
 

AGENDA 

CITY OF ST. CHARLES 

PLANNING & DEVELOPMENT COMMITTEE 

ALD. ED BESSNER – CHAIRMAN 
MONDAY, OCTOBER 8, 2018 - 7:00 PM 

CITY COUNCIL CHAMBERS 

2 E. MAIN STREET 

 
 

1. CALL TO ORDER 
 

2. ROLL CALL 
 

3.  OMNIBUS VOTE 
 

Items with an asterisk (*) are considered to be routine matters and will be enacted by 

one motion. There will be no separate discussion on these items unless a council 

member/citizen so requests, in which event the item will be removed from the consent 

  agenda and considered in normal sequence on the agenda. 
 

4. COMMUNITY & ECONOMIC DEVELOPMENT 
 

 *a. Plan Commission recommendation to approve a Minor Subdivision Final Plat for 

Burger King Addition. 
 

 *b. Recommendation to approve a Plat of Easement for Hillcroft, 1147 Geneva Rd. 
 

c. Plan Commission recommendation to approve an Amendment to Special Use for 

Planned Unit Development for Saddlebrook Executive Offices, St. Charles 

Commercial Center PUD.  
 

d. Historic Preservation Commission recommendation to approve Landmark 

Designation for 516 N. 3
rd

 Ave. 
 

 e. Historic Preservation Commission recommendation to approve Landmark 

Designation for 203 N. 3
rd

 Ave. 
 

 f. Historic Preservation Commission recommendation to approve Landmark 

Designation for 515 Walnut St. 
 

 g. Recommendation to approve a proposal for consulting services from HVS 

Convention, Sports & Entertainment for an Economic Impact and Cost-Benefit 

Analysis of the Fox River Corridor Master Plan.   
 

 h. Historic Preservation Commission recommendation to deny a Certificate of 

Appropriateness for the construction of a building at 207 Walnut Ave. 
 

5. ADDITIONAL BUSINESS 
  

6. 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) 
 

 



 

 

 

 

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

 8. ADJOURNMENT 
 

 

ADA Compliance 

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

contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled meeting. The ADA 

Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 4446 or 800 526 0844 

(TDD), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for meeting participation.  Notices of 

this meeting were posted consistent with the requirements of 5 ILCS 120/1 et seq. (Open Meetings Act). 

 

mailto:jmcmahon@stcharlesil.gov


AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Plan Commission recommendation to approve a Minor 
Subdivision Final Plat for Burger King Addition. 

Presenter: Russell Colby  

Meeting:  Planning & Development Committee Date:  October 8, 2018 

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

In 2009, the City approved Ordinance #2009-Z-14, granting PUD Preliminary Plan approval for the 
development of a Burger King restaurant with drive-through and a multi-tenant retail building on an 
outlot parcel located in front of the Lowes store, at the northwest corner of Randall and Bricher Roads. 
The property is located within the Meijer PUD and is subject to the development standards in the 
Meijer PUD Ordinance #1999-M-24. 

The Burger King and retail buildings were constructed on a single lot 1.6 acre lot. This complies with 
the Meijer PUD zoning standards, which lists no minimum lot size. 

The Lannert Group, on behalf of the owners, Gill Properties LLC, has submitted an application for 
Minor Subdivision – Final Plat in order to subdivide the property into individual lots for the two 
buildings. 

Plan Commission review 

The Plan Commission reviewed the application on 9/4/18 and recommended approval, 9-0, subject to 
resolution of staff comments prior to City Council action. 

Attachments (please list):  
Plan Commission recommendation, Staff Memo, Application, Final Plat  

Plan Commission recommendation to approve a Minor Subdivision Final Plat for Burger King 
Addition. 

 *4a



City of St. Charles, Illinois 
Plan Commission Resolution No. 17-2018 

 
A Resolution Recommending Approval of a Final Plat of Subdivision (Minor 

Subdivision) for Burger King Addition (Lannert Group) 
 

Passed by Plan Commission on September 4, 2018 
  
 WHEREAS, it is the responsibility of the St. Charles Plan Commission to review requests 
for Final Plat of Subdivision; and 
   
 WHEREAS, the Plan Commission has reviewed the Final Plat of Subdivision (Minor 
Subdivision) for Burger King Addition (Lannert Group); and  
  
 WHEREAS, the Plan Commission finds the Final Plat of Subdivision to be in conformance 
with the requirements of Title 16 of the City Code entitled, “Subdivisions and Land Improvement” 
and the applicable PUD requirements of Ordinance No. 1999-M-24 (Meijer PUD). 
  
 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to 
the City Council approval of the Final Plat of Subdivision (Minor Subdivision) for Burger King 
Addition (Lannert Group); contingent upon the resolution of all staff comments prior to City Council 
action. 
 
 
Roll Call Vote:   
Ayes:  Holderfield, Schuetz, Funke, Pretz, Vargulich, Pietryla, Purdy, Wallace, Kessler 
Nays:  None 
Absent:  None 
Motion carried:  9-0 
 
 PASSED, this 4th day of September 2018. 
 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 



 
 
 
 
 
 
STAFF MEMO 
 
TO:  Chairman Ed Bessner 
  And the Members of the Planning & Development Committee 
 
FROM: Russell Colby, Community Development Division Manager 
 
RE:  Burger King Addition Resubdivision 
 
DATE:  October 2, 2018 
  
 
I. APPLICATION INFORMATION: 

Project Name: Burger King Addition Subdivision 

Applicant:      The Lannert Group 

Purpose:  Resubdivide into two parcels (one for each building) 

  

Community & Economic Development 
Phone:  (630) 377-4443 

 

Proposed Lot #1 
Multi-tenant retail bldg. 

Proposed Lot #2 
Burger King restaurant 

Bricher Road 

Meijer Access Drive 

Lowes Parking Lot 
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II.  BACKGROUND 
 

In 2009, the City approved Ordinance #2009-Z-14, granting PUD Preliminary Plan approval for 
the development of a Burger King restaurant with drive-through and a multi-tenant retail building 
on an outlot parcel located in front of the Lowes store, at the northwest corner of Randall and 
Bricher Roads. The property is located within the Meijer PUD and is subject to the development 
standards in the Meijer PUD Ordinance #1999-M-24. 

 
The Burger King and retail buildings were constructed on a single lot 1.6 acre lot. This complies 
with the Meijer PUD zoning standards, which lists no minimum lot size. 
 
The Lannert Group, on behalf of the owners, Gill Properties LLC, has submitted an application 
for Minor Subdivision – Final Plat in order to subdivide the property into individual lots for the 
two buildings. 
 

III. ANALYSIS 
 

Zoning Review 
 
Staff has reviewed the Final Plat for compliance with the applicable PUD requirements. The 
proposed lots comply with all PUD requirements as listed below. Additional information is 
needed to verify if the parking provided per lot meets the minimum standard, as noted in the 
table. 

 
Requirement PUD Standards- 

Ord. 1999-M-24  
Lot 1  

Multi-tenant 
building 

Lot 2  
Burger King 

Lot Area None 27,760 sf 41,933 sf 
Lot Width None 156.52 ft. 207 ft. 
Building Setbacks: - -  

Front (Randall Road) 50 ft. 73 ft. 50 ft. 
Interior Side (north, south) 

5 ft, 
10 ft. north 
40 ft. south 

38 ft. north 
70 ft. south 

Rear (west) 20 ft. 70 ft. 75 ft. 
Parking/Paving Setbacks:    

Front 50 ft. 50 ft. 50 ft. 
Interior Side 5 ft. if provided 0 ft. 0 ft. 
Rear None 6.75 ft. 8 ft. 

Building Coverage (FAR) 0.300 0.23 .07 
Parking Requirement 
(Restaurant) 

15 per 1000 sf. net 
floor area 

24* 
 
 

Parking Requirement 
(Multi-Tenant Building) 

5 per 1000 sf. net floor 
area 

 
31* 

 
*Note: As constructed, the development met the applicable PUD requirements based on 
the total parking provided. Because the calculation is based on net floor area, the actual 
required parking assigned to each building is undetermined, without reviewing  
the current floor plan of each building. 
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Subdivision Plat 
 
Staff has reviewed the Subdivision Plat for compliance with City Code and offers the following 
comments that will need to be addressed before City Council action: 
 
1. The “Access and Utility Easement” that follows the common lot line needs to be 

expanded to 24 ft. to cover the entire width of the drive aisle. Easement language needs to 
be added to grant cross access between the two lots.  

 
2. The amount of parking on the Burger King lot (Lot 2) may not meet the minimum 

parking requirement for the restaurant use. Staff recommends that a shared parking 
easement be established over the 8 parking spaces along the shared access drive, or 
alternately, granting of a shared parking easement over the entirety of both lots. 

 
3. A duplicate owner and notary signature block is shown; only a single signature block is 

required. 
 
4. A signature block for the Director of Community & Economic Development needs to be 

added. 
 
5. A signature block needs to be added for the Kane County Department of Transportation, 

which has jurisdiction over Randall Road. 
 
6. A Mortgagee’s signature may need to be added, if applicable. 

 
 

IV. SUGGESTED ACTION 
 

Staff has found the application materials to be complete and the Final Plat to be in compliance 
with applicable PUD ordinance standards, subject to revisions noted above. 

 
The Plan Commission reviewed the Final Plat of Subdivision on 9/4/18 and recommended 
approval, 9-0. 
 
Staff recommends approval of the Final Plat of Subdivision, subject to resolution of any staff 
comments prior to City Council action.   
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Recommendation to approve a Plat of Easement for 
Hillcroft, 1147 Geneva Rd.  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  October 8, 2018 

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

The Hillcroft PUD consists of two single-family parcels on the west side of Geneva Rd. between 
Roosevelt and Horne streets. The PUD was approved under Ordinance 2017-Z-15 and modified to add 
a second buildable lot earlier this year under Ordinance 2018-Z-12.  

A 20 ft. wide Public Utility Easement along the Geneva Rd. frontage was identified on the approved 
site plan as requested by the City. The PUD Ordinance requires submittal of a Plat of Easement prior to 
issuance of building permit.  

A Plat of Easement has been submitted. Staff has no outstanding comments and recommends approval. 

Attachments (please list):  
Plat of Easement, Ordinance 2018-Z-12 

Recommendation 
Recommendation to approve a Plat of Easement for Hillcroft, 1147 Geneva Rd. 

4b
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City of St. Charles, Illinois
Ordinance No. 2018-Z- 12

An Ordinance Amending Ordinance No. 2017-Z-15 (Hillcroft Estates PUD)
and Granting Approval of a PUD Preliminary Plan for Hillcroft Estates, 1147

Geneva Road

WHEREAS, on or about April 27, 2018, Hillcroft Estates LLC ( the " Applicant") filed

petitions for Amendment to Special Use for Planned Unit Development Ordinance No. 2017-Z-
15, " An Ordinance Amending Ordinance No. 2016- Z-6 ( Hillcroft Estates PUD) and Granting
Approval of a PUD Preliminary Plan for Hillcroft estates, 1147 Geneva Road", and PUD

Preliminary Plan, both for the real estate commonly known as 1147 Geneva Road and legally
described in Exhibit" A"; said Exhibit being attached hereto and incorporated herein( the
Subject Property"), for the purpose of adding a second single- family home on the property and

requesting that a Plat of Subdivision not be required to divide the property into two buildable
parcels; and,

WHEREAS, Notice of Public Hearing on said petition for Amendment to Special Use for
Planned Unit Development was published on or about May 21, 2018 in a newspaper having
general circulation within the City, to- wit, the Daily Herald newspaper, as required by the
statutes of the State of Illinois and the ordinances of the City; and,

WHEREAS, pursuant to said Notice, the Plan Commission conducted a public hearing on or
about June 5, 2018 on said petition in accordance with the statutes of the State of Illinois and the
ordinances of the City; and,

WHEREAS, at said Public Hearing, the Applicant presented testimony in support of said
petition and all interested parties had an opportunity to beheard; and,

WHEREAS, the Plan Commission recommended approval of said Amendment to Special
Use for Planned Unit Development and PUD Preliminary Plan petitions on or about June 5,
2018; and,

WHEREAS, the Planning& Development Committee of the City Council recommended
approval of said petitions on or about July 9, 2018; and,

WHEREAS, the City Council of the City of St. Charles has received the
recommendations of the Plan Commission and Planning & Development Committee and has
considered the same.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS, as follows:

1. The preambles set forth hereinabove are incorporated herein as substantive provisions
of this Ordinance as though fully set out in this Section 1.
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2. That passage of this Ordinance shall constitute approval of an Amendment to Special Use
for Planned Unit Development pursuant to the provisions of Title 17 of the St. Charles Municipal
Code, as amended, and based upon the Applicant' s petitions and the evidence presented at the
Public Hearing, the City Council hereby finds that the Amendment to Special Use for Planned Unit
Development is in the public interest and adopts the Criteria for Planned Unit Developments, set
forth on Exhibit" B", which is attached hereto and incorporated herein.

3.  A PUD deviation is hereby granted to waive the requirement of Title 16 of the St.
Charles Municipal Code, " Subdivisions and Land Improvement", to provide a Plat of

Subdivision for the purpose of dividing the Subject Property into two buildable parcels as
depicted on the PUD Preliminary Plan. Prior to issuance of a building permit for a second single
family home on the property, the applicant shall provide documentation demonstrating that
Subject Property has been legally divided under the Illinois Plat Act into parcels conforming to
the PUD Preliminary Plan.

4. That passage of this Ordinance shall constitute approval of the PUD Preliminary Plan,
incorporated herein as Exhibit" C", such that the following documents and illustrations are hereby
approved, reduced copies of which are attached hereto, subject to satisfactory resolution of all
outstanding staff review comments and compliance with such conditions, corrections, and
modifications as may be required by the Director of Community & Economic Development and the

Director of Public Works to comply with the requirements of the St. Charles Municipal Code, and
subject to submittal of a Plat of Easement at the time of building permit for the 20 ft. Public Utility
Easement shown on the PUD Preliminary Plan:

Topographical Site Development& Tree Preservation Plan; Engineering
Resource Associates; revisions dated 6/ 1/ 2018
Architectural Elevations ( Parcel 2); Marshall Architects, Inc.; not dated

Tree Inventory and Preservation Plan; SaveATree; not dated

5. That after the adoption and approval hereof, the Ordinance shall ( i) be printed or

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

PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this 16th day of July 2018.

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this 16th day of July 2018.

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties,
Illinois this 16th day of July 2018.

AL L

Raymond P. ' ogina, Mayor
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Attest:

Charles A enta,   ity lerk

Vote:

Ayes: ?j
Nays:

Absent:

Abstain:

Date:

APPROVED AS TO FORM:

City Attorney

DATE:
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EXHIBIT "A"

LEGAL DESCRIPTION

THAT PART OF LOTS 2 AND 3 IN BLOCK 1, FOX GLADE PUD SUBDIVISION, UNIT

NO. 1, ST. CHARLES, KANE COUNTY, ILLINOIS AND PART OF THE SOUTHEAST '/4

OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL

MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE WESTERLY

LINE OF GENEVA ROAD ( ILLINOIS STATE ROUTE NO. 31) THAT IS 185. 0 FEET
SOUTHERLY OF THE SOUTHERLY LINE OF HORNE STREET, AS SHOWN ON THE

PLAT OF RIVERVIEW ADDITION (MEASURED ALONG SAID WESTERLY LINE);
THENCE SOUTH 19 DEGREES, 45 MINUTES, 0 SECONDS EAST ALONG SAID

WESTERLY LINE 298. 58 FEET TO A NORTHEAST CORNER OF LOT 97 IN THE OAKS

OF ST. CHARLES, FOX GLAD PUD SUBDIVISION, UNIT NO. 2, ST. CHARLES, KANE

COUNTY, ILLINOIS; THENCE SOUTH 83 DEGREES, 52 MINUTES, 0 SECONDS WEST

ALONG A NORTHERLY LINE OF SAID LOT 97, 279.68 FEET TO A POINT THAT IS 20.0

FEET NORTH 83 DEGREES, 52 MINUTES, 0 SECONDS EAST OF THE SOUTHEAST

CORNER OF LOT 4 IN BLOCK 1, FOX GLADE PUD SUBDIVISION, UNIT NO. 1;

THENCE NORTH 14 DEGREES, 32 MINUTES, 24 SECONDS WEST 273. 12 FEET TO A

POINT ON THE NORTH LINE OF LOT 2 IN SAID BLOCK 1 THAT IS 20. 0 FEET NORTH

86 DEGREES, 55 MINUTES, 26 SECONDS WEST OF THE NORTHEAST CORNER OF

SAID LOT 2; THENCE SOUTH 86 DEGREES, 55 MINUTES, 26 SECONDS EAST ALONG

THE NORTH LINE OF SAID LOT 2, 20.0 FEET TO THE NORTHEAST CORNER OF SAID

LOT 2; THENCE NORTH 6 DEGREES, 10 MINTUES, 25 SECONDS WEST ALONG THE

EASTERLY LINE EXTENDED NORTHERLY OF SAID BLOCK 1, 59. 62 FEET TO A LINE

DRAWN NORTH 87 DEGREES, 07 MINUTES, 14 SECONDS WEST PARALLEL WITH

THE SOUTHERLY LINE OF SAID HORNE STREET FROM THE POINT OF BEGINNING;

THENCE SOUTH 87 DEGREES, 07 MINUTES, 14 SECONDS EAST PARALLEL WITH

SAID SOUTHERLY LINE 232. 48 FEET TO THE POINT OF BEGINNING, IN THE CITY OF

ST. CHARLES, KANE COUNTY, ILLINOIS.



