSntE RIGt!Tllf THE COLW!YOfKNIETOPERMT 
PUIIIJCUT"llllESSUCH>5NIOOR,ca.Mll\'WEAl.nt EDISON,aJ!,CAST.AT&TAl«I 
IITJtcRSPURSIJNffTO Nff aJNDITlONSTHATMAVIIERE<lJIRED BVTHECOUNflllf 
lANETOUSE. OPElulll, INSTAII.MAINTAIN, AI.IBl,REPAIR,REPIAU,RENEW, 

=-~~~OfF~u_ri: ~S~SfRW:E~NUU~: ~ 

TRANSMISSIONOfGAS, WAIBl,EtfCTRIC, l.Q\m, l},o,lA,V\DEOOR DIGITAI. OllNff 
FI/TURfaJMMODITTBl'MENISOF lJNES.WRES, A!!tROPTICUNES.PIPES.WNOUmi 
Al«IPOLESINCU.lllNGNffonti!PRESEHf FI/TURfMENISOFTR.ORSMSSIONBV Nff 
IITJtcRSTRUCIUU'Oll FACJUflASSOCIATEUWITHOllAl'PURTENANTTttER£10. 

UNSUBDIVIOED 
OWNER: ST CHARLES 
PIN: 09-36-400-001 

' ,. 
' 

SURVEYOR'S CERTIFICATE 

LEGEND 

EZZZZ : =r:::::: ""''''" 

-­
[),o,TE OfPIATOR'-W'7/15/= 

~ -J~~~,m -:a~::",:'.:'/::;;:':-\~•=•~ 

PLAT OF DEDICATION 
PREPARED FOR: 

.. JACOB & HEFNER 



 

1193063.1 

7 
 

EXHIBIT “C” 
 

Plat of Subdivision for Bullock Campus 



' N 

PLAT OF SUBDIVISION 
OF 

BULLOCK CAMPUS 
PART OF THE NORTH FRACTIONAL HALF OF SECTION 1, TOWNSHIP 39 

NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN 

LOT l : 1,605,206.11:1 ± 
LOT2 : 111,7ll'l.7H 

TOTAl.: 2,.218,763.53 ! 

LEGEND 

~ 

PLAT OF SUBDIVISION 
BULLOCK CAMPUS 

KANE COUNTY RECORDER 

NE WRNEJIOF-flW."IKXMI. 
(lJAATIROFSEC. l , T39N, 118,EAST 

PREPARED FOR: 

~ I JAC(;'~ ~ ~f.NER 



' N 

J 
7 

UNEI UNGnl DIRECllON 

PLAT OF SUBDIVISION 
OF 

BULLOCK CAMPUS 
PART OF THE NORTH FRACTIONAL HALF OF SECTION 1, TOWNSHIP 39 

NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN 

LOT3 

N89.15'15"W 1253.83' (M) 
N88"29'46"W 1J02.62 '(R) 

LEGEND 

~ 

UNEI 1£HGTH DIRECTION UNEl lfNGTH DIRECTION UNEI lHIGTll DIRECllON UNEI lfNGTH DIRECTION 

PLAT OF SUBDIVISION 
BULLOCK CAMPUS 

WIM'I AAC lHIGTll AAlllUS ODIW~CIION ODIWlfNGTH 

PREPARED FOR: 

~ I JAC(;'~ ~ ~f.NER 



PLAT OF SUBDIVISION 
OF 

BULLOCK CAMPUS 
PART OF THE NORTH FRACTI ONAL HALF OF SECTION 1, TOWNSHIP 39 

NORTH , RANG E 8 EAST OF THE THI RD PRINCIPAL M ERI DIAN 

OWNER CERTIFICATE 

ne!ilSTOCEltllfYTttATIILU.OCKHOlDINGS,Ll.CISTttEIIWNEROFTltclNIODfSOUBEDIN 
ne!iPlATOFSUIIDMSION,flAVECAUSEDTHESAlll'TOBESUIIVElEDAS INDICATTDTHERfON, 
fORTHE PUR!'OSESOFSU80rl/lDINGTHELANDfORTHEUSE5ANDPURPOSE!intEREINSET 
fORTHANDASAU.OWEUAN0PIICMJEDBYSTATl/TB,ANDTHE SAIO IIWNEROOfSHEJlE!!Y 
ACl:HOWlIDGEAl«IADOPTTHESAMEUNDBTHETTTUNOFlfSAIO. 

' " =~-- • 

NOTARY CERTIFICATE 

.,_,"_" _ _,-,,-m-,-,e-,w-"-=-.-,rn-,-.,-.,-.,-m-.,~-m-. oo- ",.-,.-,c=m~if;;:_j 

~-~:--::---~-~-,---- :-~-.%m,-~-:--:.-rn-~----~F;;YTOIN~AAYKT~ 

SCHOOL DISTRICT BOUNDARY STATEMENT 

' ,. 
' ~lNl6l51G/ffD, 8EINGDUI.YSWOl!N,UPON~OATHDEl'OSfS NIDSTATES>S 

I. nlAT ~~~~~~~~~-IS Tl'IE OWNER Of ntE 
PROP£ltlllfGAU.YDt5ClUBEllONTHISPU.TllfSU8DMSKJN,WHIOl HAS!!HNSU6MTTEDTO 
ntEITTYOFGENEVA FORN'f'f/1:N~ WHIOll.£GALDE5CIIIPTIONISINOORl'ORATIDHEREINl!Y 
IIEFERENCl; NID 

~~~Ofllf~~=l.Ji:IS=A~ INWHOllllACT, PARal, 

STORMW ATER MANAGEMENT 
EASEMENT & COVENANT RESTRICTIONS 

ntE IIWNERSHAI.I. HAVE RJU RESl'ONSUll lITY FOR Tl'IE t.W"1INNCEOF STORMWATER 

==~NTJONN/£ASDESIGNATEDHEREON>SSTORMWATER 

ntEIIWNER,ITT.<GENr.;ORWNTAACTllRSSHAU.NOTtlESTRO'l'OR~ntE GAADESOR 
PERMEAIII..ENATUU'OfntE PAYEM'NTwnttOUTntEPIOORl'>1IITTEIIAl'l'IIOYAI. OfntEITTY 
ENGINUROfll'IEOlYOFGENEVA. Tl'IEIIWNERSHAI.I.HAVEntE PERPETU.O.lOOTYNID 
OIIUGATDNSTOASSESS FI/TURfOWN~OflO"r.;PU.TTEDHERON, ON A lEAIU.l e.o.sl'iFOR A 
PRORATEDSHAREOfll'IECOSTTOMAINTAINTl'IE:rnlRMWATIRMNIAGEMENT 

~==i:::ii~ ... ~~~~~~~:~r~ 
MOJIAGEMENTDETENIION/RITTNTION FAaUTIES. 

PERl'£JUAI.PUBUCSTORMWATIRNIDD!tAINAGE EASEMEH15Allf HEREm'GRANTEDTOTl'IE 
OlYOFGENEVA ITTAGEHTS,SUCCE550RSNIDASSIGNSCMR,ON,ACIIOSSNIDLll«lUAUOf 
ntEAREASMARJ:EUSTORMWATIRMAl'IAGEMENTORIS.M. E.I ON THE PU.TFORTl'IERIGlfT, 
PIIMLEGI NIDAUTHORfJYFORTHE PIJU'OSEOf 

I. ~~:~~~~~'~':~= 
ONTl'IEDETTNTION/RETENIIONSITE 

2.INCI.UDINGTl'IERIGHTOFACUS5 TO PERFORMntEIYORK SPECAED IN PAAAGIW'ffl 
TOG£THEJl'MTHTHE IIIGt!TllfACUS5FORNECfSSAAYPEIISOM'IB.NIDECIJ'l,IENTTOOO 
NffllfntERE<lJIREDWORl. 

3. ~~=~ESOf~is~O:~Tl'IEEASEMENTSnlAT 

,_ ~~~~~~=~~:it:=. 
NffWAY AfFECfORIMl'EOETttESTORAGIOR FREE FI.OWOFSTORMWATERONNIDIMR 

'i FTl'IEOWNEll,ITT.<GENr.;ORCONTAACTORS, FAl. TOt.WNTAINntESTORMWATER 

~1Js~t~~f:I~!~~ii 
I.OIS,WHIOlUEN,.,,.,Y llE fORECI.OSEll!!YTl'IEACTIONBROUGtlT !!Y ORONBOWfOfll'IE 
OlYAGAINST Nff ORAUOfll'IEI.OISOlEATID !!Y ntEPlAT. 

ntEPIIOIIISKlNSOfll'IEOOYEHNrniANDDlUARAllONSREIATINGTOSTORMWATER 
OIIUGATDNSSHAl.l.toTHEAMB«>ED, ~ED.ORAIIIIOGATEDwnttOUTPIIIOllWRITTOI 
Al'l'IIOVAI.Ofll'IEITTY. AU Of ntE N!I.M.STATEDOl!UGATDNSSHAU.AISOllEUfAIU.l 
IIEFERENCID IN CCMNNrni, CONllOIONS NID RESTRICTIONS REaH>ED AGAINST THESE 
~~~N~DlEOSORTJTLEl)()(U,tcNTATONREao.-DFORTl'IEWNUYANCEOf 

INGRESS/EGRESS EASEMENT OVER LOT 2 

ANOIHXCUJSI\IEPERMNIEHTAa:ESSEASEKNTISHEIIHIYGAAHTEDNIDRESER'/EllFORTl'IE 
HENEF!TNIDUSEOf lO'r.; I NIDlOFTHISSUIIOMSIONNIDTOTl'IEPUII.JClfcREONCMR, 
l.aNNIDAOIOSST11ATARfASHOWNONLOT2RlltM:c:ESS BYVEHICUlARNIDPEIJESTRINI 
TltAfFICTO ANll ROM ntE RESPECTM lO'r.; NID~NG IIIGtlT OF WAY FOR DMSKlN 

BIKE PATH EASEMENT 

DRAINAGE OVERLAY CERTIFICATE 

' ,. 
' 

TOTHEllfSTOfoutlNOWlIDGEANDlltUEf THEDRAINIIGEOFSURFACEWATERSWlllNOTBE 
OWilDBYTHECOlrnllJCTIONOFSUCHsuoon/lSIONORNff PARTTHEREOF, OR, 111ATIF 
SUCHSURFACIWATDtDRAINAGfWU!IEOWilD, REASOIAIK.EPROVISIONl1'.5 9UN MADE 
fOR IXIUfCTDNNID Drl/EltSIONOFSUOlSUlFACE WATIRS IIOU PUIIUCARfM, ORDRAINS 
Wl«:HntE SUBDMDER f!AS A RIGt!TTOUSE, AHDTHATSUOlSIJU'ACE WATill.'i WI.let 
PlAM'IEOfORINAall!DAHCEwnttGEIIEIWJ.YACUPTIDENG!NffRINGPltACTUSSOAS TO 
llfDUCETltcl.l:EUHOODOFD,PJ,N\GETOTHEAllJOIMNGPROPERlYIIECAUSfllfTHE 
IXlNSTRUCTDNOFTHESUBDMSION 

CERTIFICATE OF CITY ENGINEER 

' " ' 

CERTIFICATE OF COUNTY ENGINEER 

' " ' 

DIRECTOR OF PUBLIC WORKS 

' ,. 
' 

'•-----~Tl'IEllRECTOltllfPUIIOCWORJ:3RlltntEaJYOf 
GENEVA, KNIE<DUNfl,IWNOIS,CEltTA'TK,\lntEREQUIRfD l~Nr.;HAVE BUN 
INSTAUID,OR TK,\TlttERE(1lRE!IGUARANTEE!IONIIHAS!!HNPOSTIDFORntEIDMPt£TlON 
Of Al.l REQUIRfDlANO IMPIMMMENTS 

Dl!ECTOltOF PU!!UC WORlS: _________ _ 

CITY OF GENEVA UTILITY EASEMENT 
AND PUBLIC ACCESS EASEMENT 

l'ERP£TU0.1,NO!HXU.USMEASEMEHf5AIIERESERVEllANIJGRANTIDTOTl'IEITTYOFGINEVA, 
lllJ,OS,aiw.tClN\YEAl.nt EDISONaM'ANl',AT&T,NICORGASCCMl'ANl', CABlf'IISION 
WNf'NfYOPERATINGUJ«lERFIIANCHISESFROMTHEaJY, ANDntEIRSUCCESSORSNID =::1. REl'~Jt7~~;;::~~ 

~~,....~~~~~\:;mo~,....~~~ 

~i~~lfj 
l'ERP£TUO.LEASEMEH15Allfl!ERf!!YRESER'/EllFOR NI GRANTEDTOTttEaJYOFGINEVANID 
DntERGOYEIINMEHTAI. AUTHOIIITIES HAVINGJURISOICTIONOfntE INIDSUIIOMDEDHEIIElll', 
111/BtntEENTIRE EASEKNTARfAFORINGllrn,EGRfSli,ANDntEPERfORMN«l'Of 
,.._..KJPAI. ANIJOTIDG<MRNMEHTAI. SEJM<ESIN:l.UIJINGWATER.STORM, NIDSAMTAltY 
SEWER SERYla NID MAHTUW«:E NID EMERGEHC'Y ANll DJTYIE POtn, ARE, ANll OTID 
PU8UC SAl'EIYFIEIATEDSERYKB 

AISCIRESEJt\l'l'DISTHE RIGttTFORntEOlYOFGtNEVA,llJNOISNIOJTSUCCESSORSNID 
ASSIGNS TO INSTAil. aJNSTIIUCT, REWNST!lUCT, REPAIR, INSPECT, AND MAINTAIN A PATHWAY 

~~~~R:MENfALONGANDntllOUGtl SAll aJYOF GENEVA 

PUBLIC UTILITY EASEMENT (P.U.E.) 

l'ERP£T1J,0,1,NO!HXU.USMEASEMEHf5AIIERESERVEllANIJGRANTIDTOTl'IEITTYOFGINEVA, 
lllJ,OS, ~lll EDISONUM'ANI', ATI.T, NICORGAS CCMl'Nff, CABlf'IISION 
WNf'NfYOPERATINGUJ«lERf!IANCHISESFROMTl'IEaJY, N/DntEIRSIJCCE550RSNID 

=~1!:~~;~~~=:~:S~ 
~~~!=-~=:~~~~; 

~:::~ri~:;::r=iii:;;~ 
TK,\llfffERffllEWITHTl'IEOPEIIATONOf lttE SEWEIISOROTIDUSfDFORGAIIDENS,SHRUIIS, 
IANOSCAl'!NG,NIDDnti!PURPOSfSnlAT OONOTnHIORlATIRINITIIFEREWITHTl'IE 
AFORES.O,,OIJSESORIIIGtlT. WHERE NIEASEMENTISU5EDFORIIOTHSEWERNIDOTID 
ITTlllllES,THE OTIDI/TIUJY INST.ol!ATONSHAl.l.!IESIIM'CTTOTl'IEORIJINIINCBOFTHE aJY 
OFGENEVAANDTOOJYAl'l'IIOVAI.ASTODESIGNANDI.OCATION. 

l'ERPEnWEASEMEHlliAAEIIEIIEIIVREStll'IEllFOR NI GRANTEDTOTHEaJYOFGINEVANID 
DntERGOYEIINMEKTAI. AUTHOIIITIESHAVINGJURISOICTIONOfntEIANOSUIIOMDEDHEIIE!IY, 
111/BtntEENTIREEASEKNTARfAFORINGllrn,EGRfSS,ANDntEPERfORMN«l'Of 
,.._..ICPAI. ANIJOTIDG<MRNMENTAI.SEJM<ESIN:l.UDINGWATER. STORM, NIDSAMTAltY 
SEWERSERYKl' NIDMAHTUW«:ENID EMERGEHC'YANIJDJTYIE POIIl,ARE,ANIJOTHEJt 
PUHllC SAfETYFIEIATEDSERYKB 

KANE COUNTY HIGHWAY EASEMENT PROVISIONS 

THE GIWffORGIIANTSANDIXllfVEVSUNTOTl'IECOl/NT"fOFKNIENIEXUUSIVEPE!IMAl'IENT 
EASEMENTFORTHE USEOfntEIDUNT"fllfl:NIETOTl'IEEXCUJSKlNOFAl.lDntEll'iEXCE!'T>S 
SETFORntHEIIElN,FORl«,tfWAYAMONGOTHEJtPURPOSfSWHICHEASEMENT INCI.WES,l!UT 
ISNOTNECESSAIIILYUt.lTIDTOTl'IEIIIGt!TTOUSfll'IEEASEMEHfPREMSESFOR Nff PRESEKf 
ORFIJTUREl«,tfWAYPURl'OSEORANl'PURl'OSEASSOClATIDWITHORAPPUIITTNNITTOTl'IE 
USEOFTl'IEEASEKNTPREMISESFORAHIGHWAY.l«,tlWAYPURPOSEASUSEDIIERflN 
tlCLUDESIIUTIStoTNECESSAIIILYUMJTEDTODESIGN,lllNSTRUCTION,OPEIIATION, 
NST.ol!ATON, ALTEIIATION, REPAIR, RE!'UUMENT, RENEW~ IMl'IICMMENT, REKJV~ 
WIDENING,MAWTEMANCE,RE<DNSTRUCTDN, REPAVINGOF ANl' FACIUIY,STRUCTUREOR 
fUTURE INANl'WAYASSOClATID WITHORAl'PUIITTNANTTOAfUGllWAY, IN:l.UDINGPUIIUC 
SIDEWAU3AJIIJ/ORIIIC'¥'Cl£TRAkS. 

SAIDEXUUSIVEPEIIMNIEHfEASEMENTfURTHEJI INCI..UDESTttEEXU.USMRIGttfllfll'IE 
aJUNTYOflANETOTl'IEEXU.l.lSD'IOFAUDTHERSTOPERMITPUIIUCI/TIIJTIESSUCH>S 
NICOll,IXlMMONWEAl.ntEOISON,~, AT&T NIDTl'IEUllf'UtSIJNITTOTHOSE 
IXlNOITDNS>SMAY HE REQUIRED BYntE<XIUNTYOFKNIE,TOUSE,OPERATE, INSTALl, 

~~§~~~?"·~ 

KANE COUNTY CLERK'S CERTIFICATE 

>, _____ aJLWIYUfRKOFl:ANE UIUNlY, IWNOIS,OOHEJlE!!Y 
URTIF'ITl1ATntEREARENODEtlf«lUEHfGENERAL T,'JCES, NOUNPAI0CURREHfTAXES,NO 
UNPAIO FORffITTDTAXES, AND NO FlEOEEMABLE TAXWISAGA.WSTIWI OF THE lAND 
INUUllEIIIN THE SUl!IECTPIAT. 

O TY TREASURER'S CERTinCATE 

~-~~~.~,~~--~~ .. ~."~=-~c:~~=~~~~~~ 
Al'l'ORTIONEll AGAINSTntETllACTOflANOIN:l.UDEDtllttEsur.JKff'lAT. 
OATEDTHIS OAYOF ____ _ 

CITY COUNCIL CERTIFICATE 

Al'PROYEllNIDACaPTIDl!YntEITTYCOUNCI.OfGENEVA,KNIEIDUNTT, IWNOISDATID 
THIS DAYOF _____ m 

PLANNING & ZONING COMMISSION CERTIFICATE 

RE\IIEWEDl!YTl'IEPlNINING NIDZONNGWMMISSIONOfntEOlYOFGENEVA,KNIE 
<DUNfl,lll.tlOIS. 

WETLAND CONSERVATION EASEMENT PROVISIONS 

A PEIIMANEHfNON-O:UJJSI\IEEASEMENTISHEREBYRESEJt\l'l'DFORANDGRANTIDTOTl'IEaJY 
OfGEHEVA (HEREIIWTER"ntEGRANTEF").ANIJTOITTSUCCESSORSANIJASSIGNS,ON,Ul'ON, 
.<£ROSS, IMR,lNJERANllntllOUGtlll'IEAREASSHOWNBYOASHED UNESNIDIAIIHID 
"W£J\ANDCONSERVATIONEASEMENJ'" ONntlS PlATOf EASEMEHT,ORWHEIIEDntERWISE 
NOTED IN ntE LEGEl«I FOR Tl'IE PURPOSE OF INSTAWNG, IXlNSTRUCT"tlG, INSl'ECTtlG, 
REl'lACING, RENEWING, Al.TIRING, Olt ARGING, REMCMNG, REPAll!NG, lllANING ANll 
MAINTAINING Al.1 1/EGETATDNGIIOUJ«ISURfAUSOILANIJAPPUITTNANCESANIJNfY NID AU 
MANH<llS,Pll'ES,IXlNNECIIONS,CATIJi MSINS,ANIJWITHOUTLMTATDNS,SIJCHDnti! 
INST...UllONS >S Tl'IE GIIANTH MAYllffMNEUSSAlll',TOGlTHEJtWITHntEIIIGt!TOfM:c:ESS 
.<£ROSSntE REAI.ESTATE DlPICTIDlfcREONFORntE NECESSARVPEIISONNEl.ANIJ E(VIPMENT 
TOOO Nff ORAUOfll'IEN!f.M.WORl. IN RJtntEIIANCEOFntEFOREGOINGAFlll!MATM 
RIGIITT,ntEFOLI.OWINGCCMNANTSSHALJ.RUNWITHSAID INIDINPERP£TUJY:ND 
PERtMNENT !!UILDING50RSTRUC!URESSHAl.l. 8E f'tACEDONSAIDEASEMENT;tollITTSOR 
SKtUIIS ORJ«lN-NATMIIEGETATONSHALJ.HEf'tACEDONSAIIEASEMENT, ntERESHALJ. !!t ND 
□RIDGED OR AU ,.,,.,TEIUAI. PIACID UPON SAID EASEMENT, NID; FtNUSSHAU. toTHE 
ERKTIDUPONSAIDEASEMENT INANl'WAYWHICH'NIURESTRICTntEUSfSHEIIEINGIIANTID. 
TttE RIGlfTIS AISOIIERf!!Y GIIANfEDTOTttE GRANTEE TO REMM Nff I.INl'ERMITTHI 
!IUILDINGSORSTRUCTURfS, TOCUTIXIWN, TIIIMORREMMNfYTRffS,FtNUS,SHRUIIS, OR 
IITHEJtP!Nrnill1ATARfr«lN-NATMANIJINTTRffllEWITHTl'IEPUlll'OSE,OPERATIONOFOR 
Mx:ESS TO l",ON,UPON,.<£ROSS, CMR,lNJUORTIRJUGHSAIOEASEMEHT. ntEGIIANTEE 
SHAI.I.NOTlltRESl'ONSIIILEFORRE!'UUMENTOF Nff SIJCH !!UI.DINGS,STRUCTURES, 
1--Nr.;,m«B, GAROENSSHRUIIS, IIEGETAllON,ORINll%iCAl'INGRB,UVEUDURING 
EXEACISIOfll'IElfcRBNGIVENRIGlfil. REPIAUMEHTOFITTMSSOREMCMDSHAU.!!tll'IE 
RE5l'ONSIIIIUJYOflttEntENLOTIIWNER. 

JTIS FURTHEJtUNIJERSTOODnlAT toTHINGCONTAINEDHEIIEIN,NINfYGIWffOR 
OEIKATDNOFANl'EASEMENT,ISINID«lED, NORSHAU.HElllNSTIIUED, TOGIVEIUSETOANI' 
OOTlESORLIAIIII/TIESONBOWfOFntEGIIANTH. IN Tl'IEMNT ntAT AffllOTOWNUOR 
IIWNERSOONOTADEQUAID.VMAINTAINntE 'nUlANDVEGETATION,D!tAINO.GE,ANIJ 
SUIISURFAUORAINAGEFACIIITIES,ORNffFAOUTI'ORaJNDITDNMENTJONl'DINNfYOFTl'IE 
AfOREMENTDNWEASEMEN'r,;, GIIANTH MAYPKMDl AT JT5SC1EllSOITTIONSIJCH 

~~= ~REb~: = ':".='Al.~~:su ~ 
ENUMEIIATEDINTl'IEAFOREMENTDNWEASEMEHTS. TOTHATEHD,GRANTEE ISHEIIE!!Y 
GRANTEDntE PRIIIUGEOFNEUSSAIIYM:c:ESSTHROUGHNIDIIPONntEl'REMISESOFEACH 
NID EVU:f !IL.IXX, LOT, NID PARal Dll'ICTID ON THIS PlAT FOR Tl'IE PURl'OSE Of 
EFHCJUATINGTl'IEAfOIIEMENTDNWaJN5TltUCTION, MAINTENANCE,REl'AIR,ORDnti! 
WORKINODENTAI.TONfYPURPOSEENUMEIIATE!ltlTHE AfOIIEMENllONEDEASEMENr.;. 

