


 

VILLAGE OF NORTH AURORA 
BOARD REPORT 

TO:  VILLAGE PRESIDENT & BOARD OF TRUSTEES 
  CC: STEVE BOSCO, VILLAGE ADMINISTRATOR  
FROM:  MIKE TOTH, COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 
SUBJECT: PETITION 21-08: RANDALL SQUARE PUD AMENDMENT 
AGENDA: AUGUST 16, 2021 COMMITTEE OF THE WHOLE MEETING 

 

DISCUSSION 

The subject property is located in the B-2 General Business District and has already 
been granted a special use for a General Commercial Planned Unit Development 
(Ordinance #06-04-24-02), known as the Randall Square Planned Unit Development, 
approved by the Village Board on April 24, 2006.  The petitioner is proposing to develop 
Parcel 5 with a Gas Station with a Convenience Store.  
 
According to the Randall Square Annexation Agreement, any change to the development 
of the property, which requires a formal amendment to the Annexation Agreement 
through a public hearing, shall be considered a ‘major change’ to the development.  
Major changes must be approved by the Village Board after such hearing and 
recommendation by the Plan Commission. The PUD Ordinance is part of the Annexation 
Agreement; therefore, deviations to the PUD are considered an amendment to the 
Annexation Agreement. Further, the original PUD was created as a special use, which 
requires any amendment to the PUD be conducted through the special use process. 
 
A public hearing was conducted on this item before the Plan Commission at their August 
3, 2021 meeting. The Plan Commission was supportive of the proposed development, 
but did add a condition requiring the private drive connecting Randall Road to Miller 
Drive be installed prior to issuance of a Final Certificate of Occupancy. Staff notes an 
updated site plan was provided to the Plan Commission, which added a deceleration 
lane on Randall Road.  
 
The Plan Commission unanimously recommended approval of Petition #21-08 subject to 
staff’s conditions and their added condition. Staff would like to take this opportunity to 
solicit feedback from the Village Board on Petition #21-08.   
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STAFF REPORT TO THE VILLAGE OF NORTH AURORA PLANNING COMMISSION 

FROM: MIKE TOTH, COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 

 
 

GENERAL INFORMATION 

 
Meeting Date:  August 3, 2021  
 
Petition Number:  #21-08  
 
Petitioner:  Casey’s Retail Company  
 
Requests:  1) Special Use - Planned Unit 
Development Amendment with deviations to the 
Planned Unit Development 2) Site Plan Approval  
 
Location:  Parcel 5 of the Randall Square 
Subdivision 
 
Parcel Number(s):  15-05-180-006  
 
Current Zoning:  B-2 General Business District Planned Unit Development (PUD)  
 
Contiguous Zoning:  North:  B-2 General Business District, South: B-2 General Business District, East: 
B-2 General Business District, West: B-2 General Business District  
 
Comprehensive Plan Designation:  ‘Regional Commercial’  
 

BACKGROUND 

The subject property is located in the B-2 General Business District and have already been granted a 
special use for a General Commercial Planned Unit Development (Ordinance #06-04-24-02), known 
as the Randall Square Planned Unit Development, approved by the Village Board on April 24, 2006.  
 
The petitioner is proposing to develop Parcel 5 with a Gas Station with a Convenience Store. The 
development would consist of a 4,319+/- Convenience Store, 12 fuel positions, outdoor sales 
(propane, ice, seasonal offerings) and associated utilities, parking, and landscaping. 
 

REQUESTED ACTIONS 

 

Special Use –Planned Unit Development with deviations 
According to the Randall Square Annexation Agreement, any change to the development of the 
property, which requires a formal amendment to the Annexation Agreement through a public hearing, 
shall be considered a ‘major change’ to the development.  Major changes must be approved by the 
Village Board after such hearing and recommendation by the Plan Commission.   The PUD Ordinance 
is part of the Annexation Agreement; therefore, deviations to the PUD are considered an amendment 
to the Annexation Agreement. Further, the original PUD was created as a special use, which requires 
any amendment to the PUD be conducted through the special use process.  
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The following table depicts the differing land uses contained in the Randall Square PUD, in 
comparison with the proposed plans: 

 
Approved PUD 

Plan Use  

(Parcel 5) 

Current 

Land Use 

Proposed 

Land Uses 

Gas Station 

Zoning Use 

Status 

Convenience Store Zoning 

Use Status 

Video Store Vacant Gas Station 
with 

Convenience 
Store 

Permitted Use 
(PUD) 

Special Use; however, Gas 
Stations may offer convenience 

items for sale as a secondary 
activity 

                                                                                                                                 
Staff reviewed the yard and bulk regulations of the B-2 General Business District and Randall Square 
PUD and determined the following deviations would be required:  
 
50’ Building and Yard Setback Encroachment (PUD Ordinance Requirement) 
The Randall Square PUD requires a 50’ building and yard setback for those applicable properties 
along Randall Road and Oak Street, intended for open space and landscaping. According to the 
submitted plans, the northern and eastern portions of the gas station fueling area would encroach into 
said 50’ yard.  The underground petroleum storage tanks would be located in the ground in the area 
located north of the fueling stations.  
 