EXHIBIT " B"

CRITERIA FOR PLANNED UNIT DEVELOPMENTS

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

Development procedure stated in Section 17. 04.400.A:

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

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

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

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

environmentally sensitive areas.
5.  To promote the economical development and efficient use of land, utilities, street

improvements, drainage facilities, structures and other facilities.

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

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

The proposed development will include redevelopment of the existing property in
a way that preserves the unique topography of the site while creatively addressing
the challenges it provides. Two residence onsite achieves more efficient land use

without additional public infrastructure. The large open spaces below and in front

of each residence enhance the grandeur of each.

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

A.  Conforming to the requirements would inhibit creative design that serves
community goals, or

B.  Conforming to the requirements would be impractical and the proposed PUD
will provide benefits that outweigh those that would have been realized by
conforming to the applicable requirements.

Factors listed in Section 17. 04.400.B shall be used to justify the relief from
requirements:

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

transit facilities.



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

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

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

5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.

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

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

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

The unique character of the site topography prevents structures on- site from meeting the
height requirements of the zoning code. Relief from these requirements will allow the
developer to construct dwellings in keeping with the spirit of upscale development in the
neighborhood.  The proposed development will also intensify carefully designed
buffering and screening not present on the existing property. The property may be
lawfully divided without submitting a plat of subdivision by using a Plat Act exception,
while still promoting all of the same goals advocated by city codes.

iii.      The proposed PUD conforms with the standards applicable to Special uses ( section

17. 04.330.C.0):

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

proposed location.

The existing dwelling has fallen into disrepair and needs to be demolished. The
special use will allow for the style and design of the proposed home to be

constructed appropriate for the subject premises.

B.      Sufficient Infrastructure: That adequate utilities, access roads, drainage

and/or necessary facilities have been, or are being, provided.

Since the redevelopment of the subject premises is considered " infill," all offsite

utilities and access to the subject premises already existing; required onsite

infrastructure will be provided as depicted on the final engineering plans.

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

The upscale nature of the residence proposed for the subject premises will raise



property values in the immediate area. With infill, the only impact on adjacent
properties will be the connection to existing facilities across public rights of
way. Use of adjacent properties will not be diminished nor impaired because of
the proposed development.

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

Because adjacent properties have already been developed for their intended use
and are occupied, additional development is unlikely, but would not be impeded.

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

operation of the Special Use will not be detrimental to or endanger the public

health, safety, comfort or general welfare.

As infill, the Special Use to allow redevelopment of the subject premises with the

existing zoning classification will not be detrimental to or endanger the public
health, safety, comfort, or general welfare.

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

existing Federal, State and local legislation and regulation and meets or
exceeds all applicable provisions of this Title, except as may be varied
pursuant to a Special Use for Planned Unit Development.

The redevelopment will conform to all regulations except those pertaining to
building height restriction and that no plat of subdivision is required to be
submitted for the divisions of the property.

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

The PUD will enable improvement of infill property near the entrance to the city that
needs redevelopment; it will be compatible with adjacent land uses, and will raise the

tax base with little additional burden to city infrastructure.

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

As infill, the PUD is consistent with the Comprehensive Plan.
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Tree Inventory and Preservation Plan

1147 Geneva Road

St.  Charles,  Illinois

Prepared By
Andrew Lueck

Registered Consulting Arborist# 560
ISA Certified Arborist# IL- 4641A
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The Consulting Group



Tree Protection Zone shown on the "Preliminary Topographical Site Development & Tree

Preservation Plan" by Engineering Resource Associates, revisions dated 6/ 15/2017 shall be used
in lieu of the Tree Protection Zone marked on this survey.

PLAT OF SURVEY
DALE FLOYD LAND SURVEYING

2600 KeaUnger Road, Suite 15
Geneva. NBnola 60134

Phone.(630)232- 7705 Fax4630)232- 7725
THAT PART OP LOTS 2 AND 51N BLOCK I, FOX GLADE P. U.n. SUBDIVL4ON. UNIT NO. I. ST.MAPLES. KANECOLNTY, a.LINOLS, ANO PART OF THE SOUTHEAST U4 OF SECTION 34,
TOWNSIIO' 40' NORTIL RANCH{ 4, PAST OF THE TIRED PRINCIPAL MFAiDLAN. DESCRIBED AS FOLLOWS: BEGINNING AT A POINT GNTIE WESTERLY WE OF GENEVA ROAD
ILLINOIS STATE ROUTE NO, 31) THAT IS ISS PEET SOUTHERLY OF T1® SOUTHERLY LINE OF IIORNE STREET, AS S110301014 TLB PLAT OP RIVERVE W ADDITION( MEASURED ALONG

SAID WESTERLY LINER THENCE SOUTH 19 DEGREES, 45 MINUTES, 0 SECONDS EAST ALONG SAID WESTERLY LINE 29E50 FIDIT' O A NORTHEAST CORNER OF LOT 97 IN THE OAKS OF
3T. CHARLES FOX GLADE P. U.O. SUBDIVISION, UNIT NO. 2.,ST. CHARLES, KANE COUNTY, ILLINOIS; T11B,YCE SOUTH TT DEGREES; 52 MINUTES. 0SECONDS WESTALONO A
NORTHERLY UNE OF SAN LOT97. 279.63 FEET TO A POINT THAT 1520.0 FEET NORTH t1 DEGREES: 31 MINUTES, 0 SECONDS EAST.OF TUE SOUTHEAST CORNER OF LOT4 M BLOCK I
IN FOX GLADE P,UD. SUBDIVISION. UNIT NO. I. TRENCH NORTH 14 DEORP84; 32 MINUTES, 24 SECONDS WEST 273. 12 FEET TO A POINT ON THE NORTH UNE OF LOT 2 IN SAID BLOCK 1
THAT IS 20.0 FEET NORTH 66 DEGREES, 53 MINUTES. 26 SECONDS WEST OF THE NORTHEAST CORNER OFSACO LOT 1: THENCE SOUTH S6 DEGREES, 53 MIOJUTES, 26 SECONDS EAST
ALONG THE NORTH LINE OF SAID LOT 1. 20.0 FEETTO THE NORTHEAST CORNER OP SAID LOT 2: THENCE NORTH 6 DEGREES, 10 MINUTES. 23 SECONDS WEST ALONG THE
EASTERLY LINE EXTENDED NORTHERLY OF SAID BLOCK I. 59.62 PEET TDA UNE DRAWN NORTH 17 DEOR11E5, 07 MINUTES, II SECONDS WEST PARALLEL WITH TUE SOUTHERLY
LINE OF SAID HORNS STREET FROM THE POINT OF BEGINNING. THENCE SOUTH 97 DEGREES. El MINUTES, i4 SECONDS EAST PARALLEL WITH SAID SOUTHERLY LINE 232A1 FFIT
TO THE POINT OF BEGINNING, IN T1E CITY OF ST. CHARLES, KANE COUNTY. ILLINOIS
COMMONLY KNOWN AS: 1147 GENEVA ROAD• ST. CHARLES. ILLINOIS.
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ID DBH Other Stems Common Scientific Cond.  R RP CP PF M I Notes

1 6 Hackberry Celtis occidentalis Good x x x x Lean over drive

2 14 Bur oak Quercus macrocarpa Good x x x x x 5' lean over fence

3 22 White oak Quercus alba Good _     x x x x x 15' lean over drive.
4 12 Red oak Quercus rubra Fair x x x x x Joined at base with# 3

5 20 Linden Tilia americana Good x x x x x

6 30 Red oak Quercus rubra Good x x x x x Crown to middle of circle. 12' drive clearance

7 24 Red oak Quercus rubra Fair x x x x x Not over drive

8 8 Redcedar Juniperus virginiana Fair x x x x

9 7 Redcedar Juniperus virginiana Fair x x x x

10 32 Red oak Quercus rubra Fair x x x x x Slight lean away from drive. 14' over fence       _
11 10 White pine Pinusstrobus Good

12 16 Norway maple Acer platanoides Good

13 6 4,4 Redcedar Juniperus virginiana Fair x x x x

14 7 4,4,4 Redcedar luniperus virginiana Fair x x x x  _

15 7 6, 4,3 Redcedar Juniperus virginiana Fair x x x x

16 8 5, 4,4 Redcedar Juniperus virginiana Fair x x x x

17 7 6, 4,3 Redcedar Juniperus virginiana Fair x x x x

18 7 6 Redcedar Juniperus virginiana Poor x x x x

19 7 6, 3 Redcedar Juniperus virginiana Fair x x x x

20 6 5, 3 Redcedar Juniperus virginiana Fair x x x x

21 26 Red Oak Quercus rubra Good x x x x x 25' over fence. 15' height over fence
22 15 Arborvitae Thuja occidentalis Fair x

23 12 9 Arborvitae Thuja occidentalis Fair x Bad junction

24 14 12 Arborvitae Thuja occidentalis Fair x   _ Bad junction

25 8 6 Arborvitae Thuja occidentalis Fair x

26 13 8, 7, 4 Arborvitae Thuja occidentalis Fair x

27 7 6, 4,4 Arborvitae Thuja occidentalis Fair x  _

28 18 Red oak Quercus rubra Poor xLargewound/ decay at base
29 10 Norway maple Acer platanoides Fair x Wound/ decay in stem
30 17 Norway spruce  • Picea abies Good X Must remove due to LOD. Will be replaced with hackberry
31 13 White spruce Picea glauca Fair x

32 17 Norway spruce Picea abies Fair x Large girdling root
33 16 Norway spruce Picea abies Good x



ID DBH Other Stems Common Scientific Cond.  R RP CP PF M I Notes

34 6 5, 5, 4, 4, 3 Amur maple Acer ginnala Poor x Heavy suckering
35 6 5, 5, 4,4, 3 Redbud Cercis canadensis Fair x

36 15 Linden Tilia americana Fair x

37 14 Austrian pine Pinus nigra Fair x Moderate diplodia

38 26 Norway maple Acer platanoides Poor x Poor structure. Dead limbs. Stem crack

39 37 Red oak Quercus rubra Fair x x x x x

40 35 White oak Quercus alba Fair x x x x x

41 7 Mulberry Morus sp.    Fair x

42 7 Black cherry Prunus serotina Fair x

43 8 Boxelder Acer negundo Fair x

44 10 Black cherry Prunus serotina Fair x

45 10 American elm Ulmus americana Fair x

46 12 10 Redbud Cercis canadensis Fair x

47 37 Bur oak Quercus macrocarpa Poor x Mostly dead
48 12 Hackberry Celtis occidentalis Good x x x x x Crown 8' over fence

49 27 White oak Quercus alba Good x x x x x

50 31 Bur oak Quercus macrocarpa Poor x   _  Mostly dead
51 28 White oak Quercus alba Fair  _ x 1- sided to south

52 12 White pine Pinus strobus Good x Overtopped by oak
53 13 White pine Pinusstrobus Good x

54 18 White pine Pinusstrobus Good x   _

55 33 Norway spruce Picea abies Good x

56 8 Boxelder Acer negundo Fair x

57 9 Green ash Fraxinus pennsylvanica Dead x

58 15 Black cherry Prunus serotina Fair x

59 7 American elm Ulmus americana Fair x

60 9 Black cherry Prunus serotina Fair x

61 7 Green ash Fraxinus pennsylvanica Poor x 50% Dead

62 13 Boxelder Acer negundo Fair x

63 12 8 Hemlock Tsuga canadensis Fair x

64 12 Hemlock Tsuga canadensis Fair x

65 6 American elm Ulmus americana Fair x

66 6 Hemlock Tsuga canadensis Fair x



ID DBH Other Stems Common Scientific Cond.  R RP CP PF M I Notes

67 11 Hemlock Tsuga canadensis Fair x



Poor- The tree appears unhealthy and may have significant structural defects.

Fair- The tree has structural or health issues that could decrease likelihood of survival during construction
Good- Overall, the tree is healthy and satisfactory in condition and form. The tree has no major structural problems.

Actions:

R- Remove M - Mulch

RP- Root Prune I- Irrigate

P- Crown Prune PF- Protection Fence



Recommendations

Tree protection zone- Defined for all trees within and adjacent to the Removal: Trees will be removed if they cannot reasonably be expected
construction zone as a radial distance of 1 foot per inch in tree to survive construction due to either poor health or proximity to
diameter. Temporary fencing( 4 feet high) shall be installed at the edge construction activities.

of all tree protection zones. Fence shall completely encircle the tree.
Crown pruning- Trees will be pruned to promote health and proper

Activities prohibited within the Tree Protection Zone include:      structure and to provide clearance for construction activities. Tree

crowns should be raised to allow clearance for construction activities.

Parking vehicles or equipment, storage of building materials,       Dead limbs larger than 1 inch should be removed. Oak trees should be

refuse, or excavated soils, or dumping poisonous material on or pruned from the months of October- March only to reduce risk of oak
around trees and roots. Poisonous materials include, but are not wilt transmission.

limited to paint, petroleum products, concrete, stucco mix, dirty
water or any material that may be harmful to tree health.   Root Pruning- Trees whose roots extend into the construction zone

will have their roots pruned at the edge of the zone to prevent damage

The use of tree trunks as a backstop, winch support, anchorage,   during construction. Root should be pruned to 18- 24 inches below
as a temporary power pole, signpost or other similar function.     grade.

Cutting of tree roots by utility trenching, foundation digging,       Irrigation- Trees will be irrigated before and during construction.
placement of curbs and trenches, or other miscellaneous

excavations without prior approval of the project arborist Mulch- Shredded hardwood, free of deleterious materials. Mulch

should be spread within the TPZ prior to construction to a four to six

Soil disturbance, drainage or grade change.   inch depth, leaving the trunk clear of mulch. This will aid in inadvertent
soil compaction and moisture loss.

No machinery or equipment shall be used within the protection
fence. Work within the protection zone shall be done manually.    Fertilization- Fertilization and other soil needs should be determined

at a later date based on soil sampling and actual construction impacts.

Removal of asphalt by any means other than by hand or with
lightweight equipment that will not compact the soil or sever Signage- Signs stating" No Entry, Tree Preservation Area" shall be

tree roots. placed along temporary fencing.

The following actions will be performed on an as- needed basis to help
ensure tree health. All work should be done in accordance with

applicable ANSI A300 Standards.

SAVA' REE.
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State of Illinois
ss.

Counties of Kane and DuPage     )

Certificate

I, CHUCK AMENTA, certify that I am the duly elected and acting
Municipal City Clerk of the City of St. Charles, Kane and DuPage Counties,
Illinois.

I further certify that on June 19, 2017, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2017-Z- 15, entitled

Motion to approve an Ordinance Amending
Ordinance No. 2016-Z- 6 ( Hillcroft Estates PUD) and

Granting Approval of a PUD Preliminary Plan for
Hillcroft Estates, 1147 Geneva Road. "

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

The pamphlet form of Ordinance No. 2017-Z- 15, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such Ordinance was
posted in the municipal building, commencing on June 26, 2017, 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 19th day of June, 2017.

Municipal Cler

SEAL)

o  $

T,  cyi

v.,`" 
gy,''.



State of Illinois

ss.

Counties of Kane and DuPage     )

Certificate

I, CHUCK AMENTA, certify that I am the duly elected and acting Municipal
City Clerk of the City of St. Charles, Kane and DuPage Counties, Illinois.

I further certify that on July 16, 2018, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2018-Z-12 entitled

An Ordinance Amending Ordinance No. 2017-Z-15 ( Hillcroft Estates PUD)
and Granting Approval of a PUD Preliminary Plan for Hillcroft Estates, 1147

Geneva Road

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

The pamphlet form of Ordinance No. 2018-Z-12, including the Ordinance and a
cover sheet thereof was prepared, and a copy of such Ordinance was posted in the
municipal building, commencing on July 23, 2018, 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 16th day of July, 2018.

nicipa lerk

S E A L)      47-x       ••.`"

r.  1  .    rev..   ro     •



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Plan Commission recommendation to approve an 
Amendment to Special Use for Planned Unit Development 
for Saddlebrook Executive Offices, St. Charles Commercial 
Center PUD 

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  October 8, 2018 

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

The subject property is the site of Saddlebrook Executive Offices, now known as Vanderbilt 
Professional Center, located at 1400-1700 Lincoln Hwy., behind CVS and adjacent to S. 14th St. 

The property is Lot 2 of the St. Charles Commercial Center PUD, approved under Ordinance 1982-Z-6. 

Justin Heinz of Shodeen Group, representing owners Vanderbilt Professional Center, LLC, has filed an 
application for Special Use requesting an amendment to the St. Charles Commercial Center PUD to 
add “Personal Services” as a permitted use on the subject property.  No modifications to the site plan or 
building exterior are proposed.  

Plan Commission Review 
Plan Commission held a public hearing on 10/2/18 and recommended approval by a vote of 7-0. 

Attachments (please list):  
Plan Commission Resolution, Staff Memo, Application, PUD Ordinance Excerpt 

Plan Commission recommendation to approve an Amendment to Special Use for Planned Unit 
Development for Saddlebrook Executive Offices, St. Charles Commercial Center PUD.  

4c



City of St. Charles, Illinois 
Plan Commission Resolution No. 19-2018 

 
A Resolution Recommending Approval of an Application for Special Use to 

Amend PUD Ordinance 1982-Z-6 for Saddlebrook Executive Offices, St. 
Charles Commercial Center PUD (Justin Heinz) 

 
Passed by Plan Commission on October 2, 2018 

 
  WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 
hearings and review requests for Special Use for Planned Unit Development; and 
  
 WHEREAS, the Plan Commission held a public hearing and has reviewed the petitions 
for Special Use to amend PUD Ordinance 1982-Z-6 to add “Personal Services” as a permitted 
use on the subject property; and   

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

Special Use for PUD to be in the public interest based on the following criteria for Planned Unit 
Developments: 
 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 
 

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

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

results in a distinctive, attractive development that has a strong sense of place, 
yet becomes an integral part of the community. 