EACH NID EVEJtY LOTOWNU SHAI.I. HOW Tl'IE GRANTEE HAAl4£SS FOR Nff ANIJ AU llAIMS 
FORDAMAGESARISINGOUTOFGRANTEE"SPEllfORMNGNfYOfntEAFOREM'NTIONEII 
CONSTIIUCllON,MAINTEHNfCE,REPAIRORANl'DntERIYORKINCIDlNTAL TONfYPURPOSE 
ENUMEIIATEDINTl'IEAFOREMENTIONIDEASEMENTS;NIDSHALJ.IONTlVlr«>D,911FY, DEFEHD, 
ORINCl.lRAl.llXlSTOfllEFEHSEOFTl'IEGAAHTEE, ITTOlflCIAIS,AGEHTS, SERVANTS, ANIJ 
EMl'I.ITfEES,FORMTl'IE PAYMENTOF ANl' SlMORSlMSOFMONE"fTO Nff PEIISON 
WOOMSOEVERONACCOLINTOF AU llAIMS,ACTJONS, ORSl,llr.;=-OUTOFANl'INIUtY 
FROM OR IN Nff WAY ATTIIIBl/TAIILE TO, ntE GAAHTEE PERFORMING Alff Of Tl'IE 
AFOREMENTDNED. IDntEOOENTPEIIMITTID!!YlAW,Tl'IEIDTOWNEIISHAU.HEJOINTlY 
llABL.EFORTl'IECOSTOFNffaJN5TltUCTION,t.WNTINANCE,REPAIII ORNfYDnti!ACJJON 
INCIDEKTAI.TONfYl'lM'OSE ENUMEIIATIDINTl'IEAFOREMENTIONl'DEASEMEH15PEllfORMED 
!!YTHEGRANTHANIJSHALJ.AHMIIIJRSEntE GRANTEE l.aNWRITTENDlMAND.INntE MNT 
OfFAILURETOSOREIMBUIISE,TOntE OOENTPElU4TTEll!!YIAW, TKoos-r.;OFANI' 
CONSTIIUCllON,MAINTEHANU,REl'Alll,OROTHEJt \YORKSHAI.I.GIVEIIISETO A UENONTl'IE 
SUIIIECTEASEMENTPIIEMISESIN FAYOROfntEGRANTEE. SIJCHUENMAY!!tPERFECTID!!Y 

JTISRlRTHEIIEXPllfSSI.YUNllBISTOOOTK,\TTHEIIESHAU.HENOAI.TEIIATONOfEXISTlNG 
VEGETATONORD!tAINO.GE ATANl'TIMEwnttOUTntE EXl'RfSSWRITTENAl'l'IIOYAI. OFTl'IE 
GRANTEE, I.INLES5 DntEll'MSE AUTKlRIZED !!Y IAW. ND AMENDMENT, MODFICATION, 
RE\OCATONOREXIINGUSIMENTOF Nff Ofll'IEAFOREMENTDNIDE.>SEMENTSORAfflllf 
THE CONIJOIONSORPURPOSESCONTAINEllntEREINIS EFffCTM,WffiDJTTl'IEEXPRESS 
WRfTTEMN'PR<:NAI.Ofll'IEG!WfTH. 

SURVEYOR'S CERTIFICATE 

THISISTOCERTlfYTK,\T I. MIOIAELD. IIYTN'R, Nl lllNOISUCENSEDPIIOFESSKXMl.lANO 
SUll'IEYOR,HAVESIJt\lHED, SUBDMOEDANDPlATTIDIOltll'IEIIWNERSTHEIIEOF THE 
FOUOWINGDESCIUHEDPROPERTY 

nlATPARTOFTl'IENORntfllACJJONALHALfOFSECTIONl,TO'ntlSHP39NORTH,RANGEB 
EASTOfll'IETHIIIIPRINCll'AL MEIIDIANOESOUHEDMFUl.llW\: 

aJMMElfCING AT Tl'IEPOINT OFINIEltSECllONOfll'IECENTEJIUNEOfllltlROAOWITHTttE 
NORTHEIII.YRIGHT-OF-WAYUNEOFntEFORt,UOUCAGO,AUROIIAAND ELGINIIAILRQ0.11 
WNf'NfY (NOW WMMOlfWEALTH EDISON WNf'ANI'); ntENCE SOI/TH 8'i OEGRilS 44 
MINIJIES ~I SfWMJS EAST ALONG SA/0 RIGlfT-OfJNAY LINE 1370.511 FEIT; THENCE NORnt 0 
DEGREES ZO MINJJES 46 SfWNOS WEST 466.12 FEIT; THENCE f«lRTH 2 OEGRE!5 12 '-'NI/TES 
'40SEaNJSEAST912.68FE£T TOTl'IESOl/THUNEOFTHEf«JRTHHAlfllfll'IENORTHEAST 
FllACTIONAl.qJAIITEROf SAII SECJJONFORAPOINT OFIIEGINMNG;ntENCISOl/TH20EGRllS 
12 MINJJES'405EaJNIJ>WEST AI.ONGntE lAST OESOUHEDWURSE 592.68 FffT;ntEHCE 
f«JRTHB81lEGREES2'1MINJJES46SE<XlNIJ>WEST1302.6J.FE£T TOTl'IE EASTEIILYUNEOfll'IE 
IIIGtlT-OfJNAYOFllRKllo.o.DIHEHi50.0 FE£T EASTER!.Y Of !".AIDCEHru!UNE,MEASll!IED AT 
IIIGtlTANGLESANIJRAIJWJ.YTHERETOj;THEHCEJ«lRTltill.YALONG SAIO EASTEIII.YUNE 
1874.9 1FEIT TO Tl'IENORTHUNE OFntENORTHWESTFAACJDNAI.QUNITTROFSAIOSECJJON 
l;THEHCENORTH89DEGIIEES09MINUru2'1 SfaJNOSEASTAI.ONG SAIO NORTHUNE1264 
FEIT TOntENORTHEASTCORNEJIOFSAIDNORTHWESTFRACTlONAl.qJARTER,ntENCESOl/TH 
OODEGIIEES46MINIITE509 SfWNO!iWESTAI.ONGTHEU.STUNE OF SA/OtDITH\YEST 
FllACTIONAI.CUAIITER !ll'i.13 flU TOTl'IESOUJHEASTCOIINUOfntENORTHHALfOFSAII 
NORTHWESTFllACTIONAI.CUARTER,THEHCENORTHll9DlGllfES111MIN\IIBOBSEaJNIJ>EAST 
AI.ONGntE SOl/THLINEOfll'IENORntHALfOFSAIONORTHEAST FRACTDNALQUAATIRZ4.72 
FEIT TOTl'IEPOINT OFHEGINNINGINGENEVATll'M'ISHIP,lANE IDUNT"f, UJNOIS. 

EXCEPTINGTHEREFROM,THOSEPORTONSaJNWfEDTOTttE<DUNflOFlANE,AIIOl1l'PUIT"C 
BYOEED DATID,.,,.,Yl3, 1996ANIJRE(l)R!)EDAUGUST 15, 1996ASDOCUMENT'l6m'i8349. 

I FURntERCElllflnlATAl.l~MEHfliSHAI.I.HE S£T Ul'ONntEaJMPLillONOfll'IE 
aJN5TltUCJJONSOPERATIONS!IUTNOIATERTtW'll2MOfffilSAFTEJtll'IERE<DRaNGOFTl'IE 

[~==-~:s,!AllfPft=~=D~=: :~7~ 

I FURTHER CERTIFY TK,\l ntE ~ PROPERTY FAUS wm.l Tl'IE <DRl'ORATE UMmi Of 
ntEOlYOFGENEVA,NIDIRJRTHER CERTIFYnlATtoPAIITOfll'IEPROPERlYCOYERfD!!Y 

l'NIEI. NUMIIER17089C02700, Efff. CTMAIJGUSTl,2009. 

