
 

 
Agenda 

Village of Glen Ellyn 
Special Workshop Meeting 

Monday, May 18, 2015 
6:30 PM  

Glen Ellyn Civic Center, Room 301 

 

 

Village of Glen Ellyn 

Village Board Workshop Procedures Statement 
 

Visitors are most welcome to attend all meetings of the Village Board and can find copies of the Agenda on their 
chairs or online at www.glenellyn.org prior to the meeting. Any individual with a disability requiring a reasonable 
accommodation in order to participate in a meeting should contact Harold Kolze, Village of Glen Ellyn ADA 
Coordinator, 630-469-5000, at least five (5) business days in advance of the next scheduled meeting. All matters on 
the Agenda may be discussed, amended, and acted upon. 
 

A. Call to Order 

B. Roll Call 

C. Pledge of Allegiance 

D. Audience Participation 

1. Open: 

Members of the public are welcome to speak to any item not specifically listed on 
tonight’s agenda for up to three minutes.  For those items which are on tonight’s 
agenda, the public will have the opportunity to comment at the time the item is 
discussed.  In either case, please complete the Audience Participation form and turn 
it in to the Village Clerk.  It is requested that, if possible, one spokesman for a group 
be appointed to present the views of the entire group.  Speakers who are recognized 
are requested to step to a microphone and state their name, address and the group 
they are representing prior to addressing the Village Board. 

E. Proposed Redevelopment of the Main Street Parking Lot, Giesche and St. Petronille 
Properties by The Opus Group: (Presented by Planning and Development Director 
Hulseberg) 

1. Planning and Development Director Hulseberg will lead the discussion on the 
proposed redevelopment of the Main Street Parking Lot, Giesche and St. Petronille 
properties by The Opus Group with a new mixed-use building and public parking 
garage. 

F. Other Items 

G. Motion to adjourn to Executive Session for the purpose of discussing the 
appointment, employment, compensation, discipline, performance or dismissal of 
specific employees, without returning to open session thereafter.  (Trustee Clark) 



 Glen Ellyn Village Board Meeting: 05/18/15 06:30 PM 
 535 Duane Street Department: Planning & Development 
 Glen Ellyn, IL  60137 Department Head: Staci Hulseberg  
  Category: Discussion Item 
  Prepared By: Michele Stegall 
 SCHEDULED  
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Planning and Development Director Hulseberg will lead the 
discussion on the proposed redevelopment of  the Main Street 

Parking Lot, Giesche and St. Petronille properties by The Opus 
Group with a new mixed-use building and public parking garage. 

Background.  The Opus Group is scheduled to appear before the Village Board for a workshop 

meeting on Monday, May 18 to discuss the potential redevelopment of the Main Street parking 

lot and Giesche properties.  The last time the Board reviewed the project was in October of 2014.  

Since this time, the Opus Group has attended a pre-application meeting with the Architectural 

Commission and a joint pre-application meeting with both the Plan Commission and 

Architectural Review Commission.  The Opus Group has amended the plans in response to the 

feedback received at these meetings and is now looking for feedback from the Village Board on 

the project.   

For the Board’s information, copies of the minutes from all of the prior Plan Commission, 

Architectural Review Commission and Village Board meetings where the project was discussed 

are attached.  Also attached is a copy of the most recent plans submitted by Opus and a letter 

from The Opus Group outlining the project and their incentive request.  Finally, a memorandum 

from Village Manager Mark Franz and Finance Director Christina Coyle discussing the incentive 

requests is attached. 

Plan Overview/Changes.  The project remains in the concept stage. A formal application and 

plans have not yet been submitted.  The current plans depict a 4-5 story mixed use building with 

9,040 square feet of retail on the ground floor and 110 upper floor apartments.  Some of the 

changes that have been made to the plans at the suggestions of the public, Architectural Review 

Commission and Plan Commission since the Board last reviewed the project include the 

following: 

 Two units on the upper floor at the northeast corner of the building adjacent to Santa Fe were 

eliminated by stepping back the façade resulting in a 4-story structure for this portion of the 

building.    

 

 Retail was added at the corner of Hillside Avenue and Main Street and the total retail area 

was increased from 8,424 square feet to 9,040 square feet.  With the demolition of the 

Giesche building, the anticipated reduction in retail space with the project is now 6,160 

square feet.   