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

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

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

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

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

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

 
 



Resolution 19-2018 

Applicant is requesting a minor change to the existing PUD governing the property, 
being Ordinance No. 1982-Z-6, recorded August 17, 1982, to allow “personal 
services” as a permitted use.  

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

of the underlying zoning district or districts in which the PUD is located and to 
the applicable Design Review Standards contained in Chapter 17.06, except 
where: 

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

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

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

 
No significant changes are being made to the PUD. No changes are being made to the site 
development.  
 

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

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

proposed location. 
 

No significant changes are being made to the PUD. 
 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage 
and/or necessary facilities have been, or are being, provided. 
 
No significant changes are being made to the site development. 

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

use and enjoyment of other prope11y in the immediate vicinity for the 
purposes already permitted, nor substantially diminish or impair property 
values within the neighborhood. 

 
No significant changes are being made to the PUD. 
 

D. Effect on Development of Surrounding Property: That the establishment of the 
Special Use will not impede the normal and orderly development and improvement 
of the surrounding property for uses permitted in the district. 
 
No significant changes are being made to the PUD. 



Resolution 19-2018 

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

the Special Use will not be detrimental to or endanger the public health, safety, 
comfort or general welfare. 

 
No significant changes are being made to the PUD. 

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

existing Federal, State and local legislation and regulation and meets or 
exceeds all applicable provisions of this Title, except as may be varied 
pursuant to a Special Use for Planned Unit Development. 

 
No significant changes are being made to the PUD. 
 

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

 
No significant changes are being made to the PUD. 
 

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

 
No significant changes are being made to the PUD. 

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

to City Council approval of a Special Use to amend PUD Ordinance 1982-Z-6 for Saddlebrook 
Executive Offices, St. Charles Commercial Center PUD (Justin Heinz), subject to resolution of 
outstanding staff comments prior to City Council action.  
 
Roll Call Vote:   
Ayes:  Holderfield, Schuetz, Purdy, Wallace, Pretz, Kessler, Funke 
Nays:   
Absent:  Pietryla Vargulich 
Motion carried:  7-0 
 
 PASSED, this 2nd day of October 2018. 
 
 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 



 
 
 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Ed Bessner  
  And Members of the Planning & Development Committee  
 
FROM: Ellen Johnson, Planner  
 
RE:  Saddlebrook Executive Offices (now Vanderbilt Professional Center)  
 
DATE:  October 5, 2018 
  

 
I. APPLICATION INFORMATION: 

Project Name: Saddlebrook 1400-1700 Lincoln Hwy. 

Applicant:  Justin Heinz, Shodeen Group  

Purpose:  Allow a Personal Services as a use of the subject property  

   

Community and Economic Development 
Planning Division  

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
Site Information 

Location 1400-1700 Lincoln Hwy.  
Acres 1.8 acres  

 

Application Special Use (PUD Amendment)  
Applicable 
Zoning Code 
Sections and 
PUD Ordinance  

Ch. 17.30 Definitions  
Ordinance 1982-Z-6 “An Ordinance Rezoning Property to the R-5 Multiple 
Residence District and B-3 Service Business District and Granting a Special 
Use as a Planned Unit Development for the St. Charles Commercial Center”  

 

Existing Conditions 
Land Use Office  
Zoning BR- Regional Business (PUD) 

 

Zoning Summary 
North RM-3 General Residential (PUD) Apartment complex (The Crossings; 

formerly Covington Court)  
East RM-3 General Residential (PUD) Independent senior living (Carriage 

Oaks) 
South BR- Regional Business (PUD) Commercial (CVS, Salsa Verde)  
West BR- Regional Business (PUD) Commercial (Binny’s)  

 

Comprehensive Plan Designation 
Neighborhood Commercial 
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Aerial  

 
 
Zoning 
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II. BACKGROUND 
 
A. PROPERTY HISTORY  

 
The subject property is the site of Saddlebrook Executive Offices, now known as 
Vanderbilt Professional Center, which consists of two single-story office buildings and 
associated parking.  The property is located at 1400-1700 Lincoln Hwy, behind CVS and 
adjacent to S. 14th St.  
 
The property is Lot 2 of the St. Charles Commercial Center PUD, approved by Ordinance 
1982-Z-6 “An Ordinance Rezoning Property to the R-5 Multiple Residence District and B-
3 Service Business District and Granting a Special Use as a Planned Unit Development for 
the St. Charles Commercial Center”.  Plans for the property were approved under 
Resolution 1987-13.  The exterior of the buildings were recently renovated in accordance 
with a Minor Change approved last year under Ordinance 2017-Z-24.  

 
B. PROPOSAL 

 
Justin Heinz of Shodeen Group, representing owners Vanderbilt Professional Center, LLC, 
has filed an application for Special Use requesting an amendment to the St. Charles 
Commercial Center PUD to add “Personal Services” as a permitted use on the subject 
property.  No modifications to the site plan or building exterior are proposed.  

 
III. ANALYSIS 
 

A. PROPOSED USE 
 
Permitted uses in the St. Charles Commercial Center PUD are listed in Exhibit B of 
Ordinance 1982-Z-6.  Uses identified as permitted on the subject portion of the PUD (Lot 
2) include professional and medical offices and limited retail. 
 
The applicant is requesting “Personal Services” be added as a permitted use on the subject 
property.  This use is defined in the Zoning Ordinance as follows:  
 
Personal Services. An establishment where personal services are provided directly to the 
customer. This use includes, but is not limited to, barber shops, beauty parlors, laundry and 
dry cleaning establishments, funeral homes/mortuaries, tanning salons, tailors, domestic 
pet grooming, shoe repair shops, and the like. This use may include incidental retail sales 
of goods. Tattoo Parlors, Currency Exchanges, Motor Vehicle Rental and Adult Uses are 
not permitted as Personal Services establishments. 

 
The underlying zoning of the subject property is BR Regional Business.  Personal Services 
is a permitted use in the BR District.    
 

B. PARKING 
 

The parking requirement for Personal Service uses is 3 spaces per 1,000 sf of gross floor 
area.  This is the same parking count required for business/professional offices.  
Medical/dental uses and retail sales require 4 spaces per 1,000 sf GFA.   
 
The existing parking lot contains 72 spaces.  Based on the square footage of the buildings, 
the parking requirement for the site is 46-61 spaces, depending on the tenant mix.  The 
addition of Personal Service uses on the property will not increase the required parking 
count. 
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IV. PLAN COMMISSION RECOMMENDATION 
 
Plan Commission held a public hearing on the Special Use application on 10/2/18 and 
recommended approval by a vote of 7-0.  

 
V. ATTACHMENTS 

• Application for Special Use; received 9/12/18 
• Exhibit B of Ordinance 1982-Z-6 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4d 

Title: 

Historic Preservation Commission recommendation to 

approve Historic Landmark Designation for 516 N. 3
rd

 
Ave., Franklin Curtis House 

Presenter: Russell Colby 

Meeting: Planning & Development Committee Date: October 8, 2018 

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

Judith Loof has nominated her property at 516 N. 3
rd

 Ave. for Landmark status.

In accordance with the Zoning Ordinance, the Historic Preservation Commission held a public hearing on 

the landmark nomination on 9/5/18. The Commission recommended approval of the nomination by a vote 

of 5-0, based on the criteria listed in the attached resolution. 

The house was constructed circa 1926 in the English Cottage style. Architect Franklin E. Curtis designed 

and built the home, with the garage being added sometime later. An addition was added to the East side 

elevation of the home shortly before 2008. The addition does not distract from the prominent English 

Cottage architectural style. Curtis lived in the home until 1941, when he sold it to George E. Thompson, 

who lived there until 1959. Mr. Thompson was the superintendent of schools for St. Charles from 1919 

until his retirement in 1958. Thompson Middle School is named in his honor.  

If the Landmark designation is approved by City Council, a Certificate of Appropriateness from the Historic 

Preservation Commission will be required prior to issuance of a permit for construction, alteration, repair, 

demolition, relocation, or other material change that affects the exterior architectural appearance of the 

structure. 

Attachments (please list): 
Historic Commission Resolution, Landmark Nomination 

Recommendation/Suggested Action (briefly explain): 
Historic Preservation Commission recommendation to approve a Historic Landmark Designation for 

516 N. 3
rd

  Ave., Franklin Curtis House



City of St. Charles, Illinois 

Historic Preservation Commission Resolution No. 4-2018 

A Resolution Recommending Approval for Landmark Designation 

(516 N. 3
rd

 Ave.-Franklin Curtis House) 

WHEREAS, per Section 17.32.060 of the St. Charles Zoning Ordinance, it is the 

responsibility of the St. Charles Historic Preservation Commission to evaluate applications for 

Landmark Designation and to make recommendations to the City Council regarding them; and 

WHEREAS, the Historic Preservation Commission has reviewed the application for 

designation of 516 N. 3
rd

 Ave. and hereby finds that the Landmark nomination meets one or more of

the criteria for Landmark Designation listed in Section 17.32.060.C of the St. Charles Zoning 

Ordinance based on the historical and architectural significance as described in the following 

findings: 

1. The property has character, interest or value which is part of the development,

heritage or cultural character of the community, county or nation.

-AND-

2. The property is identified with a person who significantly contributed to the

development of the community, county, state or nation.

The original structure was built in the English Cottage style by Franklin E. Curtis at 516

N. 3
rd

. Ave. in 1926. The garage was added sometime later.

Mr. Curtis lived in the home until 1941 when he sold it to George E. Thompson. George 

E. Thompson lived in the home from 1941-1958. Thompson was the superintendent of

St. Charles schools from 1919 until his retirement in 1958. Thompson middle school is

named in his honor. In 1959 Mr. Thompson sold the home to Daniel J. Schifeling, an

attorney for the St. Charles Savings and Loan. He sold the home to Michael S. Shirley, a

Phycologist and administrator of Elgin Community College, in 1980.

3. The structure embodies distinguishing characteristics of an architectural style

valuable for the study of a period, type, method of construction or use of indigenous

materials.

-AND-

4. The structure embodies elements of design, detailing, materials, or craftsmanship

that are of architectural significance.
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The original structure was built as a brick English Cottage style house on terra cotta 

foundation. A garage was added sometime later. An addition was added to the east 

elevation of the home shortly after 2008. The addition was built in a way that does not 

take away from the prominent architectural style of the home. The home has all new 

windows, except for the garage and the basement.  However, all of the replacements are 

of like material to the originals and the new trim matches the original used.  

5. The property is suitable for preservation or restoration.

The home retains many of the original exterior features visible at the time of its initial

construction and later additions. The house has been owned by Judith A Loof since 2008 and

the exterior is suitable for preservation.

NOW THEREFORE, be it resolved by the St. Charles Historic Preservation Commission to 

recommend to the City Council that the property known as 516 N. 3
rd

. Ave. as legally described in

Exhibit “A”, be designated as a Landmark, and that it be referred to as the “Franklin Curtis House”, 

with a construction date of circa 1926. 

Roll Call Vote: 
Ayes: Pretz, Smunt, Krahenbuhl, Mann, Malay 

Nays: None 

Absent: Kessler 

Abstain: None 

Motion Carried. 

PASSED, this 5th day of September, 2018. 

Chairman 
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Exhibit “A” 

Legal Description 

THE NORTHERLY 90 FEET OF THE WESTERLY 17 FEET OF LOT 3 AND THE 

NORTHERLY 90 FEET OF LOT 4 IN BLOCK 40 OF WARD’S ADDITION TO ST. 

CHARLES IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS. 

PIN #09-27-332-01





























































AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4e 

Title: 

Historic Preservation Commission recommendation to 

approve Historic Landmark Designation for 203 N. 3
rd

 
Ave., Burchell House  

Presenter: Russell Colby 

Meeting: Planning & Development Committee Date: October 8, 2018 

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

John and Donna Stockman have nominated their property at 203 N. 3
rd

 Ave. for Landmark status.

In accordance with the Zoning Ordinance, the Historic Preservation Commission held a public hearing on 

the landmark nomination on 10/3/18. The Commission recommended approval of the nomination by a 

vote of 6-0, based on the criteria listed in the attached resolution. 

The house was constructed circa 1855 in the Italianate style. Peter Burchell designed and built the home. 

Rear first and second floor additions were added sometime later. In 2016 a more appropriate wraparound 

open porch was added. During the same time, work was done to repair or renovate many of the original 

exterior features, such as the wood clapboard siding, window trim and cornices, eaves, soffits and frieze. 

The current owners have done a lot of work to bring this altered home back into the original Italianate 

style.  

Many notable St. Charles residents have been owners of the home. These include original owner and 

builder Peter Burchell, Terrence E. Ryan, Judge W. D. Barry and George E. Thompson.  

If the Landmark designation is approved by City Council, a Certificate of Appropriateness from the 

Historic Preservation Commission will be required prior to issuance of a permit for construction, alteration, 

repair, demolition, relocation, or other material change that affects the exterior architectural appearance of 

the structure. 

Attachments (please list): 
Historic Commission Resolution, Landmark Nomination 

Recommendation/Suggested Action (briefly explain): 
Historic Preservation Commission recommendation to approve a Historic Landmark Designation for 

203 N. 3
rd

  Ave., Burchell House



City of St. Charles, Illinois 

 

Historic Preservation Commission Resolution No. 5-2018 
 

A Resolution Recommending Approval for Landmark Designation 

(203 N. 3
rd

 Ave.-Burchell House) 

 

WHEREAS, per Section 17.32.060 of the St. Charles Zoning Ordinance, it is the 

responsibility of the St. Charles Historic Preservation Commission to evaluate applications for 

Landmark Designation and to make recommendations to the City Council regarding them; and 

WHEREAS, the Historic Preservation Commission has reviewed the application for 

designation of 203 N. 3
rd

 Ave. and hereby finds that the Landmark nomination meets one or more of 

the criteria for Landmark Designation listed in Section 17.32.060.C of the St. Charles Zoning 

Ordinance based on the historical and architectural significance as described in the following 

findings: 

1. The property has character, interest or value which is part of the development, 

heritage or cultural character of the community, county or nation. 

-AND- 

2. The property is identified with a person who significantly contributed to the 

development of the community, county, state or nation. 

 

The original structure was built in the Italianate style by Peter Burchell at 203 N. 3
rd

. 

Ave. in 1855. 

 

Mr. Burchell lived in the home with his wife until he passed away. Many of St. Charles’ 

most prominent residents have once owned this home. Terrence Ryan, Civil War 

veteran, Kane County States Attorney, and a member of St. Charles City Council, 

bought the home from Peter Burchell’s children in 1877.  In 1878 Judge William D. 

Barry, practicing attorney, Kane County Judge and acquaintance of Abraham Lincoln, 

bought the home and lived there until 1882. In 1924, George Thompson, World War 1 

veteran and Superintendent of schools in St. Charles, bought the home with his wife. 

The Thompson’s lived in the home until 1941.    

 

3. The structure embodies distinguishing characteristics of an architectural style 

valuable for the study of a period, type, method of construction or use of indigenous 

materials. 
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The original structure was built as an Italianate style house with clapboard siding on 

stone and limestone foundation. Rear and first floor additions were added later. Early 

renovations done by the Stockman’s replaced uncharacteristic roof structures with new 

ones that match the Italianate style of the original hip roof. In 2016 the Stockman’s 

undertook a large renovation project, opening up and creating a wrap-around porch and 

altering and replacing previously added additions that did not fit into the Italianate style 

of the home. While doing the renovations, original exterior elements such as wood 

clapboard siding, window trim and cornices, eaves, soffits, frieze and cornice have been 

repaired and renovated and carried throughout new structural additions.   

 

4. The property is suitable for preservation or restoration. 

 

With the extensive exterior renovations done to the home, it now embodies many 

characteristics of the original Italianate style. The house has been owned by John and 

Donna Stockman since 1977 and the exterior is suitable for preservation. 

 
 

NOW THEREFORE, be it resolved by the St. Charles Historic Preservation Commission to 

recommend to the City Council that the property known as 203 N. 3
rd

. Ave. as legally described in 

Exhibit “A”, be designated as a Landmark, and that it be referred to as the “Burchell House”, with a 

construction date of circa 1855. 

Roll Call Vote: 

Ayes: Pretz, Smunt, Krahenbuhl, Mann, Malay, Kessler  

Nays: None 

Absent: None 

Abstain: None 

Motion Carried. 

 

PASSED, this 3rd day of October, 2018. 
 

 

 

Chairman 
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Exhibit “A” 

Legal Description 
 

THE SOUTHERLY 65 FEET OF LOTS 7 AND 8 BLOCK 27 OF THE ORIGIONAL 

TOWN OF ST. CHARLES, ON THE EAST SIDE OF THE FOX RIVER, IN SECTION 

27, TOWNSHIP 40 NORTH, RANGE 8, EAST OF THE THIRD PRINCIPAL 

MERIDIAN, IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS. 

PIN # 09-27-381-005





































AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4f 

Title: 

Historic Preservation Commission recommendation to 

approve Historic Landmark Designation for 515 Walnut 

St., Elisha Freeman House  

Presenter: Russell Colby 

Meeting: Planning & Development Committee Date: October 8, 2018 

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

Brian and Karen Graf have nominated their property at 515 Walnut St. for Landmark status. 