The 50’ building and yard setback encroachment is similar to that of the 50’ landscape buffer required 
along major arterial and collector streets (Chapter 14.103.C.3.A of the Zoning Ordinance).  Staff notes 
this provision as the gas station located across Randall Road from the subject property would be 
subject to said provision and is deficient in the 50’ landscape setback along both Randall Road and 
Oak Street.  
 
Chapter 14.9.A of the Sign Ordinance states: one parking lot island should be provided between 
every ten (10) parking spaces. Rows of parking spaces shall be terminated by a parking lot island. 
The parking area adjacent to the front of the building (east elevation) includes a row of 11 parking 
spaces. In order to increase the amount of visible on-site landscaping, a condition has been added 
that requires the northernmost parking space adjacent to the front of the building be eliminated and 
the area be added to the landscape area directly to the north of said parking space.   According to the 
submitted landscape plans, the shade tree in the landscape area located south of said parking spaces 
has been substituted with 10 shrubs due to a conflict with a light pole. In order to keep with the theme 
of increased on-site landscaping, two shade trees shall be added to the landscape area adjacent to Oak 
Street.  
 
Monument Sign Square Footage (PUD Ordinance Requirement)  
Per the Randall Square PUD, each lot is afforded rights to one monument sign, not to exceed 6’ in 
height and 10’ in width. Additionally, the identifying area within the signage structure shall not exceed 
32 square feet in area. The proposed monument sign is 6’ in height and 10’ wide; however, the 
identifying area within the sign structure would be 46 square feet.  
 
The proposed landscape plan includes two deciduous shrubs adjacent to the monument sign.  Per 
Chapter 15.48.100.B.6 of the Sign Ordinance, a landscaped area shall be provided around the base of 
the monument sign, which shall be equal to 2.5 square feet for each square foot of sign area; as such, a 
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condition of approval has been added that requires 115 square foot landscaped area be provided 
around the base of the proposed monument sign.  
 
Site Access (PUD Requirement) 
The Randall Square development currently has a full access intersection at Oak Street and Miller 
Drive (private drive) and two full access intersections on Randall Road, one at Voss Avenue (private 
drive), and another to the south of Voss at the continuation of Miller Drive. The subject property is 
currently landlocked with no vehicular access at any point. According to the Preliminary Plan for the 
Randall Square development, the subject property would take access through cross access from 
adjoining properties that abut Miller Drive and/or Voss Avenue.  
 
The proposed site plan for the development of the subject property includes a right-in, right-out on 
both Randall Road and Oak Street. The right-in, right-out would be shared with the property located to 
the south, with the continuation of a private drive connecting to the west at Miller Drive. According to 
the petitioner, said access drive would be built all at once, prior to the development of the Casey’s.  
There currently is no cross access shared with the property located to the west (Parcel 4); however, the 
two properties could revisit that topic in the future, if desired. Parcel 4 already has indirect access to 
Randall Road and Oak Street via Miller Drive and Voss Avenue.  With the development of the 
aforementioned access road, Parcel 4 would have closer access to Randall Road.  
 
Village staff is currently working with the petitioner on the finalized off-site traffic improvements. It is 
undetermined at this time if any additional traffic improvements are needed.  Once the petitioner 
provides certain traffic information to the Village, the Village Engineer will review the information to 
determine if any improvements are needed; as such, a condition of approval has been added, which 
states: the installation of offsite access improvements are subject to the recommendation from the 

Village Engineer upon review of traffic information submitted by the petitioner.  
 
Site Plan Approval  
Per the Randall Square PUD, prior to development of any one or more lots a final site plan shall be 
approved by the Village Administrator and Plan Commission without the need for a public hearing.  
 
The standards for review and approval of final site plans shall be limited to the following: 
 
Compliance: Final site plan is in compliance with the terms of this PUD Ordinance. 

 

Circulation: The traffic circulation for the one or more lots is deemed adequate for the use 

contemplated for such one or more lots is deemed adequate for the use contemplated for such one or 

more lots.   

 

Pedestrian Pathways: Pedestrian pathways within such lots are approved as adequate for the use 

contemplated for such one or more lots and for circulation within the subdivision. The pedestrian 

pathways for various Final Site Plans shall tie into a unitary scheme of pedestrian pathways 

throughout the subdivision.  