 

 A new residential amenity area was added on the ground floor of the building. 
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 The number of proposed units was decreased from 124 units to 110 units.  This is a result of 

the step back on the northeast corner of the building and a change in the anticipated unit mix 

from 75% one bedroom units and 25% two bedroom units to 60% one bedroom units and 

40% two and three bedroom units.  Please note that the unit mix continues to be subject to 

change and the ultimate proposal will depend largely on the outcome of the market study that 

will be completed prior to submission of a formal application.  

 

 The width of the easterly portion of the promenade on the north side of the building was 

increased from 5 feet to 20 feet.  As currently designed, 10 feet of that portion of the 

promenade would be open to the sky and the upper floors of the building would extend over 

the remaining 10 feet.  

 

 The number of ground level customer parking spaces in the building was reduced to 73 from 

81 to accommodate the widened promenade.  The 8 additional spaces needed to replace the 

existing 81 spaces in the Main Street parking lot were moved to the Village parking garage. 

 

 A number of changes were made to the architecture, including fluctuation in the heights of 

the roofline, differentiation and refinement of the proposed Tudor sections of the building 

and the addition of a more defined cornice and roofline on the proposed tower. 

 

 A total of 557 parking spaces are proposed in the entire development.  The net gain of new 

proposed public parking spaces is currently anticipated to be 195 spaces.  This number is 

above and beyond the 123 spaces that would replace the existing 81 parking spaces in the 

Main Street parking lot and 42 permit spaces in the Glenwood lot.  More information about 

the proposed parking is below. 

Parking 

Parking continues to be proposed in both the Opus building (that would be constructed on the 

Giesche property and the Village’s Main Street parking lot), and in a three level parking structure 

(that would be constructed on the St. Petronille property and the Village’s Glenwood parking 

lot).  The parking in the Opus building would be owned and maintained by The Opus Group and 

the Village parking garage would be owned and maintained by the Village.  It is anticipated that 

the Village would enter into a long term, no-cost lease, likely 99 years, to construct, own and 

maintain the Village parking structure on a portion of St. Petronille’s property and that the 

Village would collect parking permit revenues to cover the maintenance and future replacement 

costs of the structure.  
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With the current plans, the ground floor public parking in the building could be accessed from 

either Main Street or Glenwood Avenue.  The shared public/church spaces in the garage could be 

accessed from Main Street, Glenwood Avenue or Hillside Avenue.  The 91 resident spaces on 

the second floor in the building would be separated from the public parking and accessed from a 

dedicated entrance on Hillside Avenue.  The remaining 51 resident spaces would be located in 

the Village parking garage.  The proposed parking ratio for the residential units continues to be 

1.28 spaces per unit.  With the anticipated increase in the number of 2 and 3-bedroom units, it 

will be necessary to re-evaluate the proposed parking ratio.  A 1.5 space per unit parking ratio 

was approved for the Crescent Station and Glenstone condominium developments in the 

downtown.  Both of these developments contain predominantly 2-bedroom units. 

Tables identifying the anticipated increase in public parking and the location of the different 

parking areas are below. 

 

  Public Parking - Existing vs. Proposed 

 Existing Proposed Difference 

Public Parking *123 **318 +195 

St. Petronille Parking 98 98 0 

Total Spaces 221 416 +195 

*Includes 81 in the Main Street Lot and 42 permit spaces in the Glenwood Lot. 

**Includes 73 spaces in the ground floor of the building and 245 spaces in the garage. 

 

Parking by Location 

 Building Parking Garage Total 

Resident 91 50 141 

Shared Public/Church Parking 73 343 416 

Total 164 393 557 

 

 

Height.  As part of the project, The Opus Group will need to receive approval of a zoning 

deviation to allow a building height of 61’1” in lieu of the maximum building height of 45 feet 

permitted.  The height is measured to the tallest point of the building which is the proposed tower 

element at the corner of Hillside Avenue and Main Street.  While the deviation request has 

increased since last fall, this is largely attributed to the inclusion of the St. Petronille property 

into the development which changed the location that the average existing grade is taken from.  

The proposed height of the building measured from ground level on Main Street was 59’2” when 

the Board last reviewed the project in the fall of 2014 and is currently 59’4” measured to the top 

of the tower, with the highest parapet on the remainder of the building being 57’1” from ground 

level on Main Street.   