OATEOFPlAT ORWJ>7/18/1fil5 

~~~·.t.::cs".:\==:::,~:::,~".""" ~'\': 

PREPARED FOR: PLAT OF SUBDIVISION 
BULLOCK CAMPUS ~ I JAC(;'~ ~ ~f.NER 



AGENDA ITEM EXECUTIVE SUMMARY  Agenda Item number:  4i 

Title: 
Recommendation to approve a Plat of Dedication and Plat of Easement 
for Division Street extension east of Kirk Rd. 

Presenter:  Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee   Date: September 8, 2025 

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

Executive Summary (if not budgeted, please explain): 

The attached Plat of Dedication is for the Division Street extension that is subject of the preceding 
Intergovernmental Agreement agenda item. Per the IGA, this portion of dedicated right‐of‐way would 
be transferred to City of Geneva jurisdiction.  

In addition to the Plat of Dedication, a Plat of Easement has also been provided for a drainageway that 
crosses from the north under the St. Charles Park District Bike Path before entering Division Street 
right‐of‐way in Geneva. This easement protects the drainageway from grade changes and grants the 
City the right to enter and modify the drainageway if necessary. 

Attachments (please list):  
Plat of Dedication, Plat of Easement 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve a Plat of Dedication and Plat of Easement for Division Street extension 
east of Kirk Rd. 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 



PLAT OF DEDICATION 
PART OF THE SO UTHW EST QUARTER OF SECTION 36, TOW NSHIP 40 
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OWNER CERTIFICATE 

' " ' THSISTOCEIITlfYntAT MACJIEI.AfAI. ESTATE OOlaNGS,UCIS THE OWNEROFTHE 
lN«IDt5ClUBEOINTHISf'tATOFDEDICATION,f!AVECAUSEOTHESAMET0 9E 
SURVEYEllASINDICATID THEREON,fORntEPIJU'OSESOFDEDICATING RIGttr.HJF-WAV 
fOIITHEUSESANDPUR!'OSfSTHERElNSETFOltTHANDASAU.OWEUANDPIICMDED BV 
STATUTlS, ANDntESAIO IIWNERDOES ID:f8T .oatOW\fDGfANDIDOVfntESAME 
UNOER THETTTlf AFOIIESAID. 

NOTARY CERTIFICATE 

' " = ~-- ' 
'·.~- - --------=•== PIJ!IUC IN ANDFORSAIOCOUNfl,INTttESTATT NORBAID,OOHEREBVCERTifYTf!AT 

AAEl'tll.'iOWJ.YW>WNTO ME TO BE THESAlll'~S)WHOSflMME(S)Allf 
SUIISOU8EDTO THE AfORE5A.ID INSTIIUMENTASSUOIOWNEJIISj,APl'EAll:ED!!ffORf 
METHISDAYINPEltSONANDNXNOWI.IDGElllttATTHEYSIGNEDTHEPIATASTHEIR 
IIWN FRH ANDYOI.LWTAAYN::rfOllntE USE5ANDPIJU'O!ifSTtt6lEINSETFOIITll 

GIVENUNDERME-□ ANDtoTAAIAI.SEAI. 

KIRK ROAD ST. CHARLES SUBDIVISION 
DOCUM ENT2015K057242 

RECORDED 10/20/2015 

DIVISION STREET 
HEREBY DEDI CATED FOR 
PUBLI C RI GHT-OF-WAY 

TO THE CITY ST. CHARLES, IL. 

CERTIFICATE OF CITY ENGINEER 

' " ' 

CERTIFICATE OF COUNTY ENGINEER 

' " ' 

KANE COUNTY CLERK'S CERTIFICATE 

' " ' '· - - --------=· = (llRl(IN Al«IFOR THE IXIUNflAl«ISTATE MORESAII. RNDtoDEt.tfClJEHTGEHEJtAI. 
TAXES,UNl'AIDCURl!ENTGEHEAAL TAXES.DWNClJENTSl'tQAI. ASSESS/4NTS OR 
I.INPAII CUlRENTSPECIAI.ASSESSMENr.; AGAINST NffOFTttEREAL ESTATT DESClU8EO 

Gl\l'ENlNJERMV HANO Al«I SEAI. AT ______ ~ 

BASIS OF BEARING 

IIEAIUNG5SHOWN HEllEON AAE lU"°5STAT£ 
PINIEEASTroNE, !IA5EDONGl06AI.N,\WiATION 

SATELllfE STSTEMOIISERVATIONS. 

LEGACY BUSINESS CENTER OF 
ST. CHARLES 

DOCUMENT 2006KOS4480 
RECORDED 5/ 18/2006 

Sl'9"59"55"W l8762 ' J 
S(JIJJHE..OSfH!aJRNEROflfGACY!!USINfSS 

CEHITJIOfSTOWUSPEltOOCUMEHf 
21X16m544110RE<DRDED W.V18,2006 

UN SUBDIVIDED 
OWNER: MACNEIL REAL ESTAlI HOLOINGS, LLC 

PIN: 09-36-3(X)-057 
DOCUMENT 2017K009395 

RECOR0£0 2/21/'KJ17 

NOTES 

I. UPON ACUl'TANCI Al«I REaJR[),o,TJON KJNUMEHr.; WIU BE SET AT Al.l aJl!NE!tSOF THE 
POllTDN llEDICATE!IHEREON 

Z.ntERE SHAU. 8E toACCES5TODMSIONSTRffT WffilN500 FE£TOf llRKIIO,O,IJ 

GROSSAAEA:791.663! SQ. fT. OR 18.174± AalE5 
FUGHT-Of-WAVDEDICATJON: ll,563! SQ. fT. OR0.265±AalE5 

NETN!U:.180.1W:±SQ. fT. OR17.'I09±ACRES 

LEGAL DESCRIPTION · PROPERTY 

THAT PARTOfntE SOUlttWEST(lJAATIROfSECllON36,TOWNSHIP 40NOIITll,FWIGE 
BEASTOfTKmRDPRINOPAI.MEIIDAN,tllANE COLW!Y.IWNOIS.DESCRIHED>5 

IDMMEtOltGATTHESOl/TttEASTaJRNER Of THESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;TKNCESOUJH88DEGREfSZ4MMITES Z1 5EaNJSWESTIB.O.SISllf 
9UJUNGS - IWNOl!iSTATE PIANE aJORaNATES - EASTZONE(NAD83l)AI.ONGTK 
SOUJHUNE Of !.AIDSOUTttWESTQUAATERSECTDN189.S4 FEET TOTKSOl/THERLV 
ElITTHSION Of 1K EASTEWI UNE Of l.£GACI' IIUSINESS CENTa Of ST. OWll.£5 
FIECORDEDMAV 18:IID;.>500CUMEHfNUMBU21XDl1544110INntE OfACEOFTK 
FIECORDER, KNIE IXlUNfl. lWNOIS; TKNCE NORTH 00 l)(GRfES 19 MIMITES 17 
SE<llMJS WEST Al.ONG SAID SOl/THEllLV ElITTHSION 923.M FETT TO A POINT 
- NAfTEROOUDPOINT "A". TKNCE IDNTINUING NORTHOOl)(GRfE5 19 MINI/TB 
17 SE<DNOS WEST Al.ONG SAIi sounmu EXTENSION 130.10 FETT TO 1K 
SOl1lttE.-OSTTR WRNER OF SAIDl.£GACI' BUSINESSCEHITJI Of ST. OWll.£5 [THc 
IOl.l.OWINGSEVEll(7JIXIUR:SfSAREAI.ONGTHEsountERNUNE OFSAIDl.£GACI' 
!lJSINESS CEHfEROF ST. OWUSSUllllMSKlN; l )THEHCEsountll'IDEGREE:5 5'1 
'-'M1TB 55 SE<XNJSWEST187.62;1ITHEHCEJ«lRTH 451lEGREESOOMINIITB05 
SE<DMJSWEST60.70FE£T; 3)THEHCENORTHOODEGREESOOMINUTB05 SEWNOS 
WEST165.48 FEfl; 4 1ntEHCENORTH 45DEGREESOOMNUTTS055EaJNOS'n5T4823 
FEE\";5ITHEHCESOl/THll!l llEGRilS5'1MINUTB 55 SEaJNOSWESTl'lB.11 AH;61 
THENCE NORTH 00 DEGREES 00 MINUTES 05 SEWNOS WEST ZGS.51 FEET; 7J THENCE 
SOUTH 11'1 DEGllffS 59 MMITES 55 SEaNlS WEST 570.47 FEET TO 1K 
SOUJttWESTERNIXJRNcROfSAIDl.£GACl' CEHfEROfST. OWllES,!'.AIDPOINT = 
9EINGONTKEASTERNUNE OfllRKROAD>5rotMY'l'DTOntE COLW!YOfKNIEBl' 
A TRUSTH 'liDEE!IAE<llRDED>51XXlJMEHTNUMIIER961W:!17951N THEOfflCEOf 
THEREalRDER,lANE aJLWIY, IWNOIS{IHEIOl.l.OWINGFOUltl4)a!URSfSARE 
AI.ONG SAID EASTERN lJNEOfllRKROAD); l)THEHCESOl/THOOllEGREES 15MINIITB 
05SE<XlNOSWEST66.4.lFEIT;2) TttENCE sount8BllEGIIEES59MNUTTS3!1 SEWNOS 
EAST10.00 FE£T;3)TKNCEsountOODEGRllS15MINUIT505SE<DMJSWESTB71.01 
FEE\" TOMANGl.£POINTIN SAIDE>Sru!!.VUNE; 4)THEHCESOl/THOODEGREE538 
'-'NUTESLB SEaJNOSWEST123.Zll FEET TO THEPOM"Of!!tGINNING OFne!i 
llESOUl'T"ON;TttENCESOUTlll5DEGREES44MINUIT5 55 SE<DMJSEAST93.&I FEIT; 
TttENCENORTHOODEGRff5 15 MNUTES05SEaNJSEAST117.63FEfl; THENCE 
SOl/TH89DEGREE5 44 MIHUTTS55SE<DMJSEAST4611 .00FE£T;TKNCENORTHOO 
llEGREES l'IMNUTTS05 SEWNOSEAST300.25 FEET; THEHCE SOUJH891)(GRfE540 
'-'NUTESOBSEaJNOSEAST465 . 75FEET TO A POM"fE!flllfORECAil.EDPOM" " A"; 
THENCESOl/THOODEGRfES 19MNUTES 175EaNJSEASTAI.OHGTKSOUTttERLV 
ElITTHSION Of THE EASTERN llNE Of SAID LEGACI' BUSINESS UNTEROf ST OWll.£5 
923.&I AHTOTHESOUTHUNEOFTKSOUJHWESTQUAATEROF!'.AIDSECIION36; 
THENCESOl/TH881lEGRffS 24MIMITES215EaJNOSWESTAI.ONGTHEsountUNEOf 
SAIDSOUTttWEST(lJAATIR SECIIONlo«J.9"iFEIT TOntE MORESAIDEASTERNUNEOf 
UllROADPERIXXlJMEHTNUMHER'l6m:IJ795; THEHCENORTHOODEGREfS38 
'-'NUTES18SE<DMJSEASTAI.ONG!'.AIDEASTHINUNE OFllRKROAD530.IO FE£T TO 
TttEPOINT Of &GINNING tlKNIErotJNfl, lllJNOIS. aJNTAINING,18.174 ACRfS, 

LEGAL DESCRIPTION· DEDICATION TO ST CHARLE$ 

THAT PARTOFntE SOUlttWEST(lJAATIROFSECllON36,TOWNSHIP 40NOIITll,FWIGE 
BEAST Of TKntRDPIUNOPAI.MB!DAN,tllANE COLW!Y.IWNOIS.DESCRIHED>5 

IDMMENOltGATTttESOl/TttEASTaJRNEROfTHESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;THEHCEAI.OHGTHEsountUNEOF SAID SECTK»l36SOUTH8BDEGREES 
24MINUIT521SEaJNOSWEST. A DISTANCEOF1173.45FEETTOTHEPOINTOf 
9EGINNING; ntEHCENORTHOODEGREE5 44 MNJrn 36 SEOONJS EAST. A DISTANCEOf 
3'1.'IIIFEET TOTHE HEGINl'IINGOF A NOIHANGEHTQJRVE;TttENCEAI.ONGSAIDCIJt\lE 
IDNCA\l'E TOTKSOUJHHA\IING A IIADIU5 0fl040.00FEIT.MAACLENGTHOF197.88 
FEEi", Al«I A OKHIWHICH 8EARSsount85 DEGREE533 MNUJES5'1SE<DMJSEAST 
WITH A ODRIIDISTNfCEOF197.511TOTK!!tGINNINGOF A REVERSECIJt\lE;THENCE 
AI.ONGSAIDOJRVEWNCAVE TOTHE NORTHHAV\NG A RAaUS Of960.00 FEET.MAAC 
LENGTH Of l 92.4Z FE£T.Al«I A OKHIWHIOIIIEAltSsount85DEGRfES51MINIITB 
27SE<XlNOSEASTWITH A OIORDDISTANClllf 192.09TO THE sountUNEOf SAID 
SECTDN36;THElfCEAI.OHG!'.AIDsountUNEsount8BDEGllffS 24 MINUTBZ1 
SE<DMJSWEST, ADISTANCIOF38'1.1"i FEET TOTKPOINTOFIIEGINNINGaJNTAINING 
0 .17ti ACRESOflANll.KJREOR LESS, INlANE aJLWIY.llJ.tlOIS 

LEGAL DESCRIPTION · DEDICATION TO KANE COUNTY 

THAT PARTOFntE SOUlttWEST(lJAATIROFSECllON36,TOWNSHIP 40NOIITll,FWIGE 
B EASTOfTKmRDPRINOPAI.MEIIDAN, ti lANE COLW!Y. IWNOIS. DESCRIHED>5 

IDMMEtOltGATTHESOl/TttEASTaJRNER Of THESO!ffilWE5T(lJAATIROf SAID 
SECTDN36;THEHCEAI.ONGTHEsountUNEOF SAID SECTK»l36SOl/TH8BDEGREES 
24 MINUIT521SEaJNOSWEST. A DISTANCEOF1173.45FEET TOTHEPOINTOf 
9EGINNING; TttENCECONTINUINGAI.ONG!'.AIDsountUNEsount118 DEGIITTS24 
'-'NUTES 21 SEaNJSWEST, A DISTANCE OF 56.95 FEET TOTK EASTEl ll.Y UNE Of lH 
~>51XlN\1'EYEllTOTKIXIUNflOfKNIE BVTRUSTH"S OCEDDOClMENTNUMBU 
'l6l011795 RECORDED MARO! 27, 1 '196 INTK OfflCE Of THE RE<llRDER, KNIE 
IXlUNfl. lllNOIS; TKNCE J«JRTHAI.ONGSAIDEASTERLVUNE OFllRl~NORTHOO 
llEGREES38 MINIITB1BSE<DNDSEAST. A DISTNfCEOF90.29;ntEHCESOl/TH89 
llEGRilS22MNUTTS5'l SEaJND!iEAST. A DISTANCEOF7.00 FEfl; THENCEsount45 
llEGRilS'DMIN\ITTS535EaJNOSEAST.AlllSTANCIOF6'1.36 FEfl;ntEHCESOl/THOO 
llEGRilS 44 MINUTES36SE<XNJSWEST, A DISTANCEOf3'1.llB FE£T TOntE POINTOf 
9EGINNINGaJNTAININGO.OB9ACRESOflNIO.MORfORLESS, INKNIEaJLWIY. 

KANE COUNTY HIGHWAY DEDICATION PROVISIONS 

THEDIDICATIONISHERE!IVGIWfTTDAl«lrotMY'l'DTO THE aJLWIYOFlANE fOR 
THEUSEOFTHEIXlUNlYOFlANEfORfllGHWAVAMONG OTHERPURPOSESWHIOI 
llEDICATIONINUUDES.IIUTISNOTNECESSARILV~TO.TttERIGtlTTOUSETK 
llEDICATIONPREMSESfORNffPRESENTOR FI/TURfHIGtlWAY l'lM'OSEOll Nff 
PURPOSE"5SOCIATTDWITHAl«IAPPUIITTNANTTO A fllGHWAV. "HIGHWAYPURPOSE'" 
M USHI HEREIN INUUDES !!UT IS toT NECl5SARllV LIMITED TO DESIGN, 
IXlNSTRUCTlON,OPERATON INST""1ATION, Al.nRATDN.REPAIR,IIEPlACEMENT. 
FIENEWAl, IWROYEl,lcNT.REMOYAl,WlllENING,MAINTENANCE, REaJNSTRUCTJON, 
FIEPAV\NGNff FACUIY, SlltUCTUlEORFEATUU'INNffWAVASSOaO,TTDWITHOR 
Al'PURTENANT TO A HIGHWAY WHICH INUUDES WITHOUT UMTATDN PUIIUC 
PmESlltlMMlljORIIICYCLE FMJI/TlES 

SAID llEDICATDNRJRTHERINCI.UDfSntE RIGt!Tllf THE COLW!YOfKNIETOPERMT 
PUIIIJCUT"llllESSUCH>5NIOOR,ca.Mll\'WEAl.nt EDISON,aJ!,CAST.AT&TAl«I 
IITJtcRSPURSIJNffTO Nff aJNDITlONSTHATMAVIIERE<lJIRED BVTHECOUNflllf 
lANETOUSE. OPElulll, INSTAII.MAINTAIN, AI.IBl,REPAIR,REPIAU,RENEW, 

=-~~~OfF~u_ri: ~S~SfRW:E~NUU~: ~ 

TRANSMISSIONOfGAS, WAIBl,EtfCTRIC, l.Q\m, l},o,lA,V\DEOOR DIGITAI. OllNff 
FI/TURfaJMMODITTBl'MENISOF lJNES.WRES, A!!tROPTICUNES.PIPES.WNOUmi 
Al«IPOLESINCU.lllNGNffonti!PRESEHf FI/TURfMENISOFTR.ORSMSSIONBV Nff 
IITJtcRSTRUCIUU'Oll FACJUflASSOCIATEUWITHOllAl'PURTENANTTttER£10. 

UNSUBDIVIOED 
OWNER: ST CHARLES 
PIN: 09-36-400-001 

' ,. 
' 

SURVEYOR'S CERTIFICATE 

LEGEND 

EZZZZ : =r:::::: ""''''" 

-­
[),o,TE OfPIATOR'-W'7/15/= 

~ -J~~~,m -:a~::",:'.:'/::;;:':-\~•=•~ 

PLAT OF DEDICATION 
PREPARED FOR: 

.. JACOB & HEFNER 
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BASIS OF BEARING 

9UJUNGSSHOWN-ONAAEl.1JNOISSTATE PINIE EASTZONE, 
e.o.sEOONQDBAL HAI/IGATlONSATillITES¥'STIMOOSERVATIONS. 

GROSSAAEA:7'11,663! SQ. FT. OR1B.174! ACIIES 
DRAINAGEfASEMENT: l,350!SQ. FT. ORO.OOl±ACRE5 

TEMPOIWll'aJNSTRUCTIONEASEMENT:23,9'1t SQ. FT. OR0.5Sllt MJ!ES 
91l:EPATH EASEMENT: 14,881t SQ. FT. OR0.342t MJ!ES 

TOTAI. EASEl,lcNTNll£A:. 40,184! SQ. FT. OR0.9Z3! MJ!fS 
NETAAEA:7'il,4 7'1! SQ. FT. OR 17.25llAOlES 

KIRK ROAO ST. CHARU S SUBOIVISJON 
OOCUM ENT 2.015KOS72:42. 

RECOROEO 10/20/2.015 

LEGAL DESCRIPTION· TEMPORARY 
CONSTRUCTION EASEMENT 

lliO,TPARTOFntE SOl/TIIWESTQIJARTEltllfSECTDN36, TOWNSHIP40 
NORTH,l!ANGE8EASTOFTltcn9RDPRINCll'AI.MEIIIDWl,JNlANECOUmY, 
IWNOIS,DE5CIUllED A5 fOll.llWS 

aJM',IENONG AT THESOIJlttEASTCORNE.ltOF THE 50l/TttWEST(lJAATEROF 
SAID SECTION 36; ntENCE "10NG TttE SOUTH lN Of SAIOSECTDN 36 
SOl/TH88 DEGREfS24MIN\1JES21SEWNOSWEST, A llSTANCEOf1119.\.4 
FH T TOTHEsounti!!.YOO£HSION OFTHEEASTERNl.tlE OFLEGACY 
!IUSINESSCENTUOFSTOIAA1ISREaJRDEIIMAY lll,2006 AS IXlOJMEHT 
NUMllER~TltcNCEWNT"tlUING AI.ONG SAID SOl/THUNE 
SOl/TH88 DEGIITTS24 MIN\1JES21SEWNOSWEST,AllSTANCEOfl'lll.40 
AH ffiTHEPONTOF!!tGINNI NG; THENCEaJNJlNUINGAI.ONG SAID SOUTH 
UNESOUTH88DEGREES2'4MNIITB21 SEca«lSWEST,AasTANCEOF 
391i45FHT ffi THE 8EGINNINGOF A NON-TANGENTWIN'E; TltcNCEAI.ONG 
SAID CUIM'CONCAVEffintE NORntHAV\NG A RADIIJSOF'IW.OO FEET,AN 
AACLENGntOf 192.4 2 FEET AND A OIORDWHOl!!tARSNORTHR5DEGllfES 
51 MINUTlS27SE<XlNOSWESTWITH A 010RDLENGntllfl92.09 FEITTO 
TttE HEGlhNNGOF A RE\IERSE WIN'E;TttENCEALONGSAIDcut\lECONCAVE 
ffi THE SOl/THHAV\NG A RADIU50F l 040.00FEIT,AN AAC LENGnt OF 
197.88 ff IT AND A OIORDWHICH!IEAASNORTHll!illEGREES33MNl/TES59 
SE<DNDS WEST WITH A 010RDDISTANCE OF 197.58 FE£T; THEHCENORTH 4 5 
DEGRfES 27,.,..IITB'>3SE<llNIJSWEST, A DISTANCEOf6'1.36 ffIT;TltcNCE 
SOl/TH 89DEGllfES52 MNIITB llSEaNJ> EAST, A DISTANCE Of 186.6.l 
ff IT;TttENCESOl/THTIDEGREfS I O M Nl/TESlllSE<XlNOSEAST, A DISTANCE 
Of 31B.6'1 FEfl;THEHCENORTH88 DEGIITTS 2'4MNl/TES2 1SECON!SEAST, 
A asTANCEOF21l7.00 FEET; THElfCENORTHOlDEGllfES 35 MNl/TES39 
SE<XlNDSWEST,ADISTANCEOf]0_00 ff IT, THEHCENORTH88DEGREES2'4 
MNl/TES21 SECa«llfAST, A DISTANCEOf l ]0.00 fEET,TltcNCE SOl/THOI 
DEGRfES 35MNUTES3'1SECON!SEAST, A DISTANCEOF35.00 FEET TOTHE 
POINTOF HEGINNINGIXlNTAINING0.570MJ!fSOFLANll,MOREORLES5,IN 

PLAT OF EASEMENT 
PART OF THE SOUTHWEST QUARTER OF SECTION 36, TOWNSHIP 40 

NORTH, RANGE 8 EAST OF THE THIRO PRINCIPAL MERIOlAN 

LEGAL DESCRIPTION · PROPERTY 

THATPARTOFTltc50UTIM'ESTQUAATEROF SECTION36, TOWNSHIP 40NORTH,l!ANGE 
B EASTOFntE ntlA!IPRINCIPAl.'-'cRlllAN,INlANECOUfffl ,lllNOIS,DESO!l9EllAS 

WMMEHCING AT Tltcsounv.5TWRNEROFTltc50l/TttWESTQIIAIITBIOF SAID 
SECIION36;THEHCESOl/TH88DEGllfES24 MINl/TES21SECONJSWEST(MSISOF 
IIEAAINGS - l.lJNCXSSTATE PlANE<lXRllNATES - EASTIDNE(HAOB3)1Al.ONGTltc 
SOl/THUNE OF SAID SOUnfWEST(lJAATERSECIION l 8'1.\.4 FE£TTO THE sounti!!.Y 
EXTENSIONOF THE EASTERNUNEOftfGACY!IUSINESSCEKru!OFST. OWll£5 
RE<llRIJED MAYlB2006,ASllOCUMl'NT NUM6612IXJ6JD5448011TltcOFflallf Tltc 
RE<llRIJER,lANEaJLWIY,llltoS; THEHCENORTHOODEGREES l9MINUTES11 
SEWNOSWESTAI.ONG SAIOSOUTHERI.Y EXTENSION923.84 FEET WA POINT 
HEREINAFTIRCAllHIPOINT "A",THEHCEIXlNTlNUNGNORTHOODEGREfS19MNl/TES 
11 SECONJS WESTAI.ONG SAID SOIJIJtcRI.Y OO£HSION 1]0.10 FEET m Tltc 
SOl/THEASTEJlNaJRNcROFSAID LEGACY!IUSINESSCENTUOFST. OIAA1IS{ntE 
FOU.OWINGSE\IEN[7JwutSESARfAI.ONGntE SOUTHEllNUNEOFSAIOtfGACY 
IIUSINESSCENTUOFST. OWll£5SUIIOMSION; l)TltcNCESOl/TH89 DEGREfS 59 
MINl/TES 55SECONJSWESTUl7.62; 2)TttENCENORTH 4 5 DEGllfESOOMIN\1JES05 
SEWNOSWEST 60.Jll RH ; 3ITHElfCENORTHOODEGIIEES OOMNl/TES05SE<XlNDS 
WESTU».CB AH; 4)THEHCENORTH 45DEGREESOOMINl/TES05 SEca«lSWEST48.23 
FEET; 51ntENCESOl/TH8'1DEGllfES59MNl/TES55SE<DMJSWEST l 'lllll FHT; 6) 
THENCE~ntOODEGRfES OO,.,..IITB05SE<DMJSWEST 265.51 FE£T;7)THEHCE 
sount89DEGllfES91 MINl/TES 55SECONlSWEST 510.47 FEETTO THE 
sounfWESTERNCORNE.ltllfSAIOLEGACY CENTUOFST. awtl.£5, SAID POINTAt50 
HEINGON THE EASTERNUNEOfORJ::RO,O,IJASCOINE"ftD TO THECOUNT"IOFlANE BY 
A TltUSTEE'S DEED REWRDEDASDOCI.MENTMMBEll961:ll217'1"i llTHEOFfllOf 
THE RECORDER,lANECOUNT"l, llJNCXS{THEFOII.OWINGFOUR(41wutSESAAE 
Al.ONGSAIDEASTB!NlNOFllRKIKWll;llTltcNCESOUTHOODEGREES 15 MNl/TES 
05 SEWNOS 'n5T66.43 AH ; 21 THElfCESOl/TH 88 DEGREES 5'I MINl/TES 3'1SE<XNJS 
EASTIO.OO FEET; 3)THEHCESOl/THOODEGllfESl5 MNUTES05SEWNOS'NESTll71.0l 
FEET ffiANANGUPOINTINSAIDEASTERI.YUNE; 4)ntENCESOl/THOODEGllfES38 
MINl/TESlllSE<XlNOSWEST 123.10 FEET ffilttEPOINTOF8EGINNINGOFTHIS 
DE5CRll'TION;THEHCESOUTH8'1DEGIITT5 44 MNl/TES 55 SEWNOS EAST 93 .84 FEfl; 
THENCE NORTH 00 DEGllffS 15 MIN\1IES 05 SEaNJ> EAST 127 .@ FU T; THE1fCE 
sount8'1DEGllfES 44 MINl/TES 55SECONJSEAST468.00 FHT;THEHCENORTHOO 
DEGREES15MNl/TES05SE<XlNOSEAST300.l"i AH ;THEHCESOl/TH8'1DEGREfS40 
MINl/TESOIISECONJSEAST'65 . 7'iFE£T TO A POINTltcRETOFORECAU.IDPOINT " A"; 
THENCESOUTHOODEGREfS 19 MNl/TES11 SEca«lSEASTAI.ONGTttEsounti!!.Y 
EXTENSIONOFTHE EASTERNIJNE OFSAIDLEGACYIIUSINESSCEHIDtllfST. OWll£5 
923.84 FEET ffiTHESOUTHIJNE OF THE SOUTHWEST(lJAATEROFSAID SECTION36; 
THENCESOl/TH88DEGllfES24 MNIITB21SECONJSWESTAI.ONGTHESOl/THIJNEOf 
SAID SOUTlfWESTQIJAAT9SECllON1040.'15 AH ffiTHE AFORESAID EASTB!NIJNEOf 
l:IRK ROAD PO l)()(U,tcNJ NIJ'-ftl! 961:ll217'l5; ntENCE NORTH 00 DEGRfES 38 
MNl/TESUISEWNOSEASTAI.ONGSAIDEASTEJlNUNEOFORKROA0530.IO lffT ffi 
THE POINTOF HEGINNINGINl:ANE COUmY, lllr«XS, CONTAIMNG, 1R.114ACRE5, 

LEGACY BUSINESS CENTER OF 
ST. CHARU S 

:! DOCUMENT 2006KOS4480 

. ., .~~ --
~~:~:~~;;~J 

UNSUBDIVIOEO 
OWNER: MACNEIL REAL ESTATE HOLDINGS, U.C 

PIN: 09-36-300--057 
DOCUMENT 2.017K009395 

RECORDED2/21/2017 

LEGAL DESCRIPTION· BIKE PATH EASEMENT 

lliO,T PART OF THESOUTtfWESTQUAATEROF SECTION36, TOWNSl'F40 
NORTH,l!ANGE B EASTOFTHETHRDPRINCll'AI.MERIDIAN, INl:ANE<XlUNfl, 
lllto5, DE5CRl6ED A5 f0l1.IIWS 

~NG AT THE SOUTHEASTWl!NBOF THE SOIJllfWESTQIJARTEJtOF 
SAIDSECTON36;THENCEAI.ONGTHESOl/THUNEOF SAID SECTION36 
SOl/TH88DEGREfS24MNl/TES 21 SE<XNJSWEST, A DISTANCEOF18'1.54 
FE£T ffiTHESOl/THEJU.YOO£HSIONOFTttE EASTERNUNEOF LEGACI' 
9USINESS CENTEROFSTawtl.£SRE<llRDED MAY 18,2006"5llOCUMl'NT 
N\.IMltR2006IUl'i,44lll HEINGAt50THE PONT Of !!tGINNING;THEHCE 
CONTINUINGAI.ONG SAIDSOUTHUNE SOUTH88DEGREES24MNl/TES21 
SE<DNIJS'n5T, A asTANCEOF594.ll5 ffIT ffilttEllEGINNINGOF A 
NO!t-TANGEHTQJRVE;THEHCEAI.ONGSAIDCUIM'WNCAVETO THE NORTH 
HAV\NG A RADIUSOf960.00 FEET,ANAACLENGntllf 192.42 FETT ANO A 
Cl«lA!IWHOl l!EMS NORntll!i DEGIITTS 51MNl/TES27SE<XlNOSWEST 
WITH A OIORDLENGntOf 192.0'l ffIT ffi THE 8EGlhNNGOF A RE\IEII.\E 
cut\lE;TltcNCE AI.ONG SAIDCUIM'CONCAVE ffiTHESOUTH HAV\NG A 
RADIUSOF1040.00FEET, ANAAC LENGntOF197.88FEIT AND A Cl«lA!I 
WHOl!IEAASNORTHB5DEGREES33MN\11B 59SEWNOSWESTWITH A 
Cl«lA!llfNGTHOF191.58ffET; TltcNCENORTH 4 5 DEGREES21~NIITB'>3 
SE<DNIJSWEST, A DISTANCEOf20.B7 FEfl ffi THE 8EGINNINGOF A 
NO!t-TANGEHTCIJR'IE;THEHCEAI.ONG SAID cut\lECONCAVEffi THE SOl/TH 
HAV\NG AAADIUSOF1055.00FE£T,ANAACLENGntllf215.34 ff IT AND A 
Cl«lA!I WHO! HE.AAS NORnt 8!i DEGIITTS 57 MNl/TES48SE<XlNOS WEST 
WITHAOIORDLENGnt Of 214.97 ffIT ffi THE 8EGINNINGOF A RE\IEII.\E 
cut\lE;TttENCEAI.ONGSAllcut\lECONCAVETOTHENORTH HAV\NG A 
AADIIJSOf9C5.00FE£T, AN AAClfHGTH Of l8'9.3:!FE£T ANDA Cl«lA!I 
WHOl HENl'i SOUTH 115 DEGIITT5 51 MNl/TES 18SEWNOS EASTWITH A 
Cl«lA!llfNGTHOF189.00 FEET; TltcNCENORTH88 DEGREES 2'4MNl/TES21 
SE<DNIJSEAST, A DISTANCEOf Wj_lB Fffl ffiTHE AFORESAID SOUTHERI.Y 
OO£HSIONOFTHEEASTERNUNEOflfGACY !IUSINESSCEKru!OFST 
OWllfS;THENCESOl/THOODEGREES 19~NIITB 17SEWNOSEAST, A 
asTANCE Of 15.00 FEfl ffiTHEPOINTOFl!tGINNING CONTAINING D.342 
MJ!ESOflN«l,MOREORLES5, IN lANECOUfffl, IUJNOIS. 

S6S·24·21•w19S. 40' 
l'OIHTOf l(GINNelG 
HMPORAAY CONSTIIOCTION£"5f.Mllfl 

KANE COUNTY RECORDER 

LEGEND 

r:,cc;a;;a;;a;;o,;o,;o,;o-,;-a;;o,;o,;oc;o-,;-c -~­
[T -5:i@@fj-~ llllEPAntEASEMENT 

~~=~ ~~ ~WNSTRUCTION 

-------- RIGfT-OF-WAY 

DRAINAGE EASEMENT PROVISIONS 

A PERMANEHTNON-EXCI.USIVEEASEMENTISHERE!!YGRANTID TOTHEOTYOFST. 
OWll£5NE TO THEl!tSUCCESSORSANOASSIGNS,IN, IJON,MJKJS5,0YEll,UMJER, 
ANDTIRJUGH THE AAEASSHOWNBYDAStlEOl.tlES ANOIABEtED"DRAIHAGE 
EASEMEHrONntE PlAT OFEASEMENT HEllEON DRAWN Fa! TttE PIJU'OSEOF 
NSTAWNG,CONSTRUCTlNG, NSPKl1NG,OP£RATING,REPIAONG, IIENE'NING, 
AI.TERING,ElflAAGING,REMJYING, REPAIRING,WANING,AND tNJNTAIMNGSTORM 
SEWERS, DIWNAGEWAYS, AND Nff NEAI.J.MANHOlB,PIPES,IDM'IECIIONS, CATOI 
!IASINS,ANDAAAEIIEl«ISECllOHS, TOG£TJDWITH THE RIGlfTOFACCES.'iMJKJS5 
TttEREAI.ESTATE SHOWNON THE f'tAT OfEASEl,lcNT FOR THENECESSAAYPE~EL 
ANDE<lJIPMENTffiMO.U Nff OR AU. OFTHENJl:Nf.WORltNO l!UllaNGSHAU.llE 
F'tACEDONSAIODRAINAGEEASEMEHT wrntOUTPRIORWRITTENIDNSENTf!IOMTltc 
OTY OF ST. OWUS.THE ltESPONSl81UlYOFMAINTAININGntE DIWHAGE EASEMEHT 
SHAU.HE IIINDINGONTHEHEIRS, EXECllTORS,ADMINISTRATOll.'i,SUCCESSORSNE 
ASSIGNSOFTHE INIOOWNEII.\.NOPERSONSHAII.DESTROYORMOOIFYSIOPESOR 
IITJtcRWISEAFH CTTHEGRADEwrntOUTHAV\NGA!tSTRECEM!IWRITTENAl'l'IMWAI. 
FAOMTHEOTYOFST. OWll£5 

PEDESTRIAN AND BICYCLE EASEMENT PROVISIONS 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4j

Title: Authorization for City staff to release a Request for Proposals for 122 S. 2nd 
St. (Lot 4 Building 8)  

Presenter: Derek Conley 

Meeting:  Planning & Development Committee Date:  September 8, 2025 

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

As part of the original Planned Unit Development in 2006, the City-owned Building 8 lot located at the northeast 
corner of Illinois Street and 2nd Street represents the final phase of the First Street Redevelopment. The City is 
seeking to issue a Request for Proposals (RFP) to identify a qualified developer that will provide a development 
that aligns with the City’s vision for the final portion of the First Street project. 

The lot is approximately .13 acres and is located in the CBD-1 Central Business Zoning District, as well as the 
Downtown Overlay Zoning District, which reserves first floor spaces for businesses that are expected to generate 
pedestrian activity. The lot is also located within the City’s Historic District, and exterior architectural plans will 
be subject to the review and approval of the Historic Preservation Commission. City utilities (water, sanitary sewer, 
electric) are available at or adjacent to the building lot. The RFP expresses the City’s interest in a development 
that features commercial use on the first floor with residential or office on the upper floors; however, staff is open 
to ideas or alternative direction from the City Council. 

Interested developers will submit developer background information, examples of similar projects completed, 
project narrative, preliminary building drawing or renders, construction schedule, and other basic information. The 
City completed an appraisal for the property, which is estimated to be valued at $340,000. The RFP will allow 
developers to offer to purchase the property as part of the RFP application. 

A tentative timeline for the selection process for a developer is as follows: 

• Submission of proposals due December 12, 2025
• Evaluation of proposals by City staff and selection of a shortlist to be completed by December 19, 2025
• Interviews of shortlisted developers conducted January 5-January 9, 2026
• Selection of finalists expected by January 16, 2026
• Presentation by finalists expected by early February 2026
• Development Agreement expected to be initiated by Spring 2026

Attachments (please list): 
Building 8 Lot 4 Request for Proposals 

Recommendation/Suggested Action (briefly explain): 
Motion to authorize City staff to release a Request for Proposals for the City-owned property at 122 S. 2nd St. 
(Lot 4 Building 8 of the First Street Redevelopment Area). 

If I 
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Request for Proposals 

Due December 12, 2025 

For the development of: 

First Street Redevelopment 
Building 8 Lot 

122 S 2nd Street 

City of St. Charles, Illinois 
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I. Executive Summary

The City of St. Charles is seeking proposals from qualified developers to construct a development on a 
lot within the First Street Redevelopment Project in downtown St. Charles. The City desires a 
development that will extend the character of the adjacent First Street project and will complement the 
surrounding downtown area. 

Plans for the lot were approved as a part of a larger Planned Unit Development in 2006. The plans 
contemplated three to four-story buildings, with first floor commercial uses and upper-level office and 
residential uses. Preliminary architectural drawings were also presented. Given the evolution of the 
project, other changes in the downtown area, and changes in the development market, the City is open 
to entertaining new concepts for these properties.  In particular, the City is seeking to add additional 
residential units to better balance the mix of uses in the overall First Street project. 

The intent of this Request for Proposals is to identify a qualified developer with appropriate plans that 
meet the City’s interests for completion of the First Street Redevelopment. The City intends to solicit 
interest and select the developer that best meets the qualifications of this request, with the intent to 
enter into a Development Agreement with the selected developer and initiate construction in Summer 
2026 and 2027 

II. Background/Introduction

The City of St. Charles, IL, located in Kane and DuPage Counties, is 34 miles directly west of Chicago, with 
a population of approximately 33,000.  The City’s historic downtown is located at its geographic center 
along the banks of the Fox River.  The First Street Redevelopment project is located at the center of 
downtown St. Charles and is generally bounded by Main Street (Illinois Route 64) to the north, 2nd 
Street (Illinois Route 31) to the west, the Fox River to the east, and Prairie Street to the south.   

Planning for the First Street Redevelopment began in the late 1990s through the creation of visionary 
planning documents. The City identified that the First Street corridor was underutilized and represented 
a significant opportunity to create a critical mass of mixed-use infill development to complement the 
city’s historic Main Street and riverfront. The vision of First Street is a mixed-use, pedestrian-oriented 
environment that will attract patrons, residents, businesses, and visitors to enjoy the built and natural 
amenities of downtown St. Charles. The initial phases have been successful in achieving this vision. 

The project began construction in 2007, and Phases I and II were completed in 2009. These phases 
included demolition of existing buildings, creation of new public infrastructure, the construction of 
mixed-use Building 7A (BMO Harris Bank and apartments), and Building 4, a large structure comprised of 
4 stories, with retail (1st floor), office (2nd – 4th floors) and 400 public parking spaces.  New public 
streetscape and open space enhancements were provided around the buildings to foster the desired 
pedestrian environment for First Street.  
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Phase III of the project began in 2015, which focused on the property located east of First Street and 
north of Illinois Street, along the Fox River. This phase included three mixed-use buildings with a 110-
space public parking deck, a public plaza and a bi-level riverwalk.  The buildings are comprised of a mix 
of retail, office, and residential.  Other recent improvements include the construction of First Street 
Plaza, a community gathering space, outdoor dining area, and local event space, and the opening of 
Whole Foods this summer.  

The remaining Building 8 lot represents the final phases of the project. The City is seeking to capitalize 
on the current momentum and is seeking developers to partner with the City to complete the project. 

More general information on the project can be found on the project website (to be inserted). 

III. Site Information

The building lot is owned by the City of St. Charles and is being offered “AS-IS”, “WHERE-IS”, without 
representation or warranty and the selected developer, in all regards, shall be responsible for all due 
diligence to satisfy itself as to the lot’s physical and economic condition. 

The Building 8 lot is located at the northeast corner of Illinois Street and 2nd Street (Illinois Route 31). 
The Building 8 parcel is currently planted with turf grass. The parkway along the Building 8 lot, adjacent 
to 2nd St., is improved with a permanent sidewalk. The parking adjacent to Illinois Street is improved 
with a temporary/interim sidewalk. The parcel was planned to accommodate a building pad only. 

IV. Development Information

Zoning 

The property is located in the CBD-1 Central Business Zoning District. The Building 8 lot is also located in 
the Downtown Overlay Zoning District, which reserves first floor spaces for businesses that are expected 
to generate pedestrian activity. The CBD-1 zoning regulations in Chapter 17 of the municipal code on the 
City’s website: https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT17ZO  

Chapter 17.14.010 - Purpose Statement 
CBD-1 Central Business District. The purpose of the CBD-1 Central Business District is to provide for the 
maintenance and orderly growth of a mixed-used, pedestrian friendly, compact district of retail, service, 
