
 

AGENDA 

CITY OF ST. CHARLES 

PLANNING & DEVELOPMENT COMMITTEE 

ALD. TODD BANCROFT – CHAIRMAN 
MONDAY, JANUARY 9, 2017 - 7:00 PM 

CITY COUNCIL CHAMBERS 

2 E. MAIN STREET 
 

1. CALL TO ORDER 
 

2. ROLL CALL 
 

3. COMMUNITY & ECONOMIC DEVELOPMENT 

 

 a. Housing Commission recommendation to approve the creation of a First-Time 

Homebuyer Downpayment Assistance Program and Amendments to the Single-

Family Home Rehabilitation Loan Program. 
 

 b. Presentation of a Concept Plan for Prairie Winds.  
 

 c.   Commercial Corridor and Downtown Business Economic Incentive Award Program: 
 

c1. Recommendation Regarding Amendments to the Commercial Corridor and 

Downtown Business Economic Incentive Program. 
 

  c2. Recommendation to approve a Commercial Corridor and Downtown Business 

Economic Incentive Award for 122 W. Main Street (Dean Courser – Stanbridge 

Master Saddler). 
 

d. Recommendation to approve and execute an Acceptance Resolution for Public 

Sanitary Sewer Located at 2425 W. Main Street (Buona). 
 

4. ADDITIONAL BUSINESS 
 

5. EXECUTIVE SESSION 

 Personnel –5 ILCS 120/2(c)(1) 

 Pending Litigation – 5 ILCS 120/2(c)(11) 

 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) 
 

 6. ADDITIONAL ITEMS FROM MAYOR, COUNCIL, STAFF OR CITIZENS. 
 

 7. ADJOURNMENT 

 

ADA Compliance 

Any individual with a disability requesting a reasonable accommodation in order to participate 

in a public meeting should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours 

in advance of the scheduled meeting. The ADA Coordinator can be reached in person at 2 East 

Main Street, St. Charles, IL, via telephone at (630) 377 4446 or 800 526 0844 (TDD), or via e-

mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for meeting 

participation.  Notices of this meeting were posted consistent with the requirements of 5 ILCS 

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

mailto:jmcmahon@stcharlesil.gov


AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Housing Commission recommendation to approve the 

creation of a First-Time Homebuyer Downpayment 

Assistance Program and Amendments to the Single-Family 

Home Rehabilitation Loan Program  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  January 9, 2017 

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

Executive Summary (if not budgeted please explain): 

Last March, P&D Committee considered pursuing a feasibility study for creation of a multi-

jurisdictional Community Land Trust (CLT) along with the communities of Geneva, Batavia, and 

North Aurora.  Due to a lack of interest from the other three communities, the Housing Commission 

determined it would not be feasible to pursue the CLT at this time.  

Since then, the Commission has discussed several program options to utilize the City’s Housing Trust 

Fund.  Currently, the Housing Trust Fund has $603,090, obtained through development contributions.  

The Commission has provided two recommendations regarding housing programs for the Committee’s 

consideration:  

1. Create a new First-Time Homebuyer Downpayment Assistance Program to assist income-

eligible homebuyers to purchase a home in St. Charles.  The program will be supplemental to

Kane County’s existing Fist-Time Homebuyer Program.  $10,000 is offered by the County and

an additional $10,000 will be offered by the City in the event that additional funds are needed to

make purchase of a home in St. Charles affordable.  Funds will be offered in the form of a 0%

interest, deferred payment loan.

2. Amend the City’s existing Single-Family Home Rehabilitation Loan Program.  This program

provides up to $10,000 to help income-eligible homeowners make necessary repairs to their

home.  This is a 0% interest, deferred payment loan, and is supplemental to assistance available

through Kane County’s program.  The City’s program is currently restricted to single-family

properties.  Proposed is expanding the program to include townhome and condo units.  The

intention is for more senior citizens to be able to qualify for the program.  Also proposed is

changing the name to, “Home Rehabilitation and Accessibility Loan Program” to highlight the

fact that the program can be used to fund accessibility modifications for physically disabled

persons.

Attachments (please list):  

Staff Memo, Program Descriptions 

Recommendation/Suggested Action (briefly explain): 

Housing Commission recommendation to approve the creation of a First-Time Homebuyer 

Downpayment Assistance Program and Amendments to the Single-Family Home Rehabilitation Loan 

Program.  
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STAFF MEMO 

 

TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner  

 

RE:  Proposed Downpayment Assistance Program & Amendment to the Single-Family 

Home Rehabilitation Loan Program 

 

DATE:  January 3, 2017   

  

 

The Housing Commission has provided two recommendations for the Committee’s consideration 

regarding use of affordable housing fee in-lieu contributions into the City’s Housing Trust Fund, in 

accordance with Ch. 3.50 of the City Code, “Housing Trust Fund”.  The first is creation of a new First-

Time Homebuyer Downpayment Assistance Program and the second is an amendment to the existing 

Single-Family Home Rehabilitation Loan Program.  

 

I. RECENT HOUSING COMMISSION ACTIVITY  

 

a. Community Land Trust  

 

The P&D Committee last discussed a housing-related program in March 2016 when creation 

of a Community Land Trust (CLT) was under consideration.  At that time, the four 

communities that partnered on the Homes for a Changing Region plan adopted in 2014 – St. 

Charles, Geneva, Batavia, and North Aurora – were considering working together to create a 

CLT as recommended in the Homes plan.  A CLT is an organization that provides 

affordable housing to a community.  At the March P&D Committee meeting, housing policy 

consultant Betsy Lassar presented a proposed “exploratory process” to look into the 

feasibility of creating a Fox Valley CLT.  Committee members expressed interest in the 

CLT concept and the proposed exploratory study, but needed to know if the other three 

communities would also be participating in the feasibility study before making a 

recommendation to proceed.    

 

Geneva, Batavia, and North Aurora all decided not to pursue the CLT for a variety of 

reasons, including funding concerns, both for the feasibility study and the future CLT, and 

lack of political support.  The Housing Commission determined that it would not be 

practical for St. Charles to pursue the CLT on its own.  Creating the CLT would require 

establishment of a stand-alone nonprofit organization and long-term funding sources, which 

would be difficult for a community of St. Charles’ size to take on alone.  

 

 

Community and Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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b. Purchase/Rehab/Resale Program 

 

The Housing Commission instead decided to look into creating a purchase/rehab/resale 

program, whereby the City would purchase distressed properties, rehab them, and sell them 

to income-eligible homebuyers.  This is the type of activity the CLT may have taken on.  

The Commission felt that creating a purchase/rehab/resale program would be a simpler 

option for the City while still providing the benefit of improving distressed housing stock 

and providing affordable housing.  

 

Staff conducted research on the purchase/rehab/resale program concept, including speaking 

to the Kane County Office of Community Reinvestment, which has a Foreclosure 

Redevelopment Program similar to what the Housing Commission had in mind for St. 

Charles.  The County advised that foreclosed homes available for purchase in St. Charles are 

in short supply, and those that are available are selling for twice as much as they were a year 

or so ago, and sell very quickly.  Due to these changes in the foreclosure market, the County 

is moving away from this type of program.  

 

The Housing Commission felt that creating a purchase/rehab/resale program at this time 

would be attempting to work against market forces.  Purchasing a home in today’s market, 

rehabbing it, and selling it at an affordable price would quickly drain the Housing Trust 

Fund resources.  The Commission plans to revisit this idea in the future as the market 

allows.  

 

II. PROPOSED FIRST-TIME HOMEBUYER DOWNPAYMENT ASSISTANCE 

PROGRAM 

 

 At the suggestion of Kane County, the Housing Commission looked into creating a 

downpayment assistance program instead of a purchase/rehab/resale program as another way to 

make housing affordable to income-eligible families.  The idea behind this type of program is 

that a home which would otherwise be unattainable to a family can be made affordable 

through providing downpayment assistance.  This type of program both removes the 

downpayment barrier to homeownership, as well as lowers the monthly mortgage payment.  

The assistance would be in the form of a 0% interest loan, so the funds would return to the 

Housing Trust Fund upon sale of the home.  

 

a. Existing Kane County Program  

 

Kane County offers downpayment assistance to income-eligible homebuyers, for which 

St. Charles buyers can apply.  The following is a summary of Kane County’s First-Time 

Homebuyer Program:   

 $10,000 in downpayment and closing cost assistance. 

 Zero interest, deferred-payment loan; repaid upon sale or transfer of deed.  

 First-time homebuyers only (cannot have owned a home in the past three years). 

 Annual household income cannot exceed 80% AMI based on household size. 

 Buyers must complete a homebuyer education course. 

 Buyers must contribute at least 1% of the purchase price.  

 Buyers must have lived or worked in the Kane-Elgin Consortium Area for at least 1 

year. 

 Open to single-family homes, townhomes, and condominiums.  

 Homes must pass inspection.  
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b. Proposed City Program 

 

 The Commission determined that the best use of the City’s limited resources would be to 

piggyback on Kane County’s First-Time Homebuyer Program, similar to how the City’s 

existing Home Rehab Loan Program is structured.  The County’s program offers up to 

$10,000 per household.  An additional $10,000 will be offered through the City’s program 

for homes purchased in St. Charles if additional downpayment assistance is needed to make 

purchase of a home affordable for the prospective buyer.  The assistance will be in the form 

of a zero percent interest, deferred payment loan, due back to the City upon sale or transfer 

of deed.  The program is targeted to households at or below 80% Area Median Income 

(AMI).    

 

 Staff has prepared a Program Description (see attached).  Applicants will initially apply for 

Kane County’s program, and then apply for additional funds from the City’s program if 

additional assistance is needed.  Only homes to be purchased in St. Charles will be eligible 

for the City’s program.  Other than the St. Charles location requirement, the edibility 

requirements match those of the Kane County program (listed above), since applicants will 

first need to be approved for the County’s program.   

 

 Like for the City’s existing Home Rehab Loan Program, the intent is for a third-party 

service organization to administer the program for the City.  The third-party organization’s 

role would include processing applications, determining eligibility, performing inspections 

of the home to be purchased, providing homebuyer education classes, and executing the 

required legal documents.   

 

 Staff has reached out to three non-profit housing providers in the area to solicit interest in 

administering the program.  Neighborhood Housing Services of the Fox Valley (NHS) is an 

Elgin-based non-profit housing service provider that administers the County’s First-Time 

Homebuyer Program.  It is logical for NHS to provide this service to the City as well, since 

applicants will first need to apply to the County’s program and would then be working with 

the same organization when applying for the City’s program.  NHS has expressed 

enthusiasm for working with the City on this program.  Community Contacts, Inc. which 

administers the City’s Home Rehab Loan Program, declined to provide a proposal and stated 

they feel it would be most appropriate to work with NHS since they administer the County’s 

program.  Joseph Corporation also did not provide a proposal.  Based on these responses, 

staff has been discussing program administration with NHS.  These discussions are ongoing, 

but should not impact the parameters of the program itself.  NHS would receive an 

administration fee of 1% of the total mortgage loan.  

 

III. AMENDMENT TO SINGLE-FAMILY HOME REHABILITATION LOAN PROGRAM 

 

The Housing Commission also discussed a desire to help senior citizens safely remain in their 

homes by providing financial assistance for making accessibility modifications such as doorway 

widening, walk-in showers, ramps, and lowered countertops.  The City’s existing Single-Family 

Home Rehabilitation Loan Program, which helps income-eligible homeowners make necessary 

repairs to their homes, already covers “Improvements and modifications for physically disabled 

persons”.  This program is available to income-eligible owners of single-family homes, 

including seniors.   

 

The Commission has recommended the program be opened up to owner-occupied townhome 

and condominium units, as well, which may provide opportunities for more senior citizens to be 
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eligible for the program.  The City’s current program is supplemental to Kane County’s Home 

Rehab Program.  Kane County’s program is not restricted to single-family homes.   

 

Staff has amended the Program Description for the Single-Family Home Rehab Loan Program 

(see attached).  The program is now called the Home Rehabilitation and Accessibility Loan 

Program to highlight the potential to fund accessibility improvements.  The language has been 

changed where necessary to reflect the fact that it is no longer restricted to single-family homes.  

Under “Eligible Improvements”, examples of modifications for disabled persons have been 

added in order to better communicate that the program may be used for accessibility 

improvements.  The rest of the program remains as-is.  The program will continue to be used as 

a supplemental program to Kane County’s program, with up to $10,000 available per household 

in the form of a zero percent interest, deferred payment loan.  

 

This program is administered for the City by Community Contacts, Inc., a non-profit housing 

provider based in Elgin.  Staff has spoken with Community Contacts and they are agreeable to 

the changes to the program.  

 

IV. HOUSING COMMISSION RECOMMENDATION  

 

At its 11/17/16 meeting, Housing Commission unanimously recommended approval of the 

Program Description for a new First-Time Homebuyer Downpayment Assistance Program and 

the amended Program Description for the Home Rehabilitation and Accessibility Loan Program.   

 

If P&D Committee provides a positive recommendation on these Program Descriptions, staff 

will work with NHS to prepare the Service Agreement for the First-Time Homebuyer 

Downpayment Assistance Program.  Staff will also work with Community Contacts on an 

amended Service Agreement to reflect the changes to the Home Rehabilitation and Accessibility 

Loan Program.  

 

Staff anticipates the Service Agreements will be brought forward at the February P&D 

Committee meeting.  

 

V. ATTACHMENTS 

 

 Program Description: First-Time Homebuyer Downpayment Assistance Program  

 Amended Program Description: Home Rehabilitation and Accessibility Loan Program 

(changes marked in red)  
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DRAFT PROGRAM DESCRIPTION: FIRST-TIME HOMEBUYER DOWNPAYMENT 

ASSISTANCE PROGRAM 

JAN. 2017 

 

THE CITY OF ST. CHARLES FIRST-TIME HOMEBUYER DOWNPAYMENT ASSISTANCE 

LOAN PROGRAM  

 

 

PROGRAM OVERVIEW 

 

The City of St. Charles is committed to promoting the availability of attainable housing in the 

community. Purchasing a home in St. Charles is often out of reach for first-time homebuyers due to the 

market values of St. Charles’ housing stock as well as the need for a substantial downpayment.  In an 

effort to remove the downpayment barrier to homeownership and make owning a home more affordable 

for local families, the City is initiating a downpayment assistance program for first-time homebuyers.  

Funding for this program will be provided from the City of St. Charles Housing Trust Fund.  

 

Program Name Program Description 
Available 

Funds 
Type of Loan 

First-Time 

Homebuyer 

Downpayment 

Assistance Loan 

Program (the 

“Program”)  

Homeowners will apply to the 3
rd

 Party Vendor for a loan 

through the City’s Program.  This loan will only be 

available to those properties located within the City of St. 

Charles’ corporate limits.  The Program is intended to be 

supplemental to Kane County’s First-Time Homebuyer 

Program; therefore, applicants must initially apply for the 

Kane County program.  Loans through the City’s 

Program will be considered if additional down-payment 

assistance is needed to make purchase of a home in St. 

Charles affordable for the prospective homebuyer.   

Maximum of 

$10,000 per 

household  

0% Interest deferred 

payment loan with 

repayment at the time of 

sale or transfer of deed. 

 

ELIGIBILITY 

The following criteria will determine applicant eligibility: 

1. Income: The annual gross household income of the applicant’s household may not exceed the 

income limits established below. 

2. Status: The applicant(s) must satisfy HUD’s definition of a first-time homebuyer, meaning the 

applicant(s) may not have owned a home for the past three years.  

3. Residency: The applicant(s) must currently live or work in Kane County and must have lived or 

worked in Kane County for at least one year at the time of closing.   

4. Location:   

a. The property to be purchased must be within the City of St. Charles corporate limits.  

b. The property to be purchased may not be located in the 100-year floodplain. 

5. Unit Type: The property to be purchased may be a single-family detached unit, condominium 

unit, or townhome unit. 

6. Purchase Price:  The maximum purchase price for an existing home is $209,000. The maximum 

purchase price for a new home is $228,000.  
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7. Ownership:  The person(s) receiving the loan must plan to live within the dwelling unit, and not 

rent the unit to other persons. 

8. Downpayment Contribution: The applicant(s) must contribute a downpayment of at least 1% of 

the purchase price of the home to be purchased.  

9. Homebuyer Education: The applicant(s) must successfully complete a homebuyer education 

course acceptable to the 3
rd

 Party Vendor.  

10. Mortgage Approval: The applicant(s) must have obtained approval for first mortgage financing 

that comply with the guidelines established by the Kane County’s First Time Homebuyer 

Program.   

11. Home Inspection: The property to be purchased must pass a Housing Quality Standards 

Inspection.  

 

INCOME LIMITS 

 

Annual gross household income cannot exceed the most recent income limits for a household at 80% 

Area Median Income based on household size, as published by the Illinois Housing Development 

Authority (source: http://www.ihda.org):  

 

Chicago Metro Area Income Limits by Household Size at 80% Area Median Income 

 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 

2016 Income 

Limits (80% 

AMI) 

$43,050 $49,200 55,350 $61,500 $66,450 $71,350 $76,300 $81,200 

 

3
RD

 PARTY VENDOR DUTIES  

1. The applicants will apply directly to the 3rd Party Vendor.   

2. The 3
rd

 Party Vendor will process all applications and review all eligibility requirements. 

3. The 3
rd

 Party Vendor will perform a Housing Quality Standards Inspection of the unit to be 

purchased. 

4. The 3
rd

 Party Vendor will send the application information and Information Disclosure (Exhibit 

E) to City Staff for review and approval once steps 1 through 3 have been completed.  No work 

involving St. Charles Housing Trust Fund money shall begin until the City approves the 

application.    

 

…TBD  

http://www.ihda.org/


 

DRAFT REVISED PROGRAM DESCRIPTION: HOME REHAB LOAN PROGRAM 

Jan. 2017 

[Changes from 2010 Program Description marked in red] 

 

THE CITY OF ST. CHARLES SUPPLEMENTAL SINGLE-FAMILY DETACHED HOME 

REHABILITATION AND ACCESSIBILITY LOAN PROGRAM 

 

 

PROGRAM OVERVIEW 

 

The City of St. Charles is committed to preserving and maintaining its affordable housing stock. 

In response to this commitment, the City is initiating a single-family detached home rehabilitation 

program.  This program offers no interest loans to qualified households to maintain the quality of the 

affordable housing stock and help distressed homeowners in need.  Funding for this program will be 

provided from the City of St. Charles Housing Trust Fund. 

 

Program Name Program Description 
Available 

Funds 
Type of Loan 

Supplemental Single 

Family Detached 

Home Rehabilitation 

and Accessibility 

Loan Program (the 

“Program”)  

Homeowners will apply to Community Contacts, Inc. 

for a loan through the City’s Program.  This loan will 

only be available to those properties located within the 

City of St. Charles’ corporate limits.  The Program is 

intended to be supplemental to Kane County’s Single 

Family Detached Home Rehabilitation Loan Program; 

therefore, applicants must initially apply through the 

Kane County program.  Loans through the City’s 

Program will be considered in the following 

circumstances: (i) the cost of the Eligible 

Improvement(s) exceeds the maximum amount paid by 

Kane County or (ii) the homeowner has project costs 

that are not eligible for reimbursement through Kane 

County’s program, but are Eligible Improvements.  

Maximum of 

$10,000 per 

household  

0% Interest deferred 

loan with repayment 

at the time of sale or 

transfer of deed. 

 

ELIGIBLE IMPROVEMENTS  

 Improvements and modifications for physically disabled persons, including but not limited to: 

grab bars and railings; motorized chair lifts; doorway widening; walk-in showers; accessible 

toilets; shower seats; ramps; bed rails; and lowered countertops.  

 Repairs/improvements to mechanical, heating, plumbing, structural, and electrical systems.  

 Exterior painting.  

 Improvements to building security.  

 Termite damage repair.  

 Drainage improvements. 

 Yard clean-up.  

 Repairs or replacement of roofing. 

 Insulation.  

 Exterior work that will improve overall neighborhood appearance.  

 Windows in need of repair or replacement.   

 



INELIGIBLE IMPROVEMENTS  

 

 Additions/upgrades to existing structure or component parts, i.e. window upgrades (Bay 

Window), room additions, etc. (except to provide access to persons with disabilities).  

 Purchase or repair of furnishings.  

 Purchase of land/real property.  
 Construction/repair of swimming pools or hot tubs. 

 Appliances 
 Improvements to common elements of association owned or managed property.  

RESIDENTIAL REHABILITATION PRIORITIES  
 

The following priority system will be used to classify rehabilitation work needed for each property.  The 

following priority system is in descending order of priority.  Category A represents the highest priority 

items, and Category D represents items of lowest priority.   

  

Category A - Health & Safety items 
Category A consists of code violations and repair of the major systems that threaten the health and safety 

of the resident (e.g., basic structural, mechanical, electrical, heating and/or plumbing systems). 

  

Category B - Incipient Code Violations 
These items include those elements of the structure which are not in violation of the code but appear to be 

in a condition that will deteriorate into a code violation if left uncorrected (e.g., hot water heater or boiler 

of 30 or 40 years of age which may have given some minor problem in the recent past). If sufficient 

dollars are available to address more than the Category A items, then Category B improvements shall be 

undertaken to the extent of financial feasibility. 

  

Category C - Energy Conservation Items  
These items are directly related to the conservation of energy by upgrading the dwelling’s thermal 

protection such as new windows, new doors, and insulation which may be undertaken if sufficient dollars 

have been available to address Category A and B items. 

  

Category D - General Property Improvements 
These work items constitute improvements which can be made to the property, but are not vital to health 

and safety of the resident. Examples could include yard maintenance, exterior painting, air conditioning, 

improvements and modifications for physically disabled persons. These items can be considered property 

improvements after Categories A through C have been addressed and subject to staff approval. 
 

ELIGIBILITY 

The following criteria will determine applicant eligibility: 

1. Income: The annual gross household income of the applicant household may not exceed the 

income limits established below. 

2. Location:  The subject property must be within the City of St. Charles corporate limits. 

3.   Home Value:  The value of the applicant’s home may not exceed $271,050.  

4.   Type of Unit: The unit must be an owner-occupied residential property. single-family detached 

residential property.   

5. Ownership:  The person receiving the loan must live within the dwelling unit, and not rent this 

unit to other persons. 

 



INCOME LIMITS 

 

To be eligible for a deferred loan with repayment at the sale of the property the following income criteria 

will apply: 

 

The annual gross household income cannot exceed the most recent income limits for a household at 80% 

Area Median Income based on household size, as published by the Illinois Housing Development 

Authority (source: http://www.ihda.org).  The Household Valuation Limitation is set at the most recent 

FHA Mortgage Limit for Kane County (source: https://entp.hud.gov/idapp/html/hicostlook.cfm). The 

below chart uses 2016 income limits published by IHDA and 2016 Household Value Limitation from 

HUD.  