 

To date, a majority of the Plan Commission has expressed support for the anticipated height 

deviation.  However, at the joint Plan Commission/Architectural Review Commission meeting in 

February of 2015, the Commissions indicated that they would prefer the use of a different 
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roofline or other architectural treatments to highlight the corner of the building rather than the 

use of the proposed tower and increased height.  The revised plans still include the tower.  Based 

on the earlier plans, some of the Architectural Review Commissioners also expressed concerns 

about the overall bulk and scale of the building.  The Plan Commission and Architectural Review 

Commission have not seen the revised plans to date. 

 

Project Benefits 

Some of the benefits of the project include the following: 

1. The tax exempt municipal parking lot would be placed on the tax rolls resulting in increased 

property tax revenues.  The new structure would also have greater value and therefore 

generate more property tax revenue than the existing Giesche building. 

2. The project would result in a new mixed use development on the Main Street parking lot site 

as recommended by the Comprehensive Plan and Downtown Strategic Plan and would be 

constructed by a well-respected developer. 

3. Approximately 110 new apartment units would be added to the downtown, the new residents 

of which would support existing downtown businesses and bring new life and vitality to the 

area.  The Downtown Plan recommends that the Village add a minimum of 450 new 

residential units in the downtown.  

4. New retail space would be created that would be designed to meet the needs of modern day 

businesses. The project is anticipated to generate an additional $1 million dollars of retail 

sales over the next 20 years. 

5. A new development on a currently tax-exempt municipal site would generate TIF revenues 

that would be used to pay for the new Village parking garage to be constructed by the 

developer in conjunction with the project.  Therefore, it is anticipated that the majority of the 

Village parking garage would be paid for through the TIF increment.   Considering the 

projected sales tax revenue with the TIF increment, the parking garage is projected to be 

funded with these new revenues.   

6. The use of a public/private partnership to construct the garage also results in cost savings for 

the construction of the garage.  

7. The project replaces the existing parking on the site and adds an estimated 195 new public 

parking spaces in an area of the downtown with high parking demand.  In addition, the 98 

parking spaces on the St. Petronille property that have historically been made available to the 

public by the church would continue to be available to the community in the future. 

8. The plans include the construction of a new parking structure on the preferred site on the 

south side of the tracks in conjunction with a private development as recommended in the 

2013 Streetscape and Parking Study. 

9. The project is being designed to allow the apartments to be converted into condominiums in 
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the future should the market change. 

 

10. The shared use of the Village and St. Petronille parking areas would continue to the benefit 

of both parties allowing additional church parking on Sundays and public parking during the 

week which is an ideal shared parking situation. 

 

Village Board Action.  The Opus Group is looking to proceed with the next step in the process 

and prepare plans to submit with a formal application.  Therefore, at this time, they are looking 

to receive an indication as to whether or not the Board is generally supportive of the 

development concept being proposed. 

 

The Chamber, Alliance of Downtown Glen Ellyn and Historic Preservation Commission have 

been informed of the meeting as has been done in the past.  Information about the May 18 

workshop meeting was also forwarded to the Architectural Review Commission and Plan 

Commission.   

Cc: Sean Spellman, The Opus Group 

Bryan K. Farquhar, The Opus Group 

Ann Marie Perez, St. Petronille Catholic Church 
.
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ATTACHMENTS: 

 Aerial Photo (PDF) 

 March 13, 2014 Plan Commission Meeting Minutes (PDF) 

 September 15, 2014 Village Board Meeting Minutes (PDF) 

 October 6, 2014 Village Board Meeting Minutes (PDF) 

 Draft February 11, 2015 Architectural Review Commission Minutes (PDF) 

 Draft February 26, 2015 Joint Plan Commission/ARC Meeting Meeting Minutes (PDF) 

 Opus Letter  05182015 (PDF) 

 Opus Plan Set (PDF) 

 Memo to Board-Workshop-Opus-2015-05-14 (PDF) 
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Opus Development Company, L.L.C.    |   9700 Higgins Road, Suite 900, Rosemont, IL 60018   |   847.692.4444   |   www.opus-group.com 

 

 

May 8, 2015 
 
 
Mr. Mark Franz 
Village Manager 
Ms. Staci Hulseberg 
Director, Planning and Development 
Ms. Michele Stegall 
Village Planner 

