
City of St. Charles, Illinois  

Ordinance No. 2024-M-___ 
 

An Ordinance Authorizing Execution of a Real Estate Contract Between the 

City of St. Charles and Habitat for Humanity of Northern Fox Valley 

Regarding the Conveyance of 1417 Dean Street & Vacated City Right-of-Way 
 

 

 WHEREAS, Kane County issued a Call for Proposals under its Affordable Housing Fund 

in July of 2023 and received a proposal from Habitat for Humanity of Northern Fox Valley for 

development of an affordable single-family home on the City-owned property at the southwest 

corner of Dean and North 15th Streets, commonly known as 1417 Dean Street (the “Dean Street 

Parcel”); and   

 

 WHEREAS, the Kane-Elgin Home Commission reviewed said development proposal and 

recommended approval of funding in the amount of $230,000 to Habitat for Humanity of Northern 

Fox Valley for construction of one affordable single-family home on the Dean Street Parcel to be 

transferred to an income-eligible homebuyer (the “Dean Street Project”, as described in the letter 

from Scott Berger dated 9/8/2023 and accompanying documents attached hereto and incorporated 

herein as Exhibit “A”), which includes $115,000 in funding from the Kane County CDBG Program 

and $115,000 in funding from the St. Charles Housing Trust Fund; and 

 

 WHEREAS, on September 14, 2023, the St. Charles Housing Commission passed 

Resolution No. 2-2023 approving Housing Trust Fund financing for the Dean Street Project in the 

amount of $115,000 from the St. Charles Housing Trust Fund in the form of a 0.0% interest, 

forgivable loan to Habitat for Humanity of Northern Fox Valley, upon finding that the proposed 

use of Housing Trust Fund resources is in accordance with Ch. 3.50 “Housing Trust Fund”; and  

 

 WHEREAS, on September 14, 2023, the St. Charles Housing Commission passed 

Resolution No. 3-2023 recommending approval of the transfer of the Dean Street Parcel to 

Habitat for Humanity of Northern Fox Valley for construction of one affordable single-family 

home to be transferred to an income-eligible home buyer; and   

  

WHEREAS, on October 9, 2023, the Planning & Development Committee of the City 

Council provided direction to Staff to make available the Dean Street Parcel to Habitat for 

Humanity of Northern Fox Valley for construction of one affordable single-family home; and  

 

WHEREAS, upon preparation of a Plat of Survey for the Dean Street Parcel, it was 

identified that the total square footage of said parcel was less than the minimum lot area required 

under the St. Charles Zoning Ordinance, therefore rendering the parcel unbuildable; and  

 

WHEREAS, on February 12, 2024, the Planning & Development Committee of the City 

Council provided direction to Staff to vacate a portion of adjacent North 15th Street right-of-way 

to the Dean Street Parcel in order for said parcel to be of adequate square footage to allow for 

construction of a single-family home; and  

 



WHEREAS, on May 20, 2024, the City Council, upon recommendation of the Planning 

& Development Committee of the City Council on May 13, 2024, approved Ordinance No. 

2024-M-9 “An Ordinance Vacating a Portion of the North 15th Street Right-of-Way”; and  

 

WHEREAs, on June 10, 2024, the Planning & Development Committee of the City 

Council recommended authorization to execute a real estate contract between the City of St. 

Charles and Habitat for Humanity of Northern Fox Valley for Conveyance of 1417 Dean Street, 

including the adjacent City right-of-way vacated under Ordinance No. 2024-M-9; and 

 

 WHEREAS, the City Council of the City of St. Charles received the recommendations of 

the Housing Commission and Planning & Development Committee of the City Council 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, that the Mayor and City Clerk be 

and the same are hereby authorized to execute the real estate contract attached hereto as Exhibit 

“B” (“Real Estate Contract”), by and between the City of St. Charles and Habitat for Humanity 

of Northern Fox Valley for the conveyance of 1417 Dean Street, including said adjacent vacated 

City right-of-way, for a Ten Dollar ($10.00) nominal consideration purchase price, and any such 

changes to the form of such Real Estate Contract as shall be approved by the City Attorney. 

  

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

Illinois this 17th day of June, 2024.   

  

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

Illinois this 17th day of June, 2024.   

  

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

Illinois this 17th day of June, 2024. 