 

Site Plan Engineering: The Village Engineer approves the final engineering within the area to be 

developed within the Site Plan submitted.   
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Site Plan Landscaping. Approval by the Village Administrator that the parking lot and foundation 

landscaping proposed for the area within the Final Site Plan is in compliance with the Village 

Ordinances existing as of the date hereof, it being acknowledged that in addition, the landscaping 

depicted on the General Landscape Plan which is located in the development area of the proposed 

Final Site Plan shall also be installed concurrently with development of the development area within 

the proposed Final Site Plan.  

 
Signage: Signage other than (i) signage permitted by Paragraph 26 herein and (ii) signage on 

buildings as permitted by Village ordinance shall require approval as a variation in accordance with 

the Village Sign Ordinance.   

 

FINDINGS 

The Department of Community Development finds that the information presented meets the Standards 
for Specials Uses. The proposed site plans meet the Randall Square Site Plan Review Standards and 
the Orchard Commons Development PUD Ordinance, as amended. Based on the above considerations, 
Staff recommends the Plan Commission make the following motion recommending approval of 
Petition #21-08, subject to the following conditions: 
 

1. Sidewalk shall be installed along Randall Road and Oak Street, per the requirement of the 
Randall Square PUD. The sidewalk along Oak Street shall extend west and terminate at 
Miller Drive, aligned with the existing sidewalk located on the west side of Miller Drive.  
 

2. The installation of offsite access improvements are subject to the recommendation from the 
Village Engineer upon review of traffic information submitted by the petitioner.  

 
3. A 115 square foot landscaped area shall be provided around the base of the proposed 

monument sign. The landscaped area shall contain living landscape material consisting of 
shrubs, perennial ground cover plants or a combination of both, placed throughout the 
landscaped area. Plantings shall be selected and placed such that views to the sign are not 
blocked. Plantings shall be properly maintained to avoid excessive growth and prevent the 
growth of weeds. 

 
4. The northernmost parking space adjacent to the front of the building shall be eliminated 

and the area shall be added to the landscape area directly to the north of said parking 
space.  