In accordance with the Zoning Ordinance, the Historic Preservation Commission held a public hearing on 

the landmark nomination on 10/3/18. The Commission recommended approval of the nomination by a 

vote of 6-0, based on the criteria listed in the attached resolution. 

The house was constructed circa 1853 in the Greek Revival style. A large front gable dominates the front 

of this brick home, while the prominent entrance is detailed in the classical tradition in wood. Since the 

original completion of the home, there have been several additions constructed with both brick and 

clapboard exteriors.  

Elisha Freeman, prominent St. Charles business owner, had this home built and it remained in his family 

until 1875. Mr. Freeman started the first drug store in St. Charles. Additionally, long time St. Charles 

resident Vonnie Mitchell owned the home from 1973- 2016. 

If the Landmark designation is approved by City Council, a Certificate of Appropriateness from the 

Historic Preservation Commission will be required prior to issuance of a permit for construction, alteration, 

repair, demolition, relocation, or other material change that affects the exterior architectural appearance of 

the structure. 

Attachments (please list): 
Historic Commission Resolution, Landmark Nomination 

Recommendation/Suggested Action (briefly explain): 
Historic Preservation Commission recommendation to approve a Historic Landmark Designation for 

515 Walnut St., Elisha Freeman House 



City of St. Charles, Illinois 

 

Historic Preservation Commission Resolution No. 6-2018 
 

A Resolution Recommending Approval for Landmark Designation 

(515 Walnut St. -Elisha Freeman House) 

 

WHEREAS, per Section 17.32.060 of the St. Charles Zoning Ordinance, it is the 

responsibility of the St. Charles Historic Preservation Commission to evaluate applications for 

Landmark Designation and to make recommendations to the City Council regarding them; and 

WHEREAS, the Historic Preservation Commission has reviewed the application for 

designation of 515 Walnut St. and hereby finds that the Landmark nomination meets one or 

more of the criteria for Landmark Designation listed in Section 17.32.060.C of the St. Charles 

Zoning Ordinance based on the historical and architectural significance as described in the 

following findings: 

1. The property has character, interest or value which is part of the development, 

heritage or cultural character of the community, county or nation. 

-AND- 

2. The property is identified with a person who significantly contributed to the 

development of the community, county, state or nation. 

 

The original structure was built in the Greek Revival style by Elisha Freeman at 515 

Walnut St. in 1853. While unlikely original to the initial structure, a brick smoke house 

was added to the property sometime later. This smoke house is potentially the last one 

remaining in St. Charles.  
 

Mr. Freeman designed and built the home, and lived there with his family until 1875. 

Elisha Freeman was a prominent St. Charles business man; starting the first drug store 

and the first bank within the City. Additionally, long time St. Charles resident Vonnie 

Mitchell owned the home from 1973-2016, when she sold it the current homeowners. 

Ms. Mitchell was a part of many St. Charles organizations. Some of these include the St. 

Charles Garden Club and the Thornapple Questers.  

 

3. The structure embodies distinguishing characteristics of an architectural style 

valuable for the study of a period, type, method of construction or use of indigenous 

materials. 

-AND- 

4. The structure embodies elements of design, detailing, materials, or craftsmanship 

that are of architectural significance.  
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The original structure was built as a brick Greek Revival style house. A large front gable 

dominates the front of the house, while the prominent entrance is detailed in the classical 

tradition in wood. Since the initial construction of the home, several additions have been 

made with both brick and clapboard siding. Most of the additions done to the home do 

not take away from the dominant style, and even add to the rambling character of the 

house. 

 

5. The property is suitable for preservation or restoration. 

 

The home retains many of the original exterior features visible at the time of its initial 

construction and later additions. The house has been owned by Brian and Karen Graf since 

2017 and the exterior is suitable for preservation. 

 
 

NOW THEREFORE, be it resolved by the St. Charles Historic Preservation Commission to 

recommend to the City Council that the property known as 515 Walnut St. as legally described in 

Exhibit “A”, be designated as a Landmark, and that it be referred to as the “Elisha Freeman House”, 

with a construction date of circa 1953. 

Roll Call Vote: 
Ayes: Pretz, Smunt, Krahenbuhl, Mann, Malay, Kessler  

Nays: None 

Absent: None 

Abstain: None 

Motion Carried. 

 

PASSED, this 3rd day of October, 2018. 
 

 

 

Chairman 
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Exhibit “A” 

Legal Description 
 

LOTS 1 AND 2 AND LOTS 5 AND 6 (EXCEPT THE SOUTHERLY 120 FEET OF 

SAID LOTS 5 AND 6) IN BLOCK 8 OF MILLINGTON’S ADDITION TO ST. 

CHARLES, IN THE CITY OF ST. CHARLES, KANE COUNTY ILLINOIS. 

PIN #09-34-106-001













Descriptive Statement for 515 Walnut St. 

The beautiful Greek Revival that stands in the Historical Millington District at 515 Walnut 
Street, St. Charles, IL was purchased by Elisha Freeman, a pharmacist and banker, from the 
Finch family in 1852. 

Elisha Freeman was a prominent member of society in St. Charles, in which he moved to from 
MA June of 1838. He purchased property and opened St. Charles' first and only drug store on the 
west side of the City (lot 8, block 39). The small 1 1/2 story framed building burned down in 
1868, at that time Mr. Wilson's Meat Market.  

In 1854 Mr. Freeman, with the company of George W. Waite, erected the first brick 3-story 
building in the block, located on West Main Street.  

In 1856, Elisha Freeman opened a private bank in this building, the first in St. Charles history, 
where he also sold drugs and groceries.   

The first St. Charles school was taught on the third floor of this building, where Mr. Freeman 
was one of the first Directors in District #8, and started the first public school in a small frame 
building across the street from the Mallory house.  

Elisha Freeman also served 3 terms as Justice of the peace, and was known to most as "Squire 
Freeman". 

The Walnut Street home that Elisha Freeman and his family lived in until 1959 has beautiful 
Greek Revival Architecture that include a wide band frieze, entablature, off-centered recessed 
entry and high stone foundation.  

Two additions were believed to have been made by the Huppertz family that resided in the home 
in the 1930's and include a garage addition with upper living quarters on the south elevation and 
a bedroom addition on the west elevation. All windows are wood and thought to be original to 
house and the pattern is 6:6. The home is well maintained and is worthy of Landmark 
Designation.  



515 Walnut St.                                          09-34-106-001                                 MILLTN/8/1 

 

2017  Brian/ Karen Graf 

1973  Yvonne M Mitchell  

1938  Bertha/Mary Elizabeth/ George Hupperty  

1900-1913 Laughlin Family  

Ethel Laughlin ($2500) => 1911 Nellie Jensen (50%) / Mae Watson (25%)/ Lolo Laughlin 

(25%) ($1.00) => 1913 Nellie Jensen/ Mae Watson  

1898  Wm G Waterman ($2500) 

1890-1897 Minard Family  

  Charles/ Abbie I Minard ($2500) => 1897 Sarah Minard ($1.00) 

1875  Clinton/ Margaret D. Wing ($4500) 

1859  Freeman Family  

  Elisha/ Maria/ Hannah Freeman (two loans of $1500 each) 

1852 Elisha Freeman ($1000) (According to the County, this is around when the home started 

to be built, with a finished date circa 1853). 

1850  Wm/Adelia Finch ($120) 

Prior  Ira/Sarah Minard 

 

 



Yvonne Mitchell Owner of The Freeman House (1972-2017) 

Upon purchasing the The Freeman Home in 1972, Vonnie knew the property had a history of 
prominence in community life. It was one of the largest and most stately homes in St. Charles 
and she was intent upon keeping with that tradition. 

Her home was part of the 2006 St. Charles Garden Club’s Garden Walk, of which Vonnie was a 
long-time member.  

The house was a regular meeting site of Thornapple Questers, the St. Charles chapter of a 
national organization dedicated to the study, preservation and conservation of historical objects. 

To celebrate the home’s pre-Civil War roots, Vonnie hosted numerous Halloween events in
which she and fellow members of Preservation Partners dressed in period clothing and 
entertained and educated with tales of frontier life. 

Antique Collecting was Vonnie’s greatest passion. Some of her artifacts can be seen in and 
around the property today. Especially prominent are the recently refurbished wrought iron entry 
posts, railings and gates. 

























AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Recommendation to approve a proposal for consulting 

services from HVS Convention, Sports & Entertainment 

Facilities Consulting for an Economic Impact and Cost-

Benefit Analysis of the Fox River Corridor Master Plan. 

Presenter: Rita Tungare, Community & Economic Development Director 

Meeting:  Planning & Development Committee Date:  October 8, 2018 

Proposed Cost:  $72,000 plus  max. 

$5,500 out-of-pocket expenses 

Budgeted Amount:  $400,000 for the 

Active River Preliminary  Engineering 
Not Budgeted:     ☐ 

In May 2018, the City issued a Request for qualifications (RFQ) from professional consultants to assist 

with conducting an economic impact analysis for attraction improvements outlined in the 2015 updated 

Fox River Master Plan. City Council had expressed a strong interest in understanding through an 

economic and cost-benefit analysis what the return on investment would be, before committing to 

preliminary engineering design work for the Active Fox River project.  

The City received three responses to the RFQ and conducted interviews with all 3 consultants.  St. 

Charles Park District staff participated in a review of the responses as well as in the interview process. 

Based on the methodology and approach and an understanding of the firm’s professional reputation and 

experience with other similar projects, staff recommends engaging HVS Convention, Sports and 

Entertainment Facilities Consulting. 

Tom Hazinski, Managing Director of HVS will be present at the meeting to give a presentation of their 

proposal and to respond to questions from the Committee.  The estimated timeline from contract to 

completion of the study is 12 to 14 weeks.   

Attachments (please list): 

 Proposal from HVS 

 Economic Impact and Cost Benefit Analysis from HVS 

Recommendation/Suggested Action (briefly explain): 

Recommendation to approve a proposal for consulting services from HVS Convention, Sports & 

Entertainment Facilities Consulting for an Economic Impact and Cost-Benefit Analysis of the Fox 

River Corridor Master Plan. If recommended for approval, a formal contract will be placed on an 

upcoming City Council meeting for approval and execution.   
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PROPOSAL TO PROVIDE CONSULTING SERVICES 

Economic Impact and  
Cost-Benefit Analysis 
ST. CHARLES, ILLINOIS 

 

 

  

 

SUBMITTED BY: 
HVS CONVENTION, SPORTS & ENTERTAINMENT FACILITIES CONSULTING 
205 WEST RANDOLPH, SUITE 1650 
CHICAGO, IL 60606   
312-587-9900 
 
WWW.HVS.COM 
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Facilities Consulting 
Chicago, Illinois 

 

 

June 18, 2018 

Rita Tungare, AICP 
City of St. Charles 
Two East Main Street 
St. Charles, IL 60174 
630-377-4400 
rtungare@stcharlesil.gov 
 
 Re: Request for Qualifications  

Economic Impact and Cost-Benefit Analysis 

Dear Ms. Tungare, 

HVS Convention, Sports & Entertainment Facilities Consulting (“HVS”) is pleased 
to present this proposal to provide an Economic Impact and Cost-Benefit Analysis 
of  visitor attractions along the Fox River in St. Charles, Illinois.  

HVS is the largest hospitality consulting firm in the world and brings extensive 
experience in analyzing hospitality developments and tourism attractions and 
clearly articulating our findings and recommendations to decision makers.  

Because of our extensive experience in working with public-sector owners of 
various types of attractions and venues, we can clearly articulate our 
recommendations to decision makers. Our principals have advanced degrees in 
public policy analysis, as well as experience serving in state and local government. 
HVS brings a unique understanding of the public policy decision-making process to 
each of our public-sector engagements. 

On behalf of our team, we are excited about this important project, and we look 
forward to hearing from you. 

Very truly yours, 

 

 

Thomas Hazinski, Managing Director 
HVS Convention, Sports & Entertainment Facilities Consulting 
thazinski@hvs.com 

 

 

 
 
 

 

205 West Randolph 

Suite 1650 

Chicago, Illinois 60606 

+1 312-587-9900 

+1 312-488-3631 FAX 

www.hvs.com 

 

 

 

 

 

http://www.hvs.com/
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1.  Firm Description 

Tom Hazinski will serve as the main contact for our firm regarding this submittal: 

Thomas Hazinski, Managing Director 
HVS Convention, Sports & Entertainment Facilities Consulting 
205 West Randolph, Suite 1650 
Chicago, IL 60606 
Phone: 312-587-9900 
Email: thazinski@hvs.com 

Since 1980, HVS, the leading global hospitality consulting organization, has 
provided financial and valuation consulting services for over 35,000 assignments 
throughout the world for nearly every major industry participant. Our professional 
staff of more than 450 industry specialists offers a wide range of services, 
including market feasibility studies, valuations, strategic analyses, impact studies, 
advisory and development planning, and litigation support. With over 51 offices in 
13 countries, we offer one of the most comprehensive knowledge bases in the 
industry. Last year alone, HVS completed more than 3,000 feasibility studies, 
appraisals, and consulting engagements. HVS is respected worldwide by 
developers, underwriters, operators, and investors. We operate independently as 
consultants and have no ownership in any venues. 

By engaging HVS for this assignment, you will benefit from access to some of the 
most experienced hospitality consultants in the industry and the industry’s most 
comprehensive databases. Our reputation among investors, bankers, rating 
agencies, developers, and public officials is extremely important to us and ensures 
that we pay close attention to each engagement we accept. HVS offer a wide range 
of skills and experience in the analysis of a variety of land uses including hotels, 
convention and conference centers, civic and event centers, water parks, 
entertainment and arts centers, sports facilities, restaurants, casinos, and other 
land uses related to hospitality and tourism. 

Since 2001, HVS has served public and private owners of convention, sports and 
entertainment facilities. We have completed hundreds of assignments throughout 
the world analyzing the feasibility of convention and conference facilities, event 
and performing arts centers, hotels, water parks, mixed-use hospitality 
developments, civic centers, sports facilities, tourism attractions, and other public 
assembly facilities. We serve owners through the life-cycle of public facilities 
ownership from the project inception and throughout their operation and ongoing 
improvement. 

HVS Firm History 

  

HVS Convention, 
Sports & 
Entertainment 
Facilities Consulting 
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We have performed numerous market, operational, feasibility, and economic 
impact studies of public assembly projects. Our studies often appear in municipal 
bond offering statements, and our staff has presented these studies to rating 
agencies, bond insurers, and investors. As a global hospitality consulting firm, HVS 
has many resources at its disposal that our competitors lack. 

HVS prides itself on providing public sector clients with analysis and 
recommendations designed to result in the most efficient use of public resources. 
We regularly recommend against projects and suggest modifications to prior 
assumptions whenever necessary. The HVS team regularly works for municipal 
clients - approximately 90 percent of our work is conducted for public-sector 
clients. 

The HVS team regularly works for municipal clients and tourism agencies 
providing analysis of public assembly facilities. Many of our projects require our 
team to assist the community in consensus building and providing a public process 
to include multiple stakeholders in the decision-making process. Our team 
members have led a variety of public meetings with stakeholders. We commit to 
work with closely with the leaders and stakeholders in Kissimmee to ensure our 
recommendations reflect the local community. 

 

Objective Advice to the 
Public Sector 

Public Input Process  
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KEY STAFF 

The following HVS staff assigned to this project bring the mix of market 
knowledge, industry experience, and analytical skills needed for the assignment.  

Thomas A. Hazinski, Managing Director of HVS Convention, Sports & 
Entertainment, has over 20 years of experience in the public policy arena as a 
public official and as a consultant. He specializes in providing economic and 
financial research to public agencies and private developers involved in economic 
development initiatives. For the past fifteen years, Tom has specialized in the 
analysis of convention, sports, and entertainment markets and associated real 
estate developments. In January 2001, he started the Chicago office of HVS as its 
Managing Director. Tom holds a Masters Degree in Public Policy from the Harris 
School of Public Policy at the University of Chicago, where he specialized in 
municipal finance. He completed four years in the post-graduate degree program, 
including doctoral course-work, before leaving to pursue active management. 
Tom's first employment in the public sector was with the Chicago Park District, 
where he created a "Revenue Estimates Book" which is still used today. He also 
worked for the City of Chicago's revenue estimation department. Tom has 
managed over 400 assignments related to the analysis of public assembly facilities 
He has studied mixed-use developments with tourism attractions in New Orleans, 
Chicago, Loveland, Colorado, and Eastern Kentucky. He assisted the City of 
Madison, Wisconsin in evaluating development proposals for Judge Doyle Square, 
a two-block site in the central business district. He has also provided feasibility 
analysis for mixed-use hospitality developments in Cicero, Illinois; Edmonton, 
Alberta; and Joliet, Illinois. He led the firms work for youth sports complexes in 
Overland Park, Lee’s Summit, Jacksonville, and St. Louis County. He has also led the 
work for outdoor sports facilities in Evanston, IL, Raleigh, San Antonio, and 
Cleveland. 

Tom would serve as principal consultant.  