 

Owner Occupied Affordability Chart For Chicago Metro Area 80% of Average Area Median 

Income 

 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 

2016 Income 

Limits (80% 

AMI) 

$43,050 $49,200 55,350 $61,500 $66,450 $71,350 $76,300 $81,200 

Household 

Value 

Limitation 

$ 271,050 

 

Please Note: The above chart uses 2009 income limits published by the Illinois Housing and 

Development Authority (Source: http://www.ihda.org). The Household Valuation Limitation is set to the 

FHA Mortgage Limit for the City of St. Charles (Source: https://entp.hud.gov/idapp/html/hicostlook.cfm). 

 

3
RD

 PARTY VENDOR DUTIES 

1. The applicants will apply directly to the 3rd Party Vendor.   

2. The 3
rd

 Party Vendor will process all applications and review income eligibility. 

3. The 3
rd

 Party Vendor will perform onsite inspections of single-family detached home. 

4. The 3
rd

 Party Vendor will create the scope of work for all necessary repairs.  

5. The 3
rd

 Party Vendor will verify ownership of the property in the form of a title insurance policy. 

6. The 3
rd

 Party Vendor will send the application, Application information and Information 

Disclosure (Exhibit E) to City Staff for review and approval once steps 1 through 4 have been 

completed.  No work involving St. Charles Housing Trust Fund money shall begin until the City 

approves the application.    

7. The 3
rd

 Party Vendor will bid the work to 3 separate contractors. 

8. The 3
rd

 Party Vendor will award the contract to the lowest responsible bidder and will supervise 

the work. 

9. Prior to commencing work on a project, the 3
rd

 Party Vendor will obtain a promissory note and 

mortgage agreement, in forms acceptable to the City, from the property owner.  The mortgage 

shall be recorded in the Recorder’s Office of the county where the property is located 

simultaneously with the disbursement of funds by the City. 

10. The 3
rd

 Party Vendor will ensure that all work is complete and inspected and approved by the 

City of St. Charles Building and Code Enforcement Division.   

11. Once the work is complete the 3
rd

 Party Vendor will submit lien waivers, cost affidavits, and such 

other documentation, as the City requires, to the City Staff to receive repayment.  

http://www.ihda.org/
https://entp.hud.gov/idapp/html/hicostlook.cfm


12. City Staff will review Disbursement Request and issue reimbursement for Eligible Improvements 

and an administrative fee of 10% and all fees associated with recording of the mortgage lien and 

Title Search to the 3
rd

 Party Vendor.  No payment shall be made until the 3
rd

 Party Vendor 

delivers an ALTA Loan Policy of Title Insurance in favor of the City for the amount of the 

reimbursement. 

13. The 3
rd

 Party Vendor will process any repayments of the mortgage lien on behalf of the City, and 

send this repayment to the City. 

 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Presentation of a Concept Plan for Prairie Winds of St. 

Charles (Bricher Commons PUD) 

Presenter: Russell Colby 

Meeting:  Planning & Development Committee Date:  January 9, 2017 

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

Executive Summary (if not budgeted please explain): 

The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., directly 

west of Lowe’s.  The property is part of the Bricher Commons PUD.   

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 

regarding a proposed multi-family residential development on 20 acres of the subject property.  Details 

of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).

o 50 one-bedroom units, 150 two-bedroom units, 50 three-bedroom units

 300 garage spaces (at least one per unit) and 110 surface parking spaces.

 Amenities: Clubhouse, pool, playground area, dog park, and outdoor grilling space.

 Primary and secondary access points from Bricher Rd.

 Stormwater detention along Bricher Rd.

The Comprehensive Plan land use designation for the property is Industrial/Business Park; however the 

Plan states that this site may also be appropriate for residential uses, provided densities and built form 

are similar to that of adjacent residential parcels.  

Attachments (please list): 

 Staff Memos (Summary of Plan Commission comments, Information regarding Development

Fees, Plan Review memo)

 Concept Plan

Recommendation/Suggested Action (briefly explain): 

Provide comments on the Concept Plan. Staff is recommending the Committee provide comments on 

the following topics: 

 Land Use, Density and Zoning

 Building Type/Architecture

 Site Layout

 Access/Road Connections: Should a road connection between Bricher Rd. and Rt. 38 be

planned in this area? Or would cross-access connections to the north portion of Bricher

Commons and to the private drive between Lowes/Meijer provide adequate connectivity?

 Development Fees:

o Staff is seeking direction regarding the developer’s concern regarding the applicable

utility connection/service fees, building permit fees, and the Inclusionary Housing fee.

o Regarding the land-cash fees, the developer has the ability to provide an appraisal to

request a lower per-acre land value or to provide a demographic study to request a lower

population generation formula.  Is the Committee open to reviewing these items? Is the

Committee open to considering a credit of the land-cash requirement for private

recreational amenities for this project?

 3b



 
 
 
 

 

 

STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

  Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan – Plan Commission comments  

 

DATE:  January 4, 2017  

  

 

The Plan Commission reviewed the Concept Plan for Prairie Winds of St. Charles at their meeting on 

December 20, 2016.  Below is a summary of the comments that were shared by a majority of the Plan 

Commission members.  

 

1. Land Use 

a. The proposed multi-family residential land use is appropriate for the site.  

 

2. Zoning and Density 

a. The proposed density is appropriate for the site (12.25 units per acre). 

b. Although the density is appropriate through a PUD, consider a lower underlying zoning 

classification of RM-2 zoning (maximum 10 units per acre) instead of the proposed RM-

3 zoning (maximum 20 units per acre). In the event the project is not constructed, the 

underlying zoning would remain at the lower density level.  

 

3. Site Layout 

a. The site layout should be improved to allow for better flow within the site. A variety of 

suggestions were offered:  

i. Have clearly defined linear north-south and east-west collectors within the site. 

ii. Straighten out the entrance drive off Bricher Rd.  

iii. Reduce dead-ends and/or provide a looped design. 

b. A network of sidewalks within the site will be necessary for safe pedestrian movement.  

 

4. Building Type/Architecture 

a. The “big house” style, two-story building type is creative.  

b. The architecture is attractive.   

  

5. Access  

a. Provisions need to be made to allow for a future connection from Bricher Rd. to Rt. 38 as 

contemplated in the Comprehensive Plan.  (The Commission discussed reserving space 

along the west property line for the future road; however upon further evaluation by the 

applicant and staff, this may not be a feasible alignment for the road, due to conflicts with 

topography/wetlands and restrictions on the Bricher Rd. access location). 

b. The development should connect to the existing private drive between Lowe’s and 

Meijer.  (The applicant stated at the meeting that they intend to connect to this drive.) 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 



 
 
 
 

 

 

STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan – Development Fees  

 

DATE:  January 4, 2017  

  

 

During discussions with Staff regarding the Concept Plan for the Prairie Winds, the applicant has raised a 

concern with the amount of development fees that would be applicable to the project. 

 

The total estimated fees are $1,484,750 for utility and permit fees and $3,858,447 for impact fees 

(assuming all fees are paid, with no school or park land dedication and no affordable units provided 

within the project). These calculations equate to $5,939 per unit for utility/permit fees and $15,434 per 

unit for impact fees. Below is summary of the estimated development fees applicable to the project. 

 

UTILITY CONNECTION/SERVICE AND PERMIT FEES 

 

Utility Connection/Service and Permit Fees are set by City Code. The City Code does not outline a 

process for reduction or waiver of these fees. If directed, Staff can confer with legal counsel regarding the 

process to adjust these fees. 

 

 Water Connection: 

Per Section 13.16.050 of the City Code, ranging from $850 to $1,350 per unit, based on unit size: 

Developer’s Estimated Fees for Prairie Winds: $312,500 

 

 Sanitary Sewer Connection: 

Per Section 13.12.820 of the City Code, at $2,559 per attached residential unit: 

Developer’s Estimated Fee for Prairie Winds: $639,750 

 

Note: The site is within the West Side Wastewater Treatment Facility Service Area, which serves 

most properties within the City located west of Randall Road. Connection fees for the West Side 

service area are higher than connection fees for the City’s main Fox River Facility. The fees are 

intended to fund a planned future expansion of the West Side plant that will be necessary upon 

the full buildout of the West Gateway area. 

 

 Electric Service: 

 Developer’s Estimated Fee for Prairie Winds: $407,500 

 

 Building Permit Fees: 

 Developer’s Estimated Fee for Prairie Winds: $125,000 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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IMPACT FEES 

    

 Kane County Transportation Impact Fee (Not administered by the City): 

 

 Developer’s Estimated Fee for Prairie Winds: $281,000 

 

 

 Inclusionary Housing: 

 

Title 19 of the City Code requires construction of, or fee-in-lieu for, affordable units as a 

percentage of any new residential development.  The decision as to whether to accept affordable 

units or a fee-in-lieu is determined by the City Council. 

 

The requirements are listed in Section 19.02.060: 

o For developments with more than 15 units, the percentage of affordable units required is 

10% of the total unit count in the project. 

o The fee-in-lieu amount per unit is to be set annually by the City Council. The fee is 

currently set at $72,819.50 per unit (Resolution 2016-30, approved 3/7/16). (This per unit 

fee is the same for both multi-family and single-family developments) 

 

Based upon the calculations, the estimated requirement for Prairie Winds: 

 

 25 affordable units within project  or  $1,820,487 fee (to City’s Housing Trust Fund) 

 

The City Code does not outline a process for reduction or waiver of the fee for a specific project. 

However, the City Council has the ability to set a new fee for the current year. If directed, staff 

can bring forward a proposal to revise the fee for consideration at a future Committee meeting. 

 

 School Land-Cash Contribution: 

 

Subdivision Code Chapter 16.10, “Dedications,” requires that new residential subdivisions 

provide either a dedication of land area to the school and park districts, or an equivalent fee-in-

lieu of land dedication payment directly to school or park district. 

 

Data used to calculate the Land-Cash contribution is set by the City Code as follows: 

o Population Generation calculations are from a table prepared by the Illinois School 

Consulting Service, dating from the 1990s. This same data is used throughout the region 

for calculation of land-cash contributions. 

o The required land area necessary for a park or school site: 

 Park acreage: 10 acres per 1,000 population 

 School acreage varies per elementary/middle/high school populations. The 

current site area requirement is based on information provided by School District 

#303 in 2008. 

o Per-acre land value is set at $240,500. The City Council amended the code in 2008 to set 

the per-acre land value at this level. 

 

Based upon the calculations, the estimated dedication requirements for Prairie Winds: 

 

School:  2.02 acre site area  or  $487,962 fee-in-lieu 

 

Park:  5.28 acre site area or  $1,268,998 fee-in-lieu 
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The code identifies the following mechanisms for adjusting the land-cash calculations for a 

specific site/project. It would be beneficial for the Committee to provide comments on whether 

they are open to reviewing adjustments to the land-cash calculations per the sections below. 

   

Per-Acre Land Value: 

 

16.10.090 – Amount of cash contribution 

The cash contribution in lieu of land shall be based on the fair market value of improved 

land within the subdivision. The fair market value of improved land for subdivisions to 

be developed within the City is hereby determined to be two hundred forty thousand five 

hundred dollars ($240,500.00) per acre, which shall be used in the calculation of the 

required cash contributions, except as follows: 

 

The fair market value for subdivisions to be developed outside the corporate limits of the 

City of St. Charles but within the City’s 1 ½ mile jurisdictional area is hereby determined 

to be one hundred seventy-five thousand dollars ($175,000). 

 

If the City Council determines that the specifics of the subdivision so warrant, it may 

require a formal appraisal; if the Subdivider files a written objection to the use of the per 

acre value established herein, he shall submit a formal appraisal. Such appraisal shall 

show the fair market value of improved land in the area of the subdivision. 

 

Final determination of the fair market value per acre of land shall be made by the City 

Council, based upon the appraisal or appraisals, and upon other information which may 

be submitted by the Park District, School District, or others. The Subdivider shall pay all 

appraisal fees. 

 

 

  Population Generation: 

 

  16.10.110 – Calculation of estimated population 

The "Table of estimated ultimate population per dwelling unit," attached hereto as 

Exhibit E shall be used to calculate the amount of required park and school site land and 

cash contributions in lieu thereof. A written objection to Exhibit E may be filed by the 

Subdivider, or by the school or Park District, prior to City Council approval of the 

preliminary plan. Such objection shall include a demographic study showing the 

estimated ultimate population to be generated by the subdivision. Final determination of 

the estimated ultimate population shall be made by the City Council at the time of 

preliminary plan approval. It is recognized that population density, age distribution, and 

local conditions change over time, and that, therefore, Exhibit E is subject to periodic 

review and amendment as necessary. 

 

 

Park Credit for Private Recreational Facilities: 

 

16.10.180 – Private recreational areas in lieu of dedicated park land 

A. Private recreation areas and facilities may reduce the demand for local public 

recreational services. At the option of the City Council, a portion of the public park site 

requirement may be provided in the form of private recreation areas. The extent of same 

shall be determined by the City Council, based upon the needs of the projected residents, 
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the extent to which the private recreation areas are available for use by the residents of 

the subdivision, and available park land in the general area. 

B. In general, a substitution of private recreational areas for public park sites will require 

a substantially higher degree of improvement, such as the installation of recreational 

facilities and equipment by the Subdivider. Detailed plans of facilities to be installed shall 

be submitted with the preliminary plan and shall be subject to the review and approval of 

the City Council. Before any credit is given for private recreation areas, the Subdivider 

shall provide such guarantee that the private recreation areas will be permanently 

maintained for such use by the execution of such legal documents and the provision of 

such sureties as City shall request. 

 

 



 
 
 
 

 

 

STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

  Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan (Bricher Commons PUD) 

 

DATE:  January 4, 2017  

  

 

I. APPLICATION INFORMATION: 

Project Name: Prairie Winds of St. Charles  

Applicant:  Prairie Winds, LLC 

Purpose:  Concept Plan review for multi-family residential development   

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 

General Information: 

Site Information 

Location North side of Bricher Rd., west of Lowe’s  

Acres 32 acres (existing parcel); 20.4 acres for proposed development 

 

Applications Concept Plan 

Applicable 

Zoning Code 

Sections 

17.04 Administration 

17.12 Residential Districts 

 

Existing Conditions 

Land Use Agriculture 

Zoning BR Regional Business & PUD (Bricher Commons PUD) 

 

Zoning Summary 

North BR Regional Business & PUD 

(Bricher Commons PUD) 

Agriculture 

East BR Regional Business & PUD 

(Meijer PUD) 

Meijer, Lowe’s 

South City of Geneva: 

R-4 High Density Single-Family  

R-5Low Density Two- and Three-

Family  

Single-family homes, townhomes  

West Kane County: F Farming District Agriculture  

 

Comprehensive Plan Designation 

Industrial/Business Park with potential for residential uses  
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Aerial  

 
 

Zoning 
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II.  BACKGROUND 

 

A. HISTORY 

 

The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., 

directly west of Lowe’s.  The property is part of the Bricher Commons PUD.  The PUD was 

initially approved for commercial development under Ordinance No. 1999-Z-11, “An Ordinance 

Granting a Special Use as a Planned Unit Development (Bricher Commons PUD)”.  The 

property was also annexed into the City at that time.   

 

In 2006, the PUD was amended under Ordinance No. 2006-Z-7, “An Ordinance Amending 

Special Use Ordinance 1999-Z-11 (Second Amendment to Bricher Commons PUD)”.  In 

addition to the commercial uses already permitted on the property, the amendment allowed for 

multi-family residential uses on up to 34.5 acres of the property, subject to a density limitation 

(maximum of 250 units) and that 20% of the residential units must be affordable.  A conceptual 

site plan was included illustrating the intended residential and commercial land uses and internal 

circulation, including a roadway through the site connecting Bricher Rd. and Rt. 38. (The 2006 

PUD Ordinance and site plan are attached.) 

 

No preliminary plans were submitted for development of the property as contemplated under the 

2006 PUD ordinance.    

 

B. PROPOSAL 

 

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 

regarding a proposed multi-family residential development on 20 acres of the subject property 

within Bricher Commons.  Details of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).  

o 50 one-bedroom units 

o 150 two-bedroom units 

o 50 three-bedroom units 

 300 garage parking spaces (at least one per unit) and 110 surface parking spaces.  

 Amenities including a clubhouse, pool, playground area, dog park, and outdoor grilling 

space. 

 Primary and secondary access points from Bricher Rd.  

 Stormwater detention area along Bricher Rd.  

 

III. COMPREHENSIVE PLAN  

 

Land Use Plan:  

The Comprehensive Plan Land Use Map identifies the Subject Property as “Industrial/Business 

Park.” The plan states:  

 

“Areas designated for industrial/business park are intended to accommodate a variety of uses 

ranging from light assembly, storage and distribution, low intensity fabrication operations, 

research and “tech” industry applications, intense commercial service uses, and more. These 

areas are also intended to provide for business park/office park uses, which could include “stand 
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alone” office buildings and complexes or several buildings incorporated into a “campus like” 

setting.” 

 

However, the site is also called out in the Residential Areas Framework Plan as one of two sites 

labeled “D”, where residential uses may also be appropriate (p.45).  The plan states: 

 

Although designated as Industrial/Business Park within the Land Use Plan, these sites may also 

be appropriate for residential uses, provided densities and built form are similar to that of 

adjacent residential parcels. 

 

Residential Land Use Policies:  

The following Residential Land Use Policies on p.43-44 are relevant to the review of the Concept 

Plan: 

 

Maintain a diverse and affordable mix of housing types to allow St. Charles to continue to 

attract and retain families and residents.  

The City defines affordable housing as “housing in which mortgage, amortization, taxes, 

insurance, and condominium or association fees, if any, constitute no more than 30% of the gross 

annual household income for a household of the size that may occupy the unit.” Making 

affordable housing available also provides workforce housing – housing that is affordable to 

“critical service” employees that contribute to the quality of life in the City, as well as providing 

a range of housing options for first time home buyers, young families and to facilitate “aging in 

place”. Title 17.18 [Now Title 19] Inclusionary Housing of the City Code seeks to provide 

Affordable Dwelling Units within new residential developments by requiring developers to 

provide a proportionate share of affordable housing, or fees in lieu thereof, to ensure that an 

adequate stock of affordable housing is, and remains, available in the City of St. Charles.  

 

Locate new multi-family residential developments in appropriate locations within the City and 

consider the implications of concentrating units in one location or area of the City.  

Throughout the outreach exercises associated with the Comprehensive Plan, residents expressed 

concerns over the concentration of apartments on the City’s west side. Citing issues such as 

traffic, lack of pride in ownership, transient school children, and straining municipal 

infrastructure, residents are opposed to more “rentals” in the community. Apartments, however, 

are an important component of a healthy housing stock, expanding housing options for those 

wishing to live in St. Charles but cannot afford, or have chosen not to, own their home. 

Apartments are also only a subset of the dwelling types that comprise multi-family housing, which 

can be owner occupied (i.e. condominiums). In addition to assisting with the community’s goals 

to provide affordable housing in the community, multi-family housing contributes to residential 

density which can improve the viability of shopping areas in the community. Recognizing that this 

Plan is dynamic and not “set in stone”, the City should promote multi-family housing in areas 

identified in the Land Use and Residential Areas Plans, but consider proposals in other areas 

provided any significant impact on schools, traffic, and other infrastructure can be mitigated.  

 

Consider the potential impact of new residential development on schools, municipal services 

and traffic.  

As a mature community, the City’s infrastructure is well established, particularly in the older 

areas of the community. Unlike emerging suburbs that are continuously growing, widening roads 

and building schools as necessary, the community infrastructure in St. Charles is well established 

and not as easily adaptable. Although road and intersections can be widened, and schools 

expanded, a less costly approach would be to work within the framework of the City’s well 

established infrastructure, evaluating proposed development’s impact on City systems and 

working with developers to mitigate and minimize strains on local systems.  
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Continue to work with the St. Charles Park District to ensure the residential areas of the City 

are well served by neighborhood parks and recreation.  

Parks are a contributing factor to the high quality of life in St. Charles. To ensure the community 

continues to be well served by parks and recreation, the City should continue to administer its 

parkland dedication as specified in Title 16.10 Dedications of the City Code. Although the 

existing parkland dedication requirements may satisfy the provision of open space for larger 

subdivisions, a provision in the Code allows for cash-in-lieu of a park dedication if the park size 

is not “practical.” As the City matures, it is expected that most of the future growth will consist of 

smaller infill development with smaller dedication requirements, and accepting cash donations 

may leave these developments under served by “close to home” park space. The City should work 

with the Park District to better define “practical” and better align this policy to reflect the 

changing character of residential development within the City and consider accepting smaller 

park dedications to provide adequate open space for infill subdivisions. 

 

West Gateway Subarea Plan:  

The entire Bricher Commons property is 

identified as a Catalyst Site in the West 

Gateway Subarea Plan (Site F).  The plan 

recommends residential or office/commercial 

service uses at the interior and southern end of 

the property (p.97).  The plan states:  

 

Situated between the Meijer on Randall Road 

and the Kane County Government Center is 

a 55-acre site known as Bricher Commons. 

Portions of the site have excellent visibility 

and frontage to Lincoln Highway, however 

not all of the site can capitalize on the 

visibility and access that IL Route 38 

provides. The northern areas of the site 

should develop with commercial uses 

fronting Lincoln Highway with either 

multifamily, single-family attached, or offices 

and commercial services, in the rear and 

interior of the site.”  

  

The West Gateway Subarea Plan recommends a number of infrastructure improvements for the area, 

including a new north-south collector street from Bricher Rd. to Main St.  Part of this collector 

would extend from Bricher Road to Rt. 38, through the Kane County-owned property directly west 

of the proposed development and the northern part of Bricher Commons (p.96; see map on next 

page).  The plan states:  

 

A complete street network is important for efficient movement of vehicles and 

pedestrians…Extending or establishing local streets where appropriate will break up the large 

super-block development pattern and improve circulation along the corridor and surrounding 

neighborhoods for both vehicles and pedestrians and will minimize traffic travelling along 

Randall Road.  

 

 

Bricher Commons  

Proposed 
Development 
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Transportation Plan: 
Street network and connectivity improvements, including the connection between Bricher Rd. and 

Main St., are described in more detail in the Transportation Plan (p.75; see map on next page).  The 

plan states:  

 

Network Improvements (p.73)  

A complete street network is important for efficient movement of vehicles and pedestrians, and to 

minimize unnecessary vehicle trips by providing alternate travel routes. There are several 

possible network connections and modifications that will help improve the safety and efficiency of 

Kane 
County 
property 

Proposed 
Development 

Bricher Commons  

Meijer 

Lowes 

Fi
sh

e
r 

D
r.
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vehicular circulation. They will provide travel flexibility within the City without encouraging 

residential neighborhood cut-through movements.  