office, and higher density residential uses in the central area of the City. Development within the CBD-1 
District is intended to promote the upgrade and full utilization of existing older structures as well as 
appropriate redevelopment. 

The lot is within the 2006 First Street Redevelopment PUD.  A summary of the First Street PUD 
regulations applicable to the lots is attached. The City is open to considering other uses based on market 
conditions. Plans for the development of each building lot were approved in 2006. Information and 
copies of the approved plan documents are attached for reference. 

https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT17ZO
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Building Design Guidelines 

• Additionally, the Zoning Ordinance contains Design Standard and Guidelines for the CBD-1
zoning district in 17.06.040. Link: https://tinyurl.com/mr2ey6rm

• The Building 8 lot is located within the City’s Historic District. Exterior architectural plans are
subject to the review and approval of the Historic Preservation Commission.

Parking 

The properties are located in the City’s Special Service Area 1A, which provides for the maintenance of 
public parking to serve the downtown.  From a code compliance standpoint, new buildings or uses 
within this SSA are not required to provide off-street parking. 

At the northwest corner of Illinois and First Street, adjacent to Building 8 lot, is a 400+ space public 
parking deck. A smaller 110-space parking deck is located at the northeast corner of the intersection. A 
number of other smaller surface lots exist in the vicinity. 

TIF District 

The Building 8 lot is located in the First Street Redevelopment TIF district (2002). The TIF district was 
established primarily to fund improvements to make the building parcels developable, including the 
costs of reconstructing roads and infrastructure serving the lots. These improvements have been 
completed. The City does not believe there are extraordinary costs associated with the site, and a 
financial incentive is not necessary to support its development. 

Utility Information 

City utilities (water, sanitary sewer, electric) are available at, or adjacent to the building lot. 

The electric distribution system was generally sized based upon the building size and uses shown on the 
2006 plans and may require upgrades or relocations depending on the design and service needs of the 
proposed buildings. 

The following information is provided on a preliminary basis only for reference: 

• Watermain is located along the Illinois Street frontage (in the parkway)
• Sanitary Sewer is located along the First Street frontage and Illinois Street frontage.
• This building has access to an electric transformer located east of the lot.

V. The City’s Interests

The City has identified the following primary interests with respect to the remaining phases of the First 
Street project: 

https://tinyurl.com/mr2ey6rm


 Request for Proposals- First Street Building 8 
 Page 5 

• Market-responsive uses in the building, with a preference for commercial use on the street
level, and a preference for residential uses on the upper levels.

• Quality architectural designs that complement the surrounding development.
• Building square footage that meets or exceeds the overall square footage of the 2006 plans.

To accomplish these interests, the City will entertain: 

• Modifications to building height or placement.
• Changes to the PUD restrictions. Such as:

o Changes to the first-floor use mix, which may vary by building.
o Changes to building height. A total height of 55 ft. would be comparable to surrounding

buildings. The City is open to considering more variation in the building height based on
a specific building design.

• The incorporation of public or private parking to serve the building.

The City is seeking the developer to: 

• Complete any necessary environmental remediation.
• Install remaining public streetscape improvements based upon designs consistent with other

areas of the First Street project.
o The cost of the Building 8 lot streetscape improvements has not been estimated, but

these improvements will be primarily hardscape sidewalks and landscaping.
• Pay all customary permit and impact fee costs, including:

o Building Permit fees.
o School and park land-cash dedications for residential units.
o Utility connection fees.
o Kane County Department of Transportation Impact fees.

VI. Submission Requirements

Five physical copies and an electronic copy of the proposal, to include the following information: 

1. Names, address and contact information for developer.

2. Information regarding the developer entity, including disclosure of officers or members.

3. Information regarding any potential conflicts of interest, including any relationship to any City
official or staff member.

4. Identification of members of the developer’s team, including engineers, architects or
contractors.
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5. Information regarding previous similar project experience, with specific examples, and 
information regarding public financial assistance for the projects. 
 

6. Plans for long-term ownership and management of the building. 
 

7. Narrative description of the design intent for the project and the target market for commercial 
and residential tenants. 
 

8.  Preliminary level plans for the building, including: 
 

a. Scaled site plan showing building footprint and any other improvements on the lot, with 
a concept layout for streetscape or other public space improvements on the lot or 
within the adjacent street right-of-way. 

b. Scaled preliminary floor plans for each level of the building, with uses identified 
(Configuration of the interior of individual units is not necessary)  

c. Scaled preliminary level architectural elevations for all sides of the building, with colors 
and materials identified. 

d. Scaled cross sections of the building, with ceiling and building height labelled. 
e. Tabulation of the square footage and unit counts for uses within the building. 

 
9. Project schedule for initiating and completing construction. 

 
10. Proposed purchase price or indication if the property is expected to be conveyed at no cost. 

 
11. Projected construction value. 

 
12. Suggested business terms for the Development Agreement. 

 

VII.  Developer Selection Process 

The selection process will include the following steps: 

1. Submission of proposals (Proposals due Friday, December 12, 2025) 
 

2. Prospective developers can submit questions to procurement@stcharlesil.gov by October 10. 
 

3. City staff will publish answers https://www.stcharlesil.gov/bids-proposals by October 17.  
 

4. Evaluation of the proposals by City Staff, based upon the criteria identified herein. Selection of a 
shortlist of by City Staff. (Expected by December 19, 2025)  
 

mailto:procurement@stcharlesil.gov
https://www.stcharlesil.gov/bids-proposals
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a. Developers selected for the shortlist will be asked to provide additional financial
information if needed as determined by the City, sufficient to demonstrate the
developer’s capacity to successfully undertake and complete the project.

b. Developers should be prepared to discuss conceptual terms of a development
agreement.

5. Interviews of shortlist by City Staff. This interview may involve representatives of the City
Council. (Expected Week of January 5 -January 9).

6. Selection of finalist(s). (Expected by January 16).

7. Presentation by the finalist(s) to the City Council or a City Council Committee (Expected by Week
of February 9 or sooner if possible).

8. Direction from the City Council for City staff to proceed with negotiating a Development
Agreement with the selected developer, based on the suggested business terms.

Note: the City shall not be obligated to accept a proposal and reserves the right to reject all proposals. 
The City also reserves the right to negotiate with a developer on the terms of the Development 
Agreement. The City is not responsible for any costs incurred by developers submitting or presenting 
proposals. 

VIII. Selection Criteria

The City has identified the following criteria to evaluate responses to this Request for Proposals. The 
criteria are not assigned specific point values. 

• Land use and impact on the downtown area and City
• Developer’s track record for similar projects
• Financial ability to complete project
• Construction Schedule
• Construction value of buildings
• Need for City financial assistance
• Conformance with Design Guidelines

IX. Project Approval Process After Selection

The project approval process will require the following steps: 
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1. Developer submits plans for zoning entitlements for review and recommendation from the 
Historic Preservation Commission and Plan Commission (A public hearing before Plan 
Commission may be necessary if the PUD ordinance requires amendment). 
 

2. Presentation of the zoning entitlement applications and a draft Development Agreement to the 
City Council or City Council Committee for approval. 
 

3. Approval of the zoning entitlements and Development Agreement by City Council. 

 

X.  Additional Information 

Contact Person: 

Derek Conley 
Director of Economic Development 
City of St. Charles 
2 E. Main St. 
St. Charles, IL 60174 

(630) 377-4443 
dconley@stcharlesil.gov 

XI.  Exhibits 

1. General Site/Location Maps 
 

2. First Street Redevelopment Subdivision 
 

3. Proposed Building Drawing - 2006 
 

4. No Further Remediation Letter from Illinois EPA 
 

5. 2025 Appraisal 
 

6. Water Utility Map 
 

7. Sanitary Utility Map 
 

8. Electric Service Map 
 

9. Stormwater Utility Map 
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Exhibit 2: First Street Redevelopment Subdivision

S'::HOOL DISTRICT CERTIFICATE 

STATE OF ILUNOIS 

S.S. 
COUNTY OF KANE 

THIS IS TO CERTIFY THAT I ___ _ ______ AS OWNER OF THE PROPERTY 

DESCRIBED AS THE ARST STREET R£DEVELOP,· .. _, l::ii T SUBDIVISION AND LEGALLY DESCRIBED ON PLAT OF 
THE SAME NAME, HAVE DETERMINED TO THE BEt.. OF MY KNOWLEDGE THE SCHOOL DISTRi.:T IN WHICH. 
EACH OF THE FOLLOWING LOTS LIES. 

LOT NUMBER(Sl 

3, ◄, I?) 
SCHOOL DISTRICTS 

El.l!MENTARY HIGH SQiOOI. 

'!O?I 10!> 

DRAINAGECERTIACATION 

STATEOF Zt 
S.5-

COUNTY OF KANE 

TO THE BEST OF OUR KNOWLB>GE ANO BEUEF. THE DRAINAGE OF SURFACE WATERS WIU.. NOT BE 
CHANGeo BY THE CONSTRUCTION OF sue, SUBDIVISION OR ANY PART THEROOF OR THAT tF SU04 
SURFACE WATERS DRAINAGE W1U DIANGE, ~FASO~ABLE PROVISION HAS BEEN MADE FOR COLL.B:TION 
HND DIVERSIONS OF SUCH SURFACE WATERS -r.. ,-:-, ('IJBUC AREAS OR DRAINS WHICH THE SUBDMDER HAS 
A RIGHT TO USE AND THAT SUCH StJRFAU i>TERS \NILL BE PLANNED F'OR IN ACCORDANCE WITH 
GEN& - ' LY ACCEPI ED ENGINE.:RING PRA! ' SO AS TO RB)UCE THE UKBJHOOD OF DAMAGE TO 
ADJOINING PROPERTY RESULTING FROM THi --TRUCTK>N OF THE SUBDIVISION. 

DATEC AT ST. CHARLES, R.UNOIS, THIS --rrtt 

S~ATEOFILUN 

S.S. 

cm.; MTV Of KAN!= 

THIS IS T0 CERTIFY THAT 

PLAT A~L' THAT HE HAS CA 
INDICATF.D THEftEON FOR TH 

OWN. 

THE OWNER HEREBY DECMCATES 

THOROUGHFARES, STREETS, Alli;~"'. 

COMMONWEALTH EDISON COMPA~' ;SC 

COMPANY, AND THE QTY or ST. CHAN: ES 

THEIR STANDARD FORM WHfCHISATTA w:r- f-: 

DATEDTHIS ____ OAVOF ___ _ 

::>F,L10'¼,I 200Jrl.., 

CERTIFICATE --- --

,WNER OF THE LAND DESCRIBED IN THE ANHEXEO 

SU_ - EYEO ANO SUBDIVIDED ANO PLATTED AS 

i=$ THEREIN SET FORTH, ANO DOES HERESY 

:: ANO TITLE THEREON INOICATEO. 

I ;. c. THE LANDS SHOWN ON THIS PLAT FOR 

PAL AND HEREBY ALSO RESERVES FOR THE 

I TELEPHONE COMPANY, NORTHEl'tN ILUNOH5 GAS 
-_, .E l::.&SEM ENT PROVISIONS WHICH ARE STATED ON 

iT SO APPLIES. 

--~ A.O. 200 __ . 

NOTARY CERTIFICATE 

fTATE OF ILUNOIS 

COUk YOFKANE 

S.S. 

PERSONALLY KNOWN TO ME TO BE THE SAM RSONS WHOSE NAMES ARE 81.SSCRIBED TO THE 
FOREGOING INSTitU■ENT AS SUCH OWNERS APPE D BEFOftEME THIS DAY IN PERS- ,NANO SEVERALLY 
ACKNOWL£0GEO lHAT THEV SIGNED ANO OEUVERED ASSESSMENT 1.:..·-AT 4.S TM'-~•R OWN FREE AND 
VOWNTARY ACT FOR THE USES AND JIURPOSES THEREIN 

GIVEN UNDER MY HAND ANO NOTORIAL t.;EAL, 

THIS ____ DAY OF _________ _ 

'lY COMMISStON EX ARES 

NOTARY PUBLIC 

PHASE II 11111111111111111111 IIII 

FIRST STREET REDEVELOPMENT SUBDIVISION 
2007K080494 

SANDY WEGMAN 
RECORDER - KANE COUNTY, IL 

of 
PART OF THE EAST HALF OF THE SOUTHWEST QUARTER Of SECTION 27 ANO THE 

EAST HALF OF THE NORTHWEST QUARTER Of SECTION THIRTY-FOUR, TOWNSHIP FORTY NORTH, 
RANGE EIGHT EAST Of THE THIRD PRINCIPAL MERIDIAN, ALL IN KANE COUNTY, ILLINOIS. 

STAT£0FIWNCNS 

COUNTY OF KANE 

SPECIAL ASSESSMENTS CERTIACA TE 

S.S. 

I HEREBY CERTIFY THAT THERE AftE NO DBJNQUBIT OR IJNPAID RJRFBTEO &Pl!iCIAL "1SSBIMENTS OR 
ANY DEl9RB1 INSTAUMENTS IBERSOF THAT HAVE. NOT BEEN APPORTION Bl AGAINST ANY OF THE LAND 

DISCRHIED ON THE ATTACHB> Pl.AT. 

OATB> AT St. CHARl.£S, WNOIS, THiS /4<fJ{ DAY OF ~""""-"Tl;,.-------~• 200 7 

COUECTOR OF SPeC1AL ASSESSMB\ITS 

OWNERS CERTIACATE 

STATE OFILUNOIS 

S.I. 
COUNTY OF KANE 

THtS IS TO CERnrcv THAT THE UNDERSIGN EC IS THE OWNER Of THE LAND DESCRIBED IN THE ANMEXEC 
PLAT, AND THAT HE HAS CAUSED THE SAM IE TO - SURVEYED AND SUIIDIVIDEO AND PLATTID AS 
INOICA.TBJ TH£REON FOR ntE USES AND PURPOSES THERBN SET FORTH, AND OOES HERESY 
ACKNOWLEDGE AND ADOPT THE SAM IE UNDER THE STYLE AND TITLE THERBJN INDICA.TID. 

THEOWNallll"88\ OEDICATB!I POftPUBUCUSE THE LANDS SHOWN ON THIS PLATFOft THOltOUGHFARE!, 
STMEETS, AUEYS, ANO MUNIOPAL AND HEREBY ALSO RESERVES FOR Tl1E COIi MONWEALTH EDISON 
COMPANY, SBC:/ AM ERITliCH TEUEPHONE COMPANY, NORTHERN ILUNOIS GAS COMPANY, ANO THE QTY OF 
ST. CHARLES, IWNOIS, THE EASEMENT PROVtStoNS WtlCH ARE STATED ON ntER STANDARD FORM WHICH 
IS ATTACHB> HERETO IF IT SO APPUES. 

OATS:, THIS 7y-->/ DAY OF-~=·==--------,->· A.O. ,oo_z__, 

STA.Tl: OF IWNOIS 

COUNTY OF KANE 
S.S. 

NOTARY CERTIFICATE 

1._._C.-<LJ/.t&'-'-''"'r'-'£,,_r:'-'-1_rv_;_::&=--_.,JL-"--'1-'LL::...=c.=c:c.-S;.__-=-:-:c:--A NOTARV PUauc: IN AND F<>R SAID 
COUNTY, IN THE STATE AFORESAID DO HEREBY CERTIFY THAT 

PBllSONALLY KNOWN TO ME TO BE THE SAME PERSONS WHOSE NAM13S ARE SU8SCRl8EO TO THE 
flORBlOING INSTIWMENT AS SUCH OWNERS APPEARED IIEFORE ME THIS DAY IN PERSON AND SEVERA.UY 
ACKNOWLEDGED THAT THEY SIGNED AND DELIVERED THE ASSESSM91T Pl.AT AS THSR OWN FREE AND 
VOLUNTARY ACT FOR THE USES AND PURPOSES THSRN SET FORTH. 

GIVEN UNDER MY HAND AND NOTORIAL SEAL, 

h' _:_ft, ,,c ,r; 
THIS __ L __ DAY OF ___ cc_~-""~~!'.!'.'...~k~------~· A.O. 200 I 

MY COMMISSION EKPIR6S ___ q,...,_/_o2_/~)_0_9 ____ _ 

~ 
NOTARY PUBLIC 

STATEOFIWNOIS 

COUNTY OF KANE 
S.S. 

CITY COUNCIL CERTIFICATE 

ACCEPTED AND APPROVED BY THE CITY COUNCL OF THE CITY OF ST. OIARLES, KANE OOUNTV, IWNOIIS 

THIS o11sr OAvoF 

IIY, 

ATTEST: 

DEPUTY CTYQ.ERK 

PLAN COM MISSION CERDF!CATE 
STATE OF UINOIS 

S.S. 

COUNTY OF KANE 

~iii) ANO APPROVED BY THE PLAN COMMISSION OFTHECrTVOFST. CHARLES, 
KANECOUNTY, IWNOIS, 

a-tAIA.MAN 

DIRECTOR OF PUBUC WORKS CER• 11:'ICATE 

STATEOFIUJNotS 

S.S. 
COUNTY OF KANE 

I, MA-4- W" t4,or,/f;iN C.RB.IOR OF 
PU8UC WORKS OF THE OTY OF ST_ CHMl.111, 11.UNOIS DO HERl!IIY Cl!RTIFY 111AT 11tE ReQU_, 
IMflROlolllENTS HA"!a 111iD1 INSTAU.ED 0~ THE AmUIAED GUARAN1£E IIDND HAS - POSTBI l'OR THE 
COMIU!lON OF ALL REIUIRB> LANO IMFROVEMSITS. .-,--

OATS:, AT ST, CHARLES. IWNOIS, THIS fu_OAYOF_.,\_,_/i~(/,~')1/f:"-'"-------- 200 7 

STA.TE OF IWNOIS 

COUNTY OF DU PAGE 

, 
DIRECTOR OF PUBUC WORKS 

COUNTY CLERK'S CERTIACA TE 

ss 

I, ::R" A. ½61\D i~ COUNTY CLERK OF KANE COUNTY, IWNOIS, DO HEREBY 
CIERTIFY THAT THERE ARE NONQUENT GINlftAL TAXES, flO UNPAID CUltR&NT TAXES, NO UNPAID 

FORFEITED TAXES, ANO NO R&D&IIABLE TAX SALES AGAINST ANY OF THE LANO INCWDEO IN THE 

SUBDIVISION PLAT. I FURTHER CERTIFY THATI HAVE RECEIVED ALL STATUTORY' FEES IN CONNECTION WITH 
THE SUBDIVISION PLAT. 

~ CilVEN UNDER MY NAME AND SEAL OF THE COUNTY Cl.ERK AT GENEVA, IWNOIS, THll~=....­

DAYOF 

_ _,.,J_.u..,.a,n:€_u., ____ A.O .. ef-0:t , 

RECORDED: 8/1/2007 3:32 PM 
REC FEE: 64.00 RHSPS FEE: 10.00 

PAGES:2 

CITY Ul'JLITY EASEMENT PROVISIONS 

A permanent easement is hereby grante.d to the City of St. Chc,rfcs and to their successors 
and assigns, in, upon, across, over, under, and through the ,,reas shown by dashed lines 
and labeled "VACAIBD WALNUT STREET" and all Jt Lot l3 on the plat of 
subdivision hereon drawn for the pwpose of 1nstal1,n§ constructing, inspecting. 
operating, replacing, renewing _. ~ing, enlarging, H':mnvmg, repairing, cliMn.ing, and 
maint.aining uru:le1-gmm1d electnca,, cable television.. cnmn-.cm1c'ltion, gas, telephone or 
other utility lines or appurtenances, sanitary and storm sewe1s, drn;;,-.;:;p.:! ways, storm 
water detention and retention,. water maimi and any and all manholes, hydrants, pipes, 
~onnections, catch basins, buffalo boxes and without limitation, such other installations 
as may be l"eq_uired to fwnish public utility service to ""acent al"eas together with the 
right of access across the real estate platted herein for the necessary personnel and 
equipment to make any or all of the .above work (herein collectively referred to as 
"g,antees"). The right is also hereby granted to said grantees to cut down, trim, or 
remove any trees, shrubs, or other plants that interfere with the operation of or access to 
said sewers, or, without limitati"~:. ,>'h\1,1 mstallations in, on, upon or across, under, or 
through said easements. Jn the ,.-· · 1;~ -naintenance is performed within the uti: ity 
easement, the City of St Ch 11 have no obligation with respect to surface 
restoration including,. but not ' -, . ··- o. the restoration,, repair, 01 replacement of any 
landscaping prm,it!~ howew ,.1.xs shall be obl:_;ated following any such wock,. 
to backfill and n~.Jund so as 1. · ,w:ahie drainage, remove debris, and leave the area 
in generally clean and work :mdition. Ex:cept as approved by the City of St. 
Ch.tries, no permanent bmh ·ree::; shall be placed on said easements, but the-
easement areas may be used ._:ens, shrubs, landscaping, paving. fences, sidewalh 
curbing, and other purposes t.t not interfere with the aforesaid uses and rights_ 

PIN NUMBERS 

\)i, 27 377 - ,> 

09 27 377 014 
09 27 377 015 
09 34 ,.Z6 002 

~~-~~~ 't 09 34 126 005 
- \ , C, 09 34 126 006 ,~- () _,,•·•'. .. ' / 09 34 126 007 ~ ·. c1'1, ' "' ', 09 34 126 012 "-. \ u 

• A" • 
1i6 • 09 34 013 (Ii:· ·- ' . " 

, 

09/- 34 126 014 \ 
(,.: _ _.'"'·,"i!1f,•. :··,"'.: 

09 34 126 016 -"()~•,:.:·.~::·\.~ 
09 34 126 018 I ' ' -~ . '. ~~~ >..,. 09 34 126 01>1 

PLAT OF SUBDIVISION 
Prepared By 

MARCHESE AND SONS, Inc. 
NO. 184-002762 

land mar1,ne construction surveys 
10 Monaco Drive 
Roselle, tttlnols 60172 

Phone 
FAX 

(630) 894-5680 
( 630) 894-8869 

STATE Of' ILLINOIS 

COUNTY Of' OUPAGE 
S.S. 

1. PAUL N. MARCHESE, IUINOIS LICENSED f'R0F£SSIONAL LAND SURVEYOR NO. 2'61. 
00 HERE8Y CERTIFY THAT I HAVE SURVEYED ANO SUBDIVIDED THE f'OLLOW1NG DESCRIBED 
PROPERTY: 

PARCEi. 7 

THE WESTERLY 100 FEET OF LOTS SAND 6 tN ,-_LDCK 40 OF THE ORIGINAL TOWN. NOWCfTY, OF 
ST. CHARLES, (EXCEPT THE NORTHERLY ◄5 FffT OF SAID LOTS 5 AND 8) IN THE CITV OF ST. 
CHARLES, KANE COUNTY, ILUNOIS. 

f'_, LL 9-1 

THE SOUTHEft.LY 24 FEET OF THAT PART OF .!JTS 3 AND 4 !N BLOCK 40OFTHE OIUGINAL TOVVN 
OF ST. CHARLES, ON THE WEST SIDE OF FC RIVER, DESCRIBED AS FOLLOWS: BEGINNING AT 
THE NORTHEAST CORNER OF SAID LOT 4: Thla:NCE SOUTHERLY ALONG THE EAST LINE OF SA.ta 
LOT 4, A OIST.-.NCE OF 84.55 FEET; THENCE Wi::STERLY 132.32 FEET TO A POINT ON THE WEST 
LINE OF SAID LOT 3 THAT IS 84.35 FEET SOUTHERLY OF THE NORTHWEST CORNER OF SAID LOT 
3; THENCE NORTiiERL Y ALONG SAID WEST LINE &4.35 FEET TO S/\1D NORTHWEST CORNER; 
11-tENCE EASTERLY ALONG THE NORTH LINE OF SAID LOTS 3 AND 4 TO THE POINT OF 
BEGINNING: tN THE CITY OF ST. CHARLES. KANE COUNTY. ILLINOIS. 

PARCEL9-2 

I\N UNDlvtDeD ONE-HALF INTEREST IN THAT PART OF LOTS 3 ANO 4 IN BlOCK 40 OF 11-tE 
ORIGtNAL TOWN OF ST. CHARLES, ON THE WEST SIDE OF FOX RIVER, DESCft18ED AS FOLLOWS: 
BEGINNING AT THE NORTHEAST CORNER OF SAID LOT 4; THENCE SOUTHERLVALONG THE EAST 
LINE OF SAID LOT 4, A DISTANCE OF fflJ.55 FEET: THENCE WESTERLY 132.32 FEET TOA POINT ON 
THE WEST LINE OF SAID LOT 3 THAT IS 80.35 FEET SOUTHERLY OF THE NORTHWEST CORNER 
OF SAID LOT 3; THENCE NORTHERLY ALONG SAID WEST LINE 80.35 FEET TO SAID NORTHWEST 
CORNER; THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOTS 3 AND 4 TO THE POINT OF 
BEGINNING; IN lliE CITY OF ST. CHARLES, KANE COUNTY, ILUNOJS. 

PARCEL9-3 

THE SOUTHERLY 24.0 FEET OF lliAT PART OF LOTS 3 AND 4 IN BLOCK 40 OF THE ORIGINAL 
TOWN Of ST. CHARLES, ON THE WEST st□E OF FOX RIVE~. DESCRIBED AS FOLWWS: 
BEGINNING AT THE NORlHEAST CORNER OF SAID LOT -4: THENCE SOUTHERLY .A.LONG THE EAST 
Lt,JE OF SAID LOT 4 A. DISTANCE OF 108.55 FEET; THENCE WESTERLY 132.32 FEET 10· A POINT 
ON THE WEST LINE OF SAID LOT 3 THAT IS 108.35 FEET SOUTHERLY OF THE NORTHWEST 
CORNE~ OF SAID LOT 3; THENCE NORTHERLY ALONG SA-ID WEST LINE 108.35 FEET TO SAID 
NORTHWEST CORNfR, THENCE EASTERLY ALONG THE NORTH LINE OF SA.ID LOTS 3 ANO ◄ TO 
THE POINT OF BEOINNING, IN THE CITY OF ST CH.aRLES, KANE COUNTY, ILUNOIS. 

PARCEL 10-1 

LOTS 3 AND '4- (EXCEPT THAT ?ART DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTliEAST 
CORNER OF a,.JD LOT 4; THENCE SOUfHERL Y ALONG THE EAST LINE OF SA.ID LOT 4 A DISTANCE 
OF 106.55 FEET; THENCE WESTERLY 132.32 FEET TO A POINT ON THE WEST LINE OF SAID LOT 3 
THAT IS 108.35 FEET SOUTHERLY OF THE NORTHWEST CORNER OF SAID LOT 3; THENCE 
NORTHERLY ALONG SAID WEST LINE 108.35 FEET TO SA.JO NORTHWEST CORNER: THENCE 
EASTERL ~ .to;,QNG THE NORTH LINE OF SAID LOTS 3 AND 4 TO THE POINT OF BEGINNING) AND 
LOT7 (0<• -·THE WEST20 FEET, LvtNGSOUTHERLYOFTHESOUTHERLY LINE OF THE NORTH 
45 FEET OF SI\IO LOT 7) AND LOT 8 ALL IN BLOCK 40 ~- - THE ORIGINAL TONN OF ST. CHARLES, 
ON THE WEST SIDE OF THE FOX RIVER, IN THE CiT'I v T. CHARLES. KANE CCMJNTY, ILLINOIS. 

PARCELI0-2 

UNIT NO. A lN "WEST ltLINOIS CONOOMINlllMS" M3 DELINEATED ON A PLAT OF SURVEV OF THE 
FOlLOWING DESCRIBED REAL ESTATE: THE SOUTHERLY 107.15 FEET TO THE EASTE\LY 32.0 
FEET OF LOT6 AND THI==: SOUTHERLY 107.15 FEET OF THEWESTERI.V 20.0 FEET OF LOT7, All IN 
BLOCK 40, ORIGtNAL TOWN OF ST. CHARLES, KANE COUNTY, ILLINOIS; WHICH PLAT OF SURVEY 
IS ATTACHED AS EXHIBIT "A" TO THE DECLARATION OF CONOOMINl1..;illt RECORDED AS 
DOCUMENT 1910285 TOGETiiER WlTH ITS UNDIVIDED PERCENT .... .'.3E INTEREST IN THE COMt.«JN 
ELEMENTS. 

PARCEL I0-3 

UNIT C-2 IN "WEST lLUNQS CONOOt.lNIUMS'" AS DELINEATED ON A PLAT OF SURVEY OF Tl-IE 

6~t~6N~~~l~~=L~$1i~~ ~tg ~~~iHe:~::~~L ~~/~E~~~"r 3f~~J 
BLOCK 40, ORIGiNAL TOWN OF ST. CHARLES, KANE COUNTY, llllNOfS; WHtCH Pl.AT OF SURVEY 
IS ATTACHED AS EXHIBIT "A" TO THE DECL.ARA.T!ON OF CONDOMINIUM RECORIJED ,-S 
OOCUMENT 1910286 TOOETHER WlTl-l ITS UN'Dl'·"DED PERCENTAGE INTEREST IN TI-tE COMMON 
ELEMENTS. 

• PART OF THE EAST HALF OF THE OOIJTH\l~T QUARTER OF SECTION 27 AND PART OF 
THE EAST H,6.LF OF THE NORTHWEs·· QUARTER OF SECTION 34, All IN T0¥,!'NSHIP 4-0 
NORTH RANGE 8 EAST OF THE THIRr PRINCIPAL MERIDIAN, KANE COUNTY, ILUNOIS 

!'_ARCf:L L 
THE SOUTH 22 FEET OF LOT 4' ANO THE SOUTH 22 FEET OF THE EAST 22 FEET OF LOT~ ALL '.N 
BLOCK 39 OF THE ORIGINAL TOWN OF ST. CHARLES ON THE WEST SIDE OF lttE FOX Rf\/'ER, IN 
THE CITY OF ST. CHARLES, KA.NE COUNTY, 1LLINOIS. 

PARCEL 14 
THE WESTERLY 44.0 FEET OF LOT 7 AND THE C0UTHERLY 26.0 FEET OF THE EASTERLY 22~ 
FEET OF THE WESTERLY 44.0 FEET OF LOT 3 IN BLOCK 38 OF THE ORIGtNAL TOWN OF ~,­
CHARLES, ON THE WEST SIDE OF FOX RIVER, N THE CITY OF ST. CHARLEJ, KANE COUNTY, 
ILUNOIS. 

PARC.t:.L 15 
LOT 7 {EXCEPT THE WESTERLY 44.0 FEET) AN1.. .J. S IN BlOCK 39 OF lliE ORIGINAL TOWN OF 
ST. CHARLES ON THE WEST SIDE OF THE FO}( '!VER, IN THE art OF ST. CHARLES. KANE 
COUNTY, ILUNOIS. 

PARC} 9 
THE EASTERLY 10.0 FEET OF LOT 6 IN BLOCK .:.i9 0 TME ORIGINAL TOWN OF ST. CHARLE ... ON 
THE WEST SIDE OF THE FOX RIVER, IN THE CITY OF Sl CHARLES, KANE COUN-,Y, ILUNOIS, 

AS SHOWN RY THE ANNEXED PUT WHICH IS A CORRECT REPRESENTATION Of 1AIO 
SURVEY AND SUIOIVISION, ALL DISTANC£S ARE SHOWN IN F£ET ANO DECIMAL PARTS 
THEREOF". IT ts: f'ORTHER CERTIFIED THAT THE LAND ltlCLUDEO IN THE ANNCX£0 PLAT IS 
WITHIN THE CORPORATE LIMITS OF THE CITY OF ST, CHARLES, KANE COUNTY, IUINOtS. 

I, FURTHDI! CERTIFY THAT THE PARCElS JNCUJOED tN THIS PLAT ARE LOCATED IN A 
SPECIAL Ft.OOD HAZARD AREA AS IDEN"."IFIED aY' THE FEDERAL EMERGENCY MANAGEMENT 
AGENCY ACCOROtNG TO THE FLOOD INSURANCE RATE MAP, PANEL NO. 17089C02$2F. 
DATED DECEMBER 20, 2002, ZON£S A ANO X. 

NOTE : THtS DOES NOT OUARANTEE THAT THE SUBJECT PROPERTY WILL OR WILL NOT 
Fl.000. 

RECORDER'S CERTIACA TE 

THIS INSTRUMENT NO.~ CJ01 K.0)' (> c..(.,, J 
FOR RECORD IN THE RECORDER'S OFACE OF KANE cou.Jv, ILUNOIS; 

ON THE 1:.+ DAY OF 4v+- 200 ') 

ATi: 3J.. O'CLOCK-t-M, 

,WASFUB> 

AND WAS RECORDED IN PLAT ENVELOPE NO. ______________ _ 

"Sa✓«}.. \AJ •A""' e A/ \J ait.NTYRECOROER 

SHEET 1 of 2 
ORDER NO.: 05-14966 (PH II) 

ORDERED BY GREG CHISMARK 
FOR THE CITY OF ST. CHARLES 

-
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Exhibit 4: No Further Remediation Letter from Illinois EPA

; "'- . 'ii ..... ~--
, .... 

¥ ... ~Huff &Huff. 
·· i11c11rpor11tt·d 

environmental engineers 
and consultants 

RECORDED 
NFR 

915 Harger Road, Suite 330 
Oak Brook, IL 60523 

Phone: (630) 684-9100 
Fax: (630) 684-9120 

Website: http:/ /huffnhuff.com 

February 4, 2009 

Robert E. O'Hara 
Illinois Environmental Protection Agency 
Remedial Project Management Section 
Bureau of Land 
1021 North Grand Avenue East 
Post Office Box 19276 
Springfield, IL 62794-9276 

Re: 0894835534 - Kane County 
City of St. Charles - First Street Redevelopment 
Certified NFR 'S't/ 1e..C..,f{ 

Dear Mr. O'Hara: 

RECEIVED 
FEBO 9 2009 

IEPAJBOL 

Enclosed please find a certified copy of the No Further Remediation letter received and recorded 
for the above referenced project. 

If you have any questions, please do not hesitate to call. 

R:\.St Charles - First St Red\NFR\IEPA NFR2 trans ltr.doc 

~~l~~~-~1.~l~ 
FEB 09 2009 

REVIEWER MD 



Page,7• 

PREPARED BY: 

Name: Mr. Robert Rasmussan 
First Street Redevelopment, LLC 

Address: 409 Illinois Avenue, Unit ID 
St. Charles, IL 60174 

RETURN TO: 

Name: Mr. Robert Rasmussan 
First Street Redevelopment, LLC 

Address: 409 Illinois Avenue, Unit ID 
St. Charles, IL 60174 

1111111 I Ill I 

21211219K1211216 6121121 

SANDY WEGMAN 
RECORDER - KANE COUNTY, IL 

RECORDED: 2/2/2009 9:01 AM 
REC FEE: 39. 0ll RHSPS ffi: 10. 00 

PAGES: 18 

RECORDED 
NFR 

THE ABOVE SPACE FOR RECORDER'S OFFICE 

The remediation applicant must submit this Environmental No Further Remediation Letter within 45 days of its 
receipt, to the Office of the Recorder of Kane County. 

Illinois State EPA Number: 0894835534 

First Street Redevelopment, LLC, the Remediation Applicant, whose address is 409 Illinois Avenue, Unit ID, 
St. Charles, IL 60174 has performed investigative and/or remedial activities for the remediation site depicted on 
the attached Site Base Map and identified by the following: 

1. Legal description or Reference to a Plat Showing the Boundaries:

2. 

3. 

LOT 3 OF PHASE 2 FIRST STREET REDEVELOPMENT SUBDIVISION OF PART OF THE EAST
1/2 OF THE SOUTHWEST 1/4 OF SECTION 27 AND THE EAST 1/2 OF THE NORTHWEST 1/4 OF
SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN,
IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS, ACCORDING TO THE PLAT
THEREOF RECORDED AUGUST I, 2007 AS DOCUMENT 2007K080494.

LOT 4 OF PHASE 2 FIRST STREET REDEVELOPMENT SUBDIVISION OF PART OF THE EAST
1/2 OF THE SOUTHWEST 1/4 OF SECTION 27 AND THE EAST 1/2 OF THE NORTHWEST 1/4 OF
SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN,
IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS, ACCORDING TO THE PLAT