 
5. Two shade trees shall be added to the landscape area adjacent to Oak Street. 

 
6. A photometric plan shall be submitted and approved by the Village prior to building permit 

issuance.  
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THE FOLLOWING INFORMATION IS FROM THE VILLAGE OF NORTH AURORA ON-LINE ZONING REGULATIONS. THIS IS NECESSARILY A LIMITED SUMMARY AND A ZONING REPORT SHOULD BE CONSULTED BEFORE DEVELOPMENT. A SITE PLAN MAY BE REQUIRED. ADDRESS: SW CORNER RANDALL RD. AND OAK ST., NORTH AURORA, IL. CURRENT ZONING CLASSIFICATION: B-2 GENERAL BUSINESS 1. SETBACKS (FT) SETBACKS (FT) FRONT - 35 SIDE - INTERIOR - 10, ABUTTING RESIDENTIAL - 20, CORNER - 35 REAR - 20, ABUTTING RESIDENTIAL - 40 2. LIGHTING -  LIGHTING -  A. ALL COMMERCIAL AND INDUSTRIAL OUTDOOR LIGHTING SHALL BE ALL COMMERCIAL AND INDUSTRIAL OUTDOOR LIGHTING SHALL BE FULLY-SHIELDED (FULL-CUTOFF) AS DEFINED IN THIS CHAPTER. THE VILLAGE MAY WAIVE THIS REQUIREMENT TO ALLOW FOR APPROPRIATE HISTORIC OR DECORATIVE LIGHTING FIXTURES.  B. ALL OUTDOOR LIGHTING SHALL BE SO DESIGNED AND PLACED AS TO LIMIT ALL OUTDOOR LIGHTING SHALL BE SO DESIGNED AND PLACED AS TO LIMIT LIGHT TRESPASS ONTO ADJACENT LOTS. LIGHT LEVELS AT LOT LINES, WITH THE EXCEPTION OF INGRESS AND EGRESS POINTS, SHALL BE A MAXIMUM OF ONE-HALF FOOTCANDLES.  C. THE AVERAGE LIGHT LEVEL FOR ALL PARKING AREAS SHALL FALL BETWEEN THE AVERAGE LIGHT LEVEL FOR ALL PARKING AREAS SHALL FALL BETWEEN ONE AND TWO FOOTCANDLES. LIGHT LEVELS SHALL NOT EXCEED A MINIMUM TO MAXIMUM RATIO OF 8:1, OR AN AVERAGE TO MINIMUM RATIO OF 6:1. VARIANCES FOR INCREASED LIGHT LEVELS FOR GAS STATIONS MAY BE GRANTED, BUT SHALL NOT EXCEED A MAXIMUM OF THIRTY (30) FOOTCANDLES OR AN AVERAGE OF TWENTY-FIVE (25) FOOTCANDLES.  D. THE MOUNTING HEIGHT OF OUTDOOR LIGHTING SHALL NOT EXCEED THE THE MOUNTING HEIGHT OF OUTDOOR LIGHTING SHALL NOT EXCEED THE AVERAGE ROOF HEIGHT OF THE PRINCIPLE BUILDING TO WHICH IT RELATES OR FORTY (40) FEET, WHICHEVER IS LESS. UNSHIELDED RESIDENTIAL AND PEDESTRIAN FIXTURES SHALL NOT EXCEED TEN (10) FEET IN HEIGHT.  E. METAL HALIDE LAMPS, OR EQUIVALENT ARE REQUIRED. THE VILLAGE MAY METAL HALIDE LAMPS, OR EQUIVALENT ARE REQUIRED. THE VILLAGE MAY WAIVE THIS REQUIREMENT TO ALLOW FOR APPROPRIATE HISTORIC OR DECORATIVE LIGHTING FIXTURES.  F. IN ALL MULTI-LOT DEVELOPMENTS, UNIFIED LIGHTING STANDARDS, INCLUDING IN ALL MULTI-LOT DEVELOPMENTS, UNIFIED LIGHTING STANDARDS, INCLUDING MOUNTING HEIGHT AND FIXTURE STYLE, SHALL BE REQUIRED.  3. SIGNAGE - SIGNAGE - SIGNS SHALL COMPLY WITH 15.48 OF THE ZONING CODE. PERMIT REQUIRED. 4. LANDSCAPING -  LANDSCAPING -  LANDSCAPE PLAN REQUIRED. A DETAILED LANDSCAPE PLAN SHALL BE SUBMITTED TO THE VILLAGE AS PART OF SITE PLAN REVIEW AND SHALL BE APPROVED PRIOR TO THE ISSUANCE OF A BUILDING PERMIT 5. PARKING FORMULA - PARKING FORMULA - THE TOTAL NUMBER OF REQUIRED PARKING AND LOADING SPACES SHALL BE BASED UPON THE REQUIREMENTS FOR THE PRINCIPAL USE OF THE LOT.
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O.D.I.P. = OUTSIDE DIAMETER IRON PIPE TF = TOP OF FOUNDATION FF = FINISHED FLOOR FES = FLARED END SECTION VCP = VITRIFIED CLAY PIPE DIP = DUCTILE IRON PIPE PVC = POLYVINYL CHLORIDE RCP = REINFORCED CONCRETE PIPE CMP = CORRUGATED METAL PIPE (R) = RECORD BEARING OR DISTANCE (M) = MEASURED BEARING OR DISTANCE (C) = CALCULATED BEARING OR DISTANCE (D) = DEED BEARING OR DISTANCE A = ARC LENGTH R = RADIUS CH = CHORD CB = CHORD BEARING B.S.L. = BUILDING SETBACK LINE U.E. = UTILITY EASEMENT D.E. = DRAINAGE EASEMENT P.U.E. = PUBLIC UTILITY EASEMENT P.O.C. = POINT OF COMMENCEMENT P.O.B. = POINT OF BEGINNING P.U. & D.E. = PUBLIC UTILITY AND DRAINAGE EASEMENT 
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  VILLAGE OF NORTH AURORA 

BOARD REPORT 

TO:  VILLAGE PRESIDENT & BOARD OF TRUSTEES 
  CC: STEVE BOSCO, VILLAGE ADMINISTRATOR  
FROM:  MIKE TOTH, COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 
SUBJECT: 204 HANSEN BOULEVARD: GERALD GENESIS DEALERSHIP  
AGENDA: AUGUST 16, 2021 COMMITTEE OF THE WHOLE MEETING 

 

DISCUSSION 

Over the past few years, the Gerald Auto Group has been making significant investments in their 
facilities located in the North Aurora Auto Mall. The Gerald Group owns and operates the KIA, 
Subaru, Hyundai and Nissan dealerships located on Hansen Boulevard. In 2018, Gerald 
purchased the former Fox Valley Ford property at 208 Hansen Boulevard. and opened Gerald 
Ford. On September 21, 2020, the Village Board approved an Economic Incentive Agreement for 
the Gerald Ford Dealership. The Economic Incentive Agreement approved a rebate of $900,000 
to be paid over a 10-year period based upon annual sales over the $219,500 sales tax base 
threshold rebated back to Gerald at 85%.  
 
Gerald has conducted sales of the Genesis automobile franchise along with the Hyundai 
franchise at 209 Hansen Boulevard for several years.  Genesis has recently encouraged dealers 
to create separate facilities for Genesis apart from Hyundai to facilitate establishment of Genesis 
as a luxury brand. The property located across the street at 204 Hansen Boulevard has been 
utilized as the Gerald Auto Group's centralized accounting office since 2016.  204 Hansen 
Boulevard was last used for Motor Vehicle Sales in 2016 when Kia operated on the property. Kia 
later moved to 201 Hansen Boulevard Gerald would now like to remodel 204 Hansen Boulevard 
and move the Genesis franchise to that property to become the first standalone Genesis 
dealership in the Chicago area.   
 