 

 Create a north-south collector south of Main Street between Randall Road and Peck Road 

that extends and realigns Oak Street to intersect Lincoln Highway and Bricher Road opposite 

Fisher Drive.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Network Connectivity (p.73)  

Some of the newer subdivisions of St. Charles were developed with excessively long blocks and 

minimal connectivity, resulting in fewer alternative routes for pedestrian and vehicle travel and 

increased vehicle speeds. In some cases, it also encourages cut-through traffic on local and 

residential streets that weren’t intended to handle the traffic. This is caused by the arterials 

becoming overly congested because of the limited route options. A grid pattern, like the older 

development pattern occurring near Downtown, features more street intersections and shorter 

blocks, which provide alternative routes for pedestrian and local vehicle travel and tends to slow 

traffic. The City should ensure new development provides a well connected roadway network with 

shorter block lengths and a balanced street hierarchy with well-spaced collectors. In addition, 

the City should plan for roadway connections and modifications that will improve the existing 

roadway network.  

  

Proposed 
Development 

Bricher Commons  
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IV.  STAFF ANALYSIS  

 

A. ZONING 

 

The applicant is proposing the property be rezoned to the RM-3 General Residential District as 

the underlying zoning for the development.  This is the highest density residential district outside 

of downtown, at a maximum density of 20 dwelling units per acre.  The zoning ordinance states 

the purpose of the RM-3 District as follows:  

 

“To accommodate a range of housing densities, including higher density residential up to 

approximately twenty (20) units per acre, at locations that will provide efficient use of 

land and infrastructure. The RM-3 District also provides for limited institutional uses 

that are compatible with surrounding residential neighborhoods.” 

 

The table below compares the RM-3 District zoning requirements with the Concept Plan.  The 

development would likely be considered one zoning lot for the purpose of determining 

compliance with zoning requirements.  The site plan is conceptual so much of the zoning 

information for the development is yet to be determined.   

 

 RM-3 District Concept Plan 

Min. Lot Area 2,200 sf/dwelling unit 3,554 sf/dwelling unit 

Density 20 units per acre 12.25 units per acre 

Min. Lot Width 65 ft. TBD 

Max. Building Coverage 40% TBD 

Max. Building Height 
45 ft. or 4 stories, whichever is 

less 
TBD 

Min. Front Yard 30 ft. TBD 

Min. Interior Side Yard 25 ft. each side TBD 

Min. Rear Yard  30 ft. TBD 

Off-Street Parking 

1-bedroom unit: 1.2 per unit  

(60 required) 

2-bedroom unit: 1.7 per unit  

(255 required) 

3-bedroom unit: 2 per unit  

(100 required) 

Total: 415 spaces required 

410 spaces 

 

B. SITE DESIGN/ACCESS 

 

Access from Bricher Rd. 

The site has two proposed access points from Bricher Rd.  The primary entrance lines up with 

the entrance to the residential subdivision to the south (City of Geneva).  The secondary entrance 

is west of the proposed detention area.   

 

Access locations on Bricher Rd. are subject to an Intergovernmental Agreement between the 

City of St. Charles and the City of Geneva.  Per the agreement, two full access intersections are 

permitted along the north side of Bricher Road to access the property, subject to the review of a 
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traffic impact study by both cities.  Additionally, there is a limitation that no access point can be 

located within the area 270 ft. east of Fisher Drive. 

 

Private Drive Stub to Randall Road  

A private drive currently exists between Lowe’s and Meijer and stubs at the east property line of 

the subject property.  Connecting to this private drive would provide a third means of access into 

the site and would allow an alternative route for residents to reach Randall Rd.  It could also 

provide access to the northern portion of Bricher Commons in connection with a future 

development. 

 

Plans for Connector Roadway between Bricher Rd. & Rt. 38 

As mentioned previously, both the 2013 Comprehensive Plan and the 2006 Bricher Commons 

PUD ordinance contemplate a roadway connection from Bricher Rd. to Rt. 38.  The 

Comprehensive Plan shows this roadway just beyond the west boundary of the proposed 

development site and through the northern portion of Bricher Commons, while the 2006 PUD 

shows the roadway through the proposed development site.   

 

The property immediately to the west is owned by Kane County (as a part of the Judicial Center 

property); therefore the road is not likely to be installed in connection with a private 

development of the adjacent property.  The Judicial Center property is in Geneva’s planning area 

and is not planned for annexation into St. Charles based on the City’s boundary agreement with 

Geneva.  

 

Pedestrian and Bike Circulation 

An internal network of sidewalks should be provided throughout the site to allow for safe 

pedestrian movement within the site and to adjacent pedestrian paths.  Sidewalk extension along 

Bricher Rd. may also be required.  A bike trail currently exists on the south side of Bricher Rd., 

which provides a connection to a regional trail to the west along Peck Road. 

 

C. BUILDING DESIGN  

 

Photographs showing examples of the potential design for the buildings were submitted as part 

of the Concept Plan.  If the project moves forward, building design will be subject to the 

requirements of Ch. 17.06 Design Review, Section 17.06.050 Standards and Guidelines – RM1, 

RM2, and RM3 Districts.  

 

D. LANDSCAPING 

 

The Concept Plan illustrates general areas for greenspace and plantings.  A landscape plan that 

meets the requirements of Ch. 17.26 Landscaping and Screening will be required if the project 

moves forward.  

 

E. ENGINEERING  

 

Conceptual level engineering review comments have been provided to the applicant.  

o Sanitary Sewer: The property is served by the City’s Westside Treatment Facility.  A 

sewer connection will need to be provided from the site northward to an existing sanitary 

sewer along Route 38.  

o Water Service: Watermain will connect to the site from the east, and will need to be 

looped through the site, with future connection locations provided along the north and 

west property lines.  An analysis will need to be completed to verify the adequacy of fire 

flow to the site. 
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o An internal site Autoturn analysis will need to be performed to ensure the access drive 

layout is adequate for expected vehicle movements within the site. 

o Right-of-way dedication for Bricher Road will be required along the western half of the 

site frontage to maintain a consistent right-of-way width across the property. 

o A traffic study will be required if the project moves forward to the zoning entitlement 

phase.  The study will need to consider the proposed site access locations, as well as any 

roadway extensions (if part of the proposal) and off-site intersections that will be 

impacted by site-generated traffic. 

 

F. SCHOOL & PARK DISTRICT 

 

The Concept Plan and Land-Cash Worksheets submitted by the developer have been forwarded 

to St. Charles School District #303 and the St. Charles Park District for review and comment. 

The applicant has proposed cash in-lieu of land dedication.  The Park District is currently 

reviewing the plan and has not yet provided comments regarding any interest in a land donation.  

 

G. INCLUSIONARY HOUSING 

 

The City has an Inclusionary Housing Ordinance, Title 19 of the City Code, that requires 

construction of, or fee-in-lieu for, affordable units as a percentage of any new residential 

development.  The decision as to whether to accept affordable units or a fee-in-lieu is 

determined by the City Council. 

 

The applicant submitted the required Inclusionary Housing Summary worksheet as a part of the 

Concept Plan application.  They are proposing payment of a fee in-lieu rather than providing 

affordable units.  

 

H. ANNEXATION AGREEMENT 

 

Property within the Bricher Commons PUD is subject to the provisions of an annexation 

agreement between the City and property owner, expiring in 2019.  The annexation agreement 

will need to be revisited as part of a formal development proposal.  

 

V.  APPROVAL PROCESS 

 

If the developer decides to pursue approval of the development after the Concept Plan process is 

complete, the following zoning applications would need to be filed and approved:  

 

1. Map Amendment: To rezone the property from BR Regional Business to RM-3 General 

Residential.  

2. Special Use for PUD: To amend the Bricher Commons PUD ordinance in order to create new 

development standards for the subject property.  

3. PUD Preliminary Plan: To approve the physical development of the property, including 

engineering plans, landscape plan, and architectural elevations.  

4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat that will 

be recorded with the County.   

 
 

VI. SUGGESTED ACTION 

 

Review the Concept Plan and provide feedback to the applicant.  Staff recommends providing 

feedback on the following: 
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 Land Use, Density and Zoning 

 

 Building Type/Architecture  

 

 Site Layout 

 

 Access/Road Connections: Should a road connection between Bricher Rd. and Rt. 38 be 

planned in this area? Or would cross-access connections to the north portion of Bricher 

Commons and to the private drive between Lowes/Meijer provide adequate connectivity? 

 
 

VII. ATTACHMENTS 

 

 Bricher Commons PUD Ordinance No. 2006-Z-7  

 Application for Concept Plan; received 12/5/16 

 



City of St. Charles, Illinois 

Ordinance No. 2006-Z-7 

An Ordinance Amending Special Use Ordinance 1999-Z-
11 (Second Amendment to Bricher Commons PUD) 

Adopted by the 

City Council 

ofthe · 

City of St. Charles 

March 20, 2006 

Published in pamphlet form by 
authority of the City Council 
of the City of St. Charles, 
Kane and Du Page Counties, 
Illinois, March 24, 2006 



ORDINANCE NO. 2006-Z-_7 ____ _ 

AN ORDINANCE AMENDING SPECIAL USE ORDINANCE 1999-Z-11 

(Second Amendment to Bricher Commons PUD) 

WHEREAS, a petition to amend Ordinance No. 1999-Z-ll entitled "An Ordinance 

Granting a Special Use as a Planned Unit Development (Bricher Commons PUD)" (hereinafter, 

Ordinance 1999-Z-1 l) with respect to the real estate described in Exhibit "D-I" attached hereto 

and made a part hereof, (hereinafter sometimes referred to as the "Subject Property"), has been 

filed by DGT, LLC, owner, and James Saloga, applicant; and 

WHEREAS, said petition requested that Ordinance 1999-Z-l l be amended to include 

residential and commercial uses as illustrated in the Concept Plan, attached hereto as Exhibit "D

IV" and made a part hereof; and 

WHEREAS, the Plan Commission has held a public hearing on said petition in accordance 

with law; and 

WHEREAS, the City Council of the City of St. Charles has received the recommendation of 

the Plan Commission and has considered same; and 

WHEREAS. the City of St. Charles ("CITY") and OWNER have entered into an 

Annexation Agreement dated July 19, 1999 entitled "ANNEXATION AGREEMENT 

(BRICHER COMMONS/DOT PARTNERSIDP)", and a First Amendment thereto dated 

November 15, 1999 entitled "FIRST AMENDMENT TO AN ANNEXATION AGREEMENT 

(BRICHER COMMONS/DOT PARTNERSHIP", and a Second Amendment thereto dated 

March 20, 2006 entitled "SECOND AMENDMENT TO ANNEXATION AGREEMENT 

(BRICHER COMMONS PUD)" (hereinafter collectively, the "Annexation Agreement"); and 

WHEREAS, the City Council of the City of St. Charles hereby makes the following 

findings: 
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FINDINGS OF FACT FOR SPECIAL USE: 

1. 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 concept plan shows commercial uses along Rt. 38 and portions of Bricher Road, 
which will be compatible with neighboring uses to the north and east. The residential use 
wil1 be compatible with similar uses to the south. The site will be developed in an 
orderly manner, and not be detrimental to or endanger public health, safety, comfort or 
general welfare. 

2. That the special use will not be injurious to the use and enjoyment of the property in the 
immediate vicinity for the purposes already permitted, nor substantially diminish or 
impair property values within the neighborhood. 

The Special Use will compliment other retail activity to the north and east. The 
Fairground property to the north is anticipated to be developed for retail uses along Rt. 38 
as well. The proposed use is not anticipated to negatively impact surrounding property 
values. 

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

Meijer and Lowes are already in existence, to the east. The property to the south is also 
already developed for residential use (in Geneva). The commercial use proposed along 
Rt. 38, will also compliment the development of Fairground property to the north. The 
county judicial facility land use to the west is already in existence, as well. 

4. That adequate utilities, access roads, drainage and/or necessary facilities have been, or 
are being, provided. 

Water, sewer, utilities and roadways will be provided in accordance with the City's 
requirements. Bricher Road is intended to be improved via an intergovernmental 
agreement between the City of St. Charles and the City of Geneva. If the 4-acre 
accessible living site proceeds first, the roadways, utilities, and other issues will need to 
be addressed upfront, regardless of when the remainder of the site develops. 

5. That adequate measures have been, or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in public streets. 

The access to the north off of Rt. 38 will need to be coordinated with the Fairground 
property's plans and the access off of Bricher Road will need mutual approval from the 
City of Geneva. The improvements of Rt. 38 and Bricher Road will ease traffic 
congestion on both streets. 

6. That the Special Use shall, in all other respects, conform to the applicable regulations of 
the district in which it is located except as such regulations may in each instance be 
modified by the City Council pursuant to recommendations of the Plan Commission. 
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The Planned Unit Development will conform to all applicable regulations of the 
underlying zoning districts for the respective uses, except as might otherwise be modified 
upon review of Preliminary PUD plans and final plats. 

FINDINGS OF FACT FOR PLANNED UNIT DEVELOP:MENT: 

l. In what respects the proposed plan is consistent with tlie stated purpose of the 
planned unit development regulations: The plan will pennit the development of the 
site for retail, office, residential, and other uses in a coordinated manner. 

2. The extent to which the proposed plan meets the requirements and standards of the 
plaimed unit development regulations: The Special Use provides for submittal and 
review of a plan for roads and utilities for the entire site, which will serve to 
coordinate utilities and access to the various components of the development. 

3. The extent to which the proposed plan departs from the zoning and subdivision 
regulations otherwise applicable to the subject property including, but not limited to, 
density, dimension, area, bulk, and use, and the reasons why such departures are 
deemed to be in the public interest: The development standards appended to the 
Special Use meet or exceed the requirements of the B3 zoning district; additional 
setbacks are required along Bricher Road and Route 38. 

4. The physical design of the proposed plan and the manner in which the design does 
make adequate provision for public services, provides adequate control over 
vehicular traffic, provides for and protects designated and common open space, and 
furthers the amenities of light and air, recreation and visual enjoyment: These 
matters will be determined at the time of submittal of a Preliminary Plan of PUD, 
which is required prior to approval the development of any site. 

5. The relationship and compatibility of the proposed plan to the adjacent properties 
and neighborhood. Most of the surrounding development is large-scale, 
nonresidential development, including "big box" retail and county government; the 
remainder, to the south, is residential. Providing for a mix of uses will allow the PUD 
Plan to be designed so that compatible uses are placed appropriately. 

6. The desirability of tlie proposed plan to physical development, tax base and economic 
well-being of the city: The commercial component will support the tax base and 
economic well being of the City, and the affordable housing component will serve a 
variety of needs including providing different housing types that are affordable and 
accessible to people with various disabilities. 

7. The conformity with the recommendations oftlie compreliensive plan of the city: The 
commercial component allows for office use in accordance with the future land use 
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map, and the residential component will facilitate the development of affordable 
housing within a residential neighborhood. 

8. The conformity with all existing federal, state and local legislation and regulation: 
The development has not requested variances or exemptions from any federal, state or 
local regulations. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS. as follows: 

SECTION 1. That Ordinance 1999-2-11 is hereby amended by deleting its provisions in 

their entirety, and by substituting the provisions hereof, governing the Special Use as a Planned Unit 

Development for the Subject Property. 

SECTION 2. That a Special Use as a Planned Unit Development in the B-3 Service 

Business District is hereby granted for the Subject Property, subject to the conditions, restrictions 

and requirements contained herein. 

SECTION 3. That the Real Estate may be developed only in accordance with all ordinances 

of the CITY as now in effect or hereafter amended (except as specifically varied herein or as 

otherwise provided in the Annexation Agreement), and in accordance with the additional 

procedures, definitions. uses, and restrictions contained herein and set forth in Exhibits "D-11'' and 

"D-ill", all as attached hereto and made a part hereof, all of which shall survive the expiration of the 

Annexation Agreement. The development of the Subject Property shall further be subject to the 

following additional conditions: 

A. The further development of the Subject Property is, in addition to the 
requirements of this Section, further expressly made conditioned upon the 
submittal, and the CITY'S approval, of appropriate Preliminary and Final Plans of 
planned unit development as required by Section 17 .42.080 of the St. Charles 
Municipal Code or such other similar rules and regulations duly adopted by the 
CITY from time to time. 

B. Notwithstanding the requirements of Section 17.42.080 (B)(3)(b) of the St. 
Charles Municipal Code, a Special Use as a Planned Unit Development may be 
granted for the Subject Property upon the filing of a Concept Plan, prior to the 
filing and approval of a Preliminary Plan, which Concept Plan is attached hereto 
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as Exhibit "Vill" to Exhibit "B" (hereinafter, the "Concept Plan"). Such Concept 
Plan approval shall not be construed as approval of a preliminary plan, 
preliminary plat, preliminary engineering, or final engineering under any 
provision of Illinois law or CITY ordinance . 

. C. Subject to the requirements of Paragraph E, but only to the extent that residential 
uses are depicted thereon. Preliminary and Final Plans of planned unit 
development may be submitted for any part of the Subject Property to be 
developed with those permitted and special uses allowed in the B-3 Service 
Business District which are identified on Exhibit "D-III" attached hereto (which is 
the same as Exhibit IV of Ordinance 1999-Z-ll), said uses being permitted uses 
anywhere upon the Subject Property. 

D. Where residential uses are proposed that are not permitted as a matter of right 
within the B-3 Service Business District but which are allowed by virtue of the 
Planned Unit Development approval granted herein, the OWNER shall be 
required to apply for a map amendment for the parcel within which such uses(s) 
are to be located, seeking rezoning to the zoning district classification in which 
these uses are otherwise allowed as a matter of right. 

E. Any Preliminary Plan that includes residential uses shall delineate all areas of the 
Subject Property that will be developed for residential use. Further, said 
Preliminary Plan shall identify the dwelling units within the Subject Property that 
are proposed to be offered as "affordable", as defined in paragraph F.3. below. 

F. The right to develop any part of the Subject Property with residential uses shall be 
subject to these further, additional, conditions and restrictions: 

1. In no event shall more than 34.5 acres of the Subject Realty be developed for 
residential uses. 

2. Subject to any permissible "density bonus" adjustment as set forth below, the 
maximum overall residential density within that part of the Subject Property 
that is zoned to permit residential uses and for which a Preliminary Plan of 
planned unit development has been approved, shall be limited to 7.25 
dwelling units per gross acre. For example, if 34.5 acres of the Subject 
Property is developed for residential uses, 250 dwelling units would be 
permitted. Varying densities may be developed throughout the site provided 
that the overall density within the residential acreage of the Subject Property 
shall not exceed 7 .25 dwelling units per gross acre. 

3. Twenty percent (20%) of the total number of residential units permitted within 
the Subject Property shall be offered as "affordable" for-sale or rental units. 
(An affordable housing unit is defined as priced affordable to a household at 
or below 80% of Chicago region area median income (AMI) as defined by 
HUD for 'for-sale' units and at or below 60% of the AMI for rental units.) 
The ordinance granting approval of the Preliminary and/or Final Plan of 
planned unit development shall contain conditions suitable for the 
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enforcement of this requirement and the CITY may require a notation of this 
requirement on any plat reflecting the approval of such Preliminary and/or 
Final Plan. 

4. A .. density bonus" shall be allowed for affordable housing units offered in 
excess of the twenty percent (20%) minimum requirement set forth herein. 
For each affordable housing unit offered in excess of the twenty percent 
(20%) minimum, an additional market rate unit shall be allowed. Thus, if 
34.5 acres of the Subject Property are developed for residential use, the total 
number of dwelling units may be increased from 250 units to 350 units, if 100 
of these are affordable as defined herein. 

5. All affordable units shall be dispersed throughout the parcel they are proposed 
in, and be essentially similar to the market-rate units in size and exterior 
appearance within that development. Notwithstanding the foregoing, but 
otherwise in accordance with this Section, a maximum of 48 accessible 
dwelling units, which may also be affordable, may be constructed as the only 
type of development on approximately 4 gross acres, anywhere on the site. 
As used herein, the term "accessible" dwelling units shall mean and refer to 
dwelling units which are accessible within the meaning of "units that are 
either accessible or adaptable for accessibility as defined by the Americans 
with Disabilities Act". 

G. At the time of the submittal of an application for the approval of the first 
Preliminary Plan of Planned Unit Development, the applicant shall submit a plan 
that shall be subject to the CITY'S review and approval, making acceptable 
provision for the location and, as appropriate, the dedication of all road 
improvements, rights-of-way and public access to collector and arterial roadways 
servicing the Subject Property together with all other improvements generally 
identified as "Land Improvements" in the CITY'S Subdivision Control 
regulations. Included within this obligation shall be all detention, water, sewer 
and electrical utility improvements as well as any other utility or engineering 
issues the design, installation and dedication of which, in the CITY'S reasonable 
judgment, are needed to properly provide for the overall design of the Subject 
Property. 

H. All buildings and structures proposed to be developed for uses permitted in the B-
3 Service Business District shall incorporate external materials and features in 
substantial conformity with the requirements of the underlying zoning district in 
effect at the time of submittal of a planned unit development Preliminary Plan. 

I. The OWNER, or its successors and assigns, shall comply with Chapter 16.32 of 
the St. Charles Municipal Code regarding dedication of school and park sites or 
cash in lieu thereof. OWNER understands that, based on the Concept Plan and 
the potential development of 250 dwelling units, the St. Charles Park District has 
requested, and that the CITY may require, a 5.75 acre "high and dry" park site 
which shall conform to the District's requirements. Additionally, the OWNER, or 
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its successors and assigns, shall provide a sidewalk/bike trail along the frontage of 
the Subject Property, on the north side of Bricher Road, either within the right of 
way or within an easement granting public access and use. 

SECTION 4. That this ordinance shall become effective from and after its passage and 

approval in accordance with law. 

PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties, 

Illinois this~ day of __ Ma_r_ch _____ , 2006. 

PASSED by the City Council of the City of ST. Charles, Kane and DuPage Counties, 

Illinois this ~ day of March , 2006. 

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties, Illinois 

this ~ day of March , 2006. 