THEREOF RECORDED AUGUST I, 2007 AS DOCUMENT 2007K080494.

Common Address: No common address at time of issuance

Real Estate Tax Index/Parcel Index Number: PINs: 09-34-126-023; 09-27-377-030; ij,Jl/.29."W.'.;; ion ie
09-34-126-021 l�� ll:A.�ffe\gl!:,�

FEB O 9 2009
(Illinois EPA Site Remediation Program Environmental Notice) 

Page 7 REVIEVVER 1\/1D 

?fr 

Exhibit 4: No Further Remediation Letter from Illinois EPA

111111 11111 111 



Page,8, 

4. Remediation Site Owner: First Street Redevelopment, LLC

5. Land Use: Industrial/Commercial

6. Site Investigation: Comprehensive

(Illinois EPA Site Remediation Program Environmental Notice) 
Page 8 
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PROPERTY OWNER CERTIFICATION OF THE NFR LETTER 

UNDER THE SITE REMEDIATION PROGRAM 

Where the Remediation Applicant (RA) is not the sole owner of the remediation site, the RA shall obtain 
the certification by original signature of each owner, or authorized agent of the owner(s), of the 
remediation site or any portion thereof who is not an RA. The property owner(s), or the duly authorized 
agent of the owncr(s) must certify, by original signature, the statement appearing below. This certification 
shall be recorded in accordance with lllinois Administrative Code 740.620. 

Include the full legal name, title, the company, the street address, the city, the state, the ZIP code, and the 
telephone number of all other property owners. Include the site name, street address, city, ZIP code, 
county, Illinois inventory identification number and real estate tax index/parcel index number. 

A duly authorized agent means a persou who is authorized by written consent or by law to act on behalf 
of a property owner including, but not limited to: 

1. For corporations, a principal executive officer of at least the level of vice-president;
2. For a sole proprietorship or partnership, the proprietor or a general partner, respectively;

and
3. For a municipality, state or other public agency, the head of the agency or ranking elected

official.
For multiple property owners, attach additional sheets containing the information described above, along 
with a signed, dated certification for each. All property owner certifications must be recorded along with 
the attached NFR Jetter. 

Owner's Name: Brian Townsend 
Title: Cit Administrator 

Property Owner Information 

Company: City of Saint Charles, Illinois 

Street Address: 2 E Main Street 
City: Saint Charles State: IL Zip Code: 60174-1984 Phone: 630-377-4422

Site Information 
Site Name: Saint Charles First Street Redevelopment Phase II ( Parking Deck) 
Site Address: 100 Illinois Street 
City: Saint Charles State: IL Zip Code: 60174 County: _,,Ka=nse�-------
Illinois inventory identification number: _________________ _ 
Real Estate Tax Index/Parcel Index No. 09-27-377-030; 09-34-126-021; 09-34-126-023 (generally he 
esterly 1/2 excepting that north of vacated Walnut St); 09-34-126-022 {generally the ast 1/2.) 

I hereby certify thal I h icwcd the attached No Further Remediation Letter and that I accept the terms and 
conditions and any la O itati .,,...,,,.,.,..,n the letter. 

Owner's Signature: _ _...,IL-';__\ _e,..-__ --1----=--=--- Date: __ /_I +l--=3=--/1-0:::....,g"---

r,...-. __ -.,,w·-��-~�-~�--, 

[ "OFFICIAL SEAL" 
CHRISTINE NILLES 

NOTARY PUBLIC, STATE Of ILLINOIS 
��,S��/21/2009 

TI1e lllinoi, EPA is authori.tcd lo n:quire lhis inforUJuion under Section� 415 ILCS S/58. 58.12 or1he Environmental Pro1ee1ion Act ;ind rcgula1ion� prom11lgated 
lhercundcr. If the Retn.::diation APJ1lic:mt is not :r,I� Ille sole' owner or the 

:t)
mcdiation site, this form muS1 be completed br all Q"''DCr.i or the rc111cdia1ion she and 

,........-dt-.rl wi1h 1tv. Nf.'R 11'.Ul'.r f."1i111,., In rln � ,n;,v ,......-( 1he NF'R_ I e11.-,. Tl,i (run, h�• lv1:n :onnffived tr,..-1he. Ft>rm< M:,n�ocment f".1:nt.-r _ All_ inform:otinn 11:11hmit1l'..rl 
to lhc Sile Remediation Program is a\.'ailable lo the public ucep1 when sp�-cilically d.::sign.11cd by the Remediation Applicant to be tn:11tcd conl'idauially as :r, tr.Ide 
=rel or secret process in accordance with the Illinois Compiled St.:1tutes. Sec1iou 7(a) or l11e Environmental Pro1cc1ion Act, �plicable Rules and Regula1ions of \he 
Illinois Pollu1ion Control Uoa,d and applicable Illinois EPA rules nnd i;ui�lines. 
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Please return to 
Tina Nilles 
City of St. Charles 
2 East Main St. 
St. Charles, IL 60 I 74 

State of Illinois 

Counties of Kane & DuPage 

) 
) 
) 

ss. 

CERTIFICATION 

I r 111' 1· ! �l f 1 •• i Ii' '/::I' I I I 'I' I I I ' 
·' , d . j - ,I ,. , •• ' I 

200BK121121'3231 

SANDY WEGMAN 
RECORDER - KANE COUNTY, IL 

RlCOk!JED: 2/5/c006 10:50 AM 
REC FEE: 30. 00 

PA!;ES: 9 

I, Christine Nilles, the undersigned, do hereby certify that I am the duly qualified and acting Deputy City Clerk of 
the city of St. Charles, Kane and DuPage Counties, Illinois, and as such City Clerk, I am the keeper of the records and 
files of the Mayo·r·a,id City Council of the said city. 

I do further certify that the foregoing constitutes a full, true and complete copy of an Ordinance 2008-M- l I: 

Ordinance Amending Title 13, "Public Utilities," Chapter] 3. I 6, "Water," Section 13.16.3 I 0, 
"Private Water Wells Limited" and Section 13.16.3 I 5, "Variations" 

of the St. Charles Municipal Code 

I do further certify that the deliberations of the Mayor and City Council on the adoption of said document were 
taken openly; that the vote on the adoption of said document was taken openly; that said meeting was a regular 
meeting of the Mayor and the City Council, at which time a quorum was present; that said meeting was held at a 
specified time and place convenient to the public; that said meeting was held in suict accordance with the provisions 
of the Open Meetings Act, as amended, and that the Mayor and City Council have complied with all of the provisions 
of said Act and its procedural rules in the adoption of said Ordinance. 

IN WITNESS WHEREOF, l have hereto affixed my official signature and the corporate seal of said city of 
St. Charles, Kane and DuPage Counties, Illinois, this .J.L day of January 2008. 

�Deputy City Clerk 

Exhibit 4: No Further Remediation Letter from Illinois EPA
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City of St. Charles, Illinois 

Ordinance No. 2008-M-11 

Ordinance Amending Title 13, 
"Public Utilities," Chapter 

13.16, "Water," Section 
13.16.310, "Private Water Wells 
Limited" and Section 13.16.315, 

''Variations" of the St. 
Charles Municipal Code 

Adopted by the 

City Council 

ofthe 

City of St. Charles 

January 22, 2008 

Published in pamphlet form by 
authority of the City Council 
of the City of St. Charles, 
Kane and Du Page Counties, 
Illinois, January 25, 2008 

City Cler 

·'!;, ,I',;,�"'.' 

,, >··,(S·E·A L) 
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ORDINANCE NUMBER 2008-M-11 

. Amending Title 13, "Public 
Utilities", Chapter 13. I 6, "Water", Section 13.16.310, "Private water wells limited" and 

Section 13.16.3 J 5, "Variations" of the St. Charles Municipal Code 

WHEREAS, certain properties in the City of St. Charles, Illinois have been used 
over a period of time for commercial/industrial purposes; a_nd 

WHEREAS, because of said use, concentrations of certain chemical constituents 
in the groundwater beneath the City may exceed Class I groundwater quality standards 
for potable resource groundwater as set forth in 35 Illinois Administrative Code 620 or 
Tier J remediation objectives as set forth in 35 Illinois Administrative Code 742; and 

WHEREAS, the City of St. Charles desires to limit potential threats to human 
health from groundwater contamination while facilitating the redevelopment and 
productive use of properties that are the source of said chemical constituents; 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY 
COUNCIL OF THE CITY OF ST. CHARLES, ILLINOIS: 

I. Title 13, "Public Utilities", Chapter 13.16, "Water", Section 13.16.310, "Private
water wells limited" and Section 13.16.315, "Variations" of the St. Charles
Municipal Code, be and is hereby amended by deleting the same and
substituting the following therefore:

13.16.310 - Prohibiting the use of groundwater as a potable water 
supply 

A. Use of groundwater as a potable water supply prohibited.

Except for such uses or methods in existence before January 22, 2008, 
the use or attempt to use as a potable water supply groundwater from 
within the corporate limits of the City of St. Charles, as a potable 
water supply, by the installation or drilling of wells or by any other 
method is hereby prohibited. This prohibition does not include the 
City of St. Charles nor the City of St. Charles Park District (upon 
approval from the City of St. Charles). 

B. Penalties.

Any person violating the provisions of this ordinance shall be subject 
to a fine ofup to $100.00 for each violation. 

C:\DOCUM E~ 1 \tnillcs.CI\LOCA LS~ J\Tcmp\notcsF'2 I 7 AA\ Water ordinance.doc 
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C. Definitions.

"Person" is any individual, partnership, co-partnership, fim1, company, 
limited liability company, corporation, association, joint stock 
company, trust, estate, political subdivision, or any other legal entity, 
or their legal representatives, agents or assigns. 

"Potable water" is any water used for human or domestic 
consumption, including, but not limited to, water used for drinking, 
bathing, swimming, washing dishes, or preparing foods. 

2. Memorandum of Understanding.

The Mayor of the City of St. Charles is hereby authorized and directed to 
enter into a Memorandum of Understanding with the Illinois 
Environmental Protection Agency ("Illinois EPA") (Attached as Exhibit 
A) in which the City of St. Charles assumes responsibility for tracking all
sites that have received no further remediation determinations from the
Illinois EPA, notifying the lllinois EPA of changes to this ordinance, and
taking certain precautions when siting public potable water supply wells.

3. Repealer.

All ordinances or parts of ordinances in conflict with this ordinance are
hereby repealed insofar as they are in conflict with this ordinance.

4. Severability.

If any provision of this ordinance or its application to any person or under 
any circumstances is adjudged invalid, such adjudication shall not affect 
the validity of the ordinance as a whole or of any portion not adjudged 
invalid. 

5. That after the adoption and approval hereof the Ordinance shall (i) be
printed or published in a book or pamphlet fom1, 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.

C:\DOCUME- l\tni\les.Cr1LOCALS-1\Tcmp\notesF217 AA\Water ordinance.doc 
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PRESENTED to the City Council of the city of St. Charles, Illinois, this 22nd 
day of January, 2008. 

PASSED by the City Council of the city of St. Charles, lllirtois, this 22nd day of 
January, 2008. 

APPROVED by the Mayor of the City of St. Charles, Illinois, this 22nd day of 
January, 2008. 

ATTEST: 

Voice Vote: 
Ayes: (0 
Nays: O

Absent: 
Abstain: 

C:\DOCUM E~ 1 \tnilles.C f\LOCA LS~ J\Temp\notesF2 l 7 AA \W.i1cr ordinance.doc 
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EXHIBIT A 

MEMORANDUM OF UNDERSTANDING BETWEEN THE CITY OF ST. CHARLES AND 
THE ILLINOIS ENVIRONMENTAL PROTECTION AGENCY REGARDING THE USE OF 

A LOCAL GROUNDWATER OR WATER WELL ORDINANCE AS AN 
ENVIRONMENT AL INSTITUTIONAL CONTROL. 

I . PURPOSE AND INTENT 

A. This Memorandum of Understanding ("MOU") between the City of St. Charles and the
Illinois Environmental Protection Agency ("Illinois EPA") is entered into for the purpose
of satisfying the requirements of 35 Ill. Adm. Code 742. I 015 for the use of groundwater
or water well ordinances as environmental institutional controls. The Illinois EPA has
reviewed the groundwater or water well ordinance of the City of St. Charles (Attachment
A) and determined that the ordinance prohibits the use of groundwater for potable
purposes and/or the installation and use of new potable water supply wells by private
entities but does not expressly prohibit those activities by the unit of local government
itself. In such cases, 35 Ill. Adm. Code 742. l 0 l 5(a) provides that the unit of local
government may enter into an MOU with the 11linois EPA to allow the use of the
ordinance as an institutional control.

B. The intent of this Memorandum of Understanding is to specify the responsibilities that
• must be assumed by the unit of local government to satisfy the requirements for MO Us as

set forth at 35 lll. Adm. Code 742. l 0 I 5(i).

11. DECLARATION AND ASSUMPTION OF RESPONSJBILITY

In order to ensure the long-term integrity of the groundwater or water well ordinance as an 
environmental institutional control and that risk to human health and the environment from 
contamination left in place in reliance on the groundwater or water well ordinance is effectively 
managed, the City of St. Charles hereby assumes the following responsibilities pursuant to 35 Ill. 
Adm. Code 742.1015(d)(2) and (i): 

A. The City of St. Charles will notify the Illinois EPA Bureau of Land of any proposed
ordinance changes or requests for variance at least 30 days prior to the date the local
government is scheduled to take action on the proposed change or request (35 Ill. Adm.
Code 742. l015(i)(4);

B. The City of St. Charles will maintain a registry of all sites within its corporate limits that
have received "No Further Remediation" determinations in reliance on the ordinance
from the Illinois EPA (35 Ill. Adm. Code 742.1 0l 5(i)(5));

C. The City of St. Charles will review the registry of sites established under paragraph 11. B.
prior to siting public potable water supply wells within the area covered by the ordinance
(35 Ill. Adm. Code 742. I 015(i)(6)(A)):
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D. The City of St. Charles will determine whether the potential source of potable water hasbeen or may be affected by contamination left in place at the sites tracked and reviewedunder paragraphs II. B. and C. (35 lll. Adm. Code 742.I0IS(i)(6)(B)); and
E. The City of St. Charles will take action as necessary to ensure that the potential source ofpotable water is protected from contamination or treated before it is used as a potablewater supply (35 Ill. Adm. Code 742.J 0l 5(i)(6)(C)).
NOTE: Notification under paragraph II. A. above or other communications concerning this MOU should be directed to: 

Manager, Division of Remediation Management Bureau of Land Illinois Environmental Protection Agency P.O. Box 19276 Springfield, IL 62794-9276 
lll. SUPPORTING DOCUMENTATION
The following documentation is required by 35 Ill. Adm. Code 742. I0I 5(i) and is attached to this MOU: 
A. Attachment A: A copy of the groundwater or water well ordinance certified by the cityclerk or other official as the current, controlling law (35111. Adm. Code 742.1015(i)(3));
B. Attachment B: Identification of the legal boundaries within which the ordinance isapplicable (certification by city clerk or other official that the ordinance is applicableeverywhere within the corporate limits; if ordinance is not applicable throughout theentire city or village, legal description and map of area showing sufficient detail todetermine where ordinance is applicable) (35 Ill. Adm. Code 742.10JS(i)(2)).
C. Attachment C: A statement of the authority of the unit of local government to enter intothe MOU ( council resolution, code of ordinances, inherent powers of mayor or otherofficial signing MOU - attached copies) (35 Ill. Adm. Code 742.101 S(i)(J )).
fN WITNESS WHEREOF, the lawful representatives of the parties have caused this MOU to be signed as follows: 
FOR: ____________ _ 

City of St.Chari� 

BY:�R 
DonaldP· DeWittc, Mayor

DATE: January 22, 2008 

C:\DOCU ME- I \milles.Cl\LOCALS-1 \T e:mp\notesF2 I 7 AA \--4838163.doc 
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State of Illinois ) 
) ss. 

Counties of Kane and DuPage ) 

Certificate 

I, NANCY GARRISON, certify that I am the duly elected and acting 
Municipal City Clerk of the City of St. Charles, Kane and DuPage Counties, 
Illinois. 

I further certify that on January 22, 2008, the Corporate Authorities of 
such municipality passed and approved Ordinance No. 2008-M-ll, entitled 

"Ordinance Amending Title 13, 
"Public Utilities," Chapter 

13.16, "Water," Section 
13.16.310, "Private Water Wells 
Limited" and Section 13.16.315, 

"Variations" of the St. 
Charles Municipal Code," 

which provided by its terms that it should be published in pamphlet form. 

The pamphlet form of Ordinance No. 2008-M-ll, including the 
Ordinance and a cover sheet thereof was prepared, and a copy of such 
Ordinance was posted in the municipal building, commencing on January 25, 
2008, and continuing for at least ten days thereafter. Copies of such Ordinance 
were also available for public inspection upon request in the office of the 
municipal clerk. 

DATED at St. Charles, Illinois, this 22nd day of January 2008. 
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ILLINOIS ENVIRONMENTAL PROTECTION AGENCY 

1021 NORTH GRAND AVENUE EAST, P.O. Box 19276, SPRINGFIELD, ILUNOIS 62794-9276 - ( 217) 782-2829 

)AMES R. THOMPSON CENTER, 100 WEST RANDOLPH, SUITE 11-300, CHICAGO, IL 60601 - (312) 814-6026 

(217) 782-6761
Roo R. BLAGOJEVICH, GOVERNOR DOUGLAS P. Scon, DIRECTOR 

October 8, 2008 CERTIFIED MAIL 
Corrected Date: January 14, 2009 

Mr. Robert Rasmussan 
First Street Redevelopment, LLC 
409 Illinois Avenue, Unit 1 D 
St. Charles, IL 60174 

Re: 0894835534 /Kane 
St. Charles /First Street Redevelopment Area 3 
Site Remediation Program/Technical Reports 
No Further Remediation Letter 

Dear Mr. Rasmussan: 

The Remedial Action Completion Report (dated January, 2008/Log No. 08-36848), as prepared 
by Huff & Huff, Inc. for the above referenced Remediation Site, has been reviewed by the 
Illinois Environmental Protection Agency ("Illinois EPA"). The Report demonstrates that the 
remedial action was completed in accordance with the Remedial Action Plan for Remedial Area 
3 First Street Redevelopment (dated October 2006/Log No. 06-31487), and 35 Illinois 
Administrative Code Parts 740 and 742. 

The Remediation Site, consisting of 2.15-acres, is located at the Phase II First Street 
Redevelopment Subdivision in St. Charles, Illinois. Pursuant to Section 58.10 of the Illinois 
Environmental Protection Act ("Act") (415 ILCS 5/1 et seq.), your request for a no further 
remediation determination is granted under the conditions and terms specified in this letter. The 
Remediation Applicant, as identified on the Illinois EPA's Site Remediation Program DRM-1 
Form received February 25, 2008 is First Street Redevelopment LLC. 

This comprehensive No Further Remediation Letter ("Letter") signifies a release from further 
responsibilities under the Act for the perfonnance of the approved remedial action. This Letter 
shall be considered prima facie evidence that the Remediation Site described in the attached 
Illinois EPA Site Remediation Program Environmental Notice and shown in the attached Site 
Base Map docs not constitute a threat to human health and the environment and does not require 
further remediation under the Act if utilized in accordance with the terms and conditions of this 
Letter. 

ROCKFORD - 4302 North Main Street, Rockford, IL 61103 - (815) 987-7760 • DES PLAINES - 9511 W. Harrison St., Des Plaines, IL 60016 - (847) 294-4000 
ELGIN - 595 South State, Elgin, IL 60123 - (847) 608-3131 • PEORIA - 5415 N. University St., Peoria, IL 61614 - (309) 693-5463 

BUREAU OF LAND - PEORIA - 7620 N. University St., Peoria, IL 61614 - (309) 693-5462 • CHAMPAIGN - 2125 South First Street, Champaign, IL 61820 - (217) 278-5800 
COLLINSVILLE - 2009 Mall Street, Collinsville, IL 62234 - (618) 346-5120 • MARION - 2309 W. Main St., Suite 116, Marion, IL 62959 - (618) 993-7200 

PRINTED ON RECYCLED PAPER 
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Conditions and Terms of Approval 

Level of Remediation and Land Use Limitations 

I) The land use specified in this Letter may be revised if:

a) Further investigation or remedial action has been conducted that documents the
attainment of objectives appropriate for the new land use.

b) A new Letter is obtained and recorded in accordance with Title XVII of the Act and
regulations adopted thereunder.

2) The Remediation Site is restricted to Industrial/Commercial land use.

Institutional Controls: 

3) Ordinance 2008-M-I I adopted January 22, 2008 by the City of St. Charles effectively
prohibits the installation and use of potable water supply wells in the City of St. Charles.
This ordinance provides an acceptable institutional control under the following conditions:

a) Where a groundwater ordinance is used to assure long-term protection of human health
the Remediation Applicant must record a copy of the groundwater ordinance adopted and
administered by a unit of local government along with this Letter.

b) The current owner or successor in interest of this Remediation Site who relies on this
ordinance as an institutional control shall:

i) Monitor activities of the unit of local government relative to variance requests or
changes in the ordinance relative to the use of potable groundwater at this
Remediation Site; and

ii) Notify the Illinois EPA of any approved variance requests or ordinance changes
within thirty (30) days after the date such action has been approved.

c) The Remediation Applicant shall provide written notification to the City of St. Charles
and to owner(s) of all properties under which groundwater contamination attributable to
the Remediation Site exceeds the objectives approved by the Illinois EPA. The
notification shall include:

i) The name and address of the local unit of government;

ii) The citation of the ordinance used as an institutional control in this Letter;

iii) A description of the property for which the owner is being sent notice by adequate
legal description or by reference to a plat showing the boundaries;

iv) A statement that the ordinance restricting the groundwater use has been used by the
Illinois EPA in reviewing a request for groundwater remediation objectives;

v) A statement as to the nature of the release and response action with the name,
address, and Illinois EPA inventory identification number; and
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vi) A statement as to where more information may be obtained regarding the ordinance.

d) Written proof of this notification shall be submitted to the Illinois EPA within forty-five
( 45) days from the date this Letter is recorded to.

Robert E. O'Hara 
Illinois Environmental Protection Agency 
Bureau of Land/RP MS 
I 021 North Grand A venue East 
Post Office Box 19276 
Springfield, IL 62794-9276 

e) The following activities shall be grounds for voidance of the ordinance as an institutional
control and this Letter:

i) Modification of the referenced ordinance to allow potable uses of groundwater;

ii) Approval of a site-specific request, such as a variance, to allow use of groundwater at
the Remediation Site or at the affected properties;

iii) Failure to provide written proof to the Illinois EPA within forty-five ( 45) days from
the date this Letter is recorded of written notification to the City of St. Charles and
affected property owner(s) of the intent to use Ordinance 2008-M-l las an
institutional control at the Remediation Site; and

iv) Violation of the terms and conditions of this No Further Remediation letter

Other Terms 

4) Where the Remediation Applicant is not the sole owner of the Remediation Site, the
Remediation Applicant shall complete the attached Property Owner Cert/fication of the No
Further Remediation Letter under the Site Remediation Program Form. This certification,
by original signature of each property owner, or the authorized agent of the owner(s), of the
Remediation Site or any portion thereof who is not a Remediation Applicant shall be
recorded along with this Letter.

5) Further information regarding this Remediation Site can be obtained through a written
request under the Freedom of Information Act (5 ILCS 140) to:

Illinois Environmental Protection Agency 
Attn: Freedom of Information Act Officer 
Bureau of Land-#24 
1021 North Grand Avenue East 
Post Office Box 19276 
Springfield, IL 62794-9276 
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6) Pursuant to Section 58.1 0(f) of the Act ( 415 ILCS 5/58.1 0(f)), should the Illinois EPA seek
to void this Letter, the Illinois EPA shall provide notice to the current titleholder and to the
Remediation Applicant at the last known address. The notice shall specify the cause for the
voidance, explain the provisions for appeal, and describe the facts in support of this cause.
Specific acts or omissions that may result in the voidance of the Letter under Sections
58.I0(e)(l )-(7) of the Act (415 ILCS 5/58.I0(e)(l)-(7)) include, but shall not be limited to:

a) Any violation of institutional controls or the designated land use restrictions;

b) The failure to operate and maintain preventive or engineering controls or to comply with
any applicable groundwater monitoring plan;

c) The disturbance or removal of contamination that has been left in-place in accordance
with the Remedial Action Plan. Access to soil contamination may be allowed if, during
and after any access, public health and the environment are protected consistent with the
Remedial Action Plan;

d) The failure to comply with the recording requirements for this Letter;

e) Obtaining the Letter by fraud or misrepresentation;

f) Subsequent discovery of contaminants, not identified as part of the investigative or
remedial activities upon which the issuance of the Letter was based, that pose a threat to
human health or the environment;

g) The failure to pay the No Further Remediation Assessment Fee within forty-five (45)
days after receiving a request for payment from the Illinois EPA;

h) The failure to pay in full the applicable fees under the Review and Evaluation Services
Agreement within forty-five (45) days after receiving a request for payment from the
Illinois EPA.

7) Pursuant to Section 58.10( d) of the Act, this Letter shall apply in favor of the following
persons:

a) First Street Redevelopment LLC;

b) The owner and operator of the Remediation Site;

c) Any parent corporation or subsidiary of the owner of the Remediation Site;

d) Any co-owner, either by joint-tenancy, right of survivorship, or any other party sharing a
relationship with the owner of the Remediation Site;

e) Any holder of a beneficial interest of a land trust or inter vivos trust, whether revocable
or irrevocable, involving the Remediation Site;

f) Any mortgagee or trustee of a deed of trust of the owner of the Remediation Site or any
assignee, transferee, or any successor-in-interest thereto;

g) Any successor-in-interest of the owner of the Remediation Site;
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h) Any transferee of the owner of the Remediation Site whether the transfer was by sale,
bankruptcy proceeding, partition, dissolution of marriage, settlement or adjudication of
any civil action, charitable gift, or bequest;

i) Any heir or devisee of the owner of the Remediation Site;

j) Any financial institution, as that tennis defined in Section 2 of the Illinois Banking Act
and to include the Illinois Housing Development Authority, that has acquired the
ownership, operation, management, or control of the Remediation Site through
foreclosure or under the terms of a security interest held by the financial institution, under
the terms of an extension of credit made by the financial institution, or any successor-in­
interest thereto; or

k) In the case of a fiduciary (other than a land trustee), the estate, trust estate, or other
interest in property held in a fiduciary capacity, and a trustee, executor, administrator,