According to Gerald, the estimated remodeling cost would be approximately $4,000,000. They 
anticipate this project will generate approximately $150,000 of annual incremental retailer’s 
occupation tax revenue to the Village in the first full year of operations and over $300,000 of 
annual incremental retailers' occupation tax in six to seven years once fully operational.  
 
Gerald is requesting financial assistance with the Genesis project.  Gerald is requesting a rebate 
of 50% of the retailers' occupation tax generated by Genesis of North Aurora for up to fifteen 
years, including a cap of $2,000,000. According to Gerald, the $2,000,000 represents 
approximately half of the estimated remodeling project investment.  
 
Staff is soliciting feedback from the Village Board on the proposed incentive request.  
 
Staff is currently evaluating whether any zoning actions are needed to facilitate the remodel 
project and use of the property. As such, staff would also like to take this opportunity to solicit 
any feedback on the proposed use of the property and the conceptual development plans.  
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August '10, 202'l

Mr. Mark Gaffino
Village President
Village of North Aurora
25 East State Street
North Aurora, lL 60542

Dear Mr. Gaffino

I hope this letter finds you well!

Gerald has operated the Genesis automobile franchise along with the Hyundai franchise for
several years at 209 Hansen Blvd. in the North Aurora Auto Mall. Across the street, 204 Hansen

BIvd. has been occupred and utiljzed as the Gerald Auto Group's centralized accounting office
since 2016. Genesis has recently encouraged dealers to separate facilities for that franchise
apart from Hyundai to facilitate establishing Genesis as a substantial luxury brand similar to

Lexus and Acura. Genesis is planning to release multiple additional models over the next couple
years, and focus exclusively on electric vehicles by 2025. This property at 204 Hansen currently
does not generate any sales tax revenue for the State or Village. Remodeling that property and
moving the Genesis franchise from 209 Hansen to 204 Hansen to become the first stand-alone
Genesis dealership in the Chicago area would add meaningful additional employment as well as

substantial additional retailers' occupation tax collections for the Village.

Over the past several years, we have carefully invested in various improvements to the Auto Mall
dealerships which have helped produce increased taxable sales and increased employment, and
we expect this grovvth to continue. The scale and cost to remodel 204 Hansen would be greater
than any remodeling investments to date. The just completed remodeling of the Ford dealership
at 208 Hansen cost more than initially planned and will take some time to generate incremental
cash flow. And, the Group is commencing a substantial remodeling of Gerald Hyundai at 209
Hansen Blvd., substantially increasing its service capacity. The cumulalive level of capital
already deployed and committed will stress the Group's balance sheet. Further, the Genesis
franchise currently does not sell enough volume to support a stand-alone operation We prolect
several hundred thousand dollars of losses the first two years of operations, but believe this could
be a great opportunity to establish the first luxury brand in the area.

We estimate remodeling 204 Hansen will cost approximately $4,000,000. We anticipate that this
project will generate approximately $150,000 of annual incremental retailers'occupation tax
revenue to the Village in the first full year of operations and over $300,000 of annual incremental
retailers' occupation tax in six to seven years. The Genesis store would hire 24 employees within
its first year of operations. We plan to move the Group's centralized accounting office to a

KIA

GeraldAuto.com. 213 Hansen Blvd., North Aurora, lL 60542 . 630.907.0800



Mr. Mark Gaffino
August 10, 2021

Page 2

location within North Aurora, 365 Smoke Tree Plaza, which will provide capacity for further
employment growth. Please see the enclosed summary of investment and employment metrics
and the enclosed preliminary renderings presenting the potential look of the anterior and exterior
remodeled building.

We request an Economic lncentive Agreement to rebate 50% of the retailers' occupation tax
generated by Genesis of North Aurora for up to fifteen years, up to a cap of $2,000,000,
subsequent to completion of the project. The $2,000,000 represents approximately half of the
estimated remodeling project investment. We understand that the trigger date to begin to
measure the retailers' occupation tax is the date of the Certificate of Occupancy to be received
upon project completion, and we understand that the rebate would be funded some months after
each year-end. Please see the enclosed fifteen-year projection of the retailers' occupation tax
with the proposed annual rebate and the annual amount retained by the Village.

We would like to meet with you and the Village Board to present our plans and address any
questions. Please contact me at your earliest convenience, and I would be happy to address any
immediate questions or suggestions to move forward to an agreement.