 

Catherine Sarrett is a Senior Director with HVS Convention, Sports & 
Entertainment and performs market analysis and feasibility studies for 
convention, conference, sports, and entertainment facilities. Cathy has spent over 
15 years in the convention, sports and entertainment field as a consultant, 
financial analyst, and owner’s representative during design and construction. 
Cathy has performed the feasibility analysis for youth sports complexes in St. Louis 
County and Lee’s Summit, Missouri, Fishkill and Verona, New York, Wichita, 
Kansas, and Jacksonville. Cathy has studied mixed-use recreational and 
entertainment developments in Loveland and Colorado Springs, CO; Fishkill, NY; 
Evanston, IL; San Antonio, TX; St. Louis County, MO; Milwaukee, WI; Lloydminster, 
Alberta; and Verona, NY. Cathy also served as the owner’s Senior Director for the 
design and development of the Wells Fargo Center in Philadelphia, PA. Cathy 
received her Bachelor of Science in Civil Engineering from Duke University and 

Thomas Hazinski  

 

Catherine Sarrett 
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spent several years as a structural engineer before entering the Wharton School of 
the University of Pennsylvania where she received her Master’s of Business 
Administration in Finance Marketing.  

 Cathy would serve as feasibility consultant. 

 

Alex Moon is an Associate at HVS Convention, Sports & Entertainment. He provides 
research support for senior HVS staff in the performance of market, feasibility, tax, 
and impact studies. Alex earned his Bachelor of Arts in Mathematics, Economics, 
and Mathematical Methods in the Social Sciences (MMSS) from Northwestern 
University. He recently provided economic and fiscal impact analysis for the 
Broward County Convention Center and proposed headquarters hotel, the 
development of new convention center in Albany, New York, and the impact of the 
proposed National Museum of African American Music in Nashville. He analyzed 
the economic impacts of hotel and conference centers in Allen, Texas, Port Sanilac, 
Michigan, and Cedar Hill, Texas. He provided the impact analysis for a large mixed-
use resort development in Honolulu County, Hawaii and assessed the impacts of 
the Duke Energy Center for the Performing Arts in Raleigh, North Carolina. He also 
conducts the firm's annual economic impact analysis of the Phoenix Convention 
Center, which is an annual contract through 2018.  

Alex would serve as analyst. 

Jorge Cotte is an Associate at HVS Convention, Sports & Entertainment. He 
provides research support for senior HVS staff in the performance of market, 
feasibility, tax, and impact studies. Jorge earned his Bachelor of Arts in Economics 
from the University of Chicago. He recently provided research and analysis for 
various tourism attractions in Loveland, Colorado, a mixed-use tourism 
development in Madrid, Spain, and event and meeting space for Hubbard Street 
Dance Company in Chicago. He also assisted with analysis of a waterpark 
development in Marbella, Spain, a mixed-use entertainment development in 
Muskegon, Michigan, and tourism developments in Shiller Park, Illinois.   

Jorge would serve as analyst. 

 

 

 

Alex Moon 

 

Jorge Cotte 
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SIMILAR PROJECT EXPERIENCE 

While each HVS consulting engagement presents unique challenges, many of our 
assignments are similar to the study requested by the City of St. Charles.  
Following are some examples of our relevant work. 

The State of Colorado Regional Tourism Act (“RTA”) creates a funding mechanism 
to help local governments to undertake large-scale regional tourism projects. To 
qualify for this state program, local governments must demonstrate that the 
projects:  1) are extraordinary and unique, 2) would generate a significant increase 
in out-of-state tourism, 3) generate substantial sales tax revenue, and 4) would not 
occur without the use of State Sales Tax Incremental Revenues. The City of 
Loveland, Town of Windsor and Larimer County, Colorado joined together to 
create and support an RTA application to the Colorado Economic Development 
Commission. These entities have contracted with a private 501(c)3 non-profit, Go 
NoCO, to lead the application process. Go NoCO engaged HVS Convention, Sports & 
Entertainment to conduct market analyses of various projects included in their 
RTA application. In our role as an independent consultant to Go NoCO, HVS 
provided research and analyses of six tourism projects including hotel, visitor 
attraction, sports venues, and a whitewater attraction. For each of the projects 
under consideration, HVS 1) estimated the amounts of out-of-state visitation 
generated by the proposed tourism developments, and 2) analyzed whether the 
projects would be feasible in the absence of RTA financial assistance and other 
potential public incentives. 

 

 

The Kentucky Chamber of Commerce Foundation engaged HVS to conduct a 
tourism assessment of southeastern Kentucky. The Chamber wanted to 
understand the existing tourism amenities and evaluate the potential of a new 
destination resort and other potential attractions. HVS assessed the local market 
and existing tourism amenities and gathered data on tourism and travel trends for 
the Eastern Kentucky region. We assessed six comparable destination resorts and 
four comparable tourism-based communities and evaluated demand and room 
night projections and recommended a program for a proposed resort facility in the 
Kentucky region. Our analysis also included evaluation of other potential visitor 
attractions and entertainment land uses that would complement the proposed 
resort and we prepared program recommendations and demand/attendance 
projections. Our analysis also evaluated and compared three sites for their 
suitability for recommended resort and identified potential funding sources for the 
development. 
 

 

Loveland,  CO  
Tourism Opportunities 
Assessment 

 

Kentucky  
Tourism Assessment 
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HVS and Ginkgo Planning & Design was hired by the City of Ottawa to update their 
current comprehensive and downtown plans. The current comprehensive plan, 
adopted in June 2002, provided an overall land use plan and guide for future 
growth and development. Our team is considering specific locations for particular 
uses and updated the future land use map and added additional detailed sub-area 
plans for key redevelopment locations. Downtown Ottawa is the driver of the 
community and the 2008 flooding event affected its economic viability. With the 
city's acquisition of key parcels in the downtown, the city needed a detailed 
physical plan to address site specific strategies, market feasibility, parking needs 
and locations, and general traffic flow. HVS provided analysis of Ottawa as a tourist 
destination, identifying additional tourism opportunities, and determining 
potential uses and types of venues/attractions that might be appropriate for the 
Downtown Waterfront Redevelopment Area. In 2016, the project received the 
2016 Daniel Burnham Award for Outstanding Comprehensive Plan from the 
American Planning Association Illinois Chapter.   
 

 

HVS Convention, Sports, & Entertainment was recently hired as part of a multi-
disciplined team to provide a Tourism Plan for Route 53 in Will County, Illinois - a 
25-mile corridor just south of Chicago that includes portions or historic Route 66. 
The plan addressed the incorporation and enhancement of business, tourism, and 
environmental concerns into a cohesive document that helped establish this 
corridor as a destination. The plan was adopted by the County and subsequent 
municipalities and will be utilized to help guide development in the corridor. We 
analyzed the existing and potential hospitality and visitor-related assets for the 
tourism plan. Our team included architects, urban planners, and traffic 
consultants. Our report was provided in 2013. 

 

 

A private hotel entity "(Client") engaged HVS Convention, Sports & Entertainment 
to conduct an analysis of a proposed entertainment development in Virginia. The 
proposed Family Entertainment Center could enhance the demand potential of 
leisure and tourism visitation for their hotels and allow it to compete more 
effectively for tourism room nights. The client was seeking ways to extend guests' 
stays and increase annual room nights, especially during shoulder months. A 
Family Entertainment Center combines a set of attractions to create a destination 
appeal. Like a small-scale amusement park, these venues typically carry games and 
activities that can attract a range of ages from children to teenagers, and 
occasionally adults. These establishments can generate significant revenue 
through a food and beverage operation. HVS studied the feasibility of a Family 
Entertainment Center and determined its impact on the rate and occupancy of the 
existing hotels.  The study included a market and demand analysis, site analysis, 

Ottowa, Illinois  
Tourism Opportunities 
Comprehensive Plan 

 

Route 53 Corridor,  
Illinois  
Route 53 Tourism Plan 

 

Confidential, Virginia  
Family Entertainment 
Development 
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and feasibility analysis, as well as the development's impact on the existing hotel 
performance.  

 

 

HVS was hired by Navy Pier Inc. to provide an Economic Impact Analysis of 
planned pier improvements.  The improvements are planned over 2 phases and 
include enhancements to current offerings at the Pier as well as new facilities and 
events.  HVS analyzed historical usage and visitation to the Pier and provided 
forecasts of future visitation/attendance to the Pier based on changes. We 
analyzed Navy Pier spending based on customer survey data and breakdowns of 
Navy Pier revenues by source. We then provided estimates of the type and 
amounts of off-pier spending, which serves at the basis for the economic impact 
estimates. We projected direct impacts (new spending by impact generators), 
indirect impacts (business purchases related to spending), and induced impacts 
(personal income related to spending.) HVS also provided a fiscal impact analysis, 
estimating annual new tax revenue generated by the project for the City, County 
and State governments. HVS analyzed the impact of the Pier on 11 tax sources. 
 

 

HVS provided an analysis of a re-development of the upper terminal facilities at 
the Banff Gondola Attraction. The goal of the redevelopment was to allow for 
incremental revenue generating opportunities.  Existing facilities include a gift 
shop, snack shop, cafeteria, and restaurant. The development plans may include 
expansion to include event space, retail and food and beverage. HVS developed a 
business plan for new facilities to validate the required capital expenditure. HVS 
analyzed market and tourist visitation data and researched comparable 
attractions. HVS analyzed and provided recommendations on food and beverage, 
group meeting/event, and retail opportunities. This research allowed us to model 
and project the demand and financial operations of the planned upper terminal 
facility improvements. 

 

 

In 2015, Iberia Bank hired HVS to conduct an appraisal of the proposed Crowne 
Plaza Hotel, Aquatic Center and Sports Complex in Goodard, Kansas. The project is 
anticipated to include a 141-room hotel with 5,400 square feet of meeting and 
banquet space, an 8 lane Olympic-sized competition pool, a 6-lane training pool, 
and a baseball complex with four regulation fields, and associated amenities. As 
part of the appraisal analysis, HVS Convention, Sports & Entertainment estimated 
the event demand from the Aquatic Center and Sports Complex, as well as 
projected room nights generated from that demand by type of event and month. 

Chicago,  Illinois  
Navy Pier Economic 
Impact 

 

Banff,  Alberta  
Banff Gondola 
Attraction 

 

Wichita,  Kansas  
Wichita Aquatic Center 
and Sports Complex 
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Our analysis provided a combined financial proforma for all the elements of the 
development.  In 2016, HVS was asked to update our report for financing 
purposes.  
 

 

The Wild Horse Pass Development Authority (the "Authority") was considering the 
purchase and relocation of the existing theme park named Rawhide Western Town 
& Steakhouse ("Rawhide") to the Gila River Indian Community in Chandler, 
Arizona. The Authority manages Wild Horse Pass - a 2,400-acre master planned 
development area - for the Gila River Indian Community. The Authority was 
considering making a bid for the attraction and relocating it. To inform their 
decisions, the Authority retained HVS Convention, Sports & Entertainment 
Facilities Consulting ("HVS") to estimate the value of Rawhide under several 
scenarios. HVS provided a thorough analysis of market conditions, comparable 
facilities, attendance data, and financial operations for Rawhide, as well as a 
valuation estimate for the property. Estimation of value also included analysis of 
the impact of the theme park on existing community assets including: a casino, a 
hotel resort and spa, equestrian center, and golf resort. 

 

 

The Town of Mammoth Lakes, California engaged HVS Convention, Sports & 
Entertainment Facilities Consulting to conduct a market study for the development 
of outdoor entertainment and cultural event facilities in Mammoth Lakes. The 
purpose of this study was to assess the events market, analyze potential sites for 
the proposed facilities, and project future demand. Mammoth Lakes seeks to foster 
economic development through the expansion of the events industry in Mammoth 
Lakes. HVS provided the feasibility study, including facility program 
recommendations, and demand and financial operating projections, as well as a 
site analysis on 13 site possibilities.  

 

 

HVS Convention, Sports & Entertainment conducted an independent market and 
feasibility analysis of the development of a Sports and Event Center in Colorado 
Springs, Colorado for Colorado Springs Forward. The proposed Sports and Event 
Center could provide multiple benefits to Colorado Springs, supporting the City’s 
sports tourism efforts and providing an event venue for the National Governing 
Bodies for Olympic sports headquartered in the City. The Sports and Event Center 
could also provide a modern, downtown venue for the City’s professional sports 
teams. HVS studied both indoor and outdoor multi-purpose events, as well as 
development of a professional minor-league stadium.  We are providing the 

Chandler,  Arizona  
Rawhide Theme Park 

 

Mammoth Lakes,  
California  
Mammoth Lakes 
Events Center 

 

Colorado Springs,  
Colorado  
Proposed Sports and 
Event Center 
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following analysis for the potential venues in the development: event demand and 
attendance projections, a comprehensive operating financial statement, economic 
impacts, and operating and financing options.  HVS submitted its report in 
February 2017. 

 

 

A private developer hired HVS to provide a feasibility study of an amphitheater 
development in Indianapolis. The proposed site is a near Lucas Oil Stadium in 
downtown Indianapolis and is part of the RACER (Revitalizing Auto Communities 
Environmental Response) Trust, a trust established to revitalize former GM 
locations. The developer intended to own and operate the facility, planned to 
include 16,000-18,000 seats. A feasibility study was required for planning and 
financing purposes. HVS provided the feasibility study, including demand and 
financial operating projections, as well as financing strategies and a return on 
investment analysis.  

REFERENCES 

We encourage the City of St. Charles to contact our clients listed below. HVS 
provides objective and valuable advice, which is the reason our clients are satisfied 
and many of them engage us for multiple projects. 

Project:  Loveland RTA Project Analysis – WhiteWater River Attraction 

 
Ms. Betsey Hale 
President, Former Economic Development Director, City of Loveland 
Three Rivers Development Corporation 
19 East Market Street, Suite 201 
Corning, NY 14830 
607-962-4693 
bhale@3riverscorp.com   
 

Project:  Eastern Kentucky Tourism Study Destination Resort and 
Tourism Assessment 

 
Mr. Dave Adkisson 
President & CEO 
Kentucky Chamber of Commerce 
464 Chenault Road 
Frankfort, Kentucky, 40601 
502-695-4700 
davida@kychamber.com 
 

Indianapolis,  Indiana  
Outdoor Amphitheater 
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Project:  Mammoth Lakes Entertainment and Cultural Event Facilities 

 
Mr. Stuart Brown 
Director 
Town of Mammoth Lakes 
437 Old Mammoth Road 
Mammoth Lakes, California 93546 
760-934-8989 
sbrown@ci.mammoth-lakes.ca.us 
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2.  Approach and Methodology 

The City of St. Charles, IL seeks an analysis of the impact and benefits of several 
potential new attractions along the Fox River.  In 2015, the River Corridor 
Foundation, in partnership with the City of St. Charles and the St. Charles Park 
District, spearheaded an update to the Fox River Corridor Master Plan. This plan 
provided a conceptual framework for increased utilization of the Fox River 
through the creation of unique attractions. The City is interested in defining the 
economic impact and benefits to determine the return on investment for these 
potential attractions.   

We designed our scope of services to meet your goals and allow us to provide our 
findings and recommendations according to schedule. The figure below 
summarizes the tasks involved in our proposed scope of services.  

SUMMARY OF THE SCOPE OF SERVICES 

Task Description

Phase 1

1 Project Orientation and Fieldwork 

2 Market Assessment

3 Interviews

4 Participation Trends

5 Comparable Venue Analys is

6 Bui lding Program Review and Recommendations

7 Demand and Attendance Projections

8 Hotel  Room Night Projections

9 Interim Workshop

10 Financia l  Projections

11 Economic and Fisca l  Impact Analys is

12 Cost Benefi t Ranking

13 Reporting   

HVS will conduct the following analysis on all attractions outlined in the RFQ: 

• Riverpark Concept 

• Riverpark Concept Alternative 

• River Walk and Connectivity  

• Bridgeview 

• Recreational Assets 

• Cultural Assets 

Understanding of the 
Assignment 

Approach to the Scope of 
Services 
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We will meet with you and/or your representatives to discuss our study in more 
detail and to formulate a schedule for performing the engagement. At this time, we 
will gather any information from you that may assist us in performing this 
assignment, including data and key contacts. We will conduct interviews with 
business and government representatives, collect statistical data, and investigate 
the market area. During our initial visit HVS will: 

1. Meet with client representatives to discuss the goals of the project and 
the parameters our analysis; 

2. Tour the sites, downtown, and surrounding area; 

3. Obtain previous studies and reports relevant to this project; 

4. Assess the site potential for access and the supportive nature of 
surrounding land uses as they relate to the facility; 

5. Gather statistical data relating to general economic and demographic 
trends that indicate future demand potential; 

6. Identify existing venues in the market area and plans for expansions, 
upgrades, or new facilities; and 

7. Gather data and research on revenue and expense factors relating to 
local conditions such as rental rates, food and beverage revenue, labor 
costs, energy rates, and other factors. 

HVS will assess key market variables and economic data, culminating in an 
analysis of the following: 

▪ Local area conditions 

▪ Demographic and economic characteristics 

▪ Work force characteristics 

▪ Projected economic growth 

▪ Business climate and major employers 

▪ Corporate presence 

▪ Colleges and universities 

▪ Sport and event facilities  

▪ Arts, culture, and entertainment 

▪ Leisure and tourism and future expected trends  

▪ Proposed development initiatives 

The resident population surrounding an attraction facility is an important 
indicator of demand potential for all types of usage. Drive times, access to public 
transit, and overall accessibility of a venue are good indicators of potential 
patronage. The success of a recreational and sports facility lies in its ability to 

Task 1:           
Project Orientation and 
Fieldwork  

Task 2:                    
Market Assessment 
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develop programming that appeal to a broad cross-section of the marketplace. A 
market’s age distribution can be a decisive factor in determining potential event 
demand and provide insight into the types of events and programs that the market 

will support. HVS will assess the economic and demographic characteristics of the 
local population in terms of these factors. 