 

 

 

       ____________________________________ 

       Lora A. Vitek, Mayor 

ATTEST: 

 

 

__________________________________ 

Nancy Garrison, City Clerk 

 

Council Vote: 

Ayes: 

Nays:  

Absent: 

Abstain: 

 

 

 

 



EXHIBIT “A” 

 

Letter from Scott Berger & Accompanying Documents 

 

 



COUNTY OF KANE 
 
OFFICE OF COMMUNITY REINVESTMENT 
Community Development Division 
 
Scott Berger, Director 
Josh Beck, Assistant Director for Community Development 

                                     

 

 

Illinois workNet Center 
143 First Street 

Batavia IL 60510 
www.countyofkane.org

 
September 8, 2023 
 
Ellen Johnson, Planner 
Community & Economic Development Department 
City of St. Charles 
2 East Main Street 
St. Charles IL 60174 
 
Re: St. Charles Housing Trust Fund – Funding Recommendation from Home Commission 
 
Dear Ms. Johnson, 
 
Our office recently conducted a “Call for Proposals” under the Affordable Housing Fund (AHF), which is 
cosponsored by Kane County, the City of Elgin, and the City of St. Charles. As you know, the purpose of the 
AHF is to provide gap financing from a mix of sources to support the preservation and/or expansion of 
affordable housing options in our area. 
 
Last week, the Home Commission (which oversees the AHF) met to review the development proposals we 
received. Among them was one from Habitat for Humanity of Northern Fox Valley for the construction of two 
single-family homes, one of which is proposed to be built on your Dean Street site. Upon completion, both 
homes will be sold to well-qualified, income-eligible hombuyers. Habitat has a solid track-record of 
successfully completing similar projects throughout our area over the last several years. The Home 
Commission was pleased with their proposal and unaniously approved funding in the amount of $230,000 to 
undertake the project. This amount includes a combination of federal funds from Kane County and $115,000 
from the St. Charles Housing Trust Fund, subject to the approval of the St. Charles Housing Commission. It 
also comes with the recommendation that the City of St. Charles transfer the Dean Street property to 
Habitat so that they can undertake and complete the project. Our office is available to assist you with the 
planning and logistics associated with that process. 
 
I am enclosing a copy of Habitat’s proposal, along with the staff report and funding recommendation for your 
review and consideration. I am available to attend your Housing Commission meeting next week to discuss the 
proposal and the Home Commission’s recommendation if you like. Please let me know if that would be 
helpful. Also, please don’t hesitate to contact me if you have any questions. 
 
Sincerely, 
 
 

Scott Berger, Director 
 
Enc. 



 1 

KANE COUNTY AFFORDABLE HOUSING FUND 
STAFF REPORT AND FUNDING RECOMMENDATION 

August 25, 2023 
 

Applicant/Project Summary   
Developer Name: Habitat for Humanity of Northern Fox Valley 

Organizational Type: Not-For-Profit Organization 

Project Name: 2023 Homeownership Projects 

Location: Elgin/Carpentersville/St. Charles 

Project Type: Homeownership 

Description: Construct two new single-family homes for sale to income-eligible homebuyers. 

Unit Mix: Unit Size Affordable Units Market Rate Units Total Units 

 3 Bedroom 2 0 2 

 Total 2 0 2 

Income Targeting: Income targeting information found in the market study:  
• 2 units for households at/below 80% Area Median Income 

Proposed 
Affordability Period: 

Required: 20 years, based on development subsidy for new construction housing. 

Budget Summary: Funds from Other Sources: 
Affordable Housing Funds Requested: 

Total Development Cost (TDC): 

$285,500 
      $230,000 

$515,500 

(55%of TDC) 
(45% of TDC) 

 

Responsiveness to AHF Evaluation Criteria                      
Excellent     Good        Fair        Poor 

EVALUATION CRITERIA RATING STAFF COMMENTS 
Financial Underwriting 

Proposals must demonstrate that the 
project is not “economically feasible” 
without program assistance, and evidence 
of financial ability to implement project 
must be provided. 
 

 Project satisfies underwriting criteria. Proposed sources 
and uses balance. Commitments for funds from other 
sources have been provided by the applicant. The project, 
however, will not repay any AHF funds, but the units will 
be affordable for 20 years. 

Developer Qualifications 
Consideration will be given to the 
development team’s qualifications to 
develop (or redevelop) high-quality 
affordable housing, especially in the Kane 
County market area. Further, specific detail 
related to the qualifications and 
experience of the individual(s) identified as 
project manager(s) will be evaluated. 
 
 

 Applicant has a well-qualified staff and development 
team that has consistently produced solid, single-family 
homes. The organization has been highly successful at 
providing homeownership opportunities – particularly for 
households at or below 80% of area median income – and 
has a solid track-record of helping to ensure their success 
following purchase. 
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Experience 
Consideration will be given to the 
developer’s track record of completing 
projects on time and within budget and 
their experience working with Federal 
funding (NSP, HOME, CDBG, etc.) 

 Applicant has many years of experience completing 
similar projects in northern Kane County and has utilized 
federal funds (including NSP1, NSP3, HOME, and CDBG 
funds) to rehabilitate foreclosed/distressed properties or 
construct new homes.  