Sincerely,

.-L- L

John Dvorak, CPA
cFo
Gerald Auto Group

cc: Doug Gerald
Mike Toth
Bill Hannah

E nclosu res

Such an Economic lncentive Agreement would enable the Gerald Auto Group to undertake this
exciting opportunity to establish a true luxury brand in North Aurora, an all-electric luxury brand at
that, drive incremental sales, and further community growth. We believe our request fulfills all
legal requirements for such an Agreement as we have outlined in the enclosed narration
comments associated with each section of lllinois tt/lunicipal Code 65 ILCS 5/8-1 1-20.



GENESIS OF NORTH AURORA PROJECTED TAXABLE SALES

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED PROJECTED

2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

New Car Units 248              278              311              348              387              425              464              492              511              532              548              564              575              587              604              

Used Cars Units 136              153              171              192              213              234              255              270              281              292              301              310              316              323              332              

Total Units 384              431              482              540              599              659              719              762              792              824              849              874              892              910              937              

   New Vehicle Unit Growth 12.0% 12.0% 12.0% 11.0% 10.0% 9.0% 6.0% 4.0% 4.0% 3.0% 3.0% 2.0% 2.0% 3.0%

Vehicle Sales * 14,961,426   17,091,933   19,525,824   22,306,301   25,255,194   28,336,328   31,504,329   34,062,481   36,133,480   38,330,395   40,269,913   42,307,571   44,016,797   45,795,075   48,112,306   

Parts Sales 18,283           27,425           38,395           51,833           67,383           84,228           105,286        126,343        151,611        174,353        200,506        232,587        272,126        321,109        378,909        

Total Sales 14,979,709   17,119,357   19,564,219   22,358,134   25,322,577   28,420,556   31,609,615   34,188,823   36,285,091   38,504,748   40,470,419   42,540,157   44,288,923   46,116,184   48,491,215   

   Avg taxable sale *

Vehicle Sales Tax 1.0% 149,614        170,919        195,258        223,063        252,552        283,363        315,043        340,625        361,335        383,304        402,699        423,076        440,168        457,951        481,123        

Parts Sales Tax 1.0% 183                274                384                518                674                842                1,053             1,263             1,516             1,744             2,005             2,326             2,721             3,211             3,789             

Total Tax 149,797        171,194        195,642        223,581        253,226        284,206        316,096        341,888        362,851        385,047        404,704        425,402        442,889        461,162        484,912        

Cumulative sales tax 149,797        320,991        516,633        740,214        993,440        1,277,646     1,593,742     1,935,630     2,298,481     2,683,528     3,088,232     3,513,634     3,956,523     4,417,685     4,902,597     

   Rebate at 50% 74,899        85,597        97,821        111,791      126,613      142,103      158,048      170,944      181,425      192,524      202,352      212,701      221,445      21,738        -               

  Cumulative Rebate 74,899        160,495      258,316      370,107      496,720      638,823      796,871      967,815      1,149,240   1,341,764   1,544,116   1,756,817   1,978,262   2,000,000   2,000,000   

  Village retained tax 74,899        85,597        97,821        111,791      126,613      142,103      158,048      170,944      181,425      192,524      202,352      212,701      221,445      439,423      484,912      

  Village cumulative tax 74,899        160,495      258,316      370,107      496,720      638,823      796,871      967,815      1,149,240   1,341,764   1,544,116   1,756,817   1,978,262   2,417,685   2,902,597   

* Taxable vehicle sales are estimated at 85% of recorded sales to account for average value of non-taxable trade-in values.  

Model assumes 2.0% inflation.

Parts sales appears very low, but that appears likely to be the case as a result of initial low units in operation and the nature of EV's and parts for used vehicle reconditioning being recognized with the used vehicle sale.

Note:  Some wholesale parts sales are subject to sales tax.  However, the actual and projected numbers here do not include any wholesale parts sales in the interest of conservatism.

Genesis Sales Tax & Rebate Projection (8.10.21)



          Illinois Municipal Code 65 ILCS 5/8-11-20  Genesis of North Aurora - 204 Hansen Project Comments

     least one year, or

    
demolished within the last year and that the building would have qualified 

under finding (2) of this Section;

     comply with current building codes, or

The building on the property was built in 1996.  It has been occupied and utilized as the 

Gerald Auto Group's centralized accounting office since 2016.  Genesis has encouraged 

dealers to separate facilities for that franchise apart from Hyundai.  Genesis is planning to 

release additional models, focus exclusively on electric vehicles, and become a 

substantial luxury frachise similar to Lexus or Acura.  This property currently does not 

generate any sales tax revenue for the State or Village.  Remodeling the property to again 

accommodate a dealership operation will add meaningful additional employment as well 

as substantial additional retailers' occupation taxes.  

We project that this project will create 24 new full time jobs in the short term and more 

new jobs in the long term, increasing this dealership and office employment by at least 

69 percent.