Because tourism visitation is critical to the analysis of potential demand for the 
proposed attractions, HVS will gather visitor statistics from local tourism. HVS will 
assess historical and future trends. Key market variables and economic data would 
include: 

• Trends in market-wide visitation and its relationship to overall economic 
conditions and per-capita spending for visitors  

• Demographic and economic characteristics of visitors 

• Geographic sources of visitation 

• Means of transportation  

• Seasonal patterns of visitation 

• Hotel supply and demand  

• Proposed development of new tourism amenities in area 

• Comparison with other tourism destinations 

• Future expectation for growth in tourist visitation 

This tourism analysis will provide a basis for estimating the market penetration of 
the proposed attractions.  

HVS will interview key informants to better assess the future demand levels of the 
proposed Whitewater Park project. HVS may interview the following: 

• Representatives of the City of St. Charles and the Greater St. Charles CVB to 
gather data related to visitors and trends. 

• Business and government officials to collect and discuss relevant market 
data. 

• Local tourism, chamber of commerce representatives, economic 
development agencies and other related organizations, to gather 
information about future economic growth, stability, or decline. 

• Event promoters/planners that are active in the market to solicit their 
views on the proposed attractions.  

• Representatives of kayaking, rafting, paddle board and related associations 
that may plan or sponsor competitions and events. We will seek 
information the potential utilization of the proposed facility. 

Task 3:                         
Interviews  
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• Persons representing other possible local demand sources to discuss their 
potential utilization of the venue. 

HVS will research participation trends in the three primary water activities taking 
place at whitewater parks: kayaking, rafting, and stand-up paddling. This analysis 
will provide background information necessary to assess the demand potential of 
the proposed Riverpark in St. Charles.  For this analysis, HVS will utilize a variety 
of data sources, including the 2017 survey of outdoor sports participation 
conducted by the Outdoor Foundation and a 2015 survey of paddlesport 
participation also conducted by the Outdoor Foundation in association with The 
Coleman Company, among other sources. 

HVS will analyze comparable river-based recreation facilities and attractions. 
Facility attributes to be compared include: 

▪ Facility size, amenities, and overall quality, 

▪ Unique destination appeal and theme characteristics, 

▪ Numbers and types of sports/recreation uses, 

▪ Levels of event demand and other performance variables, 

▪ Attendance data by event type and demand segment, 

▪ Pricing strategies and schedules for entry or per use of amenity, 

▪ Data for other events held at the venues, 

▪ Other operational characteristics as available, 

▪ Marketing resources, and 

▪ Other factors that may affect each facility’s demand potential. 

HVS will review the existing development plans and provide recommendations 
based on our market research, user interviews, input from facility operators, and 
what we learn in our evaluation of comparable facilities, which will culminate in 
facility recommendations that may be appropriate for St. Charles.  

HVS will quantify the attendance and event demand for the proposed attractions 
from opening through a stabilized year of demand. HVS will conduct a market 
segment/attendance origins analysis in order to define the potential market 
segments for the attractions, to include overnight stays, local resident, and visitor 
markets. 

HVS will provide the attendance/demand for a ten‐year projection period. We will 
estimate potential future attendance for the attractions, including early year and 
stabilized attendance.  

Task 4:                         
Participation Trends  

Task 5:                    
Comparable Facilities 

Task 6:   
Building Program 
Review and 
Recommendations 

Task 7:  
Demand and 
Attendance Projections 
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HVS will estimate the number of attendees that would require overnight stays in 
the local market and the number of room nights generated. Our analysis will 
provide room night projections through a stabilized year of demand. 

Upon completion of the above market and demand analysis, HVS will hold a 
workshop with client representatives to present and discuss our initial findings 
and recommendations. Assuming that the recommendations are positive and that 
a consensus is reached, HVS will proceed with following analysis. 

HVS uses sophisticated and proprietary software, the HVS CSE Venue Model© (the 
“Venue Model”) to model venue/attraction financial operations. The HVS Model is 
a Microsoft Excel based program that facilitates the analysis and presentation of 
facility demand and financial projections. The Venue Model is extremely flexible, 
allowing the user to specify the appropriate building program, event types and 
characteristics, financial parameters, and revenue and expense line items that 
uniquely describe the operations of any public assembly venue. It produces 
forecasts of demand and financial operations for a ten-year period.  

HVS will incorporate demand, revenue, and expense assumptions into the Venue 
Model to reflect the recommended improvements and their demand and operating 
implications. HVS enters the estimated number of events and average attendance 
by type of event into the operating Venue Model, which produces estimates of 
revenue and expense annually over the projection period. The description of 
financial projections will include a detailed line-by-line account of all revenue 
sources and expenses. The forecast of financial operations covers the same five-
year period as the demand projections.  

The key to an accurate impact analysis is to estimate the net new activity in St. 
Charles caused by the development of the proposed attractions.  HVS uses the HVS 
CSE Impact Model© (the “Impact Model”). The Impact Model allows the user to 
input spending estimates that reflect the levels of spending that are unique to the 
local community. HVS will measure the new visitation to the community and the 
resulting new economic impacts. 

HVS will calculate the associated spending and measure the following types of 
new spending impacts: 

• Overnight visitor spending  

• Day visitor spending 

• Event organizer spending  

HVS will estimate the following types of spending impacts in the analysis: 

• Direct impacts include the visitor expenditures, payroll, and 
employment resulting from the events and operations occurring at the 
venue. 

Task 8:  
Room Night 
Projections 

Task 9: 
Interim Findings 
Workshop 

Task 10:  
Financial Projections 

Task 11:  
Economic and Fiscal 
Impact Analysis 
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• Indirect impacts are the supply of goods and services resulting from 
the initial direct facility-related spending.  

• Induced impacts represent the change in local consumption due to 
the personal spending by employees whose incomes are affected by 
direct and indirect spending.  

HVS will use the IMPLAN input-output model to estimate indirect and induced 
impacts. IMPLAN is a nationally recognized model commonly used to estimate 
economic impacts. An input-output model generally describes the 
commodities and income that normally flow through the various sectors of 
the economy. The indirect and induced expenditure, payroll, and employment 
effects result from the estimated changes in the flow of income and goods 
caused by the projected direct impacts. IMPLAN data are available by state, 
county, and zip code levels. 

Fiscal impacts represent the incremental tax revenue collected by the City 
associated with the net new spending related to the activity at the proposed 
property. For example, our analysis estimates the hotel tax revenue from an 
overnight stay and considers this a fiscal impact. HVS will gather data from 
the municipality on tax rates. Combining this tax rate information with our 
spending projections, HVS will estimate the impact on a variety of state and 
local taxes, including sales, income, hotel, food & beverage, car rental, 
property, and others as applicable. The analysis will result in an estimate of 
new tax revenue associated with the project in inflated dollars for a stabilized 
year of demand. 

HVS assumes that building cost estimates will be provided by client architects.   
We will provide a cost benefit ranking based on which attractions will generate a 
positive value proposition when comparing the anticipated capital costs of the 
improvement to the increase in interest in visitors/tourism, redevelopment 
opportunities, and tax generation (i.e. which proposed improvement will create 
the most interest in redevelopment and tourism for the lowest cost). 

Before our initial fieldwork, we will provide a detailed information request letter, 
establish an agenda for a project kick-off meeting, and schedule all other necessary 
meetings. After completion of the market and demand analysis, we will issue a 
draft report and convene an in-person meeting to discuss our interim findings. We 
make any necessary adjustments to the remaining scope of work. Upon completion 
of our study, we will submit a draft report and convene an in-person meeting to 
discuss our findings. We will provide a fully-documented narrative report that will 
explain our findings, assumptions, and recommendations. Reports will be provided 
electronically in PFD format.  
 

Task 12:  
Cost Benefit Ranking 

Reporting 
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3.  Timeline 

We propose a 12-week schedule, beginning from the date of our fieldwork. The 
figure below illustrates our proposed schedule. We are available to begin the 
project on July 16, 2018 and commit to completing the analysis by the end of 
September 2018. 

PROPOSED SCHEDULE 

Task Description W-1 W-2 W-3 W-4 W-5 W-6 W-7 W-8 W-9 W-10 W-11 W-12

Project Orientation and Fieldwork M

Market Assessment

Interviews

Participation Trends

Comparable Venue Analys is

Bui lding Program Review and Recommendations CC

Demand and Attendance Projections

Hotel  Room Night Projections

Interim Workshop M

Financia l  Projections

Economic and Fisca l  Impact Analys is

Cost Benefi t Ranking

Reporting CC DR, M

M = Meeting
CC = Conference Call
DR = Draft Report
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4. Fees 

We propose to perform the scope of services presented in the proposal for a fee of 
$72,000. A retainer of $18,000 will be due upon authorization to proceed. After 
this initial payment, you will be invoiced monthly for fees based on the percentage 
of work completed and for the expenses incurred during the previous month. The 
final balance of fees and expenses is due upon receipt of the draft report. All 
outstanding invoices must be paid in full before delivery of report products. 

In addition to the fees presented above, you agree to reimburse us for reasonable 
out-of-pocket expenses incurred on your behalf.  We will bill expenses at cost. 
Expenses will include all travel related expenditures for 5-person trips, the cost of 
all data from third-party data sources including ESRI ($350), STR ($450), and 
IMPLAN ($1,200-$2,000 depending on impact area) data, and the production of 
presentation materials and reports.  We do not expect expenses to exceed $5,500.  

The following are our hourly rates for HVS staff for services requested outside our 
scope of services: 

HVS HOURLY RATES 

Position Hourly Rate 

Managing Director $350 

Senior Director $300 

Director $250 

Project Manager $200 

Associate $150 

Staff $90 

 

 

 Rates 
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5.  Additional Information 

 

Included in this section are firm qualifications materials, including resumes and 
project information. 
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HVS CONVENTION, SPORTS, & ENTERTAINMENT FACILITIES CONSULTING, A DIVISION OF HVS GLOBAL 

HOSPITALITY SERVICES BASED IN CHICAGO, ILLINOIS, PROVIDES INDEPENDENT AND OBJECTIVE ECONOMIC AND 
FINANCIAL CONSULTING AND ADVISORY SERVICES TO PUBLIC AGENCIES AND PRIVATE DEVELOPERS OF 
CONVENTION, SPORTS, AND ENTERTAINMENT FACILITIES.  OUR STAFF IS DEDICATED TO HELPING IMPLEMENT YOUR 

PROJECTS BY PROVIDING RIGOROUS ANALYSIS DURING THE PLANNING PROCESS AND EXPERT ADVICE ON 
DEVELOPMENT DECISIONS. 

Hospitality Investment 
Banking & Brokerage

Market 
Research

Development 
Assistance

Economic & 
Fiscal 

Impact Studies

Tax 
Forecasts

Independent 
Feasibility 

Studies

HVS Convention, Sports & 
Entertainment Facilities 

Consulting

Financing & 
Transaction 
Assistance

Hotel Valuation

Asset Management

Hospitality Consulting

Organizational Assessments

Executive Search

Interior Design

Property Tax Services
Gaming

Litigation Support

Marketing & 
Communications

Operations & 
Management Strategy

Hotel Management

Timeshare Consulting

Restaurant Management & 
Consulting

Parking Solutions

Golf Services

 

HVS Convention, Sports & Entertainment is a division of HVS International, a global consulting firm serving the 
needs of the hospitality and tourism industries. HVS has the expertise and capacity to plan, study, and 
implement large mixed use real estate projects anywhere in the world. 

The specialized staff of HVS Convention, Sports, & Entertainment Facilities Consulting has performed over 350 
assignments analyzing the feasibility of convention centers, headquarters hotels, stadiums, arenas, civic 
centers, motorsports facilities, tourism attractions, fairgrounds, water parks, and other economic development 
initiatives. We can serve our client from the early planning stages through financing and implementation of our 
projects. Our studies often appear in municipal bond offering statements. Rating agencies, bond insurers, and 
investors rely on our studies for independent and objective assessment of the costs, benefits and risks of real 
estate development. We specialize in planning and negotiating public/private partnerships and are one of the few 
firms that understand both the public and private sides of development issues.  
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 Our Clients 

• Public Facility Authorities • Economic Development Agencies 
• Planning Departments • Municipal Finance Departments 
• Convention and Tourism Agencies • Lenders, Investment Banks 
• Non-Profit Groups 
• Private Developers  

• Non-Governmental Entities involved in Publicly 
Supported Development Projects 

Types of Services 

 • Independent and expert opinions on project feasibility 

• Studies used to support project financing 

• Reports are available to use in municipal bond offering statements, public offering documents and 
private placement memorandums 

• Financial modeling 

• Extensive experience in presenting studies to policy makers and to the investment community 
 

• Analysis of the relationship between the economics and demographics of a community and its proposed 
development initiative 

• Extensive databases on comparable facilities   

• Variety of survey and interview techniques targeted to potential users  
 

• Business and financial plan creation 

• Market-based building program plans and development  

• Development of team solicitation and selection  

• Development and operating agreement negotiation 

• Market strategies development 

• Familiarity with all phases of the development process, including the early phases of project 
conceptualization, physical planning, deal structuring, project delivery and operations 

 
• Use of proven methodologies for estimating economic and fiscal impacts for public development 

initiatives 

• Sophisticated economic “input/output models” for estimation of the potential for induced and indirect 
project impacts  

• Fiscal impact analysis to measure the benefit of new tax revenue generated by the project 
 

• Accurate forecasting of public economic development projects revenues for creating and implementing a 
financial plan  

• Forecasts of sales, income, property, hotel occupancy, auto rental, and food and beverage taxes, as well 
as numerous other taxes that support publicly financed projects 

• HVS understands the market fundamentals and economics that drive the underlying tax base 
 

• Financial debt capacity analysis 

• Structure and develop financing plan  

• Prepare, structure, and negotiate transaction documents  

 

Independent 
Feasibility 

Studies 

Market 
Research 

Development 
Assistance 

Economic & 
Fiscal  

Impact Studies 

Tax 
Forecasts 

Financing & 
Transaction 
Assistance 
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Consulting Experience

 Managing Director,
HVS Convention, Sports
& Entertainment
Facilities Consulting

 Senior Vice President,
C.H. Johnson Consulting,
Inc.

 Vice President,
Midwest Management
Consultants

Government
Experience

 Assistant Budget
Director for Revenue
Analysis, City of Chicago

 Assistant Commissioner
of Aviation and
International Terminal
Manager

 Revenue Analysis,
Chicago Park District

Academic Background

 M.A. Public Policy
Studies, University of
Chicago

 B.A. University of
Wisconsin - Madison

 Lecturer, DePaul
University

Thomas A. Hazinski has 25 years of experience in the public policy arena, as a public official and as
a consultant. He specializes in providing economic and financial research to public agencies and
private developers involved in economic development initiatives. For twenty years, Hazinski has
specialized in the analysis of convention, sports and entertainment markets and the associated
real estate developments. In January 2000, he started the Chicago office of HVS as its Managing
Director.

Formerly, Mr. Hazinski served as Senior Vice President of C.H. Johnson Consulting, Inc., a firm that
specialized in market analyses and feasibility studies for convention, sports, hospitality, and
entertainment facilities. Mr. Hazinski has managed up to 25 engagements each year helping many
of his clients to successfully plan and finance their projects.

Mr. Hazinski has studied and helped to implement convention center and hotel initiatives in
major U.S. markets such as New York, Chicago, Baltimore, Raleigh, Nashville, New Orleans,
Seattle, Bellevue, Oklahoma City, San Antonio, Boston, New York, Austin, Kansas City, and
Portland, OR. His sports facility project experience includes Miller Park in Milwaukee, WI; the BI-
LO Arena in Greenville, SC; the Citadel Stadium in Charleston, SC; the Centennial Arena in Raleigh,
NC; Lambeau Field in Green Bay, WI; and various other stadium, arena and motorsports facilities.
His performing arts facility project experience includes the Milwaukee Theater; the Long Center
for the Performing Arts in Austin, Texas; and arts venues in Little Rock, Amarillo, Farmington, New
Mexico, and Salt Lake City.

Internationally, he has worked on convention center and/or mixed-use resort projects in Berlin,
Cairo, Copenhagen, Geneva, Mexico City, Sydney, Melbourne, and other cities in India, Thailand,
South Africa, and the Philippines. He has worked on mixed-use resort, casino, entertainment and
convention center developments in Ireland, Macau, Singapore, and Madrid.

Before starting his consulting career, Mr. Hazinski served in government positions dealing with
various aspects of municipal finance. Formerly Assistant Budget Director for the City of Chicago,
he managed the City’s revenue analysis unit and was responsible for revenue estimation,
legislative review and fiscal impact analyses for numerous city projects. Mr. Hazinski also served
as the Assistant Commissioner of the Department of Aviation for the City of Chicago, where he
coordinated the completion and opening of the new International Terminal at O’Hare Airport.

Tom holds a Masters Degree in Public Policy from the Harris School of Public Policy at the
University of Chicago, where he specialized in municipal finance. He completed four years in the
post-graduate degree program, including doctoral course-work, before leaving to pursue active
management. He has lectured at DePaul University in the Masters of Public Services Program,
teaching a course entitled “Financial and Economic Foundations of Public Service.”

Thomas Hazinski
MANAGING DIRECTOR
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TOURISM ASSESSMENT, SOUTHEASTERN KENTUCKY  

Client:  Kentucky Chamber of Commerce Foundation 

Project Type Market and Demand Analysis 

Years of Service 2017 

The Kentucky Chamber of Commerce Foundation engaged HVS to conduct a tourism assessment of 

southeastern Kentucky, evaluating the existing tourism amenities and the potential of a new 

destination resort and other potential attractions. HVS assessed the local market and gathered data 

on tourism and travel trends for the Eastern Kentucky region. We assessed comparable destination 

resorts and tourism-based communities and provided a recommended program for the resort, 

including demand and room night projections. Our analysis also included evaluation of other 

potential land uses to complement the proposed resort. Our analysis evaluated three sites and 

identified potential funding sources. 