Village of Glen Ellyn 
535 Duane Street 
Glen Ellyn, IL 60137 
 
RE: Opus Mixed-Use Development 

400 N. Main Street, Glen Ellyn, IL 
 
Dear Mark, Staci and Michele: 
 
This letter outlines the general terms and concepts upon which Opus (“Developer”) shall proceed with The Village of Glen 
Ellyn for control of the property described in Paragraph 1 below (“Property”) and ultimately development of a state-of-
the-art mixed use project in downtown Glen Ellyn:   
 

1. The Property:  The Property shall consist of the East Village Main Street Parking Lot and the existing Giesche 
Shoe Store at 400 N Main Street. 

 
2. Proposed Development:  Opus intends to develop approximately 110 units and approximately 8,500 SF of 

retail space on the Property, as currently depicted in the most recent plans.  Final unit count and retail SF are 
subject to final approvals. 

 
3. Home Mix:  The development currently contemplates the following unit mix: 

 
1-BR – 66 units (60%) 
2-BR – 35 units (32%) 
3-BR – 9 units (8%) 

 
  *Please note that final unit count is subject to final design and approvals. 
 

4. Parking:  Opus shall undertake financial responsibility to a) provide the Village of Glen Ellyn with 
approximately 73 parking spaces on the East Village Lot, within the Opus Development, per the revised 
concept plans and b) to provide parking at a ratio of approximately 1.28 spaces per home for the residential 
component of the development.  Opus shall make a one-time payment for a predetermined number of parking 
spaces in Village/Church Shared Parking Facility to satisfy this commitment, with the cost being the average 
cost per space in the Village/Church Shared Parking Facility.  Per the most recent concept plans, the number 
of parking spaces currently anticipated to be required by Opus is 50 spaces.  Opus shall have no on-going 
responsibility for maintenance fees, etc., for the Village/Church Shared Parking Facility into perpetuity and, 
conversely, the Village of Glen Ellyn shall have no ongoing responsibility for maintenance fees, etc., for the 
Opus Parking Facility into perpetuity.   
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In connection with, but separate and apart from the Proposed Development, the Village of Glen Ellyn and St. 
Petronille Catholic Church desire to have the West Village Site and the Church Site developed for shared 
parking purposes.  The site shall be a three-story facility, as designed in the current concept plans.  The Village 
of Glen Ellyn and St. Petronille Catholic Church shall reach a separate agreement in this regard, in the form of 
a long term ground lease (99+ years), to which Opus shall not be a party, but shall cooperate as provided in a 
3-way Reciprocal Easement Agreement (“REA”).  Access and easements shall be granted to all parties as 
outlined in the REA.  The current concept yields the following allocation of parking spaces: 

 

 
 

5. Incentives:  Per the current concept plan, Opus anticipates the following Variances/Incentives: 

a. Height Variance. 

Based on design feedback from the Planning Commission and Architectural Review Committee, Opus 
anticipates height variances as follows: 

i. 8’11” to the top of the parapet – initial Opus request; 

ii. 12’1” to mechanical screen/elevator overrun – not visible from the street; 

iii. 16’1” to the top of the Clock Tower element on the corner of Main St. and Glenwood Ave. – 
design of this corner element is a result of feedback solicited from ARC and Planning 
Commission. 

b. Contribution of Land. 

The Village of Glen Ellyn shall agree to contribute the East Village Site to the development, subject to 
Opus providing the Village of Glen Ellyn with 73 Main Street parking stalls currently located on the 
site. 

c. Environmental Assessment. 

i. Opus shall contract for the performance of environmental assessment investigations and 
reports with respect to the East Village Site and the Giesche Site.  Opus shall fund the 
environmental assessment costs.  In the event that the Village of Glen Ellyn does not, or is not 
able to, i) provide Formal Village Approval, ii) convey the East Village Site, iii) grant the 
easement with respect to the West Village Site, or provide any of the other requested 
incentives, then the Village shall reimburse Opus for 50% of the Environmental Assessment 
Costs, up to a maximum reimbursement of $50,000.00. 

ii. The Village of Glen Ellyn shall fund all environmental assessment costs associated with the 
West Village Parking Lot and St. Petronille Catholic Church parking lot. 

d. Environmental Remediation. 

i. Subject to the results of the Phase I and Phase II Environmental Assessments, and subject to 
a Corrective Action Plan Analysis, the Village of Glen Ellyn shall fund all costs and expenses for 
required environmental remediation, up to a maximum amount of $200,000. 