The project will result in the existing Auto Mall becoming fully occupied with retail 

dealerships, improve the look of the Auto Mall with a refined luxury store, create the 

need for additional office space to be built out (at 365 Smoke Tree Plaza in North 

Aurora), and drive the need for any further new dealership franchises to develop and 

build new facilities on Orchard Gateway Blvd or Towne Center Drive.    

The financial support of an Economic Incentive Agreement is needed to finance this 

project.  The scale and cost to remodel 204 Hansen would be greater than any Gerald 

Auto Group's remodeling investments to date.  The remodeling of the Ford dealership at 

208 Hansen just completed cost more than initially planned and will take some time to 

generate incremental cash flow.  And, the Group is commencing a substantial remodeling 

of Gerald Hyundai at 209 Hansen Blvd., substantially increasing its service capacity.  The 

cumulative level of capital already deployed and committed will stress the Group's 

balance sheet.  Further, the Genesis franchise currently does not sell enough volume to 

support a stand-alone operation.  We project several hundred thousand dollars of losses 

the first two years of operations, but believe this could be a great opportunity to 

establish the first luxury brand in the area.    

Standard & Poor's Corporation or Baa or higher by Moody's Investors Service, 

Inc.;

    
of $10,000,000 or more attesting to the financial strength of the developer; 

or

We plan to finance this project with a construction loan for 82% of project costs provided 

by Comerica Bank, which is rated "A-" by Standard & Poor's and "A3" by Moody's.  

     less than 10% of the total project costs;

The commercial sector will enjoy a new business, the first luxury brand dealership in 

North Aurora, the first all electric vehicle brand in North Aurora (Genesis to be 100% EV 

by 2025), higher employment (which itself will generate more nearby retail activity) as 

well as a substantial increase in taxable sales.  

The property generates no taxable sales today.  The first year pro forma financial 

statement reflects $15 million of vehicle sales, and we expect substantial future growth.  

It would not be unrealistic to expect taxable sales to exceed $30 million in five to six 

years.    

The agreement is in the best interest of the municipality by providing increased 

employment, generating substantial incremental retailers' occupation taxes, and adding 

the first luxury brand dealership to the North Aurora Auto Mall with visibility from 

Orchard Road.

    (6) That the developer meets high standards of creditworthiness and financial strength 

as demonstrated by one or more of the following: 

    Sec. 8-11-20. Economic incentive agreements. The corporate authorities of a municipality 

may enter into an economic incentive agreement relating to the development or 

redevelopment of land within the corporate limits of the municipality. Under this 

agreement, the municipality may agree to share or rebate a portion of any retailers' 

occupation taxes received by the municipality that were generated by the development or 

redevelopment over a finite period of time. Before entering into the agreement authorized 

by this Section, the corporate authorities shall make the following findings: 

    (1) If the property subject to the agreement is vacant: 

        (A) that the property has remained vacant for at

        (B) that any building located on the property was

    (2) If the property subject to the agreement is currently developed: 

        (A) that the buildings on the property no longer

        (B) that the buildings on the property have remained less than significantly 

unoccupied or underutilized for a period of at least one year;

    (3) That the project is expected to create or retain job opportunities within the 

municipality; 

    (4) That the project will serve to further the development of adjacent areas; 

    (5) That without the agreement, the project would not be possible; 

        (A) corporate debenture ratings of BBB or higher by

        (B) a letter from a financial institution with assets

        (C) specific evidence of equity financing for not

    (7) That the project will strengthen the commercial sector of the municipality; 

    (8) That the project will enhance the tax base of the municipality; and 

    (9) That the agreement is made in the best interest of the municipality. 



Gerald Hyundai, Inc. D/B/A Genesis of North Aurora
204 Hansen Remodeling Investment Proposal
2021

Investment

Existing Facility Investment Facility Sq. Ft. Per architect

           14,502 First floor
             1,415 Second floor

Purchase cost and improvements to 204 Hansen at 12/31/20 1,986,270$      15,917           

New Facility Investment

Estimated 204 Hansen remodeling costs 3,794,015        2,556             
Building permits, utility fees 123,820           
Landscaping 10,000             
Holding costs during construction 50,570             

     Total investment in expansion 3,978,406$      200%
increase

Total Genesis North Aurora and office facilities investment 5,964,675$      18,473           16.1%

increase
Memo:  
Additional investment in 365 Smoke Tree Plaza for new office 458,000$         

Employment

Genesis and office employees in North Aurora after remodeling 59

Office employees currently working at 204 Hansen 35
(no current Genesis employees)

