NOTICE OF SPECIAL MEETING
Notice is hereby provided that the Elgin Heritage Commission will hold a special meeting on
Tuesday, September 8, 2020, at 7:00 p.m., at the Edward Schock Centre of Elgin
Heritage Ballroom, 100 Symphony Way, Elgin, IL 60120
The agenda for such meeting is set forth below.
SPECIAL MEETING
ELGIN HERITAGE COMMISSION
Tuesday, September 8, 2020
7:00 p.m.
AGENDA

A. Call Meeting to Order and Roll Call
B. Approval of Minutes
1. August 4, 2020 – Elgin Heritage Commission

C. Public Hearing to consider the nomination and application for landmark designation of the
property at 850 N. Grove Avenue, Elgin, IL 60120 (Permanent Index Number: 06-11-256-002).

D. Plaque Applications
None

E. Old Business
1. Reports from Neighborhood Groups on Heritage Related Activities
2. 2020 Elgin Heritage Commission Goals
a. Historic Resources Survey (no update)
b. Spring-Douglas Historic District Walking Tour (no update)
c. Elgin Historic District and Landmark Design Guidelines (no update)
d. Mayor’s Awards for Preservation 2020

F. New Business
None

G. Other Business
H. Recognize Persons Present and Public Comment
I. Adjournment
THE CITY OF ELGIN IS SUBJECT TO THE REQUIREMENTS OF THE AMERICANS WITH DISABILITIES ACT OF 1990.
INDIVIDUALS WITH DISABILITIES WHO PLAN TO ATTEND THIS MEETING AND WHO REQUIRED CERTAIN
ACCOMMODATIONS IN ORDER TO ALLOW THEM TO OBSERVE AND/OR PARTICIPATE IN THIS MEETING, OR WHO
HAVE QUESTIONS REGARDING THE ACCESSIBILITY OF THE MEETING OR THE FACILITIES, ARE REQUESTED TO
CONTACT THE HUMAN RESOURCES DEPARTMENT, ADA COORDINATOR AT (847) 931-5620 {TDD (847) 931-5616}
PROMPTLY TO ALLOW THE CITY OF ELGIN TO MAKE REASONABLE ACCOMMODATIONS FOR THOSE PERSONS.

City of Elgin
Elgin Heritage Commission
August 4, 2020
Proposed Minutes
A. The meeting of the Elgin Heritage Commission was called to order at 7:00 p.m. in the First
Floor South Conference Room by Chairman John Wiedmeyer.
1. Members Present:

Brian Anderson, Rebecca Hunter, John Marston, John Regan,
George Rowe, and John Wiedmeyer

2. Members Absent:

Len Govednik, Steve Thoren, Scott Savel

3. City Staff Present:

Christen Sundquist, Historic Preservation Planner

B. Approval of Minutes:
1. A motion was made by Commissioner Anderson to approve the July 7, 2020 minutes as
submitted. The motion was seconded by Commissioner Marston.
The motion passed unanimously.
C. Recognize Persons Present:
None
D. Plaque applications:
None
E. Old Business
1. Reports from Neighborhood Groups on Heritage Related Activities
a. No report from neighborhood groups.
2. 2020 Elgin Heritage Commission Goals
a. Historic Resources Survey
No update.
b. Spring-Douglas Historic District Walking Tour
No update.
c. Elgin Historic District and Landmark Design Guidelines
No update.
3. Mayor’s Awards for Preservation 2020
a. Staff noted that the September 1, 2020 Mayor’s Awards will still be held. Staff stated
that there is a 50 person maximum and that she will notify the commission if there
are any seats available a few days prior to allow some commission members to
attend.
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F. New Business
1. Renew Memberships
Staff gave a recap of past expenses and the remaining funds left in the account. She
noted upcoming expenses and asked the Commission approve the funding.
Commissioner Regan made the motion to approve the renewal of memberships to the
National Alliance of Preservation Commissions and Landmarks Illinois in the total of
$200.
The motion was seconded by Commissioner Rowe.
The motion passed unanimously.
G. Other Business
None
H. Adjournment
A motion was made by Commissioner Regan to adjourn the meeting. The motion was
seconded by Commissioner Marston and passed unanimously. The meeting was adjourned
at 7:27 p.m.