~Cl* Mayor Donald P. De Witte 

COUNCIL VOTE: 
AYES: 9 
NAYS: 
ABSENT: 

ABSTAIN: 1 
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LIST OF EXHIBITS: 

1. EXHIBIT "D-f' Legal Description 

2. EXHIBIT "D-II" Development Standards and Design Criteria 

3. EXHIBIT "D-III" B-3 Uses 

4. EXHIBIT "D-IV" Concept Plan 
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Legal Description 

No th Half of B~icher Commons 

Situate in Sccti~ 32, Tl'wnship 40 North, Range 8 East of the Third Principal 
Meridian, City or S1. Charles, County of Kane. State of Illinois, and being part of a 
tract ofiand conyeyed to.Firstar Bank lllihois, Trust 2640 as recorded in Oocumcrlt 
No. 2000K (alhefen:nces to deeds, microfiche, pl~ surveys, 
etc. refer to the ,f!cords of the Kane County Recorders OITace, unless noted 
otherwise), and Deing rnorc particulmiy bounded and described as follows: 

. I . . 
Co~mencing roti reference at an iron monument (found) at the southwest corner of 
the so"tbcast Quhrter or said Section 12, S81id comer also being the southwest 
coma of a tract bf land ~onveyed to Firstar Bank of Geneva, Successor Trustee to 
the First tfationa~ Bank .of Geneva, as Trust No. 2640 as recorded in Document No. 
, ,u216; I _-

- thence along the west line of the southeast Quarter of -id Section end the 
west li11e of said rirstar Trust.land, North zero degrees thirteen minutes six seconds 
We~l (NOO"ll,Of'1W) for one thousand sixty-eight 43/100 feet (1068.43') to dae· 
northwest comenof said Firstar Tn1st land and the TRUE POINT OF 
BEGINNING oithe herein described tract.of land (witness a chiseled cross (found) 
in a stone. South twenty•six degrees fifty-seven .minutes West (S26°S7'W) for two 
and 29/100 feet ( .29•) fr0tn said cotiier); · 

!hence ~Lliaui11g along Ille west line or Ille soulheast Quarter of said 
Section, Nonh zdm degrees thirteen minutes six seconds West (N00°13'06"W) for 
nine hundred nin~y-lhree and 28/100 feet (993.28') to a 3/4 inch iron pipe (found) 
in the south rightJof-way line of Illinois Route 38 (F.A. Route 7) as recorded in 
Document No. 103221 l; 

· thei:ice alLg the south righl-of-way line of said Illinois Rook 38, lor lhe 
foil owing lwo (21 ~oufSes: 

I • 

I. Nort! eighty~seven degrees four minutes· three seconds Easl · 
(N~ _04fo~·E) for five hundred seven and 84/100 feet (507.84') to a 
pom or curvature (witness a broken concnte monument. North 80 
degr es West (N800W) for two and J/10 feet (2.3 ') &om said comu; 

2. on a curve to the right with a radi~ of lhree thousand four hundred 
forty-eigbt and 02.I l 00 feet (3448.02') for an arc di~tance or six hundred 
ninety and 87/100 fed (690.8-r), (~hord bearing Sourh eighty-seven 
degrees eleven minutes thirty•lhree seconds EaS1 (S87°1 l'l111E) for six 
hunclred clghty-ftine and 71/100 feet (689.71•). delta angle of said curve 
being eleven ·degrem twenty-eight minutes forty-nine· seconds 
c11oir49"')]; · 

(continued).\ Page 1 of 2 



-

. !l~enc~ ckp;rtihg the south right--of-way line of saiJ Illinois Route JS. on a 
new d1v1s1011 h~ for the following five (5) courses: . . 

r 
·' 

l. South nine degrees nine min~tes eigh1een seconds West (5~9"0!11 B"W) 
for three hundred rorty~one and 08/100 feet (341.08'); 

2. South eighty-eighl degrees twenty-six minutes thirty.five seconds West 
(S88°2t;iJs•W) for eighty-nine and 24/100 .feet (89.241 ); 

3. South·no degrees eight minutes forty-:nine scc:onds East (S00o08'49"E) 
f~r nvo hundred ninety-eight and 39/JOO feet (298.)9'); 

4. South forty-eight de&rees one minute ten seconds West (S4B0 0J'10''W) 
for three hundred eighteen and 40/100 feet (318.40'); · 

S. South thirty-eight degrees twenty-two ~inutes fourteen seconds East 
(S~~2'14"E) for one hundR<I fo~ and 81/100 feet (140.81') to a 
point 1n the north line of said Firstar T111$I land; 

~ thence ·~~g !he nOJth line of said Firstar Trust land, South eighty-eight 
a::~;;,:efcnty-s,(!!!'mutes sutteen seconds West {S81°26'16"W) for: nine hundred 

eet nn1.62) to the TRUE POINT 01' BEGINNING . ' 

, 

Excepting therefrom the followi~g described parcel. 

PARCBC, ONE: · ·. ! • • .. • . • • • • • • • • 

THA'l-.t>~RT. or· 'tHE· SOU'l'PW~ Q~~'J'Ell ,PF SECTION -32,· T~llll!Hl:P 40· NOR.Tft~ JlANcJt. 8. £AST:
: OF '1'11.S THIRD. 'll.J:NC!PAL HERIDiJU1;p.lSCRIBJ;D0 AS .FOLLOUS; C~EticltiG AT .. idE SOUT!Dli:ST -

toANl.~t°O'f THJ! _.so~Jl~T Q\J~!,"tJJJfor_ 8EC!lON l2, ."91_1-!D. CQRNJ;~·~O .,EJ:RG THK ... ; . ·, . 
·. SOUTffllST CORNlll Of' A ·TltA.CT 'Or:t i>ANO -.CONVIY:ED TO 11·1lST.l\ll BANS OF GEJlf.VA; SUCCESSOR-· .. : 

· 7.RUSTSB TO THE f'las1~· NATIORAL::11-ANX OF ~ircvA, AS 't'RUST- N0 •. :2610,AS. ·RECORDED 1M ' · · 
· DOCUMSN'i' No. 18&4-:,.1&, 'tHENCB ,IIOllTR Q_O jlGREES; 13 MIHUTES~- 06 SECONDS ll&ST MANG :-. . : 

. • 'l'R£ ·RUT LIIIIK Qt 0 WD."·!OUT11m~ ... QUARTE.I. OF SAID SECT'!ON ·fJF SAID FIRSTSTAR TRUST. . . 
· .. ·. U\ND 1068.41 t:t:ll' .TO Tim. ND'ltrimPT coaitga OF SA.JD FlRSTNt TRtisi LMO .• l'KENCE, .. . : · : 

. CONTINUING IIORTH.:·oo·DtGIEU,. ··13:HIMJETJ; o, SE~NDS JUST· ~OM SAlD.·JIEST LIRE·.; ·. · 
99.i.'2, fEET TO 'THE. SOUTII.-RIGftT~t-Ml' LtJm dF lt,LINOJ'.S. ROUTS 38 -cl" .A •. ROVT~ :7) .AS ·. ·, 

. . · llECORDED' lN DOCUHf:lff BO. 1032211.J · TBmci: lfORTH a1 DEGRsn~ · o~ ·iti·wTss;·· o, sscoRDS . 
.. · ··:u.sT At.ONO SAID. soUTe: RlGltt:of'-'11.Y t.XNS -so1 •. 1• r&sr TO ,. .. POINT oF A CVRVATUflE, : 

.'l'flBNCS, Otf TH£.:~· or .A CUPE,,!l'O 0:t"H". R:lOHT.1fJ\1'1Nef A AA.J>~U~. OF· -31~8. ·02 ·tEET, CHO~~ .: 
llEARXJlG -NOR'IH 89 DZSJt8£11 .• s•··ttlJru"rES; !i8 SECONDS ~T .. 162.;81 F!:U !tOR A POll'lr or.-·, . 

. · BEGJUVfllllCJ;.:TB&llltB SOUTH. oo n1tliuss, 1i MtllUTss, oc· $CC:ONDS.EAS-r,. 37-3.92 FDT,: _. · . 
.. .. l • • .. - • • .. .. .. • .. • • 

THSNC& NOR'tlt •• DEG~l:£9, 26 _fflRµTBB,. .. ,.15. &.&COICIDS JSNJT, a9.1.•.a1 hST,\ THENCll: NOR'l"R. • -
. ~'-DE.GRIES,. o, ·tfXNUTE,~ 18 ·~~s· -~s'J.' .... · lJ&.oe FE_&T To· sA~o so~TH: RI~HT .. Of'·lt~l' . .'··_. 

. · .. LJ~E OF .9~1'E 9!0UTE 3~,,.. TIIB'NC~.,ll~STRRL-~.ALONO :sAID.~OlfTH 0 RIGliT:-~P'-IIAY LIN£, ON · · · .... 
· · THE A1tC 9F. A CV~VE ·TO 'DIE· I.Brr ,11AVINO A 11.ADJUS OF. 3441L 02- r~T ··,341. 99. FEB'l' 81\JD. • ·. ·. 

. ARC HAVING A DILTA".ARGU 01' 05•:l>EGR'EliS, 746 HlffllTBS, 51 ·SICONDS TO TR tOlNT OF . . .' •. 
• : etr.GtNNre,c;;· IR -TH£ cm ~I' _s'l':-~,wu.a_ .. nu r,ou,iu, 1u...p•p"1$.; :·. · .. · · ·: · · · · ·. ·· · 

• •• .• " • .. I _. :. • • , .. # " • , h t' • • • : • • • • 
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Legal Description 

South Half of. Bricher Commons 

Situate in Section 32, Township 40 North, Range 8 East, o£dte Third Principal 
Meridian, Ci~ of SL Chutes, County of Kane. State of Illinois. and being part of• 
trad or land conveyed to~ Firstar Bank of Geneva, S-essor Trustee lo lhc first 
National Bank of Geneva, as Trust Numbs 2640 as recorded in Document Number 
1884,216 (now Firstar Bank lllinoi~ Trust 2640) (all references to deeds, 111icroficbe, 
plat/, surveys, et~ refer to the :Ccords of the Kane Cou~ly Recorders Office, unless 
noted otherwise) and being 111orc pankularly bounded and described as follows: 

. . 
Begimaini at en iroa monumea~ ([ound) st the southwest ,;omer of the soud1cast 
quatt~t of said Sectior1 32; 

. ·1he11ce_olong the west line of the southeast quarter of said Section 32. Nortl1 
~ro degrees thirteen minutes six seconds West(N00°13'06"W) for one thousand sixly
~ight ahd-4)/100 feet (1068.43') to lhe southwest comer of a lract ofland conveyed to 
Meijer, Inc. as recorded in Doc.ument No. I 999K032li00 (witness a chiseled cross 
·(found). in a stone. South twcnty-siJC. degrc:cs fifty-scven minutes West (S26°S7"W) for 
two.and 29/1~ feet (2.29') _ft-om said comer); 

thence departing the west line of said Quarter Section, and along the sotnh line 
of said ~eijer. Inc. land, North eighty-ei&ht degrees twenty-six minutes sixteen • 
seconds 6ast (Nl8°261 I 6"E) ror one tbouSUtd three hundred fifty-three and JO/I 00 feet 
( 1353.Jcr); . 

. dtcnce departing tl1c soud1 line of said Meyer, Inc land, and over .said firstar 
Trust land~ South one degree thirty-three minutes twenty-five seconds East 
(SO 1°J.l'25"E) for one thousand sixty-eight and 11/100 (eet (1068.11') to the south line 
of said Section 32; 

thence along the south line of .said Section 32, Sot11h eighty-eight degrees 
twenty,=six. minutes twelve seconds ·Wesl (S88°26' I 2"W) .R>r one thousand three 
hundred nventy-eight ~ 26/100 feet (1178.26') 10 the point of beginning. 

Page 1 of 1 
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EXHIBIT D-II 

DEVELOPMENT STANDARDS AND DESIGN CRITERIA 
BRICHER COMMONS PUD 

1) Retail and Service Development: That part of the Bricher Commons PUD to be 
developed for retail and service uses shal1 be subject to the fo11owing standards: 

a) Permitted Uses: 

1. Accessory uses; 

2. Amusement establishments, incJuding bowling alleys, pool halls, danceha]ls, 
gymnasiums, swimming pools and skating rinks; 

3. Antique shops; 

4. Art and school supply stores; 

5. Art gaUeries; 

6. Auction rooms; 

7. Audio recording sales and rentals; 

8. Automobile accessory stores; 

9. Automotive vehicle and automotive equipment sales; 

10. Bakeries, where not more than fifty percent of the floor area is devoted to 
processing, and not emp'loying more than eight persons; 

11. Banks and financial institutions; 

12. Barbershops; 

13. Beauty parlors; 

14. BicycJe stores, sales, rental, and repair; 

15. Blueprinting and photocopying establishments; 

16. Book and stationery stores; 

17. Building material sales, with accessory outside storage, provided outside storage 
does not exceed sixteen feet in height; 

18. Camera and photographic supply stores; 

19. Candy and ice cream stores; 

20. Carpet and rug stores; 

21. Caskets and casket supplies; 

22. Catering establishments; 

23. China and glassware stores; 

24. Clothing establishments; 

25. Clubs and lodges, private, fraternal, or religious; 



26. Coin and philatelic stores; 

27. Contractors' and construction offices; 

28. Currency exchanges; 

29. Custom dressmaking; 

30. Department stores; 

31. Drugstores; 

32. Dry goods stores; 

33. Dry-cleaning and laundry-receiving establishments, (processing to be done 
elsewhere); 

34. Dry-cleaning establishments, retail, employing not more than five persons; 

35. Electrical and household appliance stores, including radio and television sales; 

36. Employment agencies; 

37. Exterminating shops; 

38. Feed stores; 

39. Fire stations; 

40. Flower shops; 

41. Food stores, including grocery stores, meat markets, bakeries, and delicatessens, 
(retail sales only); 

42. Frozen food shops, including locker rental in conjunction therewith; 

43. Fuel and ice sales, retail only; 

44. Furniture stores, including upholstery when conducted as part of the retail 
operation and secondary to the principal use. 

45. Furrier shops, inducting the incidental storage and conditioning of furs; 

46. Garden supply and seed stores; 

47. Gift shops; 

48. Greenhouses; 

49. Haberdasheries; 

50. Hardware stores; 

51. Hobby shops, for retailing of items to be assembled or used away from the 
premises; 

52. Hotels, incJuding dining and meeting rooms; provided, that business uses, other 
than those which are commonly incidental to a hotel business, shall not occupy 
space fronting on a hotel hal1 or lobby; 

53. Interior decorating shops, including upholstery and making of draperies, slip 
covers, and other similar articles when conducted as part of the retail operations 
and secondary to the principal use; 

54. Jewelry stores, including watch repair; 

55. Job printing shops, using presses having beds of not more than fourteen inches 
and twenty inches; 
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56. Laboratories, medical and dental, also research and testing; 

57. Landscape contractors; 

58. Laundries, automatic self-service type or hand, employing not more than two 
persons in addition to one owner or manager; 

59. Leather goods and luggage stores; 

60. Libraries; 

61. Liquor stores, retail sales; 

62. Loan offices; 

63. Locksmith shops; 

64. Machinery and equipment sales, but not including service, repair, or 
reconditioning and storage of all machinery shall be within enc1osed buildings; 

65. Mail order houses; 

66. Mail order service stores; 

67. Meat markets, including the sale of meat and meat products to restaurants, motels, 
clubs and other similar establishments when conducted as part of the retail 
business on the premises; 

68. Medical and dental clinics; 

69. Meeting halls; 

70. Millinery shops; 

71. Monument sales; 

72. Motels; 

73. Musical instrument sales and repair; 

74. Newspaper offices, but not including printing; 

75. Nurseries; 

76. Office supply stores; 

77. Offices, business, professional, and public; 

78. Opticians and optometrists; 

79. Orthopedic and medical appliance stores, but not including the assembly or 
manufacture of such articles; 

80. Other accessory uses: Communication antennas. 

81. Paint and wa11paper stores; 

82. Parking lots and storage garages (automobile); 

83. Pet shops; 

84. Photography studios, including developing and printing of photographs when 
conducted n the premises as a part of the retai] business; 

85. Physical cuhure and heahh services, gymnasiums, reducing salons, masseurs, and 
public baths; 

86. Picture framing, when conducted on the premises for retail trade; 
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87. Plumbing showrooms and shops; 

88. Police stations; 

89. Post offices; 

90. Radio and television broadcasting studios; 

91. Radio and television service and repair shops; 

92. Recording studios; 

93. Recreational buildings, community centers, and meeting hal1s; 

94. Restaurants, including live entertainment and dancing; 

95. Restricted production and repair limited to the following: art needlework. 
clothing, custom manufacturing and alterations for retail only of jewelry from 
precious metals and watches; 

96. Schools, commercial or trade, not involving any danger of fire, explosion, nor of 
offensive noise, vibration, smoke, dust, odor, glare, heat, or other objectionable 
influences; 

97. Schools, music, dance, or business; 

98. Secondhand stores and rummage shops; 

99. Sewing machine sales and services, household machines only; 

100. Shoe and hat repair stores; 

101. Shoe and hat repair stores; 

102. Shoe stores; 

103. Shoe stores; 

104. Shoe stores; 

105. Sporting goods stores; 

106. Tailor shops; 

107. Taverns and cocktail lounges; 

I 08. Taxidermists; 

109. Telegraph offices; 

110. Telephone exchanges and telephone transmission equipment buildings and 
electric distribution centers; 

111. Temporary buildings for construction purposes for a period not to exceed the 
duration of such construction; 

112. Tobacco shops, retail sales; 

113. Toy shops; 

114. Travel bureaus and transportation ticket offices; 

115. Typewriter and adding machine sales and service establishments; 

116. Undertaking estab]ishments and funeral parlors; 

117. Variety stores; 

118. Vehicle Service Facilities. 
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119. Video recording sales and rental; 

120. Wearing apparel shops; 

121. Wholesale establishments, with storage of merchandise limited to samples only; 

b) Special Uses: 

I. Amusement game device arcade 

2. Animal hospitals 

3. Automobile laundries 

4. Churches, convents, monasteries, theological schools, rectories and parish 
houses 

5. Communication towers 

6. Dog kennels 

7. Drive-in establishments 

8. Fairgrounds, including the location of the annual Kane County Fair and other 
activities that are permissible pursuant to the not-for-profit incorporation charter 
of the Kane County Fair, an IJlinois not-for-profit corporation 

9. Open sales lots 

10. Outdoor amusement establishments, including golf driving ranges, miniature 
golf courses, par-three golf courses, kiddie parks, and other similar amusement 
centers and places of amusement such as stadiums 

11. Pet shops 

12. Theater, indoor 

13. Warehouse for retail sales establishment and its sales facilities, provided the 
warehouse and any storage area does not exceed two hundred percent of the 
floor area for the retail sales establishment to which it is appended. 

c) Floor Area Ratio: Maximum 0.20 

d) Yards and setbacks: 

1. Front Yard. There shall be provided a front yard of not less than ten feet in 
depth. 

2. Side Yards. If a side yard is provided it shall not be less than five feet wide; 
except, where a side lot line coincides with a side lot line in an adjacent 
residence district, a yard sha11 be provided along such lot line. Such yard shall 
be equal in dimension to the minimum side yard which would be required 
under this title for a residential use on an adjacent residential lot. A side yard 
adjoining a street shall be not less than ten feet in width. 
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3. Rear Yard. There shal1 be provided a rear yard of not less than twenty feet in 
depth. 

4. The minimum setback along Route 38 and Bricher Road shall be 25 feet for 
parking, driveways and buildings. 

e) Signs: 

1. Signs affixed to a building including those attached to walls, awnings and 
marquees: One sign is pennitted on each building wall, awning or marquee; 
however, not more than two such signs are pennitted per business or other 
use. The surface area of each such sign shall not exceed one and one half 
square feet for each linear foot of frontage of the wan on which the sign is 
located. In the case of a use which does not have an exterior wa11 frontage, the 
surface area of such sign shall not exceed one and one half percent ( 1.5%) of 
the floor area occupied by such use. 

2. Freestanding Signs: One freestanding sign is permitted for the principal street 
frontage of each lot. (The principal street frontage shaU be the frontage along 
the front lot line). One additional freestanding sign is permitted for each 
additional principal building on the lot, and one additional freestanding sign is 
permitted for each secondary street frontage of a comer lot. The first 
freestanding sign on the lot may have a maximum area in square feet of 1.5 
times the linear frontage of the building or 100 square feet, whichever is less. 
Any additional sign(s) permitted due to additional street frontages may have a 
maximum area in square feet of 0. 7 5 times the secondary linear frontage of the 
building or 50 square feet, whichever is less. Any additional sign(s) permitted 
due to additional buildings on the lot may have a maximum area in square feet 
of 0.75 times the linear frontage of the additional building or 50 square feet, 
whichever is less. Freestanding signs shall not exceed a maximum height of 
15 feet above the street grade, as measured at a point on the street pavement 
closest to the sign. 

3. Freestanding Sign Area for Shopping Centers: In a unified shopping center 
under single ownership or control on a site of four acres or more, the 
maximum area of the first freestanding sign on the lot may be increased from 
100 square feet to 200 square feet or 1.5 times the linear frontage of the 
building, whichever is less. 

4. Directional Signs: Directional signs may identify the use only by means of a 
logo, shape or color, but shall otherwise not include words identifying or 
advertising the use. One directional sign is permitted for each driveway access 
from a public street. One additional directional sign is permitted for each 
intersection of driveways within a site, to identify traffic routing, entrances, 
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and services such as drive-in lanes; such additional directional signs shal1 be 
set back from the street a minimum of 20 feet. A directional sign may have a 
maximum surface area of 5 square feet and shall not exceed a maximum 
height of 4 feet above the street or driveway grade, as measured at a point on 
the street or driveway pavement closest to the sign. 

5. Il1umination: Signs may be illuminated, but may not have flashing lights. 
Flashing lights are defined as any artificial lighting that changes intensity or 
color of iJlumination when the sign is in use, except for changes a11owed on 
time and/or temperature signs as defined herein. Exterior signs shall be 
i11uminated only during business hours or until 11 :00 P.M., whichever is later. 
Sign lighting shal1 not be designed or directed so as to shine undiffused rays of 
light (either direct or reflected) into or upon any residential bui1ding or lot, or 
onto a public street. No sign in direct Jine of vision of a traffic signal shal1 be 
i11uminated in red, green or amber color, so as to resemble a traffic signal. 

6. Corner Visibility: Except for directional signs as permitted herein, no sign 
sha1I be erected or maintained to a height exceeding 30 inches above the 
elevation of the center of the street or driveway intersection, within any sight 
triangle. For purposes of this provision, a sight triangle includes: a) the 
triangle formed by two lines extending 20 feet from the street intersection 
a1ong the right of way Jines, and a third line connecting the ends of the other 
two; b) the triangle formed by two lines extending 20 feet from the 
intersection of the right of way line and the edge of a driveway pavement, 
along such right of way line and edge of pavement, and a third line connecting 
the ends of the other two; and c) the triangle formed by two Jines extending 20 
feet from the intersection of the pavement edges of two driveways, along such 
pavement edges, and a third Jine connecting the ends of the other two. 

7. Setbacks and Projections: Except for directional signs as permitted herein, all 
freestanding signs shaU be set back from the right of way a minimum of 10 
feet. A sign attached to a wall shal1 not project more than 12 inches from the 
wall surface to which it is attached. 

8. A sign attached to a building shall not project into the public way. A sign 
attached to a building shall not project higher than the building height. 

9. Time and Temperature Signs: Time and temperature signs are permitted as 
freestanding signs or wall signs, and may be included as part of such signs, 
subject to the following: 

a) A maximum area of 9.6 square feet for the time and temperature portion 
of the sign. 
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b) A time sign shall be pennitted to change no more frequently than one 
minute intervals. 

c) A temperature sign shal1 not change except when the temperature 
changes one degree. 

d) Combination Time and Temperature Signs. Where the same disp]ay 
surf ace is used for both time and temperature, the two indications shall 
interchange not more frequently than two-second intervals. 

e) The area of a time and/or temperature sign shall be considered as part of 
the area of the aJlowable signs on the building or lot, and so shall not be 
construed to change or increase any allowable sign area. 