Incremental employment 24 69% increase in employment

Employee roles to be hired:
  New Vehicle Sales Manager 1
  Used Vehicle Sales Manager 1
  F & I Managers 2
  Service Manager 1
  Parts Manager 1
  Salespeople 6
  Parts Counterperson 1
  Service Advisor 1
  Technicians 4
  Get Ready Team 2
  Sales Assistant/Receptionist 1
  Additional office staff supporting Genesis and Group 3  to 11

24  to 32

We are exploring a substantial remodeling of 204 Hansen Boulivard, from its current use as our corporate accounting office into the first stand-
alone Genesis dealership in the Chicagoland area.  This would establish the first luxury vehicle dealership and first Electric Vehicle focused 
dealership brand in North Aurora which will drive incremental sales and employment growth in the North Aurora Auto Mall.  The Gerald 
centralized accounting office will be retained in North Aurora, moving to 365 Smoke Tree Plaza which provides for further space and 
employment growth.  The data below summarizes the approximate possible investment and employment metrics for the Genesis franchise 
facilities and new corporate office space. 
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VILLAGE OF NORTH AURORA 

BOARD REPORT 

TO:  VILLAGE PRESIDENT & BOARD OF TRUSTEES 

  CC: STEVE BOSCO, VILLAGE ADMINISTRATOR  

FROM:  MIKE TOTH, COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 

SUBJECT: MOOSE LAKE ESTATES – UNIT 3 PLAT OF SUBDIVISION 

AGENDA: AUGUST 16, 2021 COMMITTEE OF THE WHOLE MEETING 

 

DISCUSSION  

There are 68 vacant lots remaining (of the 250 total lots) that comprise Moose Lake Estates Units 1, 2 & 3. 
There are 32 lots remaining in Units 1 & 2 and 36 lots that would be available in Unit 3. The Unit 3 plat was 
approved by the Village, recorded in 2006 and then later vacated in 2011. Moose Lake Estates is located 
in the E-3 Estate Standard District.  
 
In 2020, M/I Homes intended to develop the remaining lots in Moose Lake Estates with single-family 
homes. M/I was seeking approval of the Moose Lake Estates – Unit 3 plat of subdivision and an 
amendment to the Annexation Agreement. The Village Board first discussed this item at their October 19, 
2020 Committee of the Whole meeting.  
 
A public hearing was held at the November 16, 2020 Village Board meeting for consideration of the 
amendment to the Annexation Agreement.  Both the Amendment and the Moose Lake Estates - Unit 3 plat 
of subdivision were to be formally considered at that time. The meeting was heavily attended by Moose 
Lake Estate residents who were concerned with the size and design of the homes M/I intended to build in 
the subdivision. As a result, the Village Board tabled the item to the December 7, 2020 Committee of the 
Whole meeting to further discuss the matter. 
 
Both the Village Attorney and Village Staff presented information specific to M/I Homes’ requests at the 
December 7, 2020 Committee of the Whole meeting. With regard to the Unit 3 plat, it was noted in the 
presentation that the proposed Unit 3 plat meets the E-3 District lot area and width minimums and the only 
changes from the original plat were technical and requested by the Village. Concluding the conversation, 
the Village Board directed staff to bring the items back for formal consideration. 
 
On December 21, 2020, an ordinance approving a plat for Moose Lake Estates – Unit 3 was presented to 
the Village Board for consideration; however, the Village Board voted against approval of the ordinance.   
 
Now, a contract is in place with the property owner and McCue Development, Inc. for the purchase of all of 
the remaining improved lots and Phase III (Unit 3) of Moose Lakes Subdivision.  A Design Review and 
Approval Agreement between the HOA and McCue was provided to staff which acknowledges that the 
building plans (included in the Agreement) satisfy any applicable Architectural Review Guidelines. The 
Agreement includes specific building models as well as minimum square footage requirements for ranch 
homes and 2-story homes.  
 
A Final Plat of Subdivision for Moose Lake Estates - Unit 3 has been submitted. Staff finds the proposed 
Plat to be virtually identical to the Plat that was originally approved then later vacated.  
 
Staff is seeking feedback from the Village Board on consideration of the Moose Lake Estates Unit 3 Plat 
for final approval.   
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Memorandum 
 
To: Village President and Village Board of Trustees   

From: Steve Bosco, Village Administrator 

Date:  August 11, 2021 

Re:      19 S. Lincolnway Property Update  
______________________________________________________________________________ 
 
As the Village Board is aware, the Village recently acquired 19. S Lincolnway for the 
purchase price of $225,000. Staff conducted a walk through and determined the 
interior is in very poor condition. Staff mentioned at a previous board meeting that 
they were preparing to receive proposals to demolish the building. Before going out 
to solicit proposals for demolition, staff would like to know if the Board has any 
feedback regarding such. Staff has also ordered a pre-demolition asbestos test for 
the property to see if asbestos removal needs to be added to the proposal language 
should the Board want to pursue demolition.  
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