Respectfully submitted,

Christen Sundquist, Historic Preservation Planner
Community Development Department
Approved:

AGENDA ITEM C: LIST OF ATTACHMENTS


Attachment 1: Resolution 20-12



Attachment 2: Executed Application for Individual Landmark Designation



Letter of Public Hearing Notice
o Attachment 3: Letter Notice of Public Hearing to Property Owner dated August
6, 2020,
o Attachment 4: USPS receipt dated August 6, 2020
o Attachment 5: Email of Letter Notice of Public Hearing to Property Owner dated
August 6, 2020



Attachment 6: Notice of Public Hearing, published in the Daily Herald August 21, 2020
with Certificate of Publication



Correspondences regarding Public Hearing Continuances
o Attachment 7: Letter from Morrison to Cogley dated February 7, 2020
o Attachment 8: Letter from Cogley to Morrison dated February 12, 2020
o Attachment 9: Email from Day to Mylott dated June 25, 2020



Applicant’s Items
o Attachment 10: Summary of Findings and Opinion in Regard to the Nomination
of the Property at 850 North Grove Avenue by Timothy N. Wittman dated August
30, 2020



Property Owner’s Items
o Attachment 11: Letter of Advocacy to Mayor David J. Kaptain dated September
3, 2020
o Attachment 12: CBRE Broker Comments Report dated September 2, 2020
o Attachment 13: Lamp Incorporated East Building Renovation Budget dated
September 1, 2020

ATTACHMENT 1

Resolution No. 20-12
RESOLUTION
NOMINATING THE PROPERTY AT 850 N. GROVE AVENUE
FOR LANDMARK DESIGNATION
BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF ELGIN, ILLINOIS,
that the City Council hereby nominates the property commonly known as 850 N. Grove Avenue,
Elgin, Kane County, Illinois, for landmark designation pursuant to Title 20 of the Elgin Municipal
Code, 1976, as amended.
BE IT FURTHER RESOLVED BY THE CITY COUNCIL OF THE CITY OF ELGIN,
ILLINOIS, that David J. Kaptain, Mayor, and Kimberly A. Dewis, City Clerk, be and are hereby
authorized and directed to execute the Application for Individual Landmark Designation for the
nomination of the property at 850 N. Grove Avenue for landmark designation, a copy of which is
attached hereto and made a part hereof by reference, and to execute any and all other documents
associated with said nomination and application for landmark designation on behalf of the City
Council of the City of Elgin, and to submit such nomination and application form and any
associated documents to the Heritage Commission.
s/ David J. Kaptain
David J. Kaptain, Mayor

Presented: January 22, 2020
Adopted: January 22, 2020
Vote: Yeas: 6 Nays: 3
Attest:
s/ Kimberly Dewis
Kimberly Dewis, City Clerk

ATTACHMENT 2

ATTACHMENT 3

Mayor
David J. Kaptain

August 6, 2020
Via Regular Mail and Via Email (Scott.Miller@DavidCCook.com)
Scott Miller
Chief Operating Officer
Cook Communications Ministries
DBA David C Cook
4050 Lee Vance View
Colorado Springs, CO 80918
RE:

City Council
Corey D. Dixon
Terry Gavin
Baldemar Lopez
Rosamaria Martinez
Tish S. Powell
Carol Rauschenberger
Toby Shaw
F. John Steffen
City Manager
Richard G. Kozal

Nomination of 850 N. Grove Avenue for Landmark Designation

Dear Mr. Miller,
On January 22, 2020, the City Council of the City of Elgin nominated the property at 850 N.
Grove Avenue for landmark designation. Resolution No. 20-12 providing for such nomination is
enclosed herein.
On January 23, 2020, the executed completed Application for Individual Landmark Designation
for the nomination of the property at 850 N. Grove Avenue for landmark designation was
submitted to the Elgin Heritage Commission. Said completed Application (nomination) form is
enclosed herein.
As required by Section 20.06.040 of the Elgin Municipal Code, 1976 as amended (hereinafter
referred to as the Code), this letter shall serve as notice to the owner of record that the Elgin
Heritage Commission will hold a public hearing on the nomination on Tuesday, September 8,
2020, at 7:00 p.m. at the Heritage Ballroom of the Edward Schock Centre of Elgin, 100
Symphony Way, Elgin, IL 60120.
The purpose of the public hearing is to take oral or written testimony concerning the
significance of the nominated landmark from any person concerning the nomination. The Elgin
Heritage Commission may present expert testimony or present its own evidence regarding the
compliance of the nominated landmark with the criteria for consideration of a nomination set
forth in Section 20.06.030 of the Code. The owner of the nominated landmark shall be
permitted to appear and be represented by counsel and shall be allowed reasonable
opportunity to present evidence regarding the issues presented and shall be provided a
reasonable opportunity to cross examine expert witnesses. A transcript of the entire hearing
150 Dexter Court, Elgin, IL 60120 847-931-6100 www.cityofelgin.org