2) Office Research Development: That part of the Bricher Commons PUD to be 
developed for Office Research uses shall be subject to the fo11owing standards: 

a) Permitted Uses: 

1. Banks and financial institutions; 

2. Business and professional offices; 

3. Clubs and lodges, private, fraternal or religious 

4. Computer and data processing centers 

5. Design firms 

6. Electronic and communications industries 

7. Employment agencies 

8. Engineering and testing laboratories and offices 

9. Hotels, inc1uding restaurants, dining and meeting rooms 

10. Laboratories, medical and dental 

11. Laboratories, offices and other facilities for research, testing and 
development 

12. Libraries 

13. Loan offices 

14. Medical and dental offices and clinics; 

15. Municipal facilities, fire stations, police stations, public utilities; 

16. Newspaper offices, not including printing 

17. Opticians and optometrists 

18. Parks and playgrounds 

19. Pharmaceutical industries 

20. Post office; 

21. Production of prototype products 
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b) 

c) 

d) 

22. Public or private colleges, junior col1eges, universities, professional 
training centers, trade schoo1s, including dormitories and other accessory 
uses necessary to the operation of an institute of higher ]earning 

23. Private, membership-only sport health clubs; 

24. Recording and broadcasting studios 

25. Recreational buildings, community centers, and meeting ha11s 

26. Schools, commercial or trade, including those teaching music, dance, 
business, commercial or technical subjects; 

27. Travel bureaus and transportation ticket offices 

28. Veterinary clinics; 

29. Accessory uses; 

Special uses: 

1. Restaurants (when not within a hotel); 

2. Office supply stores; 

3. Hospitals; 

4. Motels; 

5. Churches; 

6. Nursery schools and day care centers; 

7. Extended care or nursing homes. 

Floor Area Ratio: Maximum of 0.40 

Yards and setbacks: 

1. A minimum twenty-five foot (25') setback sha1l be required from the Bricher 
Road right of way for parking, driveways, and buildings. 

2. A minimum front yard of twenty-five feet (25') in depth, which shall be 
devoted entirely to landscaped area except for sidewalks and necessary paving 
of driveways to reach the building or parking areas, provided such driveways 
are generally perpendicular to the front lot line an~ do not exceed twenty-four 
feet (24') in width. 

3. A minimum interior side yard of ten feet (10') which shaH be devoted entirely 
to landscaped area. 

4. A minimum side yard adjoining a street of twenty-five feet (25') which shall 
be devoted entirely to landscaped area except for paving of driveways and 
sidewalks needed to reach the building or parking areas. 

5. A minimum rear yard of thirty feet (30'). 
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e) Signs 

Nonflashing but illuminated business signs with no moving parts (provided that 
time and/or temperature signs which change 1ights within a panel of stationary 
lights shalJ not be construed to be flashing or to have moving parts). awnings and 
marquees are permitted subject to regulations set forth elsewhere in the ordinances 
of the city and the fo11owing: 

1) Where a sign is illuminated by light reflected upon it, direct rays of light 
shall not beam upon any part of any existing residential buildings, nor into 
a residence district, nor into a street. A sign in direct line of vision of a 
traffic signal sha11 not be in red, green or amber illumination. 

2) The gross surface area in square feet of a11 signs on a Jot or building sha11 
not exceed two (2) times the number of linear feet of the building frontage; 
and each side of a building which abuts upon a street shalJ be considered 
as a separate frontage; and the gross area of alJ signs located on a side of a 
lot or building abutting a street shal1 not exceed the number of linear feet 
of such building frontage. 

3) One (I) ground sign sha11 be permitted for each building on a lot, except 
that on a comer or through lot, a sign may be erected along each street 
frontage. A ground sign may not exceed eight feet (8') in height. A ground 
sign sha11 not be closer than ten feet (1 O') from a side or rear lot line; 
fifteen feet (15') from a front line; or three feet (3') from a driveway or 
parkway area. 

4) A sign affixed to a building shall not project higher than the building 
height. 

5) Time and/or temperature signs, in accordance with the fo11owing: 

a. Construction. Time and/or temperature signs shall be constructed of 
incombustible material, including the frames. braces, and supports 
thereof. 

b. Regulation of Size. Such time and/or temperature signs shall not be 
more than 9.6 square feet in area. 

c. Requirements on G1ass. Any glass forming a part of a clock of the sign 
thereon shall be safety glass, or plate glass at least one.fourth ('A'') 
thick, or an approved plastic securely held in place. 
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d. Cover or Service Opening To Be Secured. Any cover or service 
opening of a time and/or temperature sign shall be securely fastened 
thereto by metal hinges. 

e. Time Sign. A time sign shall be permitted to change no more 
frequently than thirty-second intervals. 

f. Temperature Sign. A temperature sign sha11 not change except when 
the temperature changes one (I) degree. 

g. Time and Temperature Sign Combination. If the same surface area is 
provided for both time and temperature, the frequency of change shall 
be no more frequently than two-second intervals. If separate space is 
provided on the sign surface area for time and temperature, paragraphs 
a and e of this subdivfaion shall apply. 

h. AlJ time and/or temperature signs erected on the exterior of any 
building or structure shall comply with the requirements set forth in 
provisions on wall signs. 

1. No advertising shaU be placed upon a time and/or temperature sign 
other than the name of the owner or a reference to the business, 
industry, or pursuit conducted within the premises to which the time 
and/or temperature sign is attached. 
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EXHIBIT "D-III" 

17 .28.020 Permitted uses. 

Permitted uses in a B3 district shall be as follows: 

1. Uses permitted in the B2 district, except uses designated in Chapter 17 .24 with an 
asterisk, may be located on the first story, nearer than fifty feet of a street; 

2. Amusement establishments, including bowling alleys, pool halls, dancehalls, 
gymnasiums, swimming pools and skating links; 

3. Auction rooms; 

4. Automobile accessory stores; 

5. Automotive vehicle and automotive equipment sales; 

6. Blueprinting and photocopying establishments; 

7. Building material sales, with accessory outside storage, provided outside storage 
does not exceed sixteen feet in height; 

8. caskets and casket supplies; 

9. catering establishments; 

10. Clothing establishments; 

11. Clubs and lodges, private, fraternal, or religious; 

12. Contractors' and construction offices; 

13. Employment agencies; 

14. Exterminating shops; 

15. Feed stores; 

16. Fire stations; 

17. Frozen food shops, including locker rental in conjunction therewith; 

18. Fuel and ice sales, retail only; 

19. Job printing shops, using presses having beds of not more than fourteen inches 
and twenty inches; 



20. Landscape contractors; 

21. libraries; 

22. Machinery and equipment sales, but not including service, repair, or 
reconditioning and storage of all machinery shall be within enclosed buildings; 

23. Mail order houses; 

24. Meat markets, including the sale of meat and meat products to restaurants, 
motels, clubs and other similar establishments when conducted as part of the retail 
business on the premises; 

25. Meeting halls; 

26. Monument sales; 

27. Motels; 

28. Nurseries; 

29. Orthopedic and medical appliance stores, but not including the assembly or 
manufacture of such articles; 

30. Parking lots and storage garages (automobile); 

31. Pet shops; 

32. Police stations; 

33. Plumbing showrooms and shops; 

34. Radio and television service and repair shops; 

35. Recording studios; 

36. Recreational buildings, community centers, and meeting halls; 

37. Schools, commercial or trade, not involving any danger of fire, explosion, nor of 
offensive noise, vibration, smoke, dust, odor, glare, heat, or other objectionable 
influences; 

38. Secondhand stores and rummage shops; 

39. Signs as regulated in this chapter; 

40. Taxidermists; 

41. Telephone exchanges and telephone transmission equipment buildings and 
electric distribution centers; 

2 



42. Typewriter and adding machine sales and service establishments; 

43. Undertaking establishments and funeral parlors; 

44. Accessory uses to the permitted uses listed above in this section; 

45. Vehicle Service Facilities. 

46. Other accessory uses: Communication antennas. 

1~.28.030 Special uses. 

Special uses in a B3 district shall be as follows: 

A. Special uses allowed in the B2 district, except such as are permitted in the B3 
district; 

B. Animal hospitals; 

C. Automobile laundries; 

D. Dog kennels; 

E. Open-sales lots; 

F. Other service business uses, including coin-operated dry-cleaning establishments; 

G. Outdoor amusement establishments, including golf driving ranges, miniature golf 
courses, par-three golf courses, kiddie parks, and other similar amusement centers 
and places of amusement such as stadiums; 

H. Fairgrounds, including the location of the annual Kane County Fair and other 
activities that are permissible pursuant to the not-for-profit incorporation charter of 
the Kane County Fair, an Illinois not-for-profit corporation; 

I. Warehouse for retail sales establishment and its sales facilities, provided the 
warehouse and any storage area does not exceed two hundred percent of the floor 
area for the retail sales establishment to which it is appended. 

J. Communication towers. 

K. Outdoor live entertainment or amplified sound in conjunction with a restaurant, 
tavern or cocktail lounge. Such outdoor live entertainment shall not occur past 10:00 
p.m. and shall not generate sound levels in excess of 60 dBA as measured from the 
property line in any residence district. 
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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 Clerk of the City of St. Charles, Kane and DuPage Counties, Illinois. 

I further certify that on March 20, 2006, the Corporate Authorities of 
such municipality passed and approved Ordinance No. 2006-Z-7, entitled 

"An Ordinance Amending Special Use Ordinance 
1999-Z-ll (Second Amendment to Bricher Commons 

PUD)," 

which provided by its terms that it should be published in pamphlet form. 

The pamphlet form of Ordinance No. 2006-Z-7, including the Ordinance 
and a cover sheet thereof was prepared, and a copy of such Ordinance was 
posted in the municipal building, commencing on March 24, 2006, 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 CX O day of March 2006. 



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 60174-1984 
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COMMUNITY & ECONOMIC DEV./PLANNJNG DJV1Sl0N PHONE! (630) 377-4443 FAX: (630) 377-4062 

CITYVIEW 
Project Name: 

Project Number: 

Application Number: 

CONCEPT PLAN APPLICATION 
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Pl 'nnin Division, 

To request review of a Concept Plan/or a property, complete this application and submit it with all required a/lachments 
to the Planning Division. 

When the application is complete and has been reviewed by City staff, we will schedule a Plan Commission review, as 
well as a review by the Planning and Development Committee of the City Council. While these are not formal public 
hearings, property owners within 250 fl. of the property are invited to attend and offer comments. 

The information you provide must be complete and accurate. If you have a question please call the Planning Division 
and we will be happy to assist you. 

1. Property Location: The southern portion of the Bricher Commons Parcel 
Information: located at the intersection of Bricher Rd. and Randall Rd. 

Parcel Number (s): 
09- 32- 400-028 

Proposed Project Name: 

Prairie Winds of St. Charles 
2. Applicant Name Phone 

Information: Prairie Winds. LLC. a Delaware limited liabili iv 630.513.9800 
Address company Fax 
c/ o Andrew E. Kolb, Esq. 630.513.9802 
Vanek, Larson & Kolb, LLC Email 
200 w. Main Street St. Charles IL 60174 akolb@vlklawfirm.com 

3. Record Name Todd L. Dempsey, Trustee, Todd L. Phone 
Owner Dempsey Declaration of Trust dtd May 15, 1992 630- 879-3680 
Information: Address Fax 

c/o Austin Dempsey 630-879-3684 140 First Street Email Batavia, IL 60510 austin@bataviaenterprises 
.com 

City of St. Charles Concept Plan App/icaJion 



Please check the type of application: 

!JI PUD Concept Plan: 

D Subdivision Concept Plan 

D Other Concept Plan 

Zoning and Use Information: 

Proposed Name: Prairie Winds of st. Charles 

Proposed Name: 

Current zoning of the property: BR (Regional Business) with Special Use as a PUD 

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

Current use of the property: agricultural purposes 

PUD? Yes Proposed zoning of the property: -----
Proposed use of the property: I..u:x:1.1ry apartment community 

Comprehensive Plan Designation: Industrial/Business Park with Residential as an option 

Attachment Checklist 

CJ 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. 

a 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 site: 

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 
2or 3 $2,000 $4,000 $5,000 $7,000 

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

!J PROOF OF OWNERSHIP and DISCLOSURE: 

a) a current title policy report; or 
b) a deed and a current title search. 

If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to 
act on his/her behalf is required. If the owner or applicant is a Trust, a disclosure ofall beneficiaries; if the owner 
or applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a disclosure of 
all owners with an interest of at least ten percent (l 0%). 

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 

Ctry of St. Chor/es Concepl Plan Application 2 



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 farther recommended that you consult with an attorney to obtain an opinion with respect to 
whether your intended use is compatible with those restrictions. 

Cl LEGAL DESCRIPTION: For entire subject property, on 8 Yz x 11 inch paper 

Cl PLATOFSURVEY: 
A current plat of survey for the Subject Realty showing all existing improvements on the property, prepared by a 
registered Illinois Professional Land Surveyor. 

a AERIAL PHOTOGRAPH: 
Aerial photograph of the site and surrounding property at a scale of not less than 1 "=400', preferably at the same 
scale as the concept plan. 

o PLANS: 
All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development pennits 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. A pdf 
document file or files of all plans shall be required with each submittal. The number of paper plans required shall 
be as determined by the Director of Community Development, based upon the number of copies needed for 
review. 

Copies of Plans: 

Initial Submittal - Ten (10) full size copies for non-residential projects OR Twelve (12) full size copies for 
residential projects; Three (3) 11" by 17"; and a PDF electronic file (On a CD-ROM or may be emailed to the 
Project Manager). For subsequent submittals, please contact the Project Manager to determine how many copies 
are required. 

Concept Plans shall show: 

1. Existing Features: 
• Name of project, north arrow, scale, date 
• Boundaries of property with approximate dimensions and acreage 
• Existing streets on and adjacent to the tract 
• Natural features including topography, high and low points, wooded areas, wetlands, other vegetative 

cover, streams, and drainage ways. 
• General utility locations or brief explanation providing infonnation on existing sanitary sewer, storm 

sewer, water, and other utilities necessary to service the development. 

2. Proposed Features: 
• Name of project, north arrow, scale, date 
• Boundaries of property with approximate dimensions and acreage 
• Site plan showing proposed buildings, pedestrian and vehicular circulation, proposed overall land use 

pattern, open space, parking, and other major features. 
• Architectural elevations showing building design, color and materials (if available) 
• General utility locations or brief explanation providing information on existing sanitary sewer, storm 

sewer, water, and other utilities necessary to service the development 
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c SUMMARY OF DEVELOPMENT: 
Written information including: 

• List of the proposed types and quantities of land use, number and types of residential units, building 
coverage, floor area for nonresidential uses and height of proposed buildings, in feet and number of 
stories. 

• Statement of the planning objectives to be achieved and public purposes to be served by the development, 
including the rationale behind the assumptions and choices of the applicant 

• List of anticipated exceptions or departures from zoning and subdivision requirements, if any 

c PARK AND SCHOOL LAND/CASH WORKSHEETS 

For residential developments, Park and School land/cash worksheets in accordance with Title 16 of the St. 
Charles Municipal Code with population projections establishing anticipated population and student yields. 

c INCLUSIONARY HOUSING SUMMARY: For residential developments, submit infonnation describing how 
the development will comply with the requirements of Title 19, "Inclusionary Housing" of the St. Charles 
Municipal Code. 

CJ 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. 

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

II. /!J-.. 
Record Owner Date 

f, 

Applicant or Authorized Agent 
f P.-.. 1-, < \.VI,.,\ 1, t..;;, .... , L, -r,.:r n.st- ,-
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RIDER TO CONCEPT PLAN APPLICATION 

Applicant, Prairie Winds, LLC, a Delaware limited liability company ("Applicant"), for its Concept 
Plan Application, states as follows: 

I. General Background 

1.1 The Property - The Subject Property is comprised of approximately 20 acres of vacant land 
located at the intersection ofBricher Road and Randall Road in St. Charles, Illinois. The 
subject property is the southern portion of what is commonly referred to as the "Bricher 
Commons Parcel" legally described in Exhibit A attached hereto (the "Subject Property"). 

1.2 Current Use -The current use of the Subject Property is for agricultural purposes and the 
land is currently being farmed by a tenant. The tenant on the Subject Property will be 
removed prior to Applicant closing on the purchase of the Subject Property. 

1.3 Zoning Classification -The Subject Property is subject to the provisions of the Bricher 
Commons Annexation Agreement. The current underlying zoning classification of the 
Subject Property is within the BR Regional Business District (formerly B-3 Service 
Business District) with a Special Use as a Planned Unit Development in accordance with 
Ordinance No. 1999-Z-11 ("Ordinance 1999-Z-11", recorded on May 15, 2000 as 
Document No. 2000K037389, and including amendment 2006- Z-7) 

1.4 In accordance with Ordinance 1999-Z-11 the Subject Property was zoned B-3 Service 
Business District with a special use as a Planned Unit Development. In 2006, a petition by 
DGT, LLC to amend Ordinance 1999-Z-11 to include residential and commercial uses on 
the property was granted (Ordinance 2006-Z-7). DGT, LLC did not develop the Subject 
Property and no longer owns or operates on the Subject Property. 

1.5 Summary of Development - Applicant proposes to develop the Subject Property into 
Prairie Winds of St. Charles, an upscale rental community. The facility will offer 
approximately 250 "big house" style apartment units comprised of approximately 50 one
bedroom units, 150 two-bedroom units and 50 three-bedroom units. All units will have a 
heated attached garage with a private, indoor stairway leading from the garage to the unit. 
Residents of Prairie Winds of St. Charles will enjoy such amenities as a commercial
level fitness center, indoor and outdoor pools, and state-of-the-art kitchens featuring 
granite countertops and stainless steel appliances. Residents will also have access to an 
8,000-sq. ft. clubhouse, outdoor grilling space, and a fireside sitting area. 

Applicant intends to develop the Subject Property into sophisticated rental units to allow 
the residents of St. Charles the opportunity to enjoy an exceptional living experience in 
an upscale community environment. Applicant intends to provide St. Charles with luxury 
apartments which will allow residents to live in a high-end, exclusive community without 
the long-term commitment of a mortgage and with access to premium amenities. 
Applicant will be meeting the growing need for rental housing for young professionals of 
St. Charles, as well as families, single parents, and active seniors who want the flexibility 



and freedom of living without maintenance and mortgage obligations. Prairie Winds of 
St. Charles will attract a discerning population of individuals looking for upscale living in 
St. Charles. 

1.6. Development Goals to be Achieved -The proposed development will fulfill the City's 
goal of development of a vacant, underutilized parcel that cannot otherwise be readily 
redeveloped. The Subject Property has remained undeveloped for an extended period of 
time and the use as mufti-family residential is consistent with the long-term goals of the 
City in accordance with the 2013 Comprehensive Plan. The Land Use Plan recommends 
that the City investigate new methods to improve the conditions of all residential 
neighborhoods, including incentives for developing vacant properties. It calls for more 
apartments to be built and explains that apartments are an important part of a healthy 
housing stock. It further states that multifamily housing contributes to residential density 
which improves the viability of shopping areas in the community. 

The Land Use Plan identifies the Subject Property as "Industrial/Business Park", 
however, it recommends that the City promote multi-family type housing, and it urges the 
City to consider proposals in areas other than those specifically designated for high 
density residential development. The Plan calls for residential development in 
vacant/underutilized areas and states that there are many suitable and available infill 
parcels that are situated between established residential districts and commercial 
districts. The Subject Property is such an area. The Plan recommends higher density 
residential on these parcels that are near commercial areas. This would provide additional 
density and serve as good transitional land use to commercial areas. 

The City's Residential Areas Framework Plan acknowledges that while the Bricher 
Commons Parcel is designated as "Industrial/Business Park", the site may also be 
appropriate for residential use. Further, the Subarea Plan names the Bricher Commons 
Parcel a "Catalyst Site", designating it as a site that could have a catalytic impact on the 
surrounding area. This Plan recommends that the northern half of the site should develop 
with commercial use (due to its immediate access to Route 38) while the interior and 
southern portion should be used for multifamily or single family attached housing. 
Developing the Subject Property into luxury rental apartments meets the City's goal of 
providing much needed rental units and increasing residential density as a transitional 
land use in an area that is otherwise undeveloped and underutilized, all in accordance 
with the 2013 Comprehensive Plan. 

II. Development Requests -Applicant requests the following development approvals: 

(a) Map Amendment- Applicant hereby requests the that the City of St. Charles (the "City") 
amend the Zoning Map of the City thereby rezoning that portion of the Subject Property 
that is currently zoned BR Regional Business to RM-3 General Residential District as set 
forth in Section 17.04.320 of the Zoning Ordinance of the City of St. Charles and in 
accordance with the Applicant's Site Plan located at Tab# 8 of Applicant's Concept Plan 
Submittal. 



(b) Application for a Special Use as a Planned Unit Development. Applicant requests a 
Special Use for a Planned Unit Development in accordance with Sections 17.04.400 -
17.04.430 of the Zoning Ordinance of the City of St. Charles, Illinois. Applicant proposes to 
eliminate the existing Planned Unit Development on the property (previously established by 
Ordinance 1999-Z-11) and proposes to replace the prior PUD with a new Planned Unit 
Development. 

(c) Planned Unit Development Departures-Applicant will submit its anticipated departures 
to the City at a later date. 

III. Submission Materials 

Along with the filing of its Application, and in support thereof, the Applicant submits and 
incorporates herein the following required attachments and supplemental materials: 

TAB DESCRIPTION OF CONCEPT PLAN SUBMITTAL 

1 Concept Plan Application and Rider to Application 

2 Reimbursement of Fees Agreement I Deposit 

3 Title Policy 

4 Owner Consent and Disclosure 

5 Legal Description 

6 Survey 

7 Aerial Photographs 

8 Site Plan 

9 Building Elevations 

10 Park and School Land/Cash Proposal 

11 Inclusionary Housing Proposal 

12 List of Property Owners 



EXHIBIT A 

THAT PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 
8, EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 
COMMENCING AT THE SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID 
SECTION 32, SAID CORNER ALSO BEING THE SOUTHWEST CORNER OF A TRACT OF 
LAND CONVEYED TO FIRSTAR BANK OF GENEVA, SUCCESSOR TRUSTEE TO THE 
FIRST NATIONAL BANK OF GENEVA, AS TRUSTEE UNDER TRUST NUMBER 2640. AS 
RECORDED IN DOCUMENT NO. 1884216; THENCE NORTH 00 DEGREES. 13 MINUTES, 
06 SECONDS WEST, ALONG THE WEST LINE OF SAID SOUTHEAST 1/4, 1068.42 FEET 
TO THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO MEIJER. INC., 
AS RECORDED IN DOCUMENT NO. 1999K032600: THENCE NORTH 88 DEGREES, 26 
MINUTES, 16 SECONDS EAST ALONG THE SOUTH LINE OF SAID MEIJER, INC. LAND, 
A DISTANCE OF 1353.30 FEET; THENCE SOUTH 1 DEGREE, 33 MINUTES, 25 
SECONDS EAST FOR 1068.11 FEET TO THE SOUTH LINE OF SAID SECTION 32; 
THENCE SOUTH 88 DEGREES, 26 MINUTES, 12 SECONDS WEST ALONG THE SOUTH 
LINE OF SAID SECTION 32. A DISTANCE OF 1378.26 FEET TO THE POINT OF 
BEGINNING, (EXCEPT THAT PART CONVEYED BY DEED DOCUMENT RECORDED AS 
2000K028065 TO THE CITY OF GENEVA) IN THE CITY OF ST. CHARLES, KANE 
COUNTY, ILLINOIS. 