guardian, receiver, conservator, or other person who holds the remediated site in a
fiduciary capacity, or a transferee of such party.

8) This letter, including all attachments, must be recorded as a single instrument within forty­
five (45) days of receipt with the Office of the Recorder of Kane County. For recording
purposes, the Illinois EPA Site Remediation Program Environmental Notice attached to this
Letter should be the first page of the instrument filed. This Letter shall not be effective until
officially recorded by the Office of the Recorder of Kane County in accordance with Illinois
law so that it fonns a pennanent part of the chain of title for the Remediation Site.

9) Within thirty (30) days of this Letter being recorded by the Office of the Recorder of Kane
County, a certified copy of this Letter, as recorded, shall be obtained and submitted to the
Illinois EPA to:

Robert E. O'Hara 
Illinois Environmental Protection Agency 
Bureau of Land/RP MS 
I 021 North Grand Avenue East 
Post Office Box 19276 
Springfield, IL 62794-9276 

10) In accordance with Section 58.I0(g) of the Act, a No Further Remediation Assessment Fee
based on the costs incurred for the Remediation Site by the Illinois EPA for review and
evaluation services will be applied in addition to the fees applicable under the Review and
Evaluation Services Agreement. Request for payment of the No Further Remediation
Assessment Fee will be included with the billing statement.
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If you have any questions regarding this correspondence, you may contact the Illinois EPA
project manager, Mr. Tim Murphy at (217) 524-4823. 

Since�

�lo'UA/,. 
Joyce L. Mu ·e, P.E., Manager
Remedial Project Management Section
Division of Remediation Management 
Bureau of Land 

Attachments (2): Property Owner Certification of No Further Remediation Letter under the
Site Remediation Program Fonn 
Notice to Remediation Applicant

cc: James E. Huff, P.E.
Huff & Huff, Inc. 
915 Harger Road, Suite 330
Oak Brook, IL 60523 

John Lamb
Environmental Services Manager
City of St. Charles 
Two East Main Street
St. Charles, IL 60174-1984

Jf! 
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APPRAISAL REPORT

 Vacant Land

122 South 2nd Street 

St. Charles, IL 60174

PREPARED FOR

City of St. Charles

2 East Main Street

St. Charles, IL 60174

PREPARED BY

Stephen J Bloch

Edward V. Kling, MAI

VALUATION DATE: August 26, 2025

REPORT DATE: August 29, 2025

File Number: C25-462
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August 29, 2025

Mr. Derek Conley

2 East Main Street

St. Charles, IL 60174

RE: Appraisal of Property

Vacant Land    Our File Number: C25-462

122 South 2nd Street 

St. Charles, IL 60174 

 Mr. Derek Conley:

In fulfillment of your order as outlined in our communication on August 14, 2025, we are 
transmitting our appraisal report of the estimated market value of the Fee Simple estate for the
above identified property as of August 26, 2025.   The report includes our value conclusion along
with supporting data and reasoning which form the basis of our opinion.  A summary of salient facts
and conclusions is included at the beginning of the report.  The report is intended only for the use
stated in the report.

The appraisers that signed the report include state licensed and certified general real estate
appraisers in the State of Illinois.  Stephen J Bloch has viewed the property, and performed the
scope of work determination, data analysis, and value conclusion.  Edward V. Kling, MAI has
provided data support and market opinions in a review capacity.  

The value opinion reported is qualified by certain definitions, limiting conditions, and certifications
which are contained in the report.  If you have any questions concerning this report, please contact
our office at (630) 513-6150.

Sincerely yours,

Caton Valuation Services

Stephen J Bloch Edward V. Kling, MAI

IL State Certified General Appraiser IL State Certified General Appraiser

#553.002894 (Expires 09/30/25) #553.000692 (Expires 09/30/25)

Exhibit 5: 2025 Appraisal

CATON 
VALUATION 
SERVICES 



- iii -

TABLE OF CONTENTS

PART I: INTRODUCTION

Title Page . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . i

Letter of Transmittal . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ii

Table of Contents . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . iii

Executive Summary of Salient Facts and Conclusions . . . . . . . . . . . . . . . . . . . . . iv

Certification of Value. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . v

PART II: PREMISES OF THE APPRAISAL . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1

SCOPE OF WORK . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1

PURPOSE, CLIENT, INTENDED USER, AND INTENDED USE . . . . . . . . . . . . . . . . . 5

MARKET VALUE DEFINITION . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5

DATE OF VALUE ESTIMATE . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6

IDENTIFICATION OF THE PROPERTY APPRAISED. . . . . . . . . . . . . . . . . . . . . . . . . 6

STATEMENT OF OWNERSHIP AND SALE AND LISTING HISTORY . . . . . . . . . . . . 6

PROPERTY RIGHTS APPRAISED . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7

APPRAISAL STANDARDS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7

HYPOTHETICAL CONDITIONS AND EXTRAORDINARY ASSUMPTIONS . . . . . . . . 7

ASSUMPTIONS AND LIMITING CONDITIONS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 8

PART III: PRESENTATION OF THE DATA . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12

LOCATION DATA . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12

SITE DESCRIPTION . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18

ZONING. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20

REAL ESTATE TAX DATA . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 21

PART IV: ANALYSIS AND CONCLUSIONS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22

HIGHEST AND BEST USE . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22

APPROACHES TO VALUE . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 24

SALES COMPARISON APPROACH . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 25

VALUE CONCLUSION. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 41

Exhibits Included in the Report

General Area Map Zoning Map

Neighborhood Map Location Map: Land Sales

Parcel Map

Aerial View of Subject

Addenda

Subject Photographs Qualifications of the Appraisers

Flood Hazard Map

Engagement Letter

Exhibit 5: 2025 Appraisal



- iv -

SUMMARY OF SALIENT FACTS AND CONCLUSION

Property Address: 122 South 2nd Street 

St. Charles, IL 60174 

Property Type: Vacant Land 

Parcel Identification Number (PIN) 09-34-126-021

Land Area: 5,662 SF 0.13 Ac.

Flood Hazard Zone: Zone X

Highest and Best Use: Mixed Use Development

Sales Comparison Approach Value: $340,000

Final Value Estimate: $340,000

Effective Valuation Date: August 26, 2025

Date of Property was Physically Viewed: August 26, 2025

Date of Report: August 29, 2025

Type of Report: Appraisal Report

Purpose of Report: Estimate Market Value

Exposure Time Estimate: 3-6 Months

Interest Appraised: Fee Simple
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CERTIFICATION

We certify that, to the best of our knowledge and belief:

1.The statements of fact contained in this appraisal report are true and correct.

2.The reported appraisal analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our personal, impartial, and unbiased, professional
analyses, opinions, and conclusions.

3.We have no present or prospective interest in the appraised property that is the subject of this report,
and no personal interest with respect to the parties involved.

4.We have performed no services, as an appraiser or in any other capacity, regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of this
assignment.

5.We have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

6.Our engagement in this assignment was not contingent upon developing or reporting predetermined
results.

7.Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.

8.Our analyses, opinions, and conclusions were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).

9.Stephen J Bloch personally viewed the property that is the subject of this report. Edward V. Kling,
MAI did not personally view the property.

10.No one provided significant real property appraisal assistance to the person(s) signing this report.

11.The use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.  To the best of our knowledge and belief, the reported analyses,
opinions and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal
Practice of the Appraisal Institute.

12As of the date of this report, I, Edward V. Kling, MAI, have completed the continuing education
program for Designated Members of the Appraisal Institute.

Stephen J BlochEdward V. Kling, MAI

IL State Certified General Appraiser IL State Certified General Appraiser

#553.002894 (Expires 09/30/25) #553.000692 (Expires 09/30/25)
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PART II: PREMISES OF THE APPRAISAL

SCOPE OF WORK

The Uniform Standards of Professional Appraisal Practice (USPAP) defines scope of work as “the

amount and type of information researched and the analysis applied in an assignment.”  USPAP

clearly states the “burden of proof” for the scope of work decision rests solely with the appraiser(s),

not the client.  Standards Rule 1-2 in USPAP requires that each appraisal determine the scope of

work necessary to produce credible assignment results in accordance with the SCOPE OF WORK

RULE.  The scope of work rule in USPAP states that for each appraisal assignment an appraiser

must:

1. Identify the problem to be solved;

2. Determine and perform the scope of work necessary to develop credible

assignment results; and

3. Disclose the scope of work in the report.

Scope of work includes, but is not limited to, following:

< the degree to which the property is inspected or identified;

< the extent of research into physical or economic factors that could affect the

property;

< the extent of the data research; and

< the type and extent of analysis applied to arrive at opinions or conclusions.

Problem Identification

An appraiser must gather and analyze information about those assignment elements that are

necessary to properly identify the appraisal problem to be solved.  In an appraisal assignment,

identification of the problem to be solved requires the appraiser to identify the following elements:

Client and Intended Users: City of St. Charles

Intended Use of the Opinion/Conclusion Internal business decision purposes

Standard of Value Market Value

Effective Date of Opinion/Conclusion/Value August 26, 2025

Interest Valued Fee Simple

Assignment Conditions (if any) None

Evaluation of assignment complexity, by the appraisers, in concert with client statements,

agreements, and inferences constitute the primary basis for the scope of work decision.  Based on

the level of knowledge and familiarity of appraisal reports that the client/intended users have, this

appraisal report format satisfies their needs.  All necessary data is summarized to support the value

conclusion, and the highest and best use analysis is inferred.

Cornerstone Realty Advisors File No. C25-462 Vacant Land, 122 South 2nd Street, St. Charles, IL 60174 
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Scope of the Assignment

Appraisal development signifies the extent of the reasoning and analysis that culminates in an

estimate of value.  It is presumed this appraisal report is sufficient for the specific need of the client

and any other intended users specifically identified herein.  The following steps are taken in

developing the appraisal.

< consideration of influential market area, physical, economic, and governmental factors

< determination of the subject’s highest and best use

< development of all/any applicable/relevant/supported approaches to value

< reconciliation of value indications, if appropriate

< preparation of this report

According to USPAP, all valuation approaches that are applicable to the interest being appraised and

necessary to produce credible results must be developed.  Applicable and necessary approaches

were selected for development after consideration of available market data.  An approach considered

not applicable may be omitted if the valuation methodology is determined to be inappropriate for the

property being appraised, or if sufficient data to properly develop the approach is not available.  As

stated in USPAP in the scope of work rule, credible assignment results require support by relevant

evidence and logic.  The relevance and development of each major approach is listed below:

Approach Applicability to Subject Use in Assignment

Cost Approach Not Applicable Not Utilized

Sales Comparison Applicable Utilized

Income Approach Not Applicable Not Utilized

The subject property is a vacant land site.  As the site does not have significant real property

improvements, neither the Cost Approach nor the Income Capitalization approach is applicable.  The

exclusion of these approaches does not impact the reliability of the appraisal.  The Sales Comparison

approach will be utilized to estimate the value of the subject site.
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Observation of the Subject Property: In the course of this assignment, the appraiser viewed the

subject property on August 26, 2025.  The observation included viewing the site to determine general

attributes such as topography, access, and the overall utility.  Reference was also made to other

sources of information including aerial views, tax maps, flood hazard maps, wetlands maps, soils

maps, and traffic count maps.   Information as to real estate taxes and property ownership were

taken from County records.

Collection and Inspection of Comparable Data: Information on sales, rentals, and listings was

obtained from various sources including the local assessor/county records, multiple listing services,

market participants, appraiser files, and/or other real estate professionals.  When possible, someone

directly involved in the sale (buyer, seller, attorney, broker) was contacted to verify details of the sale. 

If unavailable, indirect verification is utilized, which employs information obtained from a secondary

source like recorded county-level documentation, a multiple listing service, or peer appraisal firm. 

All comparable data is confirmed using multiple sources to ensure accuracy.

Highest and Best Use: Highest and best use analysis can be categorized into two groups; inferred

and fundamental.  In this analysis, the appraisers have used an inferred analysis.  This type analysis

uses trends and patterns to infer a general highest and best use for the subject.  Market dynamics

that might be considered are prices, marketing times, rents, vacancy, and listings of similar real

estate.  Market surveys that include investors, brokers, appraisers, etc. such as

PriceWaterhouseCoopers, RERC, Marcus & Millichap, CoStar, and CBRE have been consulted and

cited in this analysis.  Subject specific studies were not made during this appraisal process.

Experience: The appraisers have had experience with appraising similar properties in the

metropolitan area and have the necessary skills to make the analyses required by this assignment. 

We have extensive experience appraising vacant land properties throughout Kane County.

Duties Performed:  The appraisers that signed this report include state licensed and certified

general real estate appraisers in the State of Illinois.  Stephen J Bloch has viewed the property, and

performed the scope of work determination, data analysis, and value conclusion.  Edward V. Kling,

MAI has provided data support and market opinions in a review capacity.
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PURPOSE, CLIENT, INTENDED USER, AND INTENDED USE

The purpose of this appraisal is to estimate the market value of the Fee Simple interest in the

property as of the valuation date.  The report has been prepared at the request of Mr. Derek Conley. 

The intended user of the report is City of St. Charles and its participants, successors, or assigns. 

The intended use of this appraisal report is for internal business decision purposes.

MARKET VALUE DEFINITION

Market value is defined by the federal financial institutions regulatory agencies (Office of the

Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42 Def. (f)) as follows: 

The most probable price which a property should bring in a competitive and open market under

all conditions requisite to a fair sale, the buyer and seller each acting prudently and

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this

definition is the consummation of a sale as of a specified date and passing of title from seller to

buyer under conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in what they consider their own best

interest;

3. A reasonable time is allowed for exposure in the open market;

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or

creative financing or sale concessions granted by anyone associated with the sale.

Actual transactions do not necessarily follow all of these concepts and are often affected by factors

such as the urgency and needs of the buyer or seller.  The main difference between  market price

and the above definition of market value can be summarized as follows:  market price is the factual

record of a transaction; market value is an estimate of what a property is worth based on a specific

definition of market value. 
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DATE OF VALUE ESTIMATE

The effective date of valuation is August 26, 2025, which is the day the property was last physically

viewed.  The property was viewed independently by the appraiser.

IDENTIFICATION OF THE PROPERTY APPRAISED

The property appraised is located at the northeast corner of 2nd Street and Illinois Avenue, two blocks

west of the Fox River, in St. Charles, IL.  The common address of the property is 122 South 2nd

Street, St. Charles, IL 60174.  The property is also identified by its permanent index number (PIN):

09-34-126-021 in St. Charles Township, Kane County, Illinois.

The property consists of a 5,662 square foot rectangular shaped Vacant Land site.  The site has

grass, but no other landscaping or improvements.  The site was previously improved, though the prior

structure was razed around 2007.

The property’s brief legal description, taken from the St. Charles Township Assessor website, is as

follows.

FIRST STREET REDEVELOPMENT SUB PHASE 2 LOT 4

STATEMENT OF OWNERSHIP AND SALE AND LISTING HISTORY

Owner: The current owner of the subject property is the City of St. Charles.

Comments: The subject property has not transferred ownership during the three year

period prior to the effective date of this appraisal, nor is it currently listed for

sale or under contract.

A transfer of the subject property is being considered, as the current owner is

seeking proposals from developers to build on the site as part of the ongoing

First Street Redevelopment Project.  The purpose of this report is to establish

a market value for the subject site in relation to any potential transfer of

ownership.
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PROPERTY RIGHTS APPRAISED

Property rights are influenced by the existence of a lease.  For property that is not encumbered by

a long term lease, the fee simple estate is appraised.  For property that is subject to the terms of a

lease, the lease fee estate is appraised.  These terms are defined as follows:  

Fee Simple Estate:  “Absolute ownership unencumbered by any other interest or estate, subject only

to the limitations imposed by the governmental powers of taxation, eminent domain, police power,

and escheat." (Appraisal Institute, " The Dictionary of Real Estate Appraisal," 2022, p.73)

Leased Fee Estate:  "The ownership interest held by a lessor, which includes the right to receive the

contract rent specified in the lease plus the reversionary right when the lease expires."  (The Appraisal

Institute, "The Dictionary of Real Estate Appraisal," 2022, p. 105).

For the subject property, the property rights appraised are the Fee Simple estate.

APPRAISAL STANDARDS

The appraisal report is prepared in accordance with the requirements of the Uniform Standards of

Professional Appraisal Practice (USPAP).  These Standards, developed by the Appraisal Standards

Board of the Appraisal Foundation, establish the minimum standards acceptable to the development

and reporting of an appraisal assignment.  The State of Illinois has adopted USPAP as the guidelines

that must be followed by state certified and licensed appraisers.  

HYPOTHETICAL CONDITIONS AND EXTRAORDINARY ASSUMPTIONS

A hypothetical condition is something that is known not to be true as of the date of the report. 

However, for the analysis in the report, it is assumed to be true.  An extraordinary assumption is

something that cannot be confirmed to be true or false as of the date of the appraisal.  If the

assumed condition is shown to be wrong, the value conclusion could be affected.  

For this report, there are no hypothetical conditions or extraordinary assumptions.
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report is expressly subject to the following stipulations: 

1. That the opinions expressed in this report apply to the stated valuation date.  We, the

appraisers, assume no responsibility for economic or physical factors occurring at some later

date which may affect the stated opinions.

2. That no opinion is intended to be expressed for legal matters or that would require specialized

investigation or knowledge beyond that ordinarily employed by real estate appraisers, although

such matters may be discussed in the report.

3. That no opinion as to title is rendered.  Data on ownership and the legal description were

obtained from sources generally considered reliable.  Title is assumed to be marketable and free

and clear of all liens and encumbrances, easements, and restrictions except those specifically

discussed in the report.  The property is appraised assuming it to be under responsible

ownership and competent management and available for its highest and best use.

4. That no engineering survey has been made by the appraisers.  Except as specifically stated,

data relative to size and area were taken from sources considered reliable, and no

encroachment of real property improvements is assumed to exist.

5. That maps, plats, and exhibits included in the report are for illustration only, as an aid in

visualizing matters discussed within the report.  They should not be considered as surveys or

relied upon for any other purpose.

6. That no opinion is expressed as to the value of subsurface oil, gas, or mineral rights, and that

the property is not subject to surface entry for the exploration or removal of such materials

except as is expressly stated.

7. That the projections included in this report as utilized to assist in the valuation process are based

on current market conditions, anticipated short term supply and demand factors, and a continued

stable economy.  Therefore, the projections are subject to changes in future conditions that

cannot be accurately predicted by the appraisers and could affect the future income or value

projections.

8. That testimony or attendance in court or at any other hearing is not required by reason of

rendering this appraisal unless such arrangements are made a reasonable time in advance.

9. That because no title report was made available to us, we, the appraisers, assume no

responsibility for such items or record not disclosed by normal investigation.
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10. That no detailed soil studies covering subject property were available to us. Therefore, premises

as to soil qualities employed in this report are not conclusive, but have been considered

consistent with information available to the appraisers.

11. That we, the appraisers, have personally viewed the subject property and find no obvious

evidence of structural deficiencies except as stated in this report; however, no responsibility for

hidden defects or conformity to specific governmental requirements, such as fire, building and

safety, or occupancy codes, can be assumed without provision of specific professional

governmental inspections.

12. That although no termite inspection report was available, the appraisers personally viewed the

subject property and found no significant evidence of termite damage or infestation.

13. That no consideration has been given in this appraisal to personal property located on the

premises, or to the cost of moving or relocating such personal property, but only to the real

property has been considered.

14. That unless otherwise stated in the report, the existence of potentially hazardous material, which

may or may not be present on or near the property, was not observed by the appraisers.  The

appraisers have no knowledge of the existence of such materials on or in the property.  The

appraisers are not qualified to detect such substances.  The presence of substances such as

asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials may

affect the value of the property.  No consideration has been given in our analysis to any potential

diminution in value should such hazardous materials be found.  No responsibility is assumed for

any such conditions, or for any expertise or engineering knowledge required to discover them.

The client is urged to retain an expert in this field, if desired.

15. That the information identified in this report as being supplied by others is believed to be reliable,

but no responsibility for its accuracy is assumed.

16. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The appraisers

have not made a specific compliance survey and analysis of this property to determine whether

or not it is in conformity with the various detailed requirements of the ADA.  It is possible that a

compliance survey of the property, together with a detailed analysis of the requirements of the

ADA, could reveal that the property is not in  compliance with one or more of the requirements

of the Act.  If so, this fact could have a negative effect upon the value of the property. This

analysis does not consider possible compliance with the requirements of the ADA in estimating

the value of the property.
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17. Hypothetical Condition / Extraordinary Assumptions:   A hypothetical condition is something that

is known not to be true as of the date of the report.  However, for the analysis in the report, it is

assumed to be true.   An extraordinary assumption is something that cannot be confirmed to be

true or false as of the date of the appraisal.  If the assumed condition is shown to be wrong, the

value conclusion could be affected.

For this report, there are no hypothetical conditions or extraordinary assumptions.
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GENERAL AREA MAP
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PART III: PRESENTATION OF THE DATA 

LOCATION DATA

The subject property is located in the City of St. Charles.  St. Charles is located approximately 38

miles west of downtown Chicago and consists of a total land area of approximately 14.4 square

miles. Nearby communities include Lilly Lake and Elburn to the west, Geneva and Batavia to the

south, West Chicago to the east, and South Elgin to the north. The city is bisected by the Fox River

which runs north/south, and is approximately halfway between Kane County's largest communities,

Elgin to the north and Aurora to the south.  The city was incorporated in 1839.

Population and Housing Characteristics