Total: 141 (1.28 spaces per unit) 416 spaces

Resident Parking 

Spaces

Shared Public/Church 

Parking Spaces

73

343

91

50

Opus 400 N Main Development

Village/Church Parking Facility
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ii. The Village of Glen Ellyn shall be responsible for funding any necessary environmental 
remediation of the St. Petronille Catholic Church site. 

 
6. Construction of the Proposed Village/Church Shared Parking Facility:  The Village of Glen Ellyn shall fund 

in entirety the costs and expenses for the design and construction of the Proposed Village/Church Shared 
Parking Facility, but for any residential parking that shall be located in the Village/Church Shared Parking 
Facility, for which Opus shall make a one-time payment for its proportionate share.  Opus shall contract 
for said design and construction under a guaranteed price and provide a payment bond and performance 
bond. 
 

7. Incorporation of Church Site:   The Village of Glen Ellyn shall agree to enter into a 99-year ground lease 
with St. Petronille Catholic Church, and shall use its best good faith efforts to cause the Church to enter 
into the Lease and the REA, at no cost or charge to Opus.  The Village of Glen Ellyn and St. Petronille 
Catholic Church shall be responsible for negotiating the location of any and all allocated parking spaces 
desired by either party is said parking facility. 

 
8. Modification of Parking Rights:  Should the parking stalls occupied by Opus, within the Village/Church 

Shared Parking Facility, at any time become permanently unavailable to Opus, Opus reserves the right to 
recapture said number of parking stalls on the Main Level of the Parking Garage within the Opus 
Development (currently public parking). 

 
9. Impact Fees:  The Village of Glen Ellyn shall use its best efforts, and aid Opus in good faith, to negotiate 

and minimize the Impact Fees as currently set forth in the Impact Fee Schedule. 
 

10. Pedestrian Walkway:  The final plans shall incorporate a pedestrian walkway/promenade from Glenwood 
Avenue to Main Street, at a contemplated width of 20 feet. 

 
We look forward to continuing to collaboratively work with you on this exciting project and appreciate your hard work 
to date.  We are excited to take the next steps with the Village of Glen Ellyn and move forward to PUD submittal.   
 
Sincerely, 
OPUS DEVELOPMENT COMPANY, L.L.C. 

  
Bryan Farquhar   Sean T. Spellman 
Real Estate Manager   Vice President and General Manager 
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400 Main Street Mixed-Use
Glen Ellyn, Illinois BUILDING DESIGN PRESENTATION TO THE VILLAGE BOARD

2015-05-09THE OPUS GROUP

Confidential and Proprietary Information.  Property of Opus Development Company, L.L.C.

Mixed - Use Development Plan  Glen Ellyn, Illinois 

Residences of
Glen Ellyn

Attachment: Opus Plan Set E.1.h

Packet Pg. 49



400 Main Street Mixed-Use
Glen Ellyn, Illinois EXISTING OWNERSHIP SITE PLAN

2015-05-09

VILLAGE OF GLEN ELLYN

ST. PETRONILLE

OPUS GROUP

PROPERTY OWNERSHIP KEY
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400 Main Street Mixed-Use
Glen Ellyn, Illinois

EXISTING SITE PLAN

PROPOSED OWNERSHIP SITE PLAN
2015-05-09

VILLAGE OF GLEN ELLYN

ST. PETRONILLE

OPUS GROUP

PROPERTY OWNERSHIP KEY
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400 Main Street Mixed-Use
Glen Ellyn, Illinois PROPOSED SITE PLAN
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400 Main Street Mixed-Use
Glen Ellyn, Illinois SITE CIRCULATION PLAN

2015-05-09
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400 Main Street Mixed-Use
Glen Ellyn, Illinois THE PROMENADE CONCEPT

2015-05-09
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400 Main Street Mixed-Use
Glen Ellyn, Illinois

PAVER CROSSWALK

LIGHTED BOLLARD

LOW PLANTER
WALL

DOWNTOWN
IDENTITY FEATURE

CURB EXTENSIONS

key InteRSectIon A
(Main & Crescent; Forest & Crescent)

These two intersections would maintain the 

existing intersection infrastructure and enhance 

their median features.