OWNER'S CONSENT TO CONCEPT PLAN APPLICATION 

To: City of St. Charles 

Applicant/ Petitioner: Executive Capital Corporation, an Illinois corporation 

Property: Approximately 20 acres of Vacant Land located in St. Charles known as 
Bricher Commons 

The undersigned, acting on behalf of The Todd L. Dempsey Declaration of 
Trust Dated May 15, 1992 ("Owner"), being the owner of record of the property which 
is the subject of the above-referenced Concept Plan Application (the "Subject 
Property"), hereby consents to the filing and processing of the said Concept Plan 
Application by the applicant, Executive Capital Corporation. ("Applicant"). 

Dated: October i/ , 2016 

OWNER: The Todd L. Dempsey Declaration 
f Trust Dated May 15, 1992 

R (f2-i,1Sf .£e 
By: 
Its: 



OWNERSHIP DISCLOSURE FORM 

I, ;QM..tJJt.A ~. ~ , being first duly sworn on oath depose and say that I 
am the Tf?-1..ts+~ of the Todd L. Dempsey Declaration of Trust 
Dated May 15, 1992, and that the following persons are all of the beneficiaries of the 
Todd L. Dempsey Declaration of Trust Dated May 15, 1992: 

Subscribed and Sworn before me this ----'1.__-r:l_day of October, 2016. 

OFFICIAL SEAL 
~YMLEFEVER 

NOTARY PUBLIC· STATE OF ILUNOIS 
MY COMMISSION EXPIRES:09fl9/18 



PARK LAND/CASH WORKSHEET Name of Development 
Date Submitted: 

City of St. Charles, Illinois Prepared by: 

Type of Dwelling #Dwelling Population Generation Estimated Population 
Units (DU) per Unit 

Detached Single Family. 
> 3 Bedroom DUx2.899 = 
> 4Bedroom DUx3.764 = 
> 5 Bedroom DUx3.770 = 
Attached Single Family 
> I Bedroom DU x 1.193 = 
> 2 Bedroom DU x 1.990 = 

> 3 Bedroom DU x2.392 = 
> 4Bedroom DUx3.145 = 
Apartments 
> Efficiency DUx 1.294 = 
> 1 Bedroom ,5'0 DU x 1.758 = ~.,. '-\ 

> 2 Bedroom l~O DU x 1.914 = ')..!Ii. \ 

> 3 Bedroom ~o DUx3.053 = I .<).. ' ,;,.-

Totals ?. s:-o ~)-,,(,$ 

Total Dwelling Units Estimated Total Population 

Park Site Requirements 

Estimated Total Population .5Jl. ts' x.OIOAcrespercapita = ,5.J.1(,~ Acres 

Cash in lieu of requirements -

Total Site Acres .{, ri C,s x $240,500 (Fair Market Value per Improved Land) = $ 11 J.Cq I qq ~ ~ .fe.~ 



SCHOOL LAND/CASH WORKSHEET 

City of St. Charles, 111inois 

Estimated Student Yield by Grades 

Name of Development 
Date Submitted: 
Prepared by: 

Middle . 7),pt, of Divel/Ing 

1;>c1~~edStn111e famliy 
> 3Bedroom 

Ii of dweill11g · 
U11its(DU) 

Elementmy 
{Grades K to$) (Orades 6 to 8) 

. > 4Bedroom > s Bedrociin 
~tia~~ sfoiiie F~!!!lir 
> l Bedroom 
> 2Bcdrocim 
> 3Bedroom 
> 4Bedroom 
,\p_aitjiJ~~ . 
> E.f.li~~cy_ 
> I Bedroom 
> 2Beciroom 
> ~ Be.dcii?.11! 

Totab 

s'<J... 
, .r" 
<~ 

J.f(J TDU 

DUx.369 
DUX .S30 
buit.34s 
oti x.006 
ouit.oss 
DUx.234 
Dl)x)µ 

Dllx.00<1 oux.002 oux:osi; 
DUx,._2.34 

School Site Requirements 

A.ells JM.1:. S!l~e/11 

x.025 
x:0389 x:off 

Total Site Acres 

Cash In lieu of requirements -

·-

;;. .•.L 
- l:.t., c-:.1. 
- JI, 1 

').\\,, TE 

0Ux.i73 
DU K.298 · = 
Di/x.~8 

bu x.ooo 
oux.o<is 
0Ux.OS8 
DUxilS4 

oudioo 
ouii:ooi 
DU x .042 
DUx.123 

tz. ("' TM 

High 

ST, CHARLES m.-u 11fi 

(Gra_des 9 to 12) 

DUx.184 
DUx.360 oux.3oo 
DUx.000 ou,,.o3s 
DUx.059 

·oi.Jx.i73 

ot.ix.olio oux.ooi 
cux.646 
btix.itii 

Jl, ~>,... TH 

{Total Site Acres) x $240,500 (Fair Market Value per Improved Land) = S ~ '11 1 4 G J.. 



INCLUSIONARY HOUSING SUMMARY 

Name of Development 
Date Submitted: 
Prepared by: 

Background: 

ST, CHARLES 
SINCLJ.•.H 

St. Charles Municipal Code Title 19 "Inclusionary Housing", requires developers of new residential 
developments to provide a proportionate share of affordable housing units within the development, or to pay 
a fee in-lieu of providing affordable housing units. Developers may also provide a mix of affordable housing 
units and fee in-lieu. 

Affordable housing is defined as housing that has a sales price or rental amount that is within the means of a 
household with Income at or below 80% Area Median Income (AMI) for for-sale units and at or below 60% 
AMI for rental units, adjusted for household size. See Title 19 for complete definitions. 

The maximum price of affordable for-sale units and affordable rental units required by Title I 9 shall be no 
greater than the affordable purchase price and affordable rent established annually by the Illinois Housing 
Development Authority (IHDA). Contact the Planning Division for the most recent affordable prices from 
IHDA. 

Submission Requirements: 

Submit information describing how the residential development will comply with the requirements of Title 
19, "Inclusionary Housing". Use this worksheet to calculate the number of required affordable units to be 
incorporated within the residential development, or the required fee in-lieu payment. 

If the development will include affordable units, submit the following additional information: 
The number of market-rate and affordable for-sale and rental units to be constructed, including type 
of dwelling, number of bedrooms per unit, proposed pricing, and construction schedule, including 
anticipated timing of issuance of building permits and occupancy certificates. 
Documentation and plans regarding locations of affordable units and market-rate units, and their 
exterior appearance, materials, and finishes. 

Affordable Unit Requirement Calculation 

Unit Count Range # of Units Proposed % of Affordable # of Affordable 
In Development Units Required Units Required 

1 to 15 Units X 5% = 

More than 15 Units ?-,~0 X 10% = i< 
Fee In-Lieu Payment Calculation 

# of Affordable 
# of Affordable Units Units Proposed to Fee-In-Lieu Amount Total Fee-In-Lieu 

Required Pay the Fee-ID• Per Unit Amount 
Lieu 

}( "( X $72,819.50 = JI q, ;i c) ,"I g-1 
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P.O.C./P.O.B.
FOUND R.R. SPIKE WITH CUT CROSS AT
SOUTHWEST CORNER OF THE
SOUTHEAST 1/4 OF SEC 32-40-8 PER
MON. REC  2008K008550

ALSO THE SOUTHWEST CORNER OF
TRACT CONVEYED TO FIRSTAR BANK
OF GENEVA PER DOC. NO. 1884216

EXCEPTION  - THAT PART
CONVEYED BY DEED PER DOC.
NO. 2000K028065
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S88°25'20"W 1378.26' (S88°26'12"W 1378.26') 

33' PRESCRIPTIVE EASEMENT -
NO FORMAL DEDICATION
WAS FOUND

33'

FOUND R.R. SPIKE
WITH CUT CROSS
0.14' S.

0.09' S. &
ON LINE

SOUTH LINE OF THE SOUTHEAST QUARTER OF SECTION 32-40-8 0.17'S.

FOUND
IRON PIPE
0.20' S. &
0.10' W.

0.09' E

S88°02'28"W    352.67'
A=255.20' R=3190.00'
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S88°25'20"W    769.13'

S00°09'56"W
48.87'

LEANING EASTCONVEYED TO THE
MUNICIPALITY BY DEED PER
DOC. NO. 2000K028064

CONVEYED TO THE
MUNICIPALITY PER
DOC. NO. 96K068159

6

S88°02'28"W    352.67'

42.69'

WETLAND AREA = 46,830 S.F.

FIR 5/8"

THE SOUTHWEST CORNER OF TRACT
CONVEYED TO MEIJER INC. PER DOC.
NO. 1999K032600

(N88°26'16"E  1353.30')   

STORM SEWER EASEMENT
PER DOC. NO. 2000K028748

SOUTH LINE OF TRACT CONVEYED TO MEIJER INC. PER DOC. NO. 1999K032600

ON LINE20'

30'

23
5.

70
'

23
5.

00
'

N88°25'37"E    1353.19'

4

FCM AT CORNER

FIP 1/2"

FOUND 1/2" IRON PIPE
AT NORTH 1/4 CORNER
OF SEC 32-40-8 PER
MON. REC  2006K093384

FOUND 4" CAST IRON
MONUMENT AT THE
SOUTHEAST CORNER
OF SEC 32-40-8 PER
MON. REC  1525917
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32.7987 ACRES

SOURCE:

STATION DESIGNATION: AJ3016
ESTABLISHED BY: NGS
DATE: 06-27-12

ELEVATION:   741.11 (PUBLISHED AND HELD)
DATUM:      NAVD88
DESCRIPTION: STAINLESS STEEL ROD IN SLEEVE LOCATED 0.25 MI SOUTH
OF IL RT 38, 66 FT EAST OF CENTERLINE OF PECK ROAD, 0.12 MI SOUTH OF
ENTRANCE TO KANE COUNTY JUDICIAL CENTER, 274 FT SOUTH OF POWER
POLE (PP), 98 FT SOUTHEAST OF PP, 92 FT NORTHEAST OF PP, 61 FT
NORTHEAST OF 12 IN STEEL CULVERT, AND 2 FT WEST OF ORANGE
FIBERGLASS WITNESS POST.

SITE:

STATION DESIGNATION: SBM #1
ESTABLISHED BY: V3
DATE: 10-12-16

ELEVATION:    794.50 (MEASURED)
DATUM: NAVD88
DESCRIPTION: NORTH RIM OF STORM MH, NORTHWESTERLY FROM LOWE'S
HOME IMPROVEMENT BUILDING, 99'± NORTHERLY FROM CORNER OF CURB.

STATION DESIGNATION: SBM #2
ESTABLISHED BY: V3
DATE: 10-12-16

ELEVATION:   786.33 (MEASURED)
DATUM: NAVD88
DESCRIPTION: SQUARE CUT IN NORTH SIDE OF LIGHT BASE, ON SOUTH
SIDE OF BRICHER RD, WEST FROM CAMDEN ST (ENTRANCE TO LINCOLN
SQUARE)

THE ELEVATIONS ABOVE WERE KNOWN TO BE ACCURATE AT THE TIME
THEY WERE ESTABLISHED. V3 DOES NOT CERTIFY TO THE ACCURACY
THEREAFTER, NOR ASSUMES RESPONSIBILITY FOR THE MIS-USE OR
MIS-INTERPRETATION OF THE INFORMATION SHOWN HEREON.

IT IS ADVISED THAT ALL OF THE ABOVE ELEVATIONS BE CHECKED
BETWEEN EACH OTHER AND VERIFY A MINIMUM OF 3 SURROUNDING
UTILITY RIM ELEVATIONS AND ANY ADJACENT BUILDING FINISHED FLOOR
OR TOP OF FOUNDATION ELEVATIONS SHOWN HEREON PRIOR TO USE OR
COMMENCEMENT OF ANY CONSTRUCTION OR OTHER WORK.

PERSONS USING THIS INFORMATION ARE TO CONTACT V3 IMMEDIATELY
WITH ANY DISCREPANCIES FOUND PRIOR TO THE START OF ANY WORK.

LIGHT STANDARD

GFE

TCF    TOP OF FOUNDATION
FFE    FINISHED FLOOR

GARAGE FINISHED FLOOR

DETECTABLE WARNING PAD

WATER MAIN (ATLAS INFO.)
W.S.

ASPHALT PAVING OR WATER (LABELED)

EXISTING CONTOUR LINE

EXISTING FENCELINE (CHAIN LINK)
EXISTING FENCELINE (WOOD)
EXISTING FENCELINE (WIRE)

UNDERGROUND CABLE TV

UNDERGROUND ELECTRIC

UNDERGROUND TELEPHONE

CURB

EXISTING BUILDING

MARSH AREA

WETLANDS

DEPRESSED CURB

UNPAVED ROAD

CONCRETE

WATER MAIN

EDGE OF WATER
OVERHEAD WIRES

SANITARY SEWER

STORM SEWER

RAILROAD TRACKS

GAS MAIN

GUARDRAIL

EXISTING SPOT ELEVATION

CMP    CORRUGATED METAL PIPE
RCP    REINFORCED CONCRETE PIPE

FES    FLARED END SECTION

EXISTING FLOW LINE ELEVATION
EXISTING TOP OF CURB ELEVATION

CONC.    CONCRETE

DUCTILE IRON PIPE
STORM DRAIN
SANITARY SEWERSAN

DIP
SD

INV    INVERT

BW    BOTTOM OF WALL

BIT.    BITUMINOUS
MH    MANHOLE
CW    CONCRETE WALK
TW    TOP OF WALL

TP    TOP OF PIPE
BW    BACK OF WALK

VCP    VITRIFIED CLAY PIPE

EP    EDGE OF PAVEMENT

TC     TOP OF CURB

GUT    GUTTER

F.L.    FLOW LINE

DEP    DEPRESSED CURB

FRM.    FRAME
BRK.    BRICK

CB    CHORD BEARING

N    NORTH
S    SOUTH
E    EAST
W    WEST

R    RADIUS
A    ARC LENGTH

P.U.E.    PUBLIC UTILITY EASEMENT
U.E.    UTILITY EASEMENT

D.E.    DRAINAGE EASEMENT

PT    POINT OF TANGENCY

PC    POINT OF CURVATURE

PRC    POINT OF REVERSE CURVATURE
PCC    POINT OF COMPOUND CURVATURE

INFORMATION TAKEN FROM DEED
EXCEPTION TO BLANKET EASEMENT

M.U.E.    MUNICIPAL UTILITY EASEMENT
I.E.    INGRESS & EGRESS EASEMENT

<DEED>
[CALC] CALCULATED DATUM

MEASURED DATUM
(REC) RECORD DATUM
MEAS.

ETBE

PROPOSED EASEMENT LINE
EXISTING EASEMENT LINE

LOT LINE
CENTERLINE

DIVISIONAL SECTION LINE

BUILDING SETBACK LINE

PROPOSED RIGHT-OF-WAY LINE
EXISTING RIGHT-OF-WAY LINE

GUY POLE
TELEPHONE POLE

TRAFFIC LIGHT

FIBER OPTIC CABLE LINE

WATER METER
PUBLIC PAY TELEPHONE
PARKING METER

GAS METER

SET CONCRETE MONUMENT

HEADWALL

TELEPHONE PEDESTAL

MAILBOX

CABLE TV PEDESTAL
TRAFFIC LIGHT POLE

ELECTRIC MANHOLE

TELEPHONE MANHOLE

ELECTRIC METER

TRAFFIC CONTROL VAULT

TRANSFORMER PAD

PAINTED TELEPHONE LINE

PAINTED ELECTRIC LINE

TRAFFIC CONTROL BOX

ELECTRIC PEDESTAL

ELECTRIC VAULT
ELECTRICAL JUNCTION BOX

ELECTRIC SERVICE OUTLET BOX

HANDHOLE

POWER POLE

ANCHOR

BASKETBALL HOOP

W/ TRUNK SIZE 

W/ TRUNK SIZE 
DECIDUOUS TREE 

PIPELINE MARKER

PAINTED GAS LINE

GAS VALVE VAULT

NON-DECIDUOUS TREE 

GAS VALVE
GAS METER

WATER VALVE
WATER VALVE VAULT
PAINTED WATER LINE
SPRINKLER HEAD

WETLAND MARKER

MONITORING WELL
POST INDICATOR VALVE
WELL HEAD

HOSE BIB

POST

B-BOX

SIGN

HYDRANT

STORM INLET

SANITARY MANHOLE

STORM MANHOLE

CURB INLET

FLARED END SECTION

FLAGPOLE

CLEANOUT

QUARTER SECTION CORNER

FOUND IRON ROD

FOUND PK NAIL

FOUND DISK IN CONCRETE
FOUND ROW MARKER

FOUND RAILROAD SPIKE

FOUND IRON BAR
FOUND BRASS MONUMENT

FOUND IRON PIPE

FOUND CROSS NOTCH

SET MONUMENT

SET PK NAIL
SET IRON PIPE

SET TRAVERSE POINT
SECTION CORNER

AIR CONDITIONER PAD/UNIT
ELECTRIC TRANSFORMER PAD

BUSH

SOIL BORING HOLE 
W/ NUMBER

PROPERTY LINE

SECTION LINE

UNDERGROUND CABLE TV(ATLAS INFO.)
UNDERGROUND FIBER OPTIC CABLE(ATLAS)

UNDERGROUND ELECTRIC(ATLAS INFO.)

UNDERGROUND TELEPHONE(ATLAS INFO.)

GAS MAIN(ATLAS INFO.)

WATER SERVICE (ATLAS INFO.)

SANITARY SEWER(ATLAS INFO.)

STORM SEWER(ATLAS INFO.)

BASIS OF BEARINGS

THE BASIS OF BEARINGS IS THE STATE PLANE
COORDINATE SYSTEM (SPCS) NAD 83 (2007) ZONE
1201 (ILLINOIS EAST) WITH PROJECT ORIGIN AT
LATITUDE 41-53-59.24320 N
LONGITUDE 88-20-40.78507 W
ELLIPSOIDAL HEIGHT: 693.586 SFT
GROUND SCALE FACTOR 1.0000580864
ALL MEASUREMENTS ARE ON THE GROUND.

ATT/DISTRIBUTION

GENEVA, CITY OF
COMCAST

NICOR GAS
ST. CHARLES, CITY OF

RESPONDED WITH EMAIL (*)

RESPONDED WITH ATLASES

J.U.L.I.E. DESIGN STAGE REQUEST
 DIG NUMBER A2712954 RECEIVED 09/27/16 .

CONTACTS PROVIDED BY J.U.L.I.E. & LISTED BELOW WERE
CONTACTED BY V3 VIA FAX, REQUESTING UTILITY ATLAS

INFORMATION ON 09/27/16.

USIC LOCATING SERVICES NO RESPONSE
AFFECTS

PROPERTY

YES PLOTTED HEREON4 EASEMENT AGREEMENT DOC. 2000K028748

STATE OF ILLINOIS )
)SS

COUNTY OF DUPAGE )

TO: EXECUTIVE CAPITAL CORPORATION, AN ILLINOIS CORPORATION
TODD L. DEMPSEY, TRUSTEE OF THE TODD L. DEMPSEY DECLARATION OF TRUST DATED
MAY 15, 1992;
FIRST AMERICAN TITLE INSURANCE COMPANY;

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE
MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL REQUIREMENTS FOR
ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS,
AND INCLUDES ITEMS 2, 3, 4, 5, 7(A), 7(B)(1), 8, 9 AND 11 OF TABLE A THEREOF.

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS
FOR BOUNDARY AND TOPOGRAPHIC SURVEYS.

THE FIELD WORK WAS COMPLETED ON OCTOBER 12, 2016.

DATED THIS 14TH DAY OF OCTOBER, A.D., 2016.

___________________________________________
CHRISTOPHER D. BARTOSZ
ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 35-3189
MY LICENSE EXPIRES ON NOVEMBER 30, 2018.
V3 COMPANIES OF ILLINOIS, LTD. PROFESSIONAL DESIGN FIRM NO. 184000902
THIS DESIGN FIRM NUMBER EXPIRES APRIL 30, 2017.
CDBARTOSZ@V3CO.COM
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1. COMPARE THIS PLAT, LEGAL DESCRIPTION AND ALL SURVEY POINTS AND MONUMENTS BEFORE ANY CONSTRUCTION, AND
IMMEDIATELY REPORT ANY DISCREPANCIES TO SURVEYOR.

2. DO NOT SCALE DIMENSIONS FROM THIS PLAT.

3. THE LOCATION OF THE PROPERTY LINES SHOWN ON THE FACE OF THIS PLAT ARE BASED UPON THE DESCRIPTION AND
INFORMATION FURNISHED BY THE CLIENT, TOGETHER WITH THE TITLE COMMITMENT. THE PARCEL WHICH IS DEFINED MAY
NOT REFLECT ACTUAL OWNERSHIP, BUT REFLECTS WHAT WAS SURVEYED. FOR OWNERSHIP, CONSULT YOUR TITLE
COMPANY.

4. UNDERGROUND UTILITY LINES SHOWN HEREON ARE BASED ON FIELD LOCATED STRUCTURES IN COORDINATION WITH
ATLAS INFORMATION PROVIDED BY UTILITY COMPANIES THROUGH J.U.L.I.E.'S DESIGN STAGE PROCESS. SEE "UTILITY ATLAS
NOTES" HEREON FOR SPECIFICS.

5. THIS SURVEY MAY NOT REFLECT ALL UTILITIES OR IMPROVEMENTS IF SUCH ITEMS ARE HIDDEN BY LANDSCAPING OR ARE
COVERED BY SUCH ITEMS AS DUMPSTERS, TRAILERS, CARS, DIRT, PAVING OR SNOW. AT THE TIME OF THIS SURVEY, SNOW
DID NOT COVER THE SITE.  LAWN SPRINKLER SYSTEMS, IF ANY, ARE NOT SHOWN ON THIS SURVEY.