According to the US Census, the April 2020 population was 33,081 which was a slight increase from

the April 2010 population of 32,974.  Of residents age 25 and up, 95% have a high school diploma

and 51% are college graduates.  The median household income is $115,350 and the per capita

income is $59,651; however, 3.9% of the population lives in poverty.  Working residents age 16 and

up have an average commute time of 29 minutes.

St. Charles is primarily a residential community.  The US Census indicates that 70% of the housing

units in St. Charles are owner occupied, and that those owner occupied units have a median value

of $369,700.  According to the local MLS statistics for the one year period from April 2024 through

March 2025, single family homes in St. Charles ranged in sales price from $58,500 to $3,200,000

with an average of $622,214 and a median of $560,000.  The 529 total single family home sales had

an average marketing time of 39 days.  In the same time period, attached homes (town homes and

condominiums) ranged in sales price from $197,000 to $806,000 with an average of $373,290 and

a median of $370,000.  The 187 total attached housing sales had an average marketing time of 50

days.

Commerce and Industry

St. Charles has more than 160 manufacturing concerns located on more than 518 acres of industrial

sites.  Manufacturing, services, and retail are the three largest employment categories.  Many newer

light industrial/warehouse structures have been built in St. Charles' Business Park on the city's east

side.  The Pheasant Run Resort is in the process of being redeveloped in favor of further industrial

use, with retail uses along the Route 64 frontage.
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The City of St. Charles has long been known for its historical shopping district with antique stores and

specialty shops. Its downtown district dates from the 1800s, and continual efforts are made to

preserve the character of the district. The Charlestowne Mall, located to the east side of town, is a

regional mall that opened in the late 1980's.  Plans have been discussed to demolish portions of the

mall and redevelop portions of the site, but have yet to gain traction.  The Main Street frontage has

been redivided and two new restaurant properties, Coopers Hawk and Starbucks, have been

constructed.  Geneva's modern lifestyle center, Geneva Commons, is located just south of St.

Charles off Randall Road; it has attracted many tenants and likely contributed to the demise of the

Charlestowne Mall. 

Transportation

Transportation is predominately by private automobile. The major east west arteries are Route 64

(Main Street in St. Charles) which leads through the western suburbs into Chicago, and Route 38

which connects adjoining Geneva to the western suburbs and Chicago. The East West Tollway is

located approximately 6 miles south of St. Charles and is directly accessible via Kirk Road. Two of

the major north south arteries include Routes 31 and 25, both of which run alongside the Fox River.

Randall Road, near the city's western boundary, has gained significant importance as a north south

arterial road throughout Kane County. Kirk Road on the east side is another major road and serves

the aforementioned St. Charles Business Park, providing access to the East West Tollway. Route

47 runs north to the Illinois/Wisconsin State line and south to Champaign Urbana in central Illinois.

Route 47 provides access to I 90 to the north and I 88 to the south. Commuter train service to

downtown Chicago is available from the Union Pacific West Line metra stations in Geneva and in

nearby Elburn. The DuPage County Airport, just outside of St. Charles' eastern boundary, has

undergone tremendous expansion, including a signature golf course. The runways allow corporate

jets and have been beneficial to some of the corporations located in nearby industrial parks.

Community Facilities

The local school system is well regarded and includes numerous Elementary Schools, Jr. High

Schools, two High Schools, and a Special Education School. The average composite ACT scores

have been consistently above the statewide average.  Houses of worship of most denominations can

be found in the St. Charles area. Delnor Community Hospital, which opened in 1990 and is now part

of the Northwestern Medical network, is located just south of St. Charles in neighboring Geneva.

Recreational facilities include 34 parks, three swimming pools, a recreation center, a community

center, and a cultural arts center. The Fox River offers boating and fishing. St. Charles has a recently

expanded and renovated library, numerous restaurants, and several nearby golf courses and movie

theaters. 
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Utilities and Village Services

The unincorporated areas west of the City of St. Charles do not have municipal water and sewer

service. The Fox Mill subdivision has its own sewer treatment facility and water. St. Charles provides

municipal well water and its own sewage treatment facilities for most incorporated areas. Electricity

is provided by the City of St. Charles, and natural gas is provided by Northern Illinois Gas. The city

of St. Charles has a Fire Department and a Police Department with full time staffs. Ambulance and

rescue services are provided.

Conclusion

St. Charles is a far west suburban community that has historically had above average housing

values, a very good school system, modern industrial parks, and adequate transportation, including

a nearby airport and relatively convenient Tollway access.
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NEIGHBORHOOD MAP
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NEIGHBORHOOD DESCRIPTION

Location:  The subject property is located at the northeast corner of 2nd Street (also known as Route

31) and Illinois Avenue, two blocks west of the Fox River, in St. Charles, IL.  The subject has very

good access and visibility from this corner location.  The nearby properties in this area are primarily

retail and mixed-use retail and residential uses.  Many of the structures in the immediate vicinity are

relatively new, with older residential properties to the west.

Stage of Development:  The subject’s neighborhood is considered to be the area bordered by

Prairie Street to the south, 2nd Street (Route 31) to the west, Main Street (Route 64) to the north, and

5th Avenue (Route 25) to the east.  This neighborhood encompasses downtown St Charles and the

Fox River, and is nearly fully developed; there is limited remaining vacant land available in this

neighborhood.  There has been considerable development and redevelopment in this neighborhood

over the course of the past approximately 20 years, primarily on the west side of the Fox River; this

portion of the neighborhood features a pedestrian friendly area with mixed-use and multifamily

developments.

Streets and Utilities:  2nd Street is a primary road in this area traveling generally north/south along

the west side of the Fox River.  About 600 feet to the north is the heavily traveled Route 64 (Main

Street), which is also primary route in the area.  To the east of the subject, on the opposite side of

the Fox River, 5th Avenue is a north/south roadway also known as Route 25.  Other major east/west

roadways in this area include Route 38 about 1½ miles to the south (the primary east/west roadway

through the neighboring community Geneva) and Army Trail Road about 3 miles to the north.  West

of the subject just over one mile is Randall Road, a primary north/south corridor through Kane

County.  All customary private and public utilities are available at the subject site.

Accessibility and Exposure:  2nd Street is a moderately traveled street in this area, with an Illinois

Department of Transportation (IDOT) reported traffic count of 10,400 in the vicinity of the subject. 

Just to the north, Main Street is a heavily traveled primary route with a daily count of 28,300 travelers. 

To the east, 5th Avenue (Route 25) has a reported traffic count of 6,350 vehicles.  Route 38 to the

south sees 25,600 travelers per day in the vicinity of the Fox River.  The interstate system is

accessible about 11 miles to the north via I-90, or about 8 miles to the south via I-88.  O’Hare Airport

is roughly 20 miles to the northeast, while Midway Airport is about 30 miles to the southeast.

Local Market Conditions:  The subject’s neighborhood is considered to be a good location for retail

and mixed-use developments.  According to CoStar Analytics, the current retail vacancy rate in St.

Charles is 17.7%, while the multifamily vacancy rate is 2.8%.

Cornerstone Realty Advisors File No. C25-462 Vacant Land, 122 South 2nd Street, St. Charles, IL 60174 

Exhibit 5: 2025 Appraisal



17

AERIAL MAP
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SITE DESCRIPTION

Location: 122 South 2nd Street, St. Charles, IL 60174 

Lot Size: 5,662 SF or 0.13 AC.

Lot Shape: Rectangular.

Street Frontage: Approximately 76 feet along 2nd Street, and approximately 76

feet along Illinois Street.

Access and Visibility: Very good access and visibility from corner location.

Utilities: All typical public and private utilities are available at the subject

site.

Topography: Appears to be generally level and at grade with the adjacent

streets and properties.

Soil Conditions: No soil tests were provided. We assume that the soil has

sufficient load-bearing capacity to support the existing

structure. No obvious signs of abnormal settling were

observed.

Flood Hazard Zone: Zone X, an area of minimal flood risk, according to the FEMA

Flood Insurance Rate Map Number 17089C0262H, dated

August 3, 2009. Flood hazard insurance is not required. A

copy of a portion of the map is included in the addenda of this

report.

Wetlands: Wetland evaluation is beyond our scope of expertise. A

qualified individual should be consulted on this matter.

However, according to the U.S. Fish and Wildlife Service

Wetland Data, there appears to be no wetlands present on the

site and none are assumed to exist.

Easements and Encroachments: A title report was not provided. An ALTA plat of survey was not

provided. We are not aware of any adverse easements or

encroachments and we assume that none exist.

Environmental Considerations: An environmental evaluation of the property is beyond the

scope of our expertise. We have no knowledge of

environmental problems on the property, none were reported

to us, and we assume that none exist. If certainty is required,

the client is advised to consult an expert in environmental

conditions. 
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ZONING MAP
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ZONING

Zoning District: CBD-1 Central Business

Zoning Authority: City of St. Charles  

District Description: The purpose of the CBD-1 Central Business District is to

provide for the maintenance and orderly growth of a mixed

use, pedestrian friendly, compact district of retail, service,

office, and higher density residential uses in the central area

of the City. Development within the CBD-1 District is intended

to promote the upgrade and full utilization of existing older

structures as well as appropriate redevelopment.  The district

is intended primarily for retail uses, with upper level residential

units allowed.

Minimum Lot Area: 1,000 square feet per upper level dwelling unit; no minimum for

non-residential uses.

Minimum Lot Width: None.

Maximum Gross Floor Area: 40,000 square feet per building.

Maximum Site Coverage: None.

Maximum Building Height: 50 feet.

Front Yard Setback: None required; 5 feet maximum.

Rear Yard Setback: None.

Interior Side Yard Setback: None.

Exterior Side Yard Setback: 5 feet.

Subject’s Zoning Conformity: Per preliminary review of the above zoning regulations, it is our

opinion that the subject is of adequate size to support the

development of a legal and conforming use.  The 5,662 square

foot site could support a mixed-use building with as many as

5 upper level residential units per the current zoning.
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REAL ESTATE TAX DATA

Permanent Index Number: 09-34-126-021

County: Kane County

Township: St. Charles Township

Assessment Ratio: 33.33%

Tax Year: 2022, payable 2023

In Kane County, the assessed value for all property types, including vacant sites, is based on 33.33%

of the Assessor's estimate of market value.  Real estate taxes are based on the assessed value,

times the county or local equalization factor, times the tax rate.  However, as the subject site is

owned by the City of St. Charles, it is tax exempt; it therefore has no published assessment and has

not been charged property taxes.

The information in the table below summarizes the property taxes for two area sites which are not

tax exempt.  The first site, south of the subject in Geneva, has only grass like the subject.  The

second site, to the east of the subject in St. Charles, has asphalt paving and is used as a parking lot.

Address PIN Assessor’s

2024 Market

Value

Land

SF

Assessor’s

Market Value /SF

2024

Taxes

Taxes/SF

Land

402 W State St,

Geneva

12-03-412-007 $352,277 8,100 $43.49 $9,358.46 $1.16

206 S Riverside Dr,

St. Charles

09-34-130-005 $324,168 11,761 $27.56 $8,560.28 $0.73

Average $0.94

The table above summarizes the 2024 property taxes for two area undeveloped sites.  Based on that

data, a reasonable estimate of property taxes for the subject if it were not tax exempt is within the

range of $.73 per square foot of land to $1.16 per square foot of land.  Based on the subject’s 5,662

square foot size, taxes could be expected to fall within the range below:

Range Subject Land SF x Tax/SF Land = Potential Taxes

Lower 5,662 x $0.73 = $4,121

Average 5,662 x $0.94 = $5,331

Upper 5,662 x $1.16 = $6,542

Note that a potential sale of the subject site may impact the Assessor’s opinion of site value.
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PART IV: ANALYSIS AND CONCLUSIONS

HIGHEST AND BEST USE

The term "highest and best use" as defined in The Dictionary of Real Estate Appraisal (Sixth Edition),

published by the Appraisal Institute, Chicago, Illinois is as follows: 

“The reasonably probable use of property that results in the highest value.  The four

criteria that the highest and best use must meet are legal permissibility, physical

possibility, financial feasibility, and maximum productivity.” 

There are four criteria used to narrow the possible uses of a property to a conclusion: 

Physically Possible: Consider any restrictions imposed by the physical limits of the site, such as

size, topography, easements, shape, accessibility of land, risks of natural disasters, or other physical

limitation. 

Legally Permissible: Consider both public and private restrictions on the use of the site, such as

zoning, building codes, deed restrictions, environmental considerations, or other restrictions that may

preclude development.  If a use is not currently allowed, there must be a reasonable probability of

changing the zoning classification or removing the restriction or limitation. 

Financially Feasible: As long as a potential use has value commensurate with its cost and conforms

to the first two tests, the use is financially feasible.  The analysis of financial feasibility will often focus

on which potential uses are likely to produce an income (or return) equal to or greater than the

amount needed to satisfy operating expenses, financial obligations, and capital amortization of the

investment.   

Maximally Productive: Among the feasible uses, the final selection is that use which will produce

the highest net return to the land or the highest present worth. 

There are two steps in the highest and best use analyses.  First, the site is considered as if vacant

and available for development to its highest and best use.  Second, the property is considered as

currently improved.  Land is always valued as if vacant.  If a site is improved with a building, it is

possible that the highest and best use of the site as improved is different from the highest and best

use as if vacant. 

The basis for conclusions about highest and best use is determined by analysis of market forces. 

The highest and best use of a property is not a fact that can be discovered.  Rather, it is an opinion

based on the appraiser's judgement and analyses of the potential market for the property.  The

estimate of highest and best use provides the basis for analysis of the property appraised and the

selection of sales of comparable properties. 
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Highest and Best Use of the Site

1. Legally Permissible:  The subject is currently zoned CBD-1 Central Business in the City of

St. Charles.  A wide range of retail and service uses are allowed in this district, as are upper

level dwelling units.  No zoning changes are anticipated, therefore the zoning classification

limits the potential uses.

2. Physical Limitations:  The subject site has a rectangular shape and is of adequate size to

allow a variety of structures.  It has adequate street frontage, level topography, and good

access and exposure.  A variety of uses are physically possible on the site.

3. Financially Feasible:  In order to be considered financially feasible, a use must return to the

land a profit consideration.  In other words, any development must be able to pay for itself

and provide a sufficient return to attract both debt and equity sources of money. Given the

site's zoning and market conditions, a mixed use development with ground level retail space

and as many as five upper level dwelling units appears most probable.  Current rents would

likely support the cost of construction.

4. Maximal Productivity:  The test of maximum productivity is to determine the actual use of

the property that results in the highest land value and/or the highest return to the land.  It is

important to consider the risk of potential uses, as a use that may generate the highest

returns in cash could also be the riskiest and thus not as likely for a developer to consider.

In this case, the maximally productive use is a mixed-use development.

Conclusions:  The highest and best use of the subject site is the development of mixed-use retail

and residential improvements.  The ideal improvements would feature a building with high quality

masonry construction, and ground level retail space that can be adapted to a variety of potential

users.  Upper level residential units would feature 2 bedroom or 3 bedroom units, at least one full

bathroom per bedroom, open floorplans, in-unit laundry, and on-site parking.
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APPROACHES TO VALUE

For all improved parcels of real estate, the valuation process includes consideration for three different

approaches to arrive at an indication of value for the property appraised: the cost approach, the sales

comparison approach, and the income capitalization approach. The value indications by each of

these three traditional approaches to value are then reconciled into a final estimate of value for the

property appraised. Since the property appraised is a vacant site, only a sales comparison approach

is considered appropriate.

Cost Approach / Income Capitalization Approach (Not Applicable)

A cost approach to value starts with an estimate of the cost new of the improvements to property. 

Consideration is given to physical deterioration, functional obsolescence, and external obsolescence.

Accrued depreciation is subtracted from the estimated cost new to arrive at the depreciated value

of the improvements. Estimated land value is added to get an indication of the value of the property.

This approach is not considered relevant for the subject property.

An income capitalization approach is based on the principle of anticipation. The value of a property

is the present worth of the prospective benefits of ownership. In other words, there is a relationship

between the potential net income a property is capable of producing and its value. Estimated net

income is capitalized into an indication of value by using an appropriate rate or factor. The subject

property would not be purchased for its current ability to produce an income; this approach is not

relevant.

Sales Comparison Approach

The sales comparison approach is based on the concept that a prospective buyer is not likely to pay

more for a property than the price of obtaining an equally desirable and functional alternative

property. This method compares the property being appraised to other recently sold or currently listed

properties that have similar characteristics. Since no two properties are identical, adjustments are

made to the price of the comparable properties for observed differences that influence value.

Negative adjustments are made to the sale price for features in the comparable property that are

superior to that of the property appraised. Positive adjustments are made when the comparable

property is inferior to the property appraised. The net result is an indicated value for the property

appraised. The reliability of this method is based upon the availability of comparable market data and

the degree of comparability.
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SALES COMPARISON APPROACH: LAND VALUE 

Land is valued on the basis of its estimated highest and best use as if vacant. The most frequently

used method of valuing land is the sales comparison method. The subject site is compared to other

recently sold sites, or current listings, with a similar highest and best use. Because of differences in

the size of the subject and comparable market data, comparison is made on the basis of a unit of

comparison such as sale price per square foot or other relevant unit for comparison. An indication

of value for the subject site is obtained by making adjustments to the price of the comparable sites

for any differences that influence value. If the comparable site is superior in some respect, a minus

adjustment is made; if the comparable is inferior, a plus adjustment is made. The adjusted unit value

is applied to the subject site to arrive at an estimate of market value for the subject site.

The market data selected are located near the property appraised or in areas considered reasonably

comparable. A location map showing the market data is included. Each of the comparable properties

was compared to the subject site; adjustments were made to account for differences that influence

value. Details on the sales of comparable properties considered most relevant in estimating the value

of the subject site are included on the following pages; the data is summarized in the chart on the

following page.

In order to remove from the sale price the influence of unusual financing, changing market

conditions, and unusual buyer or seller motivation, these factors were considered first:

! Financing: Any unusual financing that impacted the sale price is noted and adjusted.

! Conditions of Sale: REO, foreclosure, and similar bank owned sales are noted, and

the surrounding market is considered to gauge the need for and voracity of the

adjustment.

! Market Conditions (Time): Has there been a change in the market since the sale date;

have prices generally increased or decreased? The unit price is adjusted for any

change caused by the market conditions from the date of the sale to the valuation

date.

Next, consideration is given to other elements of comparison such as location, size, shape, quality

of construction, topography, zoning, utility, and other factors that could influence value.  

Comparisons between the subject property and the sales for the various elements of comparison are

made on a qualitative basis. While it is difficult and subjective to try to quantify any difference

between the subject and the sale, the basis, or reason, for the qualitative difference (superior or

inferior) can be given. Comparisons of the sale with the subject can be shown as: similar (equal),

superior (minus), or inferior (plus). Each sale is compared to the subject and a unit value estimated

for the subject site.

The market data selected are located in areas considered reasonably comparable. A location map

showing market data is included. Details on the sales considered most relevant in estimating the

value of the subject are included on the following pages
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Sale No. 1 Subject

Street Address: 402-442 S First St 122 South 2nd Street 

City: St. Charles, IL St. Charles, IL 60174

PIN: 09-34-177-010, 09-34-136-001,
-002, -003

09-34-126-021

Use: Vacant Land Vacant Land 

Grantor: Milestone Properties STC LLC

Grantee: J&B Builders Inc

Document No.: 2022K019650

Lot Area: 31,799 sf 0.73 ac. 5,662 sf 0.13 ac.

Sale Date: April 2022

Sale Price: $772,500

Indicated Unit Price: $24.29

Adjusted Unit Price: $38.87

Comments:  This is the sale of a divided vacant land site located south of the subject in downtown St. Charles. 
The primary portion of the site is a 29,185 square foot rectangular parcel at the corner of First Street and Prairie
Street, while the remaining 2,614 square feet is a rectangular site located across Prairie Street to the south.  The
primary portion of the site has CBD-1 zoning, while the smaller portion is zoned RM-3.  The sale site is not within
a flood zone.  The site is being advertised as the future location of River 504, an upscale mixed use
development.

Element of Comparison Adjustment Reason(s) for Adjustments

Property Rights: None No adjustments.

Financing: None No adjustments.

Sale Conditions: None No adjustments.

Date of Sale: Plus Upward adjustment for the older date of this sale.

Location: None Locations are considered similar.

Site Size/Shape: Strong Plus Upward adjustment for economies of scale, as larger
properties tend to sell for lower per unit values.  Additional
upward adjustment for sale’s divided configuration.

Flood Zone: None No adjustments.

Zoning: None No adjustments.

Net Adjustment: 60% A positive net adjustment is made.
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Sale No. 1
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Sale No. 2 Subject

Street Address: 609 S Third St 122 South 2nd Street 

City: Geneva, IL St. Charles, IL 60174

PIN: 12-10-210-001 09-34-126-021

Use: Redevelopment Site Vacant Land

Grantor: SDC19017 LLC

Grantee: The Burton Foundation

Document No.: 2024K044816

Lot Area: 33,102 sf 0.76 ac. 5,662 sf 0.13 ac.

Sale Date: Nov 2024

Sale Price: $995,000

Indicated Unit Price: $30.06

Adjusted Unit Price: $43.59

Comments:  This is the sale of a redevelopment site located at the corner of 3rd Street and Route 31 at the south
edge of downtown Geneva.  Previously a service station, this site has D-CM zoning (commercial mixed-use). 
Proposals for the site have called for a mixed use building featuring approximately 6,000 square feet of retail
space and 60 upper level residential units.  This site is not in a flood zone.

Element of Comparison Adjustment Reason(s) for Adjustments

Property Rights: None No adjustments.

Financing: None No adjustments.

Sale Conditions: None No adjustments.

Date of Sale: None No adjustments.

Location: Plus Sale lacks subject’s pedestrian-friendly proximity to downtown
area.

Site Size/Shape: Strong Plus Upward adjustment for economies of scale, as larger
properties tend to sell for lower per unit values.

Flood Zone: None No adjustments.

Zoning: None No adjustments.

Net Adjustment: 45% An upward net adjustment is applied.
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Sale No. 2
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Sale No. 3 Subject

Street Address: 1023 W Main St 122 South 2nd Street 

City: St. Charles, IL St. Charles, IL 60174

PIN: 09-33-203-001 09-34-126-021

