
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4g   

Title: 
Recommendation to approve an Inducement Resolution for 
Pheasant Run TIF District. 

Presenter: Russell Colby 

Meeting: Planning & Development Committee Date:  March 14, 2022 

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

In November 2021, P&D Committee recommended approval of a Zoning Map Amendment and Preliminary Plat 
of Subdivision for the Pheasant Run Industrial Park, a redevelopment of the former Pheasant Run Golf Course 
proposed by property owner Greco/DeRosa Investment Group. Following the Committee recommendation, Staff 
has been working with the developer to complete the engineering plan review prior to City Council approval. 

During the engineering review, it was identified that the electric service demand anticipated for the industrial 
users in the development will exceed the system capacity available at the site. Significant system upgrades will 
be necessary to extend electric service from two City substations to the property. The total estimated cost is 
approximately $6 million. Greco/DeRosa has determined that this is an extraordinary cost that would prevent the 
project from proceeding without some financial assistance. The City, as a municipal electric utility, requires all 
users to front fund the cost of providing service for a project, and does offer any type of utility incentive. 

Financial Incentive Request 

Staff believes that a Tax Increment Financing (TIF) district would be advantageous, both for the industrial 
development and the remaining resort property. Staff has engaged our TIF consultant, Kane McKenna, to 
prepare a report that documents the property’s eligibility for a TIF district under State statute. 

In accordance with the City’s Incentive Policy, Greco/DeRosa has submitted a Part 1 Financial Incentive 
application, which is attached. This information is under review. Consistent with the City policy, Greco/DeRosa 
is proposing a “pay as you go” structure, where the developer would fund all improvements, and be reimbursed 
only through tax increment generated by the project. The preliminary list of TIF eligible items for reimbursement 
includes the electric service cost, incremental oversizing of other utilities, and interest, all totaling $11.5 million. 
The exact amount and schedule for reimbursement will be negotiated and presented at a future date as a part of a 
Redevelopment Agreement.  

Preliminary projections suggest that the TIF increment from the industrial development would be sufficient to 
reimburse the developer for these expenses, and generate significant additional increment that could contribute to 
funding other improvements in the TIF district, including redevelopment of the blighted resort buildings. 

Inducement Resolution 

The process to establish a TIF district and negotiate a Redevelopment Agreement (RDA) will take 5 to 6 months. 
In order to proceed further with the project, the developer is requesting the City approve an “Inducement 
Resolution.” An Inducement Resolution expresses the City’s intent to establish a TIF district and negotiate an 
RDA that may provide for reimbursement from TIF Revenues for TIF expenditures incurred by the developer.  

As detailed in the resolution, this approval does not commit the City to create a TIF district nor enter a RDA for 
any specific terms. However, with this approval in place, the developer can, at their own risk, proceed with 
incurring TIF eligible expenditures that could, subject to a future RDA, be reimbursed from TIF revenues. This 
resolution will also enable the zoning/preliminary subdivision approval to be granted, so that the developer can 
proceed with the final engineering review. The attached Resolution has been reviewed by the City Attorney. 

Attachments (please list):  
Part 1 Incentive Application, Inducement Resolution 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve an Inducement Resolution for Pheasant Run TIF District. 
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City of St. Charles 
Resolution No. ________________ 

 

A Resolution of Inducement and to Express Official Intent Regarding Certain 
Expenditures to be Reimbursed from a Special Tax Allocation Fund the City 

of St. Charles May Establish for a Proposed Tax Increment Financing District 
to be Commonly Described as the Pheasant Run Redevelopment Project Area 

 
Presented & Passed by the 

City Council on March _____, 2022 
 
 
 WHEREAS, the City of St. Charles, Counties of Kane and DuPage, Illinois (the “City”) 
is a duly organized and existing home rule municipality created under the laws of the State of 
Illinois; and 
 
 WHEREAS, the City is authorized to take certain actions pertaining to redevelopment 
activities for properties within the City; and 
 
 WHEREAS, the City is contemplating the formation of a tax increment financing district 
pursuant to the provisions of the Illinois Tax Increment Allocation Redevelopment Act, 65 ILCS 
5/11-74.4-1 et seq., as amended (the “TIF Act”), generally in the area of the real property 
depicted in Exhibit A attached hereto and made a part hereof, tentatively described as the 
“Pheasant Run Redevelopment Project Area” (the “TIF District”); and 
 

WHEREAS, the City is authorized, under the provisions of the TIF Act, to finance 
redevelopment project costs, as defined in Section 3(q) of the TIF Act, 65 ILCS 5/11-74.4-3(q) 
(“TIF Project Costs”), in connection with redevelopment project areas established in accordance 
with the requirements of the TIF Act; and 

 
WHEREAS, the feasibility of the TIF District has not yet been determined and the exact 

boundaries of the TIF District are not precisely defined at this time and the contents of a 
“Redevelopment Plan” which is to be approved pursuant to the TIF Act are not yet finalized; and 

 
WHEREAS, the City desires to have the TIF District redeveloped and rehabilitated 

through investment by private enterprise which may not be economically feasible to do without 
providing economic incentives under the TIF Act to the owners of a certain property within the 
TIF District (“Owner”), pursuant to the terms and provisions of a redevelopment agreement the 
City may enter into with said Owner; and 

 
WHEREAS, Owner has incurred and paid certain expenditures relating to a project it 

seeks to undertake in the TIF District (the “Project”) within the period of time that is sixty (60) 
days prior to the passage of this Resolution and Owner is considering incurring and paying 
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certain additional expenditures relating to the Project after the date of passage of this Resolution, 
many of which expenditures (collectively, the “TIF Expenditures”) would constitute eligible 
“Redevelopment Project Costs” under and pursuant to the TIF Act, which TIF Expenditures 
Owner would not incur but for the adoption of this Resolution; and 