6. OTHER THAN VISIBLE OBSERVATIONS NOTED HEREON, THIS SURVEY MAKES NO STATEMENT REGARDING THE ACTUAL
PRESENCE OR ABSENCE OF ANY SERVICE.

7. CALL J.U.L.I.E. AT 1-800-892-0123 FOR FIELD LOCATION OF UNDERGROUND UTILITIES PRIOR TO ANY DIGGING OR
CONSTRUCTION.

8. PUBLIC AND/OR PRIVATE RECORDS HAVE NOT BEEN SEARCHED TO PROVIDE ADDITIONAL INFORMATION. OVERHEAD WIRES
AND POLES (IF ANY EXIST) ARE SHOWN HEREON, HOWEVER THEIR FUNCTION AND DIMENSIONS HAVE NOT BEEN SHOWN.

9. RESTRICTIONS THAT MAY BE FOUND IN LOCAL BUILDING AND/OR ZONING CODES HAVE NOT BEEN SHOWN. HEIGHTS AND
BUILDING RESTRICTIONS (IF ANY) HAVE NOT BEEN SHOWN. ONLY THOSE SETBACK RESTRICTIONS SHOWN ON THE
RECORDED SUBDIVISION OR IN THE TITLE COMMITMENT HAS BEEN SHOWN. THIS PROPERTY IS SUBJECT TO SETBACKS AS
ESTABLISHED PURSUANT TO CITY OF ST. CHARLES ZONING ORDINANCES AS AMENDED.

10. A CURRENT FIRST AMERICAN TITLE INSURANCE COMPANY COMMITMENT ORDER NO. NCS-812772-ATL, EFFECTIVE DATE
AUGUST 31, 2013, WAS PROVIDED FOR SURVEYORS USE AT THE TIME OF PREPARATION OF THIS SURVEY. SEE NOTES FROM
SCHEDULE B TABLE HEREON.

11. PER CONTRACT, THE NORTH 300 FEET WAS NOT SURVEYED. THEREFORE IMPROVEMENTS MAY EXIST THAT ARE NOT SHOWN
HEREON.

12. ADDRESS OF PROPERTY COULD NOT BE FOUND.

TABLE A ITEM 6(A)

A ZONING REPORT OR LETTER WAS NOT PROVIDED TO
SURVEYOR AS REQUIRED PER ALTA STANDARDS.

THAT PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8, EAST OF
THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST
CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 32, SAID CORNER ALSO BEING THE
SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO FIRSTAR BANK OF GENEVA,
SUCCESSOR TRUSTEE TO THE FIRST NATIONAL BANK OF GENEVA, AS TRUSTEE UNDER TRUST
NUMBER 2640. AS RECORDED IN DOCUMENT NO. 1884216; THENCE NORTH 00 DEGREES, 13
MINUTES, 06 SECONDS WEST, ALONG THE WEST LINE OF SAID SOUTHEAST 1/4, 1068.42 FEET TO
THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO MEIJER, INC., AS RECORDED IN
DOCUMENT NO. 1999K032600; THENCE NORTH 88 DEGREES, 26 MINUTES, 16 SECONDS EAST
ALONG THE SOUTH LINE OF SAID MEIJER, INC. LAND, A DISTANCE OF 1353.30 FEET; THENCE
SOUTH 1 DEGREE, 33 MINUTES, 25 SECONDS EAST FOR 1068.11 FEET TO THE SOUTH LINE OF
SAID SECTION 32; THENCE SOUTH 88 DEGREES, 26 MINUTES, 12 SECONDS WEST ALONG THE
SOUTH LIEN OF SAID SECTION 32, A DISTANCE OF 1378.26 FEET TO THE POINT OF BEGINNING,
(EXCEPT THAT PART CONVEYED BY DEED DOCUMENT RECORDED AS 2000K028065 TO THE CITY
OF GENEVA) IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS. RESPONDED "NEAR AN AT&T HIGH

PROFILE FIBER OPTIC FACILITY"

(*) "The City of Geneva no longer provides utility atlas maps in response to
these types of requests. Atlas map can be viewed at  Public Works office
@ 1800 South Street"

NO RESPONSE

NO RESPONSE

OTHER EXCEPTIONS ARE NOT PLOTTABLE.

PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8,
EAST OF THE THIRD PRINCIPAL MERIDIAN,  IN  KANE COUNTY, ILLINOIS.

SCHEDULE B EXCEPTION#
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Recommendation Regarding Amendments to the Commercial 
Corridor and Downtown Business Economic Incentive Program 

Presenter(s): 
Matthew O’Rourke 
Rita Tungare 

Meeting:  Planning & Development Committee                  Date:  January 9, 2017 

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

Background 

The Commercial Corridor and Downtown Business Economic Incentive program (CCD) was created in 2015 and amended in 
2016,  to provide build-out assistance for new or existing/expanding businesses that are renovating the inside of retail spaces 
located on the first floor of properties along the City’s commercial corridors and downtown.    Over the past two years, the 
program has received a high amount of interest and been instrumental in attracting 8 new businesses to St. Charles and assisting 
1 with a major expansion.   

Staff is in the process of reviewing a grant for Stanbridge Master Saddlers at 122 W. Main Street (former Vertical Drop 
Space).  Based on the submitted materials, this business is eligible for the maximum award amount of $25,000 for internal 
build-out improvements.   However, there are also façade improvements proposed to enhance the exterior appeal of this 
building.  Typically, a building or business owner could apply for a Façade Improvement Grant (maximum amount of 
$20,000) to assist with the cost of these external modifications, but the Façade Improvement Program has allocated all 
budgeted funds to other projects in the current fiscal year.   

When the CCD program was established, this type of scenario was considered and the following was included as an eligible 
improvement: “Façade improvements (only if the Façade Improvement Program has committed all budgeted funding 
for the current fiscal year).   However, the program did not specify whether façade improvements in this scenario must fall 
into the $25,000 maximum award amount, or if additional funding is available for these façade improvements. If the Façade 
Improvement Program still had funds, this property would be eligible to receive funding from both sources and exceed the 
CCD’s $25,000 maximum.    

Therefore, staff is presenting a proposed amendment to the CCD program for the Committee to consider whether façade 
improvements are eligible for an increase in funding over the current maximum limit of $25,000.  

The Proposed Amendments are as follows: 
 Façade improvements (only if the Façade Improvement Program has committed all budgeted funding for the current

fiscal year).

o Qualifying façade improvements are eligible for an increase of up to $20,000 *for façade improvements only*, and
must comply with the established funding criteria in the Facade Improvement Program.  Such façade awards will
match applicant expenditures on a 50/50 basis.

o Only applicants eligible for the Commercial Corridor and Downtown Business Economic Program may utilize this
increase.

o These improvements must conform to the Façade Improvement Program requirements and receive a
recommendation from the Historic Preservation Commission regarding the appropriateness of these modifications.

o The increase in the maximum funding for façade improvements shall be limited to properties eligible for the Façade
Improvement Program.

Attachments (please list):  
Commercial Corridor and Downtown Business Economic Incentive Program Description (Proposed Amendments are 
Highlighted in Red) 

Recommendation/Suggested Action (briefly explain): 
Recommendation regarding proposed amendments to the Commercial Corridor and Downtown Business Economic 
Incentive Program description to clarify whether qualifying façade improvements are eligible for an increase in award 
funding above the current $25,000 maximum.   

3c-1
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City of St. Charles 
Commercial Corridor and Downtown Business Economic Incentive Program 

 
1. Program Purpose 

 

The purpose of the St. Charles Commercial Corridor and Downtown Business Economic 
Incentive Program is to encourage the rehabilitation and investment of properties located in 
downtown St. Charles.  This program will meet this purpose by providing the following benefits: 

1. The enhancement of the overall economic vitality and character of St. Charles by attracting 
tenants to fill vacant commercial spaces. 

2. Assist the expansion and/or relocation of existing businesses within St. Charles.   

3. Promoting the continued economic success of St. Charles through the improvement and 
repair of historic and older buildings that require maintenance and building/fire code updates. 

4. The protection of the general welfare by enhancing property values and vitality of St. 
Charles. 

 
2. Program Guidelines:  

All Commercial Corridor and Downtown Business Economic Incentive Program awards will 
match applicant expenditures on a 50/50 basis for eligible improvements.  There shall be a 
funding amount of $10,000 available for individual businesses.  Multiple businesses located in 
multi-tenant buildings shall all be eligible for individual awards.  All businesses must meet the 
following criteria:  

 The property must be located in the Commercial Corridor or Downtown Areas as defined on 
the Attached Map as the program boundaries.   

 The business must be considered one of the following uses as defined in Section 17.030.020 
of Title 17 the Zoning Ordinance: 

o Art Studio 

o Cultural Facility 

o Indoor Recreation & Amusement 

o Live Entertainment 

o Hotel/Motel 

o Outdoor Sales, Permanent 

o Personal Services 

o Coffee Shop or Tea Room 

o Restaurant 

o Retail Sales 

o Tavern/Bar 

o Theater  

 The leasable space must be located on the first floor/street level of the eligible building. 

 Primary point of sale for merchandise/services in the store must be the location of the 
physical business. 

 Businesses are eligible for an additional $15,000 provided the property/business meets one of 
the following criteria: (Total grant amount for any business shall not exceed $25,000) 

o The additional awards are used to update building code or fire code deficiencies required 
by change of use such as but not limited to: ADA accessibility improvements, fire 
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sprinkler installation, fire alarms installation, repair, or updates, accessibility 
ramps/elevators. 

o The building or leasable space has been vacant for more than 6 months. 

o The proposed business is located in the Downtown Retail Overlay District. 

o Large retail spaces that need to be demised to make leasing the space more feasible. 

o Extraordinary costs based on a unique physical condition or alterations of the building 
can be considered on a case by case basis.  

4. Approval of a Commercial Corridor and Downtown Business Economic Incentive Program 
Award Procedure:  

 
The Community & Economic Development Department shall accept and process all applications 
for Commercial Corridor and Downtown Business Economic Incentive Program awards.   

 All applicants must request a “Chapter 34” review by the Building & Code Enforcement 
Division and Fire Department to determine any necessary code upgrades required due to 
change in use or life safety issues.   

 Awards of $10,000 or less are approved administratively by Director of Community & 
Economic Development Department or designee.   

 Awards in excess of $10,000 up to $25,000 are required to receive City Council approval.    
 

5. Eligible Improvements 
 
The following improvements shall be considered eligible to receive the Commercial Corridor and 
Downtown Business Economic Incentive Award: 
 Accessibility improvements for handicapped persons. 

 Creation of new exterior doors for access into new leasable commercial spaces.   

 Demising walls for the purposes of creating individual leasable commercial spaces.   

 Energy conservation improvements. 

 Electrical work, including service upgrades. 

 Fire alarm systems.  

 Fire sprinkler system installation or upgrade, including any needed water service 
improvements. 

 Heating, ventilation and air conditioning. 

 Lighting. 

 Plumbing.  

 Restoration of historic interior architectural features, including ceilings, light fixtures, floors 
and architectural detailing. 

 Utility service upgrades, including water and sewer. 

 Improvements not specifically listed as eligible or ineligible are subject to review on a case 
by case basis.   

 Façade improvements (only if the Façade Improvement Program has committed all budgeted 
funding for the current fiscal year).  
o Qualifying façade improvements are eligible for an increase of up to $20,000 *for façade 

improvements only*, and must comply with the established funding criteria in the Façade 
Improvement Program.  All extra façade awards will match applicant expenditures on a 50/50 
basis. 
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o Only applicants eligible for the Commercial Corridor and Downtown Business Economic Program 
may utilize this increase. 

o These improvements must conform to the Façade Improvement Program requirements and receive 
a recommendation from the Historic Preservation Commission regarding the appropriateness of 
these modifications. 

o The increase in the maximum funding for façade improvements shall be limited to properties 
eligible for the Façade Improvement Program.   
 

6. Ineligible Improvements 
 

The following items are NOT eligible for awards under the Commercial Corridor and Downtown 
Business Economic Incentive Award Program: 

 Acquisition of land or buildings. 

 Product inventory.  

 Interior signage. 

 Lighting fixtures. 

 Hard surface materials for non-retail exterior space (parking lots, sidewalks, etc.). 

 Display window enhancements (hanging grid system, lighting, display shelf, etc.). 

 Media marketing and advertising. 

 Ongoing business expenses such as rent, payroll, consulting work, moving expenses, etc. 

 Day-to-day operational costs (e.g. utilities, taxes, maintenance, refuse). 

 Exterminator services. 

 Landscaping (see the City of St. Charles’ Corridor Improvement Grant Program). 

 Paint, tile, or other design elements. 

 Furniture, cabinetry, carpets, office equipment, or similar interior finishes.   

 Building permit fees and related costs.  

 Sweat equity. 

 Signs. 

 

7. Commencement of Work:  
 

Only after the Commercial Corridor and Downtown Business Economic Incentive Program 
Agreement is approved by the City, can work commence.  DO NOT START BEFORE -- YOU 
WILL NOT BE REIMBURSED FOR WORK DONE PRIOR TO CITY APPROVAL OF THE 
DOWNTOWN ECONOMIC INCENTIVE PROGRAM AGREEMENT. 

 
8. Completion of Work:  
 

All improvements must be completed within 270 calendar days of Commercial Corridor and 
Downtown Business Economic Incentive Program Agreement approval, unless otherwise 
authorized by City staff for a maximum of a one (270) day extension.  If the work is not complete 
by the end of the extension the City’s remaining obligation to reimburse the owner or tenant for 
the project terminates.  

 
9. Reimbursement Payments:  
 

Upon completion of the work, the owner or tenant must submit copies of all design invoices, 
contractor's statements, other invoices, proof of payment and notarized final lien waivers to the 
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Director of Community & Economic Development, as evidence that the owner or tenant has paid 
the architect and contractor(s).  You should use the attached forms for the contractor's statement 
and final lien waivers.  Payment will be authorized upon completion of all work items as originally 
approved and receipt of all of the required documents.   
 
The Applicant will only be reimbursed for the amount of the award once all approved work has 
been completed and a Certificate of Occupancy is issued by the Building & Code Enforcement 
Division. 
 
The Director of Community & Economic Development may authorize reimbursement to be made 
in two payments, if all of the following conditions are present:  1) The first partial payment may be 
made upon completion of work representing at least forty percent (40%) of the amount specified in 
the Commercial Corridor and Downtown Business Economic Incentive Program Agreement; 2) 
The architect's invoices, contractor's statements, invoices, notarized final lien waivers and proof of 
payment for the completed work have been submitted; 3) The remaining work is expected to be 
delayed for thirty days or more following completion of the initial work due to weather, 
availability of materials, or other circumstances beyond the control of the owner or tenant.   
 
In the case that the award covers multiple leasable spaces in one building, partial award funding 
can be disbursed as each individual leasable space is issued a Certificate of Occupancy.  The 
amount of the partial disbursement shall be based on the proportion of square footage. 
 
All Improvements shall be installed in accordance with the approved plan.  Minor revisions as may be 
approved by a representative of the City Staff due to field conditions not known at the time of design, 
and similar circumstances beyond the Applicant’s control.  THIS IS A REIMBURSEMENT 
PROGRAM -- YOU MUST PAY YOUR ARCHITECT, CONTRACTORS AND SUPPLIERS 
BEFORE YOU RECEIVE PAYMENT FROM THE CITY.   
 
Reimbursement awards are subject to Federal and State taxes, and are reported to the Internal 
Revenue Service on Form 1099.  You are required to provide your taxpayer ID number or social 
security number as part of the Commercial Corridor and Downtown Business Economic Incentive 
Program Agreement.  Property owners and tenants should consult their tax advisor for tax liability 
information. 

 
10. Maintenance Period: 
 

The property owner and tenant shall be responsible for maintaining the improvements without 
alteration for five (5) years.  A restrictive covenant limiting alterations may be required by the City 
Council at the time of approval of the Commercial Corridor and Downtown Business Economic 
Incentive Program Agreement.  A waiver from this requirement may be awarded by the City 
Council following a recommendation the by Director of Community & Economic Development, 
upon submittal of evidence of hardship or unusual circumstances. 
 
In the event that any of the Building Improvements are removed during the term of this agreement 
the APPLICANT and/or the OWNER shall repay the CITY all grant funds received pursuant to 
this Agreement and shall pay any costs and fees including reasonable attorney’s fees incurred by 
the CITY to collect said grant funds. The amount of repayment required to be paid by the 
APPLICANT and the OWNER shall be reduced by 20% for every full year that this Agreement 
has been in effect at the time of the required repayment. 

 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: 
Recommendation to Approve a Commercial Corridor and Downtown 
Business Economic Incentive Award for 122 W. Main Street (Dean 
Courser – Stanbridge Master Saddler) 

Presenter: Matthew O’Rourke 

Meeting:  Planning & Development Committee                  Date:  January 9, 2017 

Proposed Cost:  $25,000 (Interior) 
$12,482 (Façade) 

Budgeted Amount:  $37,482 (Total 
Funds left in FY 16/17) 

Not Budgeted:     ☐  

Interior Build-Out Improvements 

Dean Courser, owner of the building located at 122 W. Main Street, has applied for a Tier 2 Commercial Corridor and 
Downtown Business Economic Incentive Program Award that exceeds the $10,000 Tier 1 limit.  Dean Courser will be installing 
necessary upgrades to the western portion of the former Vertical Drop space to facilitate the occupancy of the new Stanbridge 
Master Saddler tenant.  While there are a number of modifications required for this tenant, the proposed award will assist with 
the following modifications: 

 To accommodate this tenant, the HVAC system is in need of modernization to service the western portion of the former
Vertical Drop space.  – Cost: $28,250

 This Stanbridge portion of the building will need to have new electricity and new permanent ceiling lighting fixtures,
lighting required by the fire code.  – Cost: $38,270

 Drywall and suspended ceiling to finish the conversation of the former Vertical Drop space, into two separate tenant
units – Cost $24,970

Staff reviewed the grant eligible improvements and recommends approval of the award.  The total cost of the improvements 
is $88,490 and the City’s share will be the program maximum of $25,000.    

Eligible Façade Improvements (Pending Committee Comments) 

The applicant is also considering façade enhancements that are typically part of the Façade Improvement Program.  
However, that program has already allocated all available funding to other projects for Fiscal Year 2016/17.  Therefore, they 
have included them under the following eligible improvements criteria of the Commercial Corridor and Downtown Business 
Economic Incentive Program as follows: 

 Façade improvements (only if the Façade Improvement Program has committed all budgeted funding for the current
fiscal year).

The total estimated cost of these eligible façade improvements is $27,900 (half of this amount is $13,950).  The interior 
build-out improvements will reach the current $25,000 maximum amount.  However, pending the proposed amendments to 
the Commercial Corridor and Downtown Business Economic Incentive Program (separate agenda item), these items would 
be eligible for an increase in the total funding amount for facade improvements only.   There is $12,482 of additional 
funding available to allocate to these modifications in the FY 2016/2017 budget, if the Committee recommends in favor of 
the proposed changes.       

Attachments (please list):  
DRAFT Commercial Corridor and Downtown Business Economic Incentive Program Agreement for 122 W. Main Street 
(Dean Courser and Stanbridge Master Saddlers). 

Recommendation/Suggested Action (briefly explain): 
Recommendation to a Approve a Commercial Corridor and Downtown Business Economic Incentive Program Agreement 
for 122 W. Main Street (Dean Courser and Stanbridge Master Saddlers). 
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City of St. Charles 

Commercial Corridor and Downtown Business Economic Incentive Award Agreement 

122 W. Main Street 

DPC Properties, LLC. (Dean Courser) & Sarah Schmidgall (Stanbridge Master Saddlers) 

THIS AGREEMENT, entered into this 16th day of January 2017, between the City of St. 

Charles, Illinois (hereinafter referred to as "CITY") and the following designated APPLICANT, to 

wit: 

APPLICANT Name: Dean Courser & Sarah Schmidgall 

Address of Property to be Improved:  122 W. Main Street 

PIN Number(s): 09-27-376-002 

Property Owner’s Name:  DPC Properties, LLC. 

WITNESSETH: 

 WHEREAS, the CITY has established a Commercial Corridor and Downtown Business 

Economic Incentive Award Program to provide matching grants for permanent Building 

Improvements within the Commercial Corridor and Downtown Business Economic Incentive 

Program Boundary Area of the CITY as described in Exhibit I; and 

WHEREAS, DPC Properties, LLC., & Sarah Schmidgall APPLICANT(S), desires to install 

related Building Improvements to the above-described property that are eligible for reimbursement 

under the Commercial Corridor and Downtown Business Economic Incentive Award; and 

 WHEREAS, said Commercial Corridor and Downtown Business Economic Incentive 

Program is administered by the CITY and is funded from the general fund for the purposes of 

improving the commercial building stock along the major commercial corridor and downtown area 

of the CITY and preventing blight and deterioration; and 

 WHEREAS, the above-described property for which the APPLICANT seeks a grant is 

located within the area eligible for participation in the Commercial Corridor and Downtown 
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Business Economic Incentive Award Program. 

 NOW, THEREFORE, in consideration of the mutual covenants and agreements obtained 

herein, the CITY and the APPLICANT do hereby agree as follows: 

  

 SECTION 1:  The APPLICANT understands and agrees that only the cost of eligible 

Building Improvements located on the parcels with the following PIN(s) 09-27-376-002, shall be 

considered reimbursable as described in Exhibit II.   The CITY will reimburse the APPLICANT up 

to 50% of the cost of labor, materials and equipment necessary to install Building Improvements in 

accordance with the approved plans, specifications and cost estimates attached hereto as Exhibit “II” 

(the “ Eligible Building Improvements Cost Estimate”), but in no event more than the maximum 

amounts as defined below: 

 

Building Improvements cost: $88,490.00  City’s Share @ 50% up to a maximum of $25,000.00 

Exterior Façade Improvements cost: $40,250   City’s Share @ 50% up to a maximum of $12,482.00 

Total Grant Amount (City’s Share):   $37,482 

  

 Labor by the APPLICANT (“sweat equity”) is not a reimbursable expense.  All Building 

Improvements shall be installed in accordance with approved building permit plans, subject to minor 

revisions as may be approved by a representative of the CITY due to field conditions not known at 

the time of design, and similar circumstances beyond the APPLICANT’s control.   

 

 SECTION 2:  The Director of Community & Economic Development, or designee, shall 

inspect the Building Improvements installed pursuant to this Agreement and shall include any 

required permit inspections by the CITY.  All work that is not in conformance with the approved 

plans and specifications shall be remedied by the APPLICANT and deficient or improper work shall 

be replaced and made to comply with the approved plans and specifications and the terms of this 

Agreement. 