NAVY PIER IMPACT ASSESSMENT, CHICAGO  

Client:  Navy Pier Inc. 

Project Type Economic Impacts  

Years of Service 2013 

HVS was hired by Navy Pier Inc. to provide an Economic Impact Analysis of planned pier 

improvements.  HVS provided forecasts of future visitation/attendance to the Pier based on the 

planned changes. We analyzed Navy Pier spending data and breakdowns of Navy Pier revenues by 

source, and provided estimates of the type and amounts of off-pier spending, which served at the 

basis for the economic impact estimates. We projected direct impacts (new spending by impact 

generators), indirect impacts (business purchases related to spending), and induced impacts (personal 

income related to spending.) HVS also estimated annual new tax revenue generated by the project for 

the City, County and State governments. HVS analyzed the impact of the Pier on 11 tax sources. 

BANFF GONDOLA ATTRACTION, BANFF, ALBERTA  

Client:  Confidential 

Project Type Feasibility Study 

Years of Service 2014 

HVS provided an analysis of a re-development of the upper terminal facilities at the Banff Gondola 

Attraction. The goal of the redevelopment was to allow for incremental revenue generating 

opportunities.  Development plans included expansion to include event space, retail, and food and 

beverage. HVS developed a business plan for new facilities to validate the required capital 

expenditure. HVS analyzed market and tourist visitation data and researched comparable attractions 

and provided recommendations on food and beverage, group meeting/event, and retail 

opportunities. This research allowed us to model and project the demand and financial operations of 

the planned upper terminal facility improvements. 
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HUBBARD STREET DANCE, CHICAGO  

Client:  Hubbard Street Dance Chicago 

Project Type Market Assessment and Recommendations  

Years of Service 2017 

Hubbard Street Dance Chicago hired HVS to assess ways to attract and increase the number of 

income-generating activities at the Hubbard Street Dance Center (“Dance Center”). The Dance Center 

would expand capacity to serve arts groups and the health and wellness needs of the local arts 

community. HVS provided analysis of the current and future needs of facility users and recommend 

redevelopment alternatives. The study included demand and financial projections. The goal was to 

determine the best path for future development that allows Hubbard Street, as well as the arts 

community, to continue to thrive and grow. 

NATIONAL MUSEUM OF AFRICAN AMERICAN MUSIC, NASHVILLE  

Client:  African American History Foundation of Nashville, Inc. 

Project Type Economic Impacts  

Years of Service 2013 - 2017 

The African American History Foundation of Nashville, Inc. engaged HVS to conduct an Economic 

Impact Study of the proposed National Museum of African American Music (“NMAAM”). HVS 

provided an independent assessment of the demand potential of the proposed museum and 

projected the corresponding economic and fiscal impacts to the City of Nashville and the State of 

Tennessee. The planned 67,000 square foot NMAAM will stand as a global center that recognizes the 

contributions African Americans have made in creating 50 musical genres. HVS was asked to update 

our impact analysis in 2014, 2015, and 2017, as development of the NMAAM proceeded through 

approvals. The project is under construction, expected to open in 2019. 

RAWHIDE WESTERN TOWN THEME PARK, CHANDLER, ARIZONA  

Client:  Wild Horse Pass Development Authority 

Project Type Feasibility and Valuation  

Years of Service 2006 

The Wild Horse Pass Development Authority ("Authority") was considering the purchase and 

relocation of the existing theme park named Rawhide Western Town & Steakhouse ("Rawhide") to 

the Gila River Indian Community in Chandler, Arizona. The Authority managed Wild Horse Pass - a 

2,400-acre master planned development area - for the Gila River Indian Community. To inform their 

decisions, the Authority retained HVS to estimate the value of Rawhide under several scenarios. HVS 

provided an analysis of market conditions, comparable facilities, attendance data, and financial 

operations for Rawhide, as well as a valuation estimate for the property. Estimation of value also 

included analysis of the impact of the theme park on existing community assets including: a casino, a 

hotel resort and spa, equestrian center, and golf resort. 
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Presenting HVS Staff

Catherine Sarrett, MBA
• Over 20 years experience analyzing event, sports, and attraction venues 
• Specializes in feasibility and economic impact analysis 
• Operations experience as owner’s representative during development of 

the Wells Fargo Center
• MBA from the Wharton School of the University of Pennsylvania

Tom Hazinski, MPP
• Over 25 years experience in public policy
• Worked on over 400 assignments that involve public facilities 
• Specialized experience in financial analysis 
• MA in Public Policy Studies from the University of Chicago
• Extensive experience analyzing visitor attractions and hospitality 
developments

HVS 

Other Key HVS Consultant
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Boathouse District
Oklahoma City, OK

HVS 
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Tourism Opportunities Assessment
Loveland,  CO 

HVS 
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Tourism Opportunities Comprehensive Plan, Ottawa, Illinois 

HVS 
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Route 53 Corridor Tourism Plan
Illinois 

HVS 
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Economic Impact Methodology

HVS 
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Study Schedule

HVS 

Task Description W-1 W-2 W-3 W-4 W-5 W-6 W-7 W-8 W-9 W-10 W-11 W-12

Phase 1 - Market and Demand Assessment

Project Orientation and Fieldwork M

Market Assessment

Industry Trends

Participation Trends

Interviews

Comparable and Competitive Faci l i ties

Bui lding Program Recommendations CC

Demand and Attendance Projections

Si te Selection

Interim Findings  Conference Cal l DR,CC

Phase 2 - Financial Projections and Feasibility

Financia l  Projections

Ownership and Management Models

Reporting and Presentation DR,CC FR, M

Phase 3 - Impact Analysis

Economic and Fisca l  Impact Analys is

Reporting and Presentation DR,CC FR, M

Optional Services

Financing Strategies

M = Meeting
CC = Conference Call
DR = Draft Report
FR = Final Report
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Our Team Offers…

▪ Commitment to achieving your goals and protecting 
your financial interests

▪ Building consensus about the direction of the project

▪ In depth knowledge of hospitality and visitor 
industries

▪ Experience in comparable markets 

▪ Data driven analysis/visionary ideas/successful plans

▪ Independent analysis with no ongoing interest in the 
development 

▪ Sophisticated research methods

▪ Creative and practical solutions 

HVS 
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Thomas Hazinski

Managing Director

HVS Convention, Sports and Entertainment Facilities Consulting

312-587-9900 x 11

thazinski@hvs.com

Contact Information

HVS 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: 

Historic Preservation Commission recommendation to deny 

a Certificate of Appropriateness for the construction of a 

building at 207 Walnut Ave. 

Presenter: Russell Colby 

Meeting:  Planning & Development Committee Date:  October 8, 2018 

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

Executive Summary (if not budgeted please explain): 
Background 

Greg Derrico has proposed to construct a three and a half story, two-unit residential building on the vacant lot 

located at 207 Walnut Ave. The property is located within the CBD-2 Mixed Use Business District. The plans 

submitted by Mr. Derrico comply with the CBD-2 zoning requirements. The property is located within the 

Central Historic District, and the surrounding structures are identified as “Contributing” in the 1994 

Architectural Historic Survey. 

Certificate of Appropriateness 

A Certificate of Appropriateness or “COA” is required for new buildings to be constructed in the Historic 

District. The Historic Preservation Commission has the authority to either approve a COA or recommend to the 

City Council that a COA be denied. The review of a COA is based on criteria in the Historic Preservation 

Ordinance (Chapter 17.32 of the City Code). 

Historic Preservation Commission review 

On 9/3/18, the Commission reviewed the plans and provided comments. The Commission requested: 1) a scaled 

streetscape drawings showing the building in the context of the other buildings on the block, and 2) a more 

detailed site plan showing the footprint of the building relative to the adjacent buildings. The COA was tabled. 

Mr. Derrico requested the COA be added to the 10/3/18 Historic Commission agenda for final consideration. No 

additional information was submitted. 

At the 10/3/18 meeting, the Commission recommended denial of a COA. To support a denial recommendation, 

the code requires that the Commission make findings and identify individual criteria that are not being met. The 

Commission passed the attached resolution with their findings by a vote of 4-2 (the Chairman does not vote). A 

representative of the Historic Preservation Commission will be present to represent their recommendation.  

The Historic Commission resolution primarily cites the building’s height and scale relative to the neighboring 

structures as the basis for denial. Mr. Derrico contends that based on surrounding uses and the zoning 

designation of CBD-2, the block is intended for transitional development of the type he is proposing. 

Attachments (please list): 
Historic Preservation Commission Resolution 7-2018; Minutes from 9/3/18 and 10/3/18 

Aerial photo showing location, Photos showing the site and adjacent block 

COA Application (and attached plans) 

Recommendation/Suggested Action (briefly explain): 
Review the Historic Preservation Commission recommendation. 

In accordance with Section 17.32.080 (E) of the Zoning Ordinance, the City Council may deny a Certificate of 

Appropriateness in accordance with the recommendations of the Historic Preservation Commission. Upon 

review of the Commission’s resolution, minutes and the application, if the City Council finds that the applicable 

criteria for granting a Certificate of Appropriateness will be met, it may disregard the Historic Preservation 

Commission’s recommendation and approve a Certificate of Appropriateness. 

4h



City of St. Charles, Illinois 

Historic Preservation Commission Resolution No. 7-2018 

A Resolution Recommending Denial of a Certificate of Appropriateness 

for the construction of a three-story duplex at 207 Walnut Ave. 

WHEREAS, it is the responsibility of the Historic Preservation Commission to review 

applications for Certificates of Appropriateness in accordance with the requirements of the St. Charles 

Municipal Code, Title 17 “Zoning”, Chapter 17.32 “Historic Preservation”; and 

WHEREAS, the Historic Preservation Commission reviewed a request to construct a three-story 

duplex at 207 Walnut Avenue on October 3
rd

 2018; and 

WHEREAS, the Historic Preservation Commission finds the work proposed in the application for 

Certificate of Appropriateness does not meet the applicable criteria of Section 17.32.080(G) “Certificate 

of Appropriateness: Criteria” and will therefore adversely affect or destroy historically or architecturally 

significant features of a block within a designated historic district, based on the findings listed in Exhibit 

“A”. 

NOW THEREFORE, be it resolved by the Historic Preservation Commission to recommend to 

the City Council denial of the Certificate of Appropriateness for 207 Walnut Avenue based on the 

findings listed in Exhibit “A”.  

Roll Call Vote: 

Ayes:  Malay, Mann, Krahenbuhl, Smunt, 

Nays:   Kessler, Pretz  

Abstain: None  

Absent:  None 

PASSED, this 3
rd

 day of October, 2018. 

___________________________ 

Chairman
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Exhibit “A” 

Findings for Denial of Certificate of Appropriateness 

  
17.32.080.G. Certificate of Appropriateness: Criteria  

In making a determination whether to approve or to recommend denial of an application for a Certificate of 

Appropriateness, the Historic Preservation Commission shall be guided by the following criteria:  

 

1. Significance of a Site, Structure or Building  

a. The Historic Preservation Commission shall apply the maximum flexibility allowed by this 

Chapter in its review of applications for new construction and for alteration, removal or 

demolition of structures that have little architectural or historic significance. However, if the new 

construction, alteration, removal or demolition would seriously impair or destroy historically or 

architecturally significant features of a landmark or of a building, structure or site within a 

designated historic district, the Historic Preservation Commission shall give due consideration to 

protection of those historically and architecturally significant features. 
b. The following properties are presumed to have architecturally or historically significant features:  

i. Properties within a designated historic district that are classified as architecturally or 

historically significant by a survey conducted pursuant to Section17.32.070.  

ii. Properties designated as landmarks pursuant to Section 17.32.300.  

iii. All properties listed on the National Register of Historic Places.  

c. The following properties will sometimes have architecturally or historically significant features - 

properties within a designated historic district that are classified as architecturally or historically 

contributing by a survey conducted pursuant to Section 17.32.070.  

d. The following properties will usually have little architectural or historic significance - properties 

within a designated historic district that are classified as architecturally or historically non-

contributing by an architectural survey conducted pursuant to Section 17.32.070. 
             The vacant lot is located in the Central Historic District, but has no historic rating.  

 

2. General Architectural and Aesthetic Guidelines  

a. Height  

The height of any proposed alteration or construction should be compatible with the style and 

character of the structure and with surrounding structures.  

Based upon the drawings submitted, the proposed building height would dominate all 

adjacent structures on the block. A requested streetscape drawing showing the adjacent 

buildings on the block was not submitted for review. 

b. Proportions of the Front Facade  

The relationship between the width of a building and the height of the front elevation should be 

compatible with surrounding structures.  

The combined height and width of the proposed structure are out of proportion to 

the surrounding structures. The front elevation of the building is comprised mostly 

of the two garages. The front elevation is not compatible with the front elevations of 

the surrounding structures 
c. Proportions of Windows and Doors  

The proportions and relationships between doors and windows should be compatible with the 

architectural style and character of the building.  

N/A 
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d. Relationship of Building Masses and Spaces  

The relationship of a structure to the open space between it and adjoining structures should be 

compatible.  

A requested setback drawing showing footprints of adjacent buildings was not 

submitted for review.  
e. Roof Shapes  

The design of the roof, fascia and cornice should be compatible with the architectural style and 

character of the building and with adjoining structures.  

N/A 

f. Scale  

The scale of the structure after alteration, construction or partial demolition should be compatible 

with its architectural style and character and with surrounding structures 

Based upon the drawings submitted, the proposed building height would dominate all 

adjacent structures on the block. A requested streetscape drawing showing the adjacent 

buildings on the block was not submitted for review. The front elevation of the building is 

comprised mostly of the two garages. The front elevation is not compatible with the front 

elevations of the surrounding structures 

g. Directional Expression  

Facades in historic districts should blend with, and reflect, the dominant horizontal or vertical 

expression of adjacent structures. The directional expression of a building after alteration, 

construction or partial demolition should be compatible with its original architectural style and 

character.  

The neighboring structures have smaller vertical expressions than those proposed 

for this project. The façade of this new building will not reflect or blend in with 

those already located in the neighborhood.  
h. Architectural Details  

Architectural details, including types of materials, colors and textures, should be treated so as to 

make a building compatible with its original architectural style and character, and to enhance the 

inherent characteristics of surrounding structures.  

N/A 

i. New Structures 

New structures in an historic district shall be compatible with, but need not be the same as, the 

architectural styles and general designs and layouts of the surrounding structures.  

N/A 

 

3. Secretary of the Interior’s Standards for Rehabilitation 
a. Every reasonable effort shall be made to provide a compatible use for a property that requires 

minimal change to the defining characteristics of the building, structure or site, and its 

environment, or to use the property for its originally intended purpose.  

N/A 

b. The distinguishing original qualities or historic character of a building, structure or site, and its 

environment, shall be retained and preserved. The removal or alteration of any historic materials 

or distinctive architectural features should be avoided when possible. 

N/A 
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c. All buildings, structures or sites shall be recognized as physical records of their own time, place 

and use. Alterations that have no historical basis, or which seek to create an earlier appearance, 

shall be avoided. 

N/A 

d. Most properties change over time; those changes that have acquired historic significance in their 

own right shall be retained and preserved.  

N/A 

e. Distinctive stylistic features, finishes and construction techniques or examples or skilled 

craftsmanship, which characterizes a building, structure or site, shall be preserved.  

N/A 

f. Deteriorated historical features shall be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature shall match the old in 

design, color, texture and other visual qualities and, where possible, materials. Replacement of 

missing features shall be based on accurate duplications substantiated by documentary, physical 

or pictorial evidence, and not conjectural designs or the availability of different architectural 

elements from other buildings or structures.  

N/A 

g. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest means 

possible. Sandblasting and other physical or chemical treatments which will damage the historic 

building materials shall not be used.  

N/A 

h. Significant archaeological resources affected by a project shall be protected and preserved. If 

such resources must be disturbed, mitigation measures shall be undertaken.  

N/A 

i. New additions, exterior alterations or related new construction shall not destroy historic materials 

that characterize a property. Contemporary design for the new work shall not be discouraged 

when such alterations and additions are differentiated from the old, and are compatible with the 

massing, size, scale, color, material and character of the property and its environment.  

Based on the drawings submitted, the mass and scale of the proposed new construction is 

not compatible with the size, mass and scale of the environment (surrounding structures in 

the neighborhood). A requested streetscape drawing showing elevations of adjacent 

buildings on the block was not submitted for review. 

j. New additions, and adjacent or related new construction, shall be undertaken in such a manner 

that, if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

N/A 
 

4. Code Conflicts  

Where there are irreconcilable differences between the requirements of the building code, life safety 

code, or other codes adopted by the City and the requirements of this Chapter, conformance with 

those codes shall take precedence, and therefore the Historic Preservation Commission shall approve 

a Certificate of Appropriateness. In so doing, however, the Historic Preservation Commission shall be 

obligated only to approve those portions of the proposed work that are necessary for compliance with 

the applicable codes, as determined by the Building Commissioner or Fire Chief. 

N/A 

  



 MINUTES 

CITY OF ST. CHARLES 

HISTORIC PRESERVATION COMMISSION 

WEDNESDAY, SEPTEMBER 5, 2018      

COMMITTEE ROOM 

Members Present: Smunt, Malay, Norris, Mann, Pretz 

Krahenbuhl arrived at 7:03 p.m.