•	 option one: Enhance existing median 

features and install bump-outs, monument 

signage, enhanced lighting, landscaping, 

and brick paver crosswalks at each inter-

section. 

•	 option two: Remove median features, 

install decorative paver art, and enhance 

crosswalks. (See “Key Intersection B” for 

example)

Downtown Identity Feature

Streetscape & Parking Analysis // Village of glen ellyn

34

Section 03 Streetscape Plan Recommendations

GLEN ELLYN STREETSCAPE PLAN

LANDSCAPE PLAN AND PARKING STUDY PROPOSED SITE PLAN

2015-05-09
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400 Main Street Mixed-Use
Glen Ellyn, Illinois URBAN STREET CHARACTER CONCEPT

2015-05-09
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400 Main Street Mixed-Use
Glen Ellyn, Illinois REGIONAL CHARACTER INFLUENCES

2015-05-09
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400 Main Street Mixed-Use
Glen Ellyn, Illinois PROPOSED BUILDING ELEVATIONS

MAIN STREET ELEVATION

HILLSIDE STREET ELEVATION PROMENADE ELEVATION
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400 Main Street Mixed-Use
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MEMORANDUM 

 
DATE:  May 13, 2015 
 
TO: Village President and Village Board 
  
FROM: Mark Franz, Village Manager 
 Christina Coyle, Finance Director 
  
RE: Financial Overview of Proposed Opus Project 
 
CC:  Greg Mathews, Village Attorney; Al Stonitsch, Assistant Village Manager 
 
 
On October 6, 2014, the Village Board reviewed the financial aspects of the proposed Opus project.  The 
project located at Main Street, on the Giesche and Main Street parking lot properties, remains in the concept 
stage.  The revised project includes a 4-5 story mixed-use building with 9,040 square feet of retail on the ground 
floor and 110 luxury apartments.  The major changes to the plan from October is a reduction in residential 
units from 126 to 110 and a moderate increase in retail space on the first floor.  The number of units was 
reduced as the number of one bedroom apartments was decreased and the two and three bedroom apartments 
were increased.  
 
In October, the consensus of the Village Board was that a mixed-use development on Village owned property 
was viable and the Village Board was in support of the concept contingent upon a design and site plan that 
were acceptable.  The framework of a potential development agreement has not changed.  The basic business 
terms are that the Village would contribute the Main Street property to the developer at no cost provided that 
they would replace all existing public parking.  In addition, the Village would own and operate a public parking 
garage that would be constructed on property partially owned by St. Pet’s.  Also at that meeting, the Village 
Board discussed the pros and cons of 2 versus 3 story parking garage.  At that time, the consensus of the Village 
Board was to build a 3 level garage and maximize parking opportunities.   
 
The Village Board did not approve an agreement with the developer in October, but rather provided feedback 
and general consensus that the concept was workable and directed staff to continue to work with the developer 
on more concrete plans and concepts.   
 
Background 
Staff has continued to work with Opus on the potential redevelopment and has provided feedback to Opus 
from the Village Board, Commissions and staff.  In addition, staff continues to communicate with St. Pet’s, but 
no major changes have been discussed over the last six months with respect to the public parking garage 
component of the development.  Staff is also in the process of seeking a parking consultant to further review 
the preliminary plans for the parking garage, contingent upon Village Board direction.   
 
St. Pet’s has been working to gain the approval of the Diocese of Joliet, the owner of the property, to move 
forward with the project. While there are a number of formal steps necessary to receive official approval from 
the Diocese, the church has been successful in obtaining the Diocese’s permission to move forward in the 
process.  Some of the benefits of including the St. Pet’s property include: 
  
 It eliminates the need to construct below-grade parking, which is more expensive than above-grade 

structured parking. 
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 Vehicular access between the Main Street parking lot and St. Pet’s parking lot is maintained which allows 
the shared use of both parking lots. 

 Environmental remediation costs should be reduced since there will less below-grade construction. 
 The number of parking spaces available to the public over prior plans is significantly increased. 
 It recognizes an existing easement that St. Pet’s has over the Village’s Main Street parking lot to access 

Main Street. 
 Creates a more effective overall parking solution for the downtown, at least south of the tracks, which not 

only increases the amount of parking, but also promotes a shared-parking philosophy that benefits multiple 
end-users. 