 
WHEREAS, the City reasonably expects to reimburse itself from incremental property 

tax revenues generated by properties within the TIF District (“TIF Revenues”) for TIF Project 
Costs it incurs in establishing and administering the TIF District, should the City elect to 
establish it; and 

 
WHEREAS, Owner may request that the City pay for certain of the TIF Expenditures it 

incurs in implementing the Project from TIF Revenues if the City establishes the TIF District; 
and 

 
WHEREAS, if the TIF District is established, Owner will endeavor to negotiate a 

redevelopment agreement that contains such agreed upon terms that will assist Owner in the 
completion of the Project (“Redevelopment Agreement”); and 

 
WHEREAS, if the Redevelopment Agreement is approved by the City, the City expects 

to pay or reimburse Owner from TIF Revenues, for a portion of the Project costs it incurs which 
qualify as TIF Expenditures; and 

 
WHEREAS, Owner has stated that, without the City’s contribution of TIF Revenues to 

the Project, it cannot undertake and complete the Project in an economically feasible manner; 
and 

 
WHEREAS, Owner reasonably expects that it:  (i) will pay or incur TIF Expenditures in 

connection with the construction of the Project prior to formal approval and execution of the 
Redevelopment Agreement; (ii) will use funds from sources other than TIF Revenues which are 
or will be available up front to pay for such TIF Expenditures prior to the approval of a 
Redevelopment Agreement; and (iii) desires to be reimbursed for the use of some of its capital 
expenses; and 

 
 WHEREAS, the City reasonably anticipates the expenditures of TIF Project Costs in 
connection with the establishment and administration of the TIF District and the approval and 
construction of the Project and desires to be reimbursed for such expenditures; and 
 
 WHEREAS, the purpose of this Resolution is to induce Owner to pay or incur certain TIF 
Expenditures in furtherance of the construction of the Project prior to the establishment of the 
TIF District and prior to formal approval and execution of the Redevelopment Agreement, 
thereby advancing the purposes of the TIF Act. 

 
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the City of St. 
Charles, Kane and DuPage Counties, Illinois, in the exercise of its home rule powers, as follows: 
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 Section 1. The foregoing recital clauses to this Resolution are adopted as the findings 
of the corporate authorities of the City and are incorporated herein by specific reference. 
 
 Section 2. City staff have examined the TIF District and its condition and 
circumstances and, at this time, the corporate authorities of the City conclude that it is reasonable 
to believe that a TIF District, pursuant to the Act, can be adopted and TIF Expenditures of 
eligible Redevelopment Project Costs under the Act, in furtherance of the potential development 
by Owner of a portion of the property in the TIF District should be allowable “Redevelopment 
Project Costs, provided, however, that this Resolution is not a guarantee that any such TIF 
District will be adopted, but, rather, is an expression of the intent of the City at this time. 
  
 Section 3. The City hereby declares its intention to negotiate and enter into a 
Redevelopment Agreement with Owner which may provide for, inter alia, reimbursement from 
TIF Revenues of certain TIF Expenditures paid or incurred by Owner and the City.  The City 
acknowledges that, in order to keep the Project moving forward on an acceptable schedule, it 
will be necessary for Owner and the City to incur some eligible Redevelopment Project Costs 
prior to negotiation, approval and execution of the Redevelopment Agreement. 
 
 Section 4. That neither Owner nor any other party is entitled to rely on this 
Resolution as a commitment by the City to enter into the Redevelopment Agreement, and the 
City reserves the right, in its sole and absolute discretion, to not enter into the Redevelopment 
Agreement, and in such event, the City shall not be subject to any liability or damages of any 
nature.  Neither Owner nor anyone claiming by or through Owner shall have any claim against 
the City as a result of any decision by the city not to enter into the Redevelopment Agreement.  
In the event that no TIF District is created over some or all of the property, the City shall in no 
way be obligated to reimburse Owner of the property, or successor in interest, for any of its costs 
or expenses. 
 

Section 5.   The City hereby declares its intention to use TIF Revenues to pay or 
reimburse Owner for TIF Expenditures pursuant to the terms of the Redevelopment Agreement, 
and to pay or reimburse itself for TIF Expenditures it incurs in establishing the TIF District. 

 
Section 6.  The City expects to reimburse itself, or Owner, under the terms of the 

Redevelopment Agreement, from the TIF Revenues for TIF Expenditures paid prior to the City’s 
receipt of TIF Revenues. 

 
Section 7. Officials, officers and employees of the City are hereby authorized to take 

such further actions as are necessary to carry out the intent and purpose of this Resolution. 
 

 Section 8. This Resolution and every provision thereof shall be considered severable, 
and the invalidity of any section, clause, paragraph, sentence or provision of this Resolution shall 
not affect the validity of any other portion of this Resolution. 
 
 Section 9. All resolutions, ordinances or parts of resolutions conflicting with any 
portion of this Resolution are hereby repealed. 
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 Section 10. This Resolution shall be in full force and effect immediately upon its 
passage in the manner provided by law. 
 

PRESENTED to the City Council of the City of St. Charles, Illinois, this _______ day of 
March, 2022. 
 
 PASSED by the City Council of the City of St. Charles, Illinois, this _______ day of 
March, 2022. 
 
 APPROVED by the Mayor of the City of St. Charles, Illinois, this _______ day of 
March, 2022. 
 
 
       ______________________________ 
       Lora A. Vitek, Mayor 
 
ATTEST: 
 
 
____________________________ 
Nancy Garrison, City Clerk 
 
COUNCIL VOTE: 
Ayes: 
Nays: 
Absent: 
Abstain: 
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EXHIBIT “A” 
 

Pheasant Run Redevelopment Project Area 
 
 