Capacity 
Consideration will be given to the 
developer’s capacity (including anticipated 
work load), the project’s readiness to 
proceed, commitments secured from other 
sources, and the project’s long-term 
feasibility. 

 Applicant has the financial and organizational capacity to 
complete the project described in the proposal. Staff and 
systems are in place to ensure proper oversight and 
management of the project. 

Project Design 

Consideration will be given to projects that 
address the Kane-Elgin Consortium’s 
General Principles and Specific Housing 
Criteria. 

 The location of each site is  are located wthing established 
neighborhoods but not all sites are necessarilly close to 
services. HFH has pre-development steps lined up and 
ready to go including permits. Their schedule anticipates 
a timely completion. 

Value  
Priority will be given to developers that 
provide a high-quality end product in 
relation to their development costs. The 
extent to which they leverage other public 
and private resources will be considered. 

 Applicant’s proposal represents a good value. It will 
develop new affordable single-family homes at a price in 
an affordable range to the respective buyers. Additionally 
the project is leveraging other funding sources, volunteer 
labor, and material donations for nearly half of the costs. 

 

Staff Recommendation 
(As modified during 8/31/2023 Commission Meeting.) 

 
Approve/Disapprove: Approve    

Amount: $230,000.00  
• Kane -Elgin HOME ($115,000) 
• St. Charles Housing Trust Fund ($115,000) 

Terms: Forgivable loan with the following terms: 
• 0.0% Interest Rate; and 
• Forgive principal upon transfer of units to qualified 

homebuyers. 

Conditions: The following conditions are recommended for the above award: 
• Habitat must obtain City of St. Charles approval of the transfer 

of the vacant parcel at the corner of Dean and North 15th 
Streets prior to receiving final commitment of the St. Charles 
Housing Trust Fund award. 

• Fulfillment of all other OCR requirements. 
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            B: Summary of Completed Projects Last 3 Years and Photos 

   
   
   
   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 
 

Street Address 

 
 

City 

 
Number  
of Units 

 
Housing  

Type 

 
Target  

Population 

 
Sale  
Price 

 
Public  
Funds 

 
Date of 

Completion 

559 S. Edison Elgin 1 Owner Low-Income 184,000 X 4/30/20 

33 Pine Carpentersville 1 Owner Low-Income 169,000 X 6/22/20 

313 Gertrude Elgin 1  Owner Low-Income  172,000 X 9/3/2020 

455 McHenry  Crystal Lake 1 Owner Low-Income 230,000  9/25/2020 

447 McHenry Crystal Lake 1 Owner Low-Income 239,000  11/6/2020 

459 McHenry Crystal Lake 1 Owner Low-Income 205,000  11/30/2020 

1015 Shuler Elgin 1 Owner Low-Income 194,000 X 11/30/2020 

233 N Weston Elgin 1 Owner Low-Income 160,000 X 11/30/2020 

341 Jewett Elgin 1 Owner Low-Income 205,000 X 3/19/2021 

1203 Sycamore Lake in the Hills 1 Owner Low-Income  233,000  3/19/2021 

1404 Windsor Carpentersville 1 Owner Low-Income 219,000  6/3/2021 

20 Independence Batavia 1 Owner Low-Income 278,000 X 8/13/2021 

431 McHenry Crystal Lake 1 Owner Low-Income  269,000  11/29/2021 

439 McHenry Crystal Lake 1 Owner Low-Income 195,000  11/29/2021 

425 McHenry Crystal Lake 1 Owner Low-Income 185,000  2/10/2022 

19 Spuhler Batavia 1 Owner Low-Income 268,000 X 2/10/2022 

417 McHenry Crystal Lake 1 Owner Low-Income 195,000  6/24/2022 

189 Plum South Elgin 1 Owner Low-Income 270,000 X 6/24/2022 

57 Elm Carpentersville 1 Owner Low-Income 260,000 X 6/24/2022  

59 Elm Carpentersville 1 Owner Low-Income 260,000 X  7/13/2022 

708 Elma Elgin 1 Owner Low-Income 245,000  8/26/2022 

9 Spuhler Batavia 1 Owner Low-Income 260,000  9/30/2022 

158 Sioux Carpentersville 1 Owner Low-Income 217,000  12/16/2022 

409 McHenry Crystal Lake 1 Owner Low-Income 270,000  2/24/2023 

401 McHenry Crystal Lake 1 Owner Low-Income 255,000  5/11/2023 

245 Skyline Carpentersville 1 Owner Low-Income 290,000  6/29/2023 

249 Skyline Carpentersville 1 Owner Low-Income 290,000  6/29/2023 
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EXHIBIT “B” 

 

Real Estate Sale Contract 
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