 
The Village has tentatively negotiated a 99-year lease agreement with St. Pet’s to use their existing parking lot 
on Glenwood, as well as Village property on Glenwood, to construct the parking garage.  In exchange for the 
use of the property, the Village will maintain, replace, enforce, and insure these 98 parking spaces for St. Pet’s 
under a shared-use philosophy.   
 
Village Property 
Staff completed an appraisal for the property and the value of the Main Street parking lot is $1,345,000.  In 
addition, the Glenwood lot, east of Main Street Lot, is owned by the Village and has a value of $247,000.  The 
proposed development would be built only on the Main Street parking lot and Giesche lot; the Glenwood lot 
would be combined with the St. Pet’s lot for use as a parking structure. Opus would have to pay for the 
construction of 58 parking spaces in the garage in order to meet their parking needs and requirements.   
 
Incentives  
The developer has requested assistance in the following areas:   
a. Contribution of Land.  The Village shall agree to contribute the East Village Site to the development, subject 

to Opus providing the Village of Glen Ellyn with 73 Main Street parking stalls currently located on the site. 

b. Environmental Assessment. 

i. Opus shall contract for the performance of environmental assessment investigations and reports 
with respect to the east Village site and the Giesche Site.  Opus shall fund the environmental 
assessment costs.  In the event that the Village does not, or is not able to: i) provide formal Village 
approval; ii) convey the east Village site; and iii) grant the easement with respect to the west Village 
site, or provide any of the other requested incentives, then the Village shall reimburse Opus for 
50% of the Environmental Assessment Costs, up to a maximum reimbursement of $50,000.00. 

ii. The Village shall fund all environmental assessment costs associated with the west Village parking 
lot and St. Pet’s parking lot. 

c. Environmental Remediation. 

i. Subject to the results of the Phase I and Phase II Environmental Assessments, and subject to a 
Corrective Action Plan Analysis, the Village shall fund all costs and expenses for required 
environmental remediation, up to a maximum amount of $200,000. 

ii. The Village shall be responsible for funding any necessary environmental remediation of the St. 
Pet’s site. 

 
d.   Construction of the Proposed Village/Church Shared Parking Facility:  The Village shall fund in entirety the costs 

and expenses for the design and construction of the proposed Village/St. Pet’s shared parking facility, but 
for any residential parking that shall be located in the Village/St. Pet’s shared parking facility, for which 
Opus shall make a one-time payment for its proportionate share.  Opus shall contract for said design and 
construction under a guaranteed maximum price and provide a payment bond and performance bond. 
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e.   Incorporation of Church Site:  The Village shall agree to enter into a 99-year ground lease with St. Pet’s, and 
shall use its best good faith efforts to cause St. Pet’s to enter into the lease, at no cost or charge to Opus.  
The Village and St. Pet’s shall be responsible for negotiating the location of any and all allocated parking 
spaces desired by either party is said parking facility. 

 
The Village has not agreed to any remediation costs formally and looking for some direction from the Village 
Board on these requests as we move ahead.   
 
Public Parking.   
There are 221 existing parking spaces on the subject property including 81 in the Main Street parking lot, 42 in 
the Glenwood lot and 98 in the St. Pet’s parking lot.  The tables below identify the anticipated increase in public 
parking and the location of the different parking areas:  
 
Public Parking – Existing vs. Proposed 

 Existing Proposed Difference 
Public Parking *123 **318 +195 
St. Petronille Parking 98 98 0 
Total Spaces 221 416 +195 

*Includes 81 in the Main Street Lot and 42 permit spaces in the Glenwood lot. 
**Includes 73 spaces in the ground floor of the building and 245 spaces in the garage. 
 
Parking by Location 

 Building Parking Garage Total 
Resident 91 50 141 
Shared Public/Church Parking 73 343 416 
Total 164 393 557 

 
The estimated cost to construct a 3 level structure has increased from $11,459 per parking space to $13,422 per 
space due to the cost of construction and is estimated at a total cost of $4.5M.  These cost estimates include 
the Village paying for the 98 replacement spaces in the St. Pet’s lot, in lieu of paying for the Church property, 
and replacing 42 existing parking spaces in the Glenwood lot.  
 