Members Absent: Kessler 

Also Present:  Russell Colby, Community Development Division Manager 

Rachel Hitzemann, Planner  

____________________________________________________________________________ 

1. Call to order

Chairman Norris called the meeting to order at 7:00 p.m. 

2. Roll call

Ms. Hitzemann called roll with five members present.  There was a quorum. 

3. Approval of Agenda

Mr. Pretz requested Item #9 to read: 

a. S.S. Jones Questers

b. Catalog Homes

4. Presentation of minutes of the August 15, 2018  meeting

A motion was made by Ms. Malay and seconded by Dr. Smunt with a unanimous voice vote 

to approve the minutes of the August 15, 2018 meeting.  Mr. Pretz abstained.  

5. Landmark Applications

a. 516 N. 3
rd

 Avenue

i. Public Hearing

The Commission previously reviewed this request from property owners Will and Judith Loof. 

The owners stated that the current windows that have been replaced are aluminum clad wood to 

match the style of what was there before and the windows in the basement and garage are the 

original windows.  

rhitzemann
Line

rhitzemann
Line
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A motion was made by Ms. Malay and seconded by Dr. Smunt with a unanimous voice vote 

to close the 516 N. 3
rd

 Avenue Public Hearing.

ii. Landmark Recommendation

A motion was made by Dr. Smunt and seconded by Ms. Malay to recommend 516 N. 3
rd

Avenue as a Landmark siting all criteria as appropriate. The name of the home will be The 

Franklin-Curtis House.   

b. 515 Walnut Street - Discussion

Mr. Colby said this is a landmark nomination that was filed by homeowners Brian and Karen 

Graf and is being presented to the Commission for review. Positive comments were received 

from Commission members. Dr. Smunt requested an addendum that includes a summary about 

Bonnie Mitchell, a former owner of this home, added to the application backup materials.  The 

homeowners said after going through documentation and directories as well as speaking with the 

County, that 1853 is the correct construction date for their home. Dr. Smunt asked the Township 

Assessor’s Office survey date be corrected from 1875 to 1853.  

The Commission is satisfied with this application and a Public Hearing will be scheduled.  

c. 203 N. 3
rd

 Avenue - Discussion

John and Donna Stockman are the homeowners. Dr. Smunt said the circa date for this home will 

be 1855. Dr. Smunt said this home is a remodel, not a restoration, and as a result does not display 

architectural significance. The sixth criteria listed beneath 3E on the Landmark Nomination form 

will be omitted. Commissioners stated the home was tastefully renovated exhibiting a simpler, 

less detailed Itanlianate architecture. After discussion, it was agreed that this home could be 

called The Burchell House.  Mr. Colby will schedule a Public Hearing to recommend landmark 

status.    

6. Certificate of Appropriateness (COA) Applications

a. 308 State Avenue (Doors)

Homeowner Leslie Carroll was present at the meeting to discuss the replacement of her front 

door, as well as the garage side exterior door. The front door replacement would not include side 

lights. Both doors face the front of the home, therefore the same style door would be used in both 

applications.  

A motion was made by Ms. Malay and seconded by Dr. Smunt with a unanimous voice vote 

to approve the COA.    

b. 103 S. 4
th

 Street (Stairs)

rhitzemann
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Homeowner Mr. Shuki Moran was present at the meeting. He is proposing changing the front 

exterior stairway to treated wood, replacing stone stairs that are in need of repair. A new wood 

railing would also be installed to replace an unstable metal railing. In addition, a wood railing 

would be added to side exterior stairs where no railing exists. Mr. Moran included a photograph 

of what he would like the wood stairs and railings to look like from a home located at Illinois 

and 4
th

 Streets in St. Charles. The improvements made at that home were approved by the

Historic Preservation Commission. Ms. Malay added that she would like approval contingent 

upon the design that they approved for that home.    

A motion was made by Ms. Malay and seconded by Mr. Krahenbuhl with a unanimous 

voice vote to approve the COA contingent upon use of the design that was implemented at 

the home located at Illinois and 4
th

 Streets.

c. 107–109 E. Main Street (Exterior Renovation)

Mr. Chris Adesso, Assistant Public Works Director, stated that the City purchased this building 

in 2012 with budgeted repairs to be conducted in phases to prepare for future tenancy or adapted 

reuse of the interior space. Fred Schramm, Schramm Construction and Paul Lankenau, Schramm 

Construction consulting architect, were also in attendance at this meeting.  

Mr. Lankenau said that the wood double hung windows are in terrible shape. The intention is to 

replace all the windows in the building with thermal-paned, aluminum clad windows with an 

aluminum storefront. A door will be added on the south side of the building as well as an internal 

exit stairway. A retaining wall will be added to provide a level sidewalk exit at the south side of 

the building. The existing courtyard in this area could be built up to meet the new floor/sidewalk 

level. The upper bay windows in the front of the building will be restored to their original look. 

At this time, there is minor tuck pointing that needs to be done to the brickwork and upon 

removal of the ivy, additional brickwork may be needed. On the first floor, the entire storefront 

will be replaced and it will have the same look as it does today. Above the windows, there is a 

paneled space for signage that will be restored. The outside front stoop will be replaced with a 

ramp and there will only be one entrance into the main lobby of the building. There will be 

structural changes to the roof to accommodate rooftop mechanical units which will not be visible 

from the street. They will determine if the entire roof needs to be replaced.  

A motion was made by Ms. Malay and seconded by Dr. Smunt with a unanimous voice vote 

to approve the COA.    

d. 207 Walnut Avenue (Duplex)

Mr. Colby said this is a proposal to construct a duplex on a vacant lot. Mr. Greg Derrico, of 

Derrico Custom Homes, was present at the meeting. Mr. Derrico said the sloping of Walnut 

Avenue provides the opportunity to offset the roof line. The structure will consist of deep and 

narrow dimensions along with roof-top use.  

rhitzemann
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Commissioners stated that the style of garage doors displayed in the drawings does not offer 

consistency with the rest of the architecture. Dr. Smunt said this structure will have a Craftsman 

architectural style and that there are garage doors offering a more craftsman style look. Mr. 

Derrico added that the garage doors, as they are drawn, are not wide enough to be functional. 

The doors meet the single and multi-family City requirements of 50% maximum on the front of a 

building and they are set back 5 feet from the front of the building.  A variance from City code 

may be needed for an additional 2 feet that would enable vehicles to get in & out of the garage 

more easily. Mr. Derrico will look more closely at the window sizes that are proposed 

throughout this structure.  

 

Overall, Commission members are in favor of the design. However, they are not comfortable 

with granting COA approval at this point. Ms. Malay explained that they ensure that any new 

construction does not negatively impact the Historic District. The concerns that they have are 

with the size of the outside staircase and the look of the front elevation as a whole. Before a 

COA will be recommended, the Commission requested a streetscape elevation of other structures 

adjacent to this one be provided to better understand the setbacks and also to ensure this structure 

is not overpowering neighbors on both sides. 

 

Dr. Smunt made a motion and seconded by Ms. Malay to table this until a streetscape 

rendering displaying the elevations of all buildings on entire square block is provided as 

well as a plat showing neighborhood setbacks.  

 

e. 619 W. Main Street (Garage Door) 

 

Mr. Eric Larson, property owner, is proposing the installment of two sets of carriage doors be 

installed to cover the existing garage doors. The current garage doors will remain intact and 

hidden behind the carriage doors. The new doors will swing open and the current garage doors 

will lift open to gain access into the garage.  

 

A motion was made by Ms. Malay and seconded by Mr. Pretz with a unanimous voice vote 

to approve the COA.   

 

 f. 521 Indiana Street (Pergola) 

 

David Prentiss, property owner, would like to construct a freestanding pergola to cover the 

existing deck located at the rear of his home. The pergola is intended to be six inches from the 

house wall. No vines will be grown on it. Two ceiling fans will be in place. The posts beneath 

the deck are large however, Mr. Prentiss will work with Building & Code Enforcement to ensure 

proper reinforcement of the deck floor. 

 

 A motion was made by Ms. Malay and seconded by Mr. Krahenbuhl with a unanimous 

voice vote to approve the COA.   

  

 

7. Grant Applications 
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8. Preliminary Reviews – Open forum for questions or presentation of preliminary 

concepts to the Commission for feedback.  

 

a. 619 W. Main Street (Side Porch and Side Entry) 

 

Mr. Eric Larson, property owner, would like feedback on potential work on a side porch. He 

would like to have an open porch and would remove the windows and existing door and add 

columns similar to what the front porch has. The Commission suggested looking into what the 

original porch looked like and Mr. Larson said the materials on the inside of the side porch 

appear to be just like the materials that are found on the front porch. Dr. Smunt said he would 

support going back to an open porch with columns and hand rails. 

 

9. Additional Business and Observations from Commissioners or Staff 

 

a. S.S. Jones Questers 

 

Mr. Pretz said that four times during the summer, they open up for a few hours to do tours. A $10 

donation was made to the campaign foundation.  Tours are available on the third Sunday of each 

month.  

 

  b. Catalog Homes 

 

Mr. Pretz presented literature about Catalog Homes for members to read at their leisure as well 

as retain for their files. 

 

10. Meeting Announcements: Historic Preservation Commission meeting Wednesday, 

September 19, 2018 at 7:00pm in the Committee Room.  

 

11.  Public Comment 

 

12.   Adjournment  

A motion was made by Ms. Malay and seconded by Ms. Mann with a unanimous voice 

vote to adjourn the meeting at 9:20 p.m. 
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  MINUTES 

CITY OF ST. CHARLES 

HISTORIC PRESERVATION COMMISSION 

WEDNESDAY, October 3, 2018          

COMMITTEE ROOM 

 

Members Present: Norris, Smunt, Malay, Norris, Kessler, Mann, Pretz, Krahenbuhl 

 

Members Absent: None 

 

Also Present:  Russell Colby, Community Development Division Manager 

   Rachel Hitzemann, Planner  

 

 

7. Certificate of Appropriateness (COA) applications 

 

d. 207 Walnut Ave (duplex)  

 

This COA Application was presented at the 9/3/18 meeting by Mr. Greg Derrico. The application 

was tabled and the Commission requested the applicant provide a streetscape of the whole block 

displaying elevations of all buildings, as well as a plat showing setbacks of all other homes on 

the block.  No new information has been submitted. Mr. Derrico requested that this item be 

placed back on the agenda for review.  

 

Mr. Derrico stated that he felt the information requested by the Commission was not needed, as it 

would support their conclusions that the proposed structure would tower over the rest of the 

buildings on the block. However, he noted that across the street the parking structure also placed 

a large presence over the buildings, and that further down the street the back of the Arcada has a 

large tower like brick building. He stated that the proposed drawings fit in with the height and 

general streetscape feeling of other buildings further down the street. He further stated that the 

proposed building has a similar front setback to those other buildings on the street. Mr. Derrico 

expressed that his design fits into the standards and concepts laid out in the Zoning Ordinance for 

the CBD-2 District, in which this property is located. He noted that the Zoning Ordinance and 

the Historic Preservation Ordinance were in conflict with each other. He reiterated that his 

proposed building is what the future of this block looks like with the zoning allowed.  

 

After clarifying that no new information was presented to the Commission, Chairman Norris 

referenced the Review Criteria Guidelines found in the Historic Preservation Ordinance. The 

guidelines are there to guide the Commission to determine whether or not to approve or 

recommend to the City Council denial of a COA.  

 

Ms. Malay stated that the Zoning Ordinance was amended in 2006, but the Historic Preservation 

Ordinance was amended after that date and did take into account the current Zoning Ordinance 

when they revised the historic review criteria.  
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Chairman Norris explained that the Commission will go through all of the COA review criteria 

and allow for Commission members to make comments based on the project information 

provided by the applicant.  

 

The first review guideline is “Significance of a site, structure or building”. Mr. Colby stated that 

since there is no building on the site, it does not have a rating.  

 

Chairman Norris moved to the second item, 2a “height”. Ms. Malay commented that proposed 

project appears to tower over all of the neighboring structures and that is why the Commission 

requested streetviews with elevations of the block. She stated that she could not approve the 

COA because of the sheer height of the building in relation to its neighbors. Vice Chairman 

Smunt agreed with Ms. Malay, stating that the height dominates adjacent structures. Mr. 

Krahenbuhl added that the Commission cannot make decisions based on what the block could 

look like in the future, but rather base decisions on what is there now.  

  

The Commission moved to item 2b “Proportions of the Front Façade”. Ms. Malay reiterated that 

the height is much larger than everything around the proposed building, but did not take issue 

with the width. Vice Chairman Smunt agreed with Ms. Malay, that the height combined with the 

width of the building is out of proportion of anything else on the block.  

 

Mr. Derrico commented that item 2b does not correspond to the City Zoning Ordinance in any 

way. He stated that this property is located in the transitional zone between downtown and 

residential districts, and the Historic Preservation Ordinance does not allow for a transition 

structure to be placed.  

 

Chairman Norris moved to item 2c “Proportions of Windows and Doors”. Ms. Malay stated that 

the two garage doors take up more than half of the front façade of the building. She said the 

garage doors are the front elevation of the building and a garage dominant façade isn’t the ideal 

appearance in a Historic District. Mr. Krahenbuhl said that the garage doors added to the height 

of the structure. He noted that if those were taken out, the relationship between the height and the 

front elevation appearance would be more appropriate with the surrounding structures.   

 

The Commission moved to Item 2d “Relationship of Building Masses and Spaces”. Ms. Malay 

stated that it was hard to tell how the proposed building relates to masses and spaces on the 

block, because they did not receive the additional information they requested. Mr. Kessler noted 

that from what the Commission received, he did not see any information showing that the 

proposed structure was incompatible.  

 

Mr. Derrico commented that the parking structure across the street from his lot has a larger mass 

and size than his proposed building. He also stated that the view the parking structure causes 

should outweigh the view of his proposed front façade garages.  

 

The Commissioners had no issue concerning item 2e “Roof Shapes”, as they were supportive of 

the roof.  
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For item 2f “Scale”, the Commission deferred back to their previous comments regarding height 

and mass. Mr. Derrico commented that there was no compatibility in terms of masses of 

structures on the block. He stated that the proposed building fits in line with the Zoning 

Ordinance. Therefore, his building would be in harmony with the masses of future structures as 

the neighborhood changes to reflect the standards of the Ordinance.  

 

Vice Chairman Smunt commented on item 2g “Directional Expression” that the new 

construction would be the dominate vertical and horizontal expression, overpowering the other 

building expressions of the block. He noted that the vertical expression of the new structure is 

excessive and that it was hard to determine how large the horizontal expression is compared to 

other structures on the block, because they were not provided with the additional information 

they requested.  

 

The Commission had no issues with item 2h “Architectural Details”, stating that they were in 

favor of the details. Ms. Malay noted that no list of materials was given. Mr. Derrico stated that 

the materials would be the same as some of the other homes he has built around the City.  

 

The Commission felt the structure was compatible to the neighborhood in terms of architectural 

style and therefore has no issues with item 2i “New Structure”.  

 

Under review criteria 3 “Secretary of the Interior’s Standards for Rehabilitation”, the 

Commission felt that all of the standards, except for 3i, did not apply since the proposed project 

is new construction.  The Commission noted that the size, mass and scale of the new construction 

were not compatible with the surrounding environment (the other structures on the block).  

 

The Commission noted that no Code Conflicts existed between the City Code and the proposed 

design.  

 

Mr. Derrico introduced a neighbor of the subject property. Thomas Sieck, owner of the home at 

211 Walnut Ave. Mr. Sieck stated that he was in favor of the proposed building. He said that the 

building would dwarf his house, but he doesn’t believe his house will be there in the future. He 

believes that when he leaves his home in the next five-six years, another house like the one being 

proposed will go up. He said that before long, the whole neighborhood will be redeveloped with 

similar structures to the one being proposed.  Mr. Sieck expressed that the height of the structure 

would not be as towering as the Commission envisions, because the block is located on a hill. 

The Commission voiced that they were unable to determine the impact the hill would have on the 

height of the structure, because Mr. Derrico did not provide them with the elevation drawings 

they requested. Vice Chairman Smunt asked Mr. Sieck if he felt the proposed building met the 

Historic Preservation Commission Review Guidelines. Mr. Sieck said he believed the project did 

not.  

 

Chairman Norris asked Mr. Derrico if he would provide the additional information the 

Commission was requesting regarding streetscape elevations and site plans of the block; or if he 

would be willing to revise his design. Mr. Derrico stated that he would not provide additional 

information and that he would not revise his drawings unless the Commission provided him with 
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a height they would feel comfortable approving. The Commission members expressed that 

because they were not given the additional elevation information they requested, they would not 

feel comfortable giving an exact height.  

 

Mr. Derrico said that he was providing a plan that displayed a height the City was allowing with 

the Zoning Ordinance.  

 

Mr. Kessler asked if there was a height outside of the Historic Ordinance for the property. Mr. 

Colby clarified that there are two Ordinances that provide building guidelines for this property. 

The first is the Zoning Ordinance that Mr. Derrico is conforming to with his proposed plans. The 

second is the Historic Preservation Ordinance, where the conflict with the design occurs.   

 

Mr. Pretz commented that conflict isn’t the right word. He said that the design is complaint with 

one guideline, but there are two guidelines that affect that property.  

 

A motion was made by Vice Chairman Smunt and seconded by seconded by Ms. Malay to 

recommend a COA denial to City Council based on review criteria 2a, 2b, 2f, 2g, and 3i. 

There was a voice vote of 4-2 for approval to recommend denial, with Mr. Pretz and Mr. 

Kessler voting against the motion.  
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