Use: Redevelopment Site Vacant Land

Grantor: Hamza Jehangir Ali 2014 Trust

Grantee: Glenview Enterprises, Inc

Document No.: 2023K002683

Lot Area: 7,841 sf 0.18 ac. 5,662 sf 0.13 ac.

Sale Date: Jan 2023

Sale Price: $290,000

Indicated Unit Price: $36.99

Adjusted Unit Price: $55.48

Comments:  This is the sale of a redevelopment site located along Route 64 west of downtown St. Charles.  The
site was previously improved with a gas station and small 448 square foot convenience store that was built in
1986.  The underground fuel tanks had been removed prior to the sale.  The convenience store improvements
were razed after the sale, and a new 1,442 square foot gas station was constructed.  This site has BL (local
business) zoning, which requires 3,000 square feet of site area per upper level dwelling unit.  The sale site is
not within a flood area.

Element of Comparison Adjustment Reason(s) for Adjustments

Property Rights: None No adjustments.

Financing: None No adjustments.

Sale Conditions: None No adjustments.

Date of Sale: None No adjustments.

Location: Strong Plus Sale lacks downtown, pedestrian-friendly location.

Site Size/Shape: None No adjustments.

Flood Zone: None No adjustments.

Zoning: Strong Plus Sale zoning permits lower density.

Net Adjustment: 50% The overall adjustment is positive.
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Sale No. 3
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Sale No. 4 Subject

Street Address: 402 W State St 122 South 2nd Street 

City: Geneva, IL St. Charles, IL 60174

PIN: 12-03-412-007 09-34-126-021

Use: Vacant Land Vacant Land

Grantor: Clifford Trust

Grantee: TSSGIL LLC

Document No.: 2022K028987

Lot Area: 13,500 sf 0.31 ac. 5,662 sf 0.13 ac.

Sale Date: May 2022

Sale Price: $700,000

Indicated Unit Price: $51.85

Adjusted Unit Price: $62.22

Comments:  This is the sale of a vacant land site located at the corner of Route 38 and 4th Street in downtown
Geneva.  The site is zoned D-CM (Commercial Mixed Use).  The site was previously developed, but has been
vacant since about 2003.

Element of Comparison Adjustment Reason(s) for Adjustments

Property Rights: None No adjustments.

Financing: None No adjustments.

Sale Conditions: None No adjustments.

Date of Sale: Plus Upward adjustment for the older date of this sale.

Location: None Locations are considered similar.

Site Size/Shape: Plus Upward adjustment for economies of scale, as larger
properties tend to sell for lower per unit values.

Flood Zone: None No adjustments.

Zoning: None No adjustments.

Net Adjustment: 20% The net adjustment is positive.
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Sale No. 4
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Sale No. 5 Subject

Street Address: 122 & 130 E State St 122 South 2nd Street 

City: Geneva, IL St. Charles, IL 60174

PIN: 12-02-354-004, -005 09-34-126-021

Use: Vacant Land Vacant Land

Grantor: Geneva Heights LLC

Grantee: Roosevelt Holdings LLC

Document No.: 2024K024268

Lot Area: 37,462 sf 0.86 ac. 5,662 sf 0.13 ac.

Sale Date: July 2024

Sale Price: $1,100,000

Indicated Unit Price: $29.36

Adjusted Unit Price: $44.04

Comments:  This is the sale of a vacant land site located along Route 38, east of downtown Geneva.  The site
previously featured an older single family home, but it was moved in 2019; the home is now at 822 East Side
Drive.  The sale site has D-CM zoning, with development underway of a mixed-use building with ground floor
retail space and upper level apartments.

Element of Comparison Adjustment Reason(s) for Adjustments

Property Rights: None No adjustments.

Financing: None No adjustments.

Sale Conditions: None No adjustments.

Date of Sale: None No adjustments.

Location: Strong Plus Sale lacks downtown, pedestrian-friendly location.

Site Size/Shape: Strong Plus Upward adjustment for economies of scale and sale’s irregular
shape.

Flood Zone: None No adjustments.

Zoning: None No adjustments.

Net Adjustment: 50% The overall adjustment is positive.
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Sale No. 5
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SUMMARY OF ADJUSTMENTS 

SUBJECT Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

Address: 122 South

2nd Street

402-442 S First

St

609 S Third St  1023 W Main St 402 W State St 122 & 130 E

State St

City: St. Charles St. Charles, IL Geneva, IL St. Charles, IL Geneva, IL Geneva, IL

Sale Date: April 2022 Nov 2024 Jan 2023 May 2022 July 2024

Sale Price: $772,500 $995,000 $290,000 $700,000 $1,100,000

Price/SF: $24.29 $30.06 $36.99 $51.85 $29.36

Property Rights: None None None None None

Financing: None None None None None

Sale Conditions: None None None None None

Date of Sale: Plus None None Plus None

Location: None Plus Strong Plus None Strong Plus

Site Size: 5,662 Strong Plus Strong Plus None Plus Strong Plus

Site Shape: None None None None None

Zoning: None None Strong Plus None None

Net Adjustment / Adj. Unit Price

($/SF)

60% $38.87 45% $43.59 50% $55.48 20% $62.22 50% $44.04

Cornerstone Realty Advisors File No. C25-462 Vacant Land, 122 South 2nd Street, St. Charles, IL 60174 

Exhibit 5: 2025 Appraisal

I I I I I 



37

COMPARABLE SALE MAP
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OTHER RELEVANT SALES AND LISTING ACTIVITY

In addition to the comparable sales identified above, we are also aware of the following relevant sales

which occurred near the subject in downtown St. Charles:

! 1 West Main Street is a 4,800 square foot site located on the west side of the Fox River.  This

site, which has frontage directly on the river, was purchased for $1,000,000 ($208/sf) in

January 2020 (Trustee’s Deed #2020K004703).  Despite its proximity to the subject, this site

was not included in our comparable analysis due to its direct frontage on the river.

! 1-5 East Main Street is a 38,768 square foot site located on the east side of the Fox River,

with frontage directly on the river.  This site was improved with a bank branch, but after the

sale was adapted for reuse as a mixed-use building with a ground floor restaurant and upper

level residences. Included in the transaction were vacant sites located along Illinois Avenue.

The total sale price was $1,600,000 (deed #2020K075749).  This sale was not included in our

analysis because it included the improved bank branch site in addition to the vacant sites.
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Further, the property below is currently listed for sale in close proximity to the subject:

! 201 South 2nd Street is a redevelopment site located near the subject at the southwest corner

of 2nd Street and Illinois Avenue.  The property is currently improved with older gas/service

station improvements, and is available for sale with an asking price of $995,000 ($54.39 per

square foot of underlying land).  The listing has been active in excess of 440 days as of the

date of this report.

Cornerstone Realty Advisors File No. C25-462 Vacant Land, 122 South 2nd Street, St. Charles, IL 60174 

Exhibit 5: 2025 Appraisal

155 
~~ 



40

DISCUSSION OF MARKET SALES DATA

The above sales have been analyzed and adjusted for their varying differences with the subject.  The

main elements of comparison considered included property rights conveyed, financing terms, sale

conditions, date of sale, location, site size/shape, flood zone status, and zoning.  If a comparable has

an element of comparison rated superior to the subject, a negative adjustment is made to the price

per square foot.  If the comparable has an element rated inferior to the subject, a positive adjustment

is made to the price per square foot. 

The subject property is a rectangular land site located at the corner of 2nd Street and Illinois Avenue,

two blocks west of the Fox River, in St. Charles.  Our search for comparable sales was focused on

land sites of similar size and zoning to the subject, with locations considered reasonably similar to

that of the subject.  Five such sales were identified, located in St. Charles and neighboring Geneva.

The comparable sales had a range of per unit selling prices of $24.29 per square foot to $51.85 per

square foot.  After applying the necessary adjustments, the range of per unit values shifted and

narrowed to $38.87 per square foot to $62.22 per square foot.  Each of the comparable sales was

adjusted upwards, and therefore it is our opinion that the subject property has a value at the upper

end of the adjusted range of $60 per square foot of land area.  The subject’s property value by the

sales comparison approach is calculated as follows:

Site Size (SF) @ $/SF = Value Indication 

5,662 @ $60 = $339,720

Rounded = $340,000
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VALUE CONCLUSION

After consideration of the factors involved, it is our opinion that the market value of the Fee Simple

interest in the subject property as of August 26, 2025 was:

SALES COMPARISON APPROACH VALUE CONCLUSION

$340,000

The Sales Comparison Approach was based upon direct comparison with sales of comparable

properties located in the subject’s market area.  This approach is considered to be a reliable indicator

of value because it involves a simple feature-to-feature comparison and is a direct reflection of

investor/user actions in the market.
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ESTIMATED EXPOSURE TIME

Exposure time is a component of the definition for the value opinion being developed. Exposure time

is defined as the estimated length of time the property interest being appraised would have been

offered on the market prior to the hypothetical consummation of a sale at market value on the

effective date of the appraisal. Exposure time is a retrospective opinion based on an analysis of past

events, assuming a competitive and open market. Exposure time is always presumed to precede the

effective date of the appraisal.

A reasonable exposure period is a function of price, time, and use; not an isolated opinion of time

alone. In regards to price, the marketing period can be affected significantly by how a property is

priced. If an asking price is considered to be unreasonable by informed market participants, the

marketing period may be extended. Offers may not be received until the price is lowered.

Our estimate of exposure time is based on: 1) statistical information about days on market for

comparable properties, including the sales used in the sales comparison approach; 2) information

gathered through sales verification; and 3) interviews of market participants.   

Based on our research, it is our opinion that marketing and exposure time would be three to six

months. This estimate assumes that the property is appropriately priced and a reasonable effort is

made to market the property. 
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Subject Site Looking West 

Subject Site Looking Northwest 
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Subject Site Looking North 

Subject Site Looking Northeast 
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Subject Site Looking East 

Subject Site Looking Southeast 
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Subject Site Looking South 

Subject Site Looking Southwest 
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2nd Street Looking North 

2nd Street Looking South 
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Illinois Avenue Looking East 

Illinois Avenue Looking West 
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August 14, 2025 

Brianna Bacigalupo 
bbacigalupo@stcharlesil.gov 

Subject: 122 s. 2nd St., 
St. Charles, IL 

Dear Ms. Bacigalupo: 

CATON 
VALUATION 

SERVICES 

Pursuant to your request, Caton Valuation Services agrees to provide an Appraisal Report for the real estate 
located at the above captioned address. The report will be completed in accordance with the Uniform 
Standards of Professional Appraisal Practice, adopted by the Appraisal Standards Board of the Appraisal 
Foundation, as well as the Code of Professional Ethics and Standards of Professional Practice of the Appraisal 
Institute. 

The Client hereby understands that the intended use of the appraisal report is to determine the market value 
of the subject property as of the date of inspection. The Client understands and agrees the report is not to be 
used for any other purpose and is subject to the Contingent and Limiting Conditions rExhibit A"); a copy of 
these terms is available upon request. 

The Client hereby agrees to make all reasonable efforts to provide Caton Valuation Services with any 
applicable information deemed necessary by the appraiser. A list can be made available upon request. 

Caton Valuation Services agrees to deliver the appraisal report to the Client within two to three weeks of receipt 
of the signed engagement. Completion of the reports within this time is predicated upon the appraiser 
experiencing no unforeseen delays caused by the client, the property occupants, related parties, or 
unapparent conditions of the properties themselves. The completed report will be delivered in a PDF format 
via email with hard copies available upon request. 

It is Caton Valuation Services estimate that the fee for these services will be $3,000 (Three Thousand Dollars). 
This fee is not connected or contingent upon the value estimate reported and is based entirely upon the time 
required to complete the appraisal reports. If at any time during the completion of the reports Caton Valuation 
Services considers a revision of this fee necessary, the Client will be notified prior to proceeding with the 
remainder of the assignment. 

In the event the Client desires to cancel this contract, written notice thereof shall be delivered to our office or 
via email. Pursuant to said cancellation, it is understood Caton Valuation Services w i 11 be compensated for 
work that was completed prior to receipt of the written cancellation notice, plus any additional costs incurred 
in connection with said work prior to the same cancellation notice. 

Caton Valuation Services, 
40W117 Campton Crossings Dr .. St. Charles, IL 60175 
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Brianna Bacigalupo 
Page2 

Client agrees to pay Caton Valuation Services in full, due upon execution of this Engagement Letter or at the 
time of inspection, whichever occurs first, and shall be considered late after (10) calendar days from the date 
of this Engagement Letter. Appraisal reports will not be delivered unless payment is received. A late fee of 
5% of the above stated fee may be assessed after thirty {30) days. 

CatonValuation Services is not required or obligated to give testimony or attend any public or private hearing 
as a result of having prepared the appraisal reports. Additionally, consultation regarding this or any property 
following the completion of the appraisal report will be billed at the rate of $400 per hour, with a minimum charge 
of one (1) hour or $400. 

In the event Caton Valuation Services is subpoenaed or otherwise required to give testimony or to attend any 
public or private hearing as a result of having prepared the reports, Client agrees to pay Caton Valuation 
Services $400 per hour for attendance or testimony required and $400 per hour for preparation time. It is 
additionally agreed there is a minimum charge of $600 for attendance or testimony at any public or private 
hearing. 

It is further agreed and understood that if any portion of the compensation or cost due to Caton Valuation 
Services becomes delinquent, Client will pay interest thereon at the rate of 21.0 percent per annum on said 
account from the due date until paid, and further agrees to pay all costs of collection thereof, including 
reasonable attorney's fees, court costs, etc. Client further understands that if the account becomes ninety (90) 
days or more past due, the property in question wilt be subject to a lien in order to satisfy all delinquent 
amounts, including the costs of the same as noted above. 

If you agree with the foregoing, please sign below and return a signed copy of this letter. If you have any 
questions, please contact our office at 630-513-6150. 

Accepted by: 

Edward V Kling 
Caton Valuation Services 

Date: August 14, 2025 

Report Due Date: 

Property Contact Name: 

Property Contact Phone: 

E-mail Address for Invoice: 

E-mail Address for Report: 

Client Authorized Signature 

Print Name: \)e.re, \c C.o-l-e_"') 

&20-~ 17: (p 9l Y 
dao~ 4):khatlts;\.cp; 

, 

Caton Valuation Services, 
40W117 Campton Crossings Dr., St. Charles, IL 60175 



Edward V. Kling, MAI 

President & Owner

Cornerstone Realty Advisors
40W117 Campton Crossing Drive St. Charles, IL 60175 
e.kling@cramv.com
T 630.513.6150

Areas of Specialization 

 Valuation & Advisory

EDUCATIONAL BACKGROUND AND TRAINING 
Elmhurst College; Elmhurst, Illinois  
   BS, Urban Policy    
* North Central College; Naperville, Illinois

(BA) Business and Marketing
* University of Illinois At Chicago, School of Architecture:

Course work in design, engineering and urban planning

APPRAISAL ASSIGNMENTS 
Fee Simple Partial Interests 

 Leasehold Investment Analysis 
 Leased Fee Tax Assessments 

Feasibility Analysis Litigation Support 

PROPERTY TYPES APPRAISED 
Community Shopping Centers Industrial Buildings Vacant Land 
Automobile Dealerships Loft Buildings  Warehouses 
Apartment Buildings Office Buildings  Airports 
Single Family Homes Proposed Construction Motels/Hotels 
Subdivisions  Special Use Properties Churches 

PROFESSIONAL EXPERIENCE 

• Cornerstone Realty Advisors 2016 to Present
• Newmark Valuation & Advisory 2019 to 2020
• RVG Commercial LLC f/k/a Real Valuation Group, LLC  2004 to 2019
• Ed Kling, Inc. (Consulting Assignments) 1990-2005
• N. Steffens & Associates, Ltd.: 1993 to 2004 (Private Contractor)
• Milton Township Assessors Office 1999 - 2004 (Private Contractor)
• Will County Supervisor of Assessments 1995 - 2000 (Private Contractor)
• M. Ward Fleming & Associates: 1990 - 1993
• Winfield Township Assessor's Office: 1987 to 1990

PROFESSIONAL AFFILIATIONS 

• MAI designation, Appraisal Institute
• General Appraiser, Licensed in Illinois # 553.000692
• General Appraiser, Licensed in Indiana # CG40400443
• General Appraiser, Licensed in Iowa #CG03337
• General Appraiser, Licensed in Michigan # 1201073975
• General Appraiser, Licensed in Wisconsin # 694-10
• General Appraiser, Licensed in Florida #6404-44519
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EDWARD V KLING

CERTIFIED GENERAL REAL ESTATE APPRAISER

553.000692 09/30/2025

MARIO TRETO, JR.

SECRETARY

LAURIE MURPHY

DIRECTOR

LICENSE NO. EXPIRES:

The official status of this license can be verified at IDFPR.illinois.gov

EXPIRES:
Division of Real Estate

Department of Financial and Professional Regulation

The official status of this license can be verified at IDFPR.illinois.gov 18301637

The person, firm, or corporation whose name appears on this certificate has complied with the provisions
of the Illinois Statutes and/or rules and regulations and is hereby authorized to engage in the activity as
indicated below:

40W117 CAMPTON CROSSINGS DRIVE
ST CHARLES, IL  60175
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Stephen J. Bloch 

EDUCATIONAL BACKGROUND 

• University of Illinois; Champaign, Illinois
BS Business Administration, May 2001

• Northern Illinois University; DeKalb, Illinois
Master of Business Administration, December 2009

Appraisal Assignments 
Fee Simple 
Leased Fee 
Tax Assessment Appeal 

Property Types Appraised 
Agricultural/Nursery 
Apartment Buildings 
Banks 
Gas Stations 
Industrial 
Medical Office 
Mixed Use 
Office Buildings 
Office Condominiums 
Restaurants 
Retail (Freestanding/Strip Center) 
Vacant Land 

Assignment Locations 
Cook County 
DeKalb County 
DuPage County 
Kane County 
Kendall County 
Lake County 
LaSalle County 
McHenry County 
Piatt County 
Will County 
Vermilion County 

Professional Experience 
Real Valuation Group, LLC - March 2018 to August 2019 
Newmark Knight Frank - September 2019 to February 2021 
Cornerstone Realty Advisors - February 2021 to January 2024 
Caton Valuation Services - February 2024 to present 

Professional Affiliations 
Certified General Real Estate Appraiser, licensed in Illinois #553.002894 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4k 

Title: Discussion Regarding Short Term Rental Registration Program 

Presenter: Russell Colby, Community Development Director 

Meeting:  Planning & Development Committee        Date: September 8, 2025 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐
TIF District:  None 
Executive Summary (if not budgeted, please explain): 

In June, Community Development and the Business Alliance presented information regarding Short- 
Term Rentals in St. Charles, including data and trends since the topic was last discussed in 2019. 

Staff presented potential options for introducing regulations. The Committee directed staff to explore: 
• Creation of a Registration Program for Short-Term Rentals
• Collection of the Hotel Operators Occupation Tax for Short-Term Rentals

Registration Program 
A registration program will track short term rental units and establish contacts with owners/operators 
and hosts/managers. The goal of the program is to increase awareness of owner and host 
responsibilities to be a good neighbor and address issues that may impact neighborhoods.  The 
program would include operating standards that would need to be met to continue operating a short-
term rental in St. Charles. 

The registration program would be a first step in recognizing short term rentals and creating a 
structure for their operation. Going forward, with the program in place, the City has the ability to 
monitor the short-term rentals and the effectiveness of the operating standards, and to incorporate 
additional requirements as necessary.  

Staff is seeking feedback from the Committee on requirements or conditions that could be 
incorporated into the program. An outline is attached for review. Based on feedback from the 
Committee, staff will draft the formal program for consideration. 

Hotel Operators Occupation Tax 
The registration program would also provide information on listings to the St. Charles Business 
Alliance. Business Alliance services will be available to the Host/Operator once the Hotel Tax is paid. 

The Hotel Operators Occupation Tax was last updated in 1995. As written, the tax would apply to 
residential short term rentals. To date, the City has not pursued collection of the tax from residential 
short-term rentals. The Hotel tax is self-reported and the City has not previously had complete 
information on short-term rental locations in the City. Based on the Committee direction, we are now 
exploring how to uniformly implement the tax on residential short-term rentals. 

CITY Of 
ST. CHARLES 

lLLINOlS • 1834 

https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT3REFI_CH3.32HOOPOCTA


 
Information from Airbnb 
Airbnb is the largest short-term rental platform and has most of the units listed in St. Charles. Some of 
the units on Airbnb are also listed on Vacation Rental By Owner (VRBO). Only 3 of 47 units in St. 
Charles were listed on VRBO only as of the June 2025 data. 
 
Staff communicated with representatives from the Airbnb Local Government division: 

• Airbnb supports the type of registration program being considered by St. Charles. More 
information on their recommended best practices is posted in their Policy Toolkit. 

• Airbnb has provided a City Portal page for City staff to enter complaints and law enforcement 
legal requests. 

• Airbnb will create a Responsible Hosting page for St. Charles, with local information similar to 
what is posted and linked from the general Responsible Hosting Page 

• Airbnb is not currently entering new tax collection agreements with municipal jurisdictions.  
• Airbnb will disseminate information to Hosts on a City registration program and tax 

requirements, including sharing information on how to turn on an automatic tax calculation to 
assist the Host. However, the Host will need to pay the tax directly to the City themselves. 

 
Based on this information, the Hotel Tax collection administration will require some administrative 
effort by both Hosts and the City. At a minimum, the City will need to subscribe to a data reporting 
service, such as AirDNA. This service will report the total revenue for each Short-Term Rental to 
enable to the City to determine what tax is due. 
 
The Hotel Operators Occupation Tax is paid on a monthly basis, but the code allow for less frequent 
payment for lower dollar amounts of tax liability. 
 
Attachments (please list):  
Outline for Proposed Registration Program; Information on short term rentals in St. Charles (June 
2025) 
Recommendation/Suggested Action (briefly explain): 
Provide feedback and direction to staff. 

 
  

https://news.airbnb.com/policy-toolkit-short-term-rental-regulations/
https://www.airbnb.com/cityportal
https://www.airbnb.com/help/article/1376


Short-Term Rental Registration Program 
 

Program Outline 
 
Registration Requirement 

• Location and Address 
• Owner information 
• Host/Manager information and 24-hour contact 
• Unit information- type, bedroom count and occupancy 

 

Standards 

• On-site parking must be utilized where available 
• Adherence to the Airbnb Community Disturbance Policy 
• Occupancy limit based on unit size 
• Refuse containers must be stored in a location not visible from the street 
• Compliance with all noise regulations 

 
(Note: Airbnb has a Background Check Program for platform users.) 

Enforcement 

• Owner to sign responsibility acknowledgement for compliance 
• No inspections, however, City may need to inspect a unit to verify it is legal 

for occupancy (Example: Basement unit without Building Permit records), or 
to verify information submitted 

• Ability to suspend or revoke registration if standards are not met, or Hotel Tax 
is unpaid 

• Fine for operating without Registration 
• Fine structure that increases with repeat offenses 
• Registration cannot be renewed if Hotel Operator Tax is not fully paid 
• Short Term Rental Registration violations to be added to Nuisance 

Abatement City Code Chapter violation list 
 

Tax/Fee 

• City to subscribe to AirDNA data for Hotel Tax verification 
• No registration fee is to be charged- fees are covered through the Hotel Tax 
• Hotel Operators Occupation Tax to be applied: six percent (6%) of ninety-four 

percent (94%) of the gross rental receipts from such renting, leasing, or 
letting 
 

https://www.airbnb.com/help/article/3345
https://www.airbnb.com/help/article/1308
https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT9PUPEMOWE_CH9.45NUAB
https://library.municode.com/il/st._charles/codes/code_of_ordinances?nodeId=TIT9PUPEMOWE_CH9.45NUAB


 
Short Term Rentals in St. Charles 

As of June 2025 
 

Total Number of Units  
2019 13 
2025 47 

 
Units by Type Number of Units Percentage 

Room(s) in house 3 6.5% 
Basement in house 3 6.5% 

Apartment, condo, duplex 15 32% 
Entire single family house 26 55% 

 
Locations Zoning Districts Number of Units Percentage 

Central Downtown CBD-1, CBD-2 8 17% 
Downtown Perimeter BL, BT, RT-4 5 11% 

Greater Downtown 
Neighborhoods 

RT-1, RT-2, RT-3 23 50% 

Outside of Greater 
Downtown 

RS & RM districts 10 22% 

 
 

East of the River 26 
West of the River 21 

 
Ward Number of Units Percentage 

Ward 1 4 9% 
Ward 2 1 2% 
Ward 3 5 11% 
Ward 4 29 63% 
Ward 5 7 15% 

 
Property Ownership Number of Units Percentage 

Individual(s) 27 61% 
Trust 4 9% 

Limited Liability Company (LLC) 13 30% 
 
Revenue: 2025 is trending upward 25%+ 
 

Year Revenue % Increase Potential Hotel Tax 
2024 $1,275,684 24% $71,948 
2023 $1,025,179 51% $57,820 
2022 $678,547 238% $38,270 
2021 $200,392 64% $11,302 
2020 $122,153  $6,889 
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