TIF Analysis 
We have requested an updated TIF Report conducted by our consultant, Kane McKenna, and this will be 
provided prior to the meeting.  Two factors have changed since the last TIF report.  The number of units was 
decreased from 126 to 110.  Second, the anticipated occupancy date has shifted back 18 months.  We have 
received preliminary analysis that shows that the reduction in units from 126 to 110 and the loss of 18 months 
of potential TIF Revenue has negatively impacted the projections.  Below are the revised projections: 

Scenario    Net Present Value of TIF Revenues 

    NPV at 4.0%  NPV at 4.5% 

Best (0% School Allocation)   $      4,233,092    $          3,998,756  

Likely (20% School Allocation)   $      3,450,767    $          3,259,739  

Worst (40% School Allocation)   $      2,668,441    $          2,520,721  
 

Attachment: Memo to Board-Workshop-Opus-2015-05-14 E.1.i

Packet Pg. 71



Financial Review of  Opus and Next Generation Projects                                                             May 13, 2015 
    Page 4 

The report is a detailed analysis of the impact this project would likely have on the Central Business District 
TIF. Since this is a residential project, the TIF Plan provides for the statutory payments to the School Districts 
for the reimbursement of up to 40% of the Incremental Property Taxes generated by the residential portion of 
the project for the per capita tuition costs associated with the net new students residing in the residential units. 
The cap for the tuition reimbursement requirements is 40%.  Therefore, this analysis reviews three different 
scenarios, 40% (worst), 20% (likely), and 0% (best). The projected increment revenue to pay for this project or 
future projects within the TIF District ranges from $2.5M to $4.2M.  In addition, the report estimates that the 
commercial component of the project would generate $1,006,330 in sales taxes over the life of the TIF.  This 
is slightly reduced since the project will be completed 18 months later than initially projected.   
 
Kane McKenna and staff recommend that we evaluate this project conservatively and included the likely case 
scenario into the financial summary.  Using the likely case approach, this report shows that the TIF District can 
pay for all but $1M of the $4.5M parking garage and possibly all of the garage depending on the School Districts’ 
reimbursement ratio and/or new sales tax revenue. Additionally, the Village would generate revenue from the 
operation of the parking garage, but that detailed analysis has not been completed.  This revenue would not be 
used to repay the cost of the parking garage; rather, it would be used to pay for maintenance and replacement 
costs of the garage. Below is a synopsis of the projected revenue and costs of this project: 
 

Initial Cost Estimates Revised Cost Estimates 

 $          11,459  Cost Per Space  $        13,422  Cost Per Space 

               342 Public Parking (Village Responsibility)             335 Public Parking (Village Responsibility) 

 $     3,918,978  Total Parking Cost  $  4,496,370  Total Parking Cost 

 $        200,000  Potential Environmental Costs  $     200,000  Potential Environmental Costs 

 $     4,118,978  Overall Total Village Costs   $   4,696,370  Overall Total Village Costs (Potential) 

    

 Initial Projected Revenues NPV at 4%   Revised Projected Revenues NPV at 4%  

 $     4,189,673  Likely TIF Revenues  $   3,259,739  Likely TIF Revenues 

 $     1,017,662  Local Sales Taxes  $   1,006,330  Local Sales Taxes 

 $     1,088,357  Difference total cost & revenues  $    (430,301) Difference total cost & revenues 
 
 
The TIF district has a definite 23 year life and therefore, there is a finite timeframe to recapture TIF revenues 
that would be generated from this project. From a financial perspective, the sooner this project is approved 
and can move forward, the more TIF increment the project would generate.  This project does provide benefits 
to the entire downtown and could be a catalyst for further economic development.  Those anticipated revenues 
are difficult to quantify, so they are not included in this assessment. 
 
Next Steps 
Planning and Development will be coordinating the Opus presentation and discussion for Monday night and 
we are looking for feedback from the public and Village Board.  Since we have consensus that development at 
this location has the general support of the Village Board, we are looking for ideas or conditions on what the 
development lacks or should modify in order to receive the approval of the Village Board.   If the Village Board 
does not think this project is viable, then we should communicate that at this time as well.  We look forward 
to discussing the project with the Village Board in detail Monday night.     
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