 

 SECTION 3:  Upon completion of the Building Improvements and upon their final 

inspection and approval by the Director of Community & Economic Development, or designee, the 

APPLICANT shall submit to the CITY a properly executed and notarized contractor statement 
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showing the full cost of the Building Improvements as well as each separate component amount due 

to the contractor and each and every subcontractor involved in furnishing labor, materials or 

equipment in the work.  In addition, the APPLICANT shall submit to the CITY proof of payment of 

the contract cost pursuant to the contractor's statement and final lien waivers from all contractors and 

subcontractors.  The CITY shall, within thirty (30) days of receipt of the contractor's statement, 

proof of payment and lien waivers, and “before” and “after” pictures of the property, reimburse the 

APPLICANT for the 50% of the actual construction and materials cost or the maximum amount 

specified in this Agreement, whichever is less. 

 At its sole discretion, CITY may reimburse APPLICANT in two payments. The first 

reimbursement may be made only  

 1) Upon completion of Building Improvements representing 40% or more of the maximum 

reimbursement specified in Section 1 hereof and,  

 2) Upon receipt by CITY of the all invoices, contractor's statements, proof of payment and 

notarized final lien waivers for the completed Building Improvements and, 

 3) Upon a determination by the Director of Community & Economic Development, or 

designee, that the remainder of the Building Improvements are expected to be delayed for thirty days 

or more following completion of the initial work due to weather, availability of materials, or other 

circumstances beyond the control of the APPLICANT.  The second, final reimbursement payment 

shall be made by CITY only upon submittal of all necessary documents as described herein. 

  

 SECTION 4:  All Building Improvements must be completed within 270 days after the 

approval of this Agreement.  Extensions may be approved by the Director of Community & 

Economic Development, prior to the expiration of the said 270 days.  Projects which have not 

received an extension and have not been completed within 270 days will not receive funding. 

 

 SECTION 5:  If the APPLICANT or his contractor fails to complete the Building 

Improvements provided for herein in conformity with the approved plans and specifications and the 

terms of this Agreement, then upon written notice being given by the Director of Community & 

Economic Development to the APPLICANT, by certified mail to the address listed above, this 

Agreement shall terminate and the financial obligation on the part of the CITY shall cease and 

become null and void. 
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 SECTION 6:  Upon completion of the Building Improvements pursuant to this Agreement 

and for a period of five (5) years thereafter, the APPLICANT shall be responsible for properly 

maintaining such Building Improvements in finished form and without change or alteration thereto, 

as provided in this Agreement, and for the said period of five (5) years following completion of the 

construction thereof, the APPLICANT shall not enter into any Agreement or contract or take any 

other steps to alter, change or remove such Building Improvements, or the approved design thereof, 

nor shall APPLICANT undertake any other changes, by contract or otherwise, to the Building 

Improvements provided for in this Agreement unless such changes are first approved by the Director 

of Community & Economic Development, Designee, or City Council, whichever the case may be.  

Such approval shall not be unreasonably withheld if the proposed changes do not substantially alter 

the original design concept of the Building Improvements as specified in the plans, design drawings 

and specifications approved pursuant to this Agreement.  

 In the event that any of the Building Improvements are removed during the term of this 

agreement the APPLICANT and/or the Owner shall repay the CITY all grant funds received 

pursuant to this Agreement and shall pay any costs and fees including reasonable attorney’s fees 

incurred by the CITY to collect said grant funds. The amount of repayment required to be paid by 

the APPLICANT and the OWNER shall be reduced by 20% for every full year that this Agreement 

has been in effect at the time of the required repayment. 

 If within the 5-year maintenance period improvement is damaged by automobiles, 

wildlife, acts of nature, or stolen or any other cause, the APPLICANT shall install and pay for 

replacements.  

In the event of inadequate maintenance, the CITY shall give the owner reasonable notice of 

conditions to be corrected.  In the event that substandard maintenance still exists after thirty (30) 

days, OWNER shall repay the CITY all grant funds received pursuant to this Agreement and pay all 

costs and fees, including attorney fees, of any legal action taken to enforce the maintenance of the 

Building Improvements. 

 SECTION 7: The APPLICANT covenants and agrees to indemnify and hold harmless the 

CITY and its officials, officers, employees and agents from and against, any and all losses, claims, 

damages, liabilities or expenses, of every conceivable kind, character and nature whatsoever arising 



 

 5 

out of, resulting from or in any way connected with directly or indirectly with the Commercial 

Corridor and Downtown Business Economic Incentive Award(s) which are the subject of this 

Agreement.  The APPLICANT further covenants and agrees to pay for or reimburse the CITY and 

its officials, officers, employees and agents for any and all costs, reasonable attorneys' fees, liabilities 

or expenses incurred in connection with investigating, defending against or otherwise in connection 

with any such losses, claims, damages, liabilities, or causes of action. The CITY shall have the right 

to select legal counsel and to approve any settlement in connection with such losses, claims, 

damages, liabilities, or causes of action. The provisions of this section shall survive the completion 

of said building improvement(s).   

 

 SECTION 8:  Nothing herein is intended to limit, restrict or prohibit the APPLICANT from 

undertaking any other work in or about the subject premises, which is unrelated to the Building 

Improvements provided for in this Agreement. 

 

 SECTION 9:  This Agreement shall be binding upon the CITY and upon the APPLICANT 

and its successors and assigns with respect to the property on which the Building Improvements are 

installed, for a period of five (5) years from and after the date of completion and approval of the 

building improvement provided for herein.  It shall be the responsibility of the APPLICANT to 

inform subsequent owners and lessees of the provisions of this Agreement. 

 

 IN WITNESS THEREOF, the parties hereto have executed this Agreement on the date first 

appearing above. 
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     PROPERTY OWNER 
  APPLICANT    (if different from APPLICANT) 
 
        
__________________________    ____________________________  
 

 

CITY OF ST. CHARLES: _______________________ 

Mayor or Director of Community & Economic Development 
 

 

ATTEST: _______________________ 

  City Clerk 

 
 
 
 
 
 
 
Applicant contact information:   

 Phone:  __________________________________ 

 Fax: __________________________________ 

 Email:  __________________________________ 

 

Property Owner’s information, if different than applicant:  

 Phone:  __________________________________ 

 Fax: __________________________________ 

 Email:  __________________________________ 
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Exhibit I 
 

Map of the Downtown Economic Incentive Program Eligible Properties Boundary 
 

 
 



Johnston & Sons Plastering & Drywall 

40W 480 Main St. 
Batavia IL 60510 
630-469-4848 Voice 
630-761-9868 Fax 

Quotation 

Quote# 

I 1111112016 5570 

.__ ______ Q_u_ot_e_d_T_o ______ _.l) ,_ _______ J_ob_A_d_d_re_s_s ______ -

AAA Remodeling Service 
4500 River Drive 
Lisle IL 60532 

Terms Good Through 

Net30 12/11/2016 

Description 

112 W Main St 
St.Charles 

Laminate over paneling and new framing with 5/8" ULX drywall as per 
direction and site walk 11-9-16. 
No work in mechanical, storage, fitting rooms or office. 

Option to finish to door and window casing either flat taped or tearaway bead 
( finish carpenters preference) 

Install completely new suspended ceiling using 15/16" grid and 2x4 fissured flat 
lay in tile, Armstrong, Cortega or equal. (no demo included) 

Option to mesh grooves and skim wood panel wainscot at 2 bathrooms, wood 
must be sealed and primed by others prior to start of work and toilets must be 
cleaned. 

IF ACCEPTED, PLEASE SIGN AND RETURN 
SIGNED COPY TO OUR OFFICE 

Signature 

Total 

8,600.00 

595.00 

14,900.00 

875.00 

Total $24,970.00 



DPC: fJrDKW.ities 

P. Box #"!83 
Clw,les IL 60174 

First Floor VVest Side 

~1vb Location: 

and ostimates for: 

We wilf l11misi! ancf install new .g, units or (3) 
W0.000 BTU t1.1rnace and (3) 5-ton cooling systern;:; The new system ,viii ho relocated to 
fluor location in the oicl l){):3 nncl c;lJflc! pfayrocnns anc! conncc1 lo cluc:tvvork in tho 
ceiiing. TIie condensers wiil be mounted on the North side of the t,uiiding. 
lnc/ucfes f.'FJ:s 
fnstafled 

to novv rurnoce:~_: Fron1 iJoifcr roorn 

/\JOT INCLUDED. 
f~emoval of old /)oilers ancJ 
Line vofta90 electric 

of structural penetrations 
remporaty rernoval of ceiling uncier existing unit 

Noi/ Furnaco Ii/lode/ ff. N9lV1SE1002·/20A2 
Serial ii. A·/ 6:3060627 

!CP 5-ton Coil Moc/el #GE36660C2·/ OB250SAP 
Serial #7'1 ·/ 6C45'! 23 
,,. Conclonser ivJodof #l\J4A360Gi/C300 
Soria! #E'l 63606328 

WEST H/Gi--lT 
!Icil Fum:Jce Mocfel if.G9IV?XE0802120A 

9/1 f.i/2{)16 

Oty 

\/Ve Propose hereby to furnish rnaterial and iabor - curnplctc in 8ccord~.ir1cc With the above specifications, for U1e surn of 
Payrnent to 1)P irwde as follotvs: Net 30 

Authorized 

Signaturo 

Sirio 

Totn! 

,\ll material i~ gumt;nh.'...:d lo he <h '.-.p:;.:cificd .,\H \\Orh to be complued in a \\~rrkrn;mllK(: 
n1;.m1h:: ,i:..'.l.'.Prdm.~: !O ~.wnd:.;rd pLicticc:,. ,,\n> :1itu;lt10th or lh';,Jat1un 11nm ~ibo,,: 
~p.?cilic:ttion~, inv(1lvin1-' i,;\tr;t cn·'IL~ \'. ii! h~ c'\i.:cukd o;fry upon \\ i iai..:·n nnki:~. :l!H.1 \\ ill 
b::rnm(: an t.:\.tra chat['.~ t1\1:r and abo\"t..': th:: C\tinwtc /\!l ;:ig1\:-crncn!s i...:ontinyt:nt upnn '.-:!Hkt;;>_ 

~\c,,.::idcnh or dcla)s h,;_:,(•nd our c<1ntroL O\\ncr \o ,.:nrrJ ll1\.:. tt11rwdo ~\lld oth(~'f ncri.:>,si.lry 
iri:-m,1ncc- Our \\l)rkcr:,-; m~: fully C()\Cr\~d h\ \Vn1kman\ Comp ... ·n'.->H!mn In,·:i1.m111u2 

\iok: J"hi-; propt1,al nw) b..~ '.Yithd1a\\i1 b~ w, 
ifnul au.:cptcd \V1li1in .JU da~.'> 

·1cceptam:t! 
The ahn,.: s.,p,:t:if!\..'ntirnh and cundiuon·, :ir" >i:lti...;fo~:lor:, <nHI tl!t.:: ht~1,:by ~h'Ct.'j)[l:d 
Y1.)U <He ~1u!\1rn 1.cd tt.) du the \\oth ;i, :·,pt.:ifi ..... 'd FaymciH 1\ill rn;!(k c:ut1i111:d ,ihnc. .Signature 



ONS 
LECTRIC 

Vons Electric, Inc. 

2701 Dukane Drive 

INC. 

St Charles, Illinois 60174 
Ph.630.377.VONS(8667) 

Client Name I Address 

Stanbridge Master Saddlers 
122 W Main Street 
St.Charles IL 60174 

Description of Work 

Install IO-new 6" LED cans in drop ceiling 
86- 2x4 LED Layin fixtures on existing switches ( add separate support to ceiling) 
Change 20 recessed light trims to LED 
Emergency lights per code for the area consisting of 

6-emergency lights 
4-combo / exit lights 
2-remote head 
3-fire strobe drops (wire by others) 

Install customer supplied track lights (per drawing dated 11/08/16) 
Redo existing doorbell to code 
Add 8-fixture openings for customer supplied barn lights (exterior) 

surface mounting conduit 
replace photo eye sensor 

Add 4-ocupancy sensors to the bathrooms and storage rooms per St.Charles code 
2-exterior soffit outlets on with the track light power 
Install 11-new duplex receptacles, 1-GFI and 6-quad receptacles 
Demo old can light, track and old wiring 

Note: A 50% deposit and signed proposal required to schedule, balance due upon 
completion of work 

Excludes: Patching or painting, permit fees, any code upgrades that are not El .0 & E2.0 
11/08/16 
Lights are by owner (except LED can trims) 

Thank you for the opportunity to do business! 

Qty 

Proposal 
Date Estimate# 

11/15/2016 3950 

Pricing valid for 30 
days from the date 
of this proposal 

Project Number 

Total 

16-I252E 

Cost 

2,000.00 
21,500.00 

1,000.00 
2,300.00 

400.00 
420.00 

2,700.00 

300.00 
300.00 

3,150.00 
1,200.00 

Total 

2,000.00 
21,500.00 

1,000.00 
2,300.00 

400.00 
420.00 

2,700.00 

300.00 
300.00 

3,150.00 
1,200.00 

$35,270.00 

I, the undersigned, hereby authorize the Work described on this Proposal. I have read and agree to this Proposal, including the attached terms and 
conditions. I recognize that there may be other service providers who may be able to perform this work and understand that I have the option of 
seeking other bids before authorizing this work. I represent that I am either the owner or owner's agent, and have authority to authorize the Work, 
and agree to pay for all services, including goods and services, received. I further, agree to pay Vons Electric, Inc. all costs and expenses, including 
but not limited to collection expenses, court costs and reasonable attorney's fees incurred by Vons Electric, Inc. in seeking to enforce any of the 
liabilities or obligations of the undersigned under this Agreement. Estimated Start/End Date: TBD upon acceptance of this proposal 

Client Signature: ___________________ _ 

WWW.VONSELECTRIC.COM 

LICENSED, INSURED & BONDED 

Date of Acceptance: ______ _ 

KOHLER. 
Generators 

Certified 
Installer 
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Exhibit II 

Eligible Interior Building Improvements Cost Estimate 



December 19, 2016 

Mr. Matthew O’Rourke 
2 East Main Street 
Saint Charles, Illinois 60174 

Mr. O’Rourke, 

Thank you for taking the time to meet with Randy Jostes and me regarding our proposed renovations at 
116 West Main Street. As we discussed, we are hoping the City will help us in improving the building 
façade and would like to begin work as soon as possible. We are planning to open mid-January, and it 
would be ideal to have the exterior complete by then.  

As requested, please see our exterior construction renovation budget below: 

Existing Sign Removal $1,500 
Exterior Demolition $2,400 
New Carpentry & Trim Work $9,400 
New Storefront Glass $8,750 
Board up of Storefront (after demo) $1,200 
Exterior Painting $3,450 
Exterior Electrical & Lighting $3,900 
New Signage $2,300 
Architect Design and CM Fees $7,350 
Total Cost of Exterior Renovation $40,250 

* Not Eligible for award funding

* Not included for award funding
* Not Eligible for award funding

Total cost of eligible renovations $27,900

Please feel free to contact me with any questions. My partners at Stanbridge and I look forward to 
being a part of downtown Saint Charles for many years to come.  

Sincerely, 

Sarah Schmidgall 
Stanbridge Master Saddlers 
815-557-7760
sarah@stanbridgesaddlers.com

122 W. Main Street, Saint Charles, Illinois 60174 | info@stanbridgesaddlers.com 

* Not Eligible for award funding

morourke
Highlight

morourke
Highlight

morourke
Highlight

morourke
Highlight



ESTIMATE

Aaa Remodeling Service

Lisle Il

Phone: (630) 392-3626
Email: aaaremodelingservice@yahoo.com

Randy Jostes

(630) 453-9085

Estimate # 000005

Date 11/23/2016

Description Total

Demolition and clean up $2,400.00

Removal of all plywood as discussed 
And rotten trim
Removal and disposal of granite to supplied dumpster

Exterior wrap $6,400.00

New hardie panels installed 
And trim details as discussed cedar or hardie trim, no prep or paint work 
Supply and build scaffolding

Materials budget $4,500.00

We could save as much as 1500 if we use cedar as opposed to hardie trim I have to get and
accurate count and still want to confirm final details w owners

Subtotal $13,300.00

Total $13,300.00

Shane Zimmer Randy Jostes

Page 1 of 1



Proposal
Date

11/15/2016

Estimate #

3950

Client Name / Address

Stanbridge Master Saddlers
122 W Main Street
St.Charles IL 60174

Vons Electric, Inc.
2701 Dukane Drive
St Charles, Illinois 60174
Ph.630.377.VONS(8667)

Project Number

16-1252E

Thank you for the opportunity to do business! Total

Client Signature:_________________________________________________         Date of Acceptance: _________________

LICENSED, INSURED & BONDED

WWW.VONSELECTRIC.COM
Certified
Installer

Pricing valid for 30
days from the date
of this proposal

Description of Work Qty Cost Total

Install 10-new 6" LED cans in drop ceiling 2,000.00 2,000.00
86- 2x4 LED Layin fixtures on existing switches ( add separate support to ceiling) 21,500.00 21,500.00
Change 20 recessed light trims to LED 1,000.00 1,000.00
Emergency lights per code for the area consisting  of 
     6-emergency lights 
     4-combo / exit lights 
     2-remote head 
     3-fire strobe drops (wire by others)

2,300.00 2,300.00

Install customer supplied track lights (per drawing dated 11/08/16) 400.00 400.00
Redo existing doorbell to code 420.00 420.00
Add 8-fixture openings for customer supplied barn lights  (exterior)
     surface mounting conduit
     replace photo eye sensor

2,700.00 2,700.00

Add 4-ocupancy sensors to the bathrooms and storage rooms per St.Charles code 300.00 300.00
2-exterior soffit outlets on with the track light power 300.00 300.00
Install 11-new duplex receptacles, 1-GFI and 6-quad receptacles 3,150.00 3,150.00
Demo old can light, track and old wiring 1,200.00 1,200.00

Note: A 50% deposit and signed proposal required to schedule, balance due upon
completion of work 

Excludes: Patching or painting, permit fees, any code upgrades that are not E1.0 & E2.0  
11/08/16
Lights are by owner (except LED can trims)

I, the undersigned, hereby authorize the Work described on this Proposal.  I have read and agree to this Proposal, including the attached terms and
conditions.  I recognize that there may be other service providers who may be able to perform this work and understand that I have the option of
seeking other bids before authorizing this work.  I represent that I am either the owner or owner’s agent, and have authority to authorize the Work,
and agree to pay for all services, including goods and services, received.  I further, agree to pay Vons Electric, Inc. all costs and expenses, including
but not limited to collection expenses, court costs and reasonable attorney’s fees incurred by Vons Electric, Inc. in seeking to enforce any of the
liabilities or obligations of the undersigned under this Agreement.  Estimated Start/End Date: TBD upon acceptance of this proposal

$35,270.00



11/22/2016 
5:08:27 AM 

Bid Date: 11/22/2016 Vendor: 
Estimator: 
Job Name: 

George Johnson 
Stanbridge Mater Saddlers 

Contractor: 
Job Contact: Randy Jostes 
Phone: 630-453-9085 
Fax: 
Address1: 
Address2: 
Address3: 

Architect: 
Contact: 
Phone: 
Fax: 

Price per Square Foot 

Total Perimeter Ft: 

Total Square Ft: 

Price/ Square Ft: 

Sections Bid: 

102 

294 

$29.76 

Job Estimate 

Pittco Architectural Metals, Inc. 

Addr1: 
Addr2: 
Addr3: 

Total Material: 

Total Labor: 

Total Outside Costs: 

Sales Tax% 8.5 

Job Grand Total: 

Fox Valley Glass and Mirror, Inc. 
9919 Clow Creek Drive 
Suite A 
Plainfield, Illinois 60585 

Phone: 630-904-4 700 
Fax: 630-904-4710 
georgefvg@ Comcast.net 
www. foxvalleyglass.Com 
License# 

$6,339.70 

$1,871.43 

$.00 

$538.87 

$8,750.00 

Furnish and install Pittcos 2 x 4.5 thermally broken aluminum storefront in dark bronze anodized finish glazed with Low 
E tempered insulated glass. 
Head Receptor and sub-sill included. Price includes aluminum franing. glass and installation. No other work is included 
in this bid. Add$ 1200.00 for removal and board up of existing glass. Add$ 1450.00 to install panel and aluminum trim 
below windows. 

Exclusions: 
Any permits or fees that may apply, Any addition cost for special insurance, Final cleaning of glass and aluminum. Any 
break metal that may bee needed. Any item not shown on following sheets. 

Any permits or fees that may apply, Any addition cost for special insurance, Final cleaning of glass and aluminum. Any 
break metal that may bee needed. Any item not shown on following sheets. 

Notes: 

Please allow approx 3-4 weeks for material. Pricing good for 60 days after the date of this quote. 50% deposit to bring 
material in and balance due net 15 days from our completion. Any questions feel free to contact me. Thanks and 
have a great day. George J. Johnson 630-774-8694. 

~ 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  3d 

Title: 

Recommendation to Approve and Execute an Acceptance 

Resolution for Public Sanitary Sewer Located at 2425 W. 

Main Street (Buona Beef) 

 

Presenter: Chris Bong, P.E. 

Meeting:  Planning & Development Committee                  Date:  January 9, 2017 

Proposed Cost:  $0 Budgeted Amount:  $ Not Budgeted:     ☒  

Executive Summary (if not budgeted please explain): 

 

Public sanitary sewer and appurtenances were constructed to service the improvements for Buona Beef 

at 2425 W. Main Street.  Said utilities have undergone and passed all required testing and inspection 

and are found to be acceptable. The Development Engineering Division has received all required 

documents including utility easements and as-built drawings depicting the locations of said public 

improvements. 

 

 

 

 

 

 

 

 

 

Attachments (please list):  

Acceptance Resolution 

Bill of Sale 

Exhibit “A” 

Recommendation/Suggested Action (briefly explain): 

Staff recommends approval and execution of an acceptance resolution for public sanitary sewer and 

appurtenances located at 2425 W. Main Street (Buona Beef). 

 



(Sanitary Sewer) 

 

City of St. Charles 

Kane and DuPage Counties 

 

ACCEPTANCE RESOLUTION 

 

 

Subdivision Name: __Buona Beef 2425 W. Main Street ______________ 
 

 

  Whereas                Keystone Ventures, LLC                  , the Developer of  

          Buona Beef 2425 W. Main Street        , entered into a contract with 

      Frontier Development.       , for the construction of public sanitary sewer and appurtenances in 

easements at 2425 W. Main Street as described in the attached exhibits in the aforesaid Subdivision; and 

  Whereas, the Contractor has constructed the public sanitary sewer and appurtenances in 

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

  Whereas, the public sanitary sewer and appurtenances have been inspected by the 

Engineer for the sub divider 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 public sanitary sewer and appurtenances.  It being understood that this 

acceptance and/or approval in no way relieves the Contractor 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 17th   day of  January, 2017, 

and APPROVED by the Mayor of said City of St. Charles, this   17th     day of January, 2017. 

 

________________________________________ 

         MAYOR 

 

ATTEST: 

 

_______________________________________ 

  CITY CLERK 
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