Scott Miller
Chief Operating Officer
Cook Communications Ministries
DBA David C Cook
August 6, 2020
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shall be made by a court reporter. The hearing may be continued from time to time to a date
certain and shall be closed upon completion of testimony and the submission of evidence.
Other procedural matters related to the nomination and possible designation of property at
850 N. Grove Avenue as a landmark, including objecting to the nomination, are provided in Title
20 “Historic Preservation” of the Code. The Code is available online at the following webpage:
https://www.sterlingcodifiers.com/codebook/index.php?book_id=524.
Should you have questions or need additional information, please contact me at
sundquist_c@cityoflegin.org or 847-931-6004.
Sincerely,
Christen Sundquist
Historic Preservation Planner

Enclosures:




Resolution No. 20-12 with Attachment; and
Executed completed Application for Individual Landmark Designation for the
nomination of the property at 850 N. Grove Avenue for landmark designation

CC with Enclosures by Regular Mail:

NATIONAL REGISTERED AGENTS INC
208 SO LASALLE ST, SUITE 814
CHICAGO, IL 60604

CC with Enclosures by Regular Mail and by Email:

Scott M. Day (smd@drm.law)
Day & Robert, P.C.
300 E. 5th Avenue, Suite 365
Naperville, IL 60563

CC with Enclosures by Regular Mail and by Email:

Richard F. Friedman
(rfriedman@nealandleroy.com)
Neal & Leroy, LLC
20 S. Clark Street, Suite 2050
Chicago, IL 60603

CC with Enclosures by Regular Mail and by Email:

Mayor David J. Kaptain and Members of
City Council; and
Kimberly A. Dewis, City Clerk

CC with Enclosures by Email:

Richard G. Kozal, City Manager;
William A. Cogley, Corporation Counsel; and
Marc S. Mylott, Director of Community
Development Department

150 Dexter Court, Elgin, IL 60120 847-931-6100 www.cityofelgin.org

ATTACHMENT 4

ATTACHMENT 5
Marc Mylott
From:
Sent:
To:
Cc:

Subject:
Attachments:

Marc Mylott
Thursday, August 6, 2020 2:23 PM
Scott Miller
smd@drm.law; Friedman, Richard F.; David Kaptain; John Steffen; Toby Shaw; Tish
Powell; Rosamaria Martinez; Baldemar Lopez; Terry L. Gavin; Corey Dixon; Carol J.
Rauschenberger; Kim Dewis; Rick Kozal; William Cogley; Marc Mylott; Christen
Sundquist
850 N. Grove, Elgin: Notice of Public Hearing on Nomination for Landmark Designation
850 N Grove Avenue_Executed Application Nomination.pdf; Res 20-12 Landmark
Nomination 850 N Grove with Attachment.pdf; 850 N Grove Ave_Property Owner
Notification-Public Hearing.pdf

Mr. Miller,
Please find attached a copy of a letter with enclosures that provide you notice that the Elgin Heritage Commission will
hold a public hearing on the nomination of the property at 850 N. Grove for landmark designation on Tuesday,
September 8, 2020, at 7:00 p.m. at the Heritage Ballroom of the Edward Schock Centre of Elgin, 100 Symphony Way,
Elgin, IL 60120.
As required by the Elgin Municipal Code, the original letter and enclosures were mailed to you and others by regular
mail today.
With best regards,
Marc
Marc Mylott, AICP
Director of Community Development
City of Elgin
150 Dexter Court
Elgin, IL 60120
847‐931‐5914
mylott_m@cityofelgin.org
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ATTACHMENT 6

ATTACHMENT 7

ATTACHMENT 8
Mayor
David J. Kaptain
City Council
Corey D. Dixon
Terry L. Gavin
Baldemar Lopez
Rosamaria Martinez
Tish S. Powell
Carol J. Rauschenberger
Toby Shaw
F. John Steffen
City Manager
Richard G. Kozal

VIA E-MAIL AND U.S. MAIL
cmm@drm.law
February 12, 2020

Ms. Christina M. Morrison
Day Robert & Morrison
300 E. 5th Avenue, Suite 365
Naperville, IL 60563
RE:

Nomination for Landmark Designation for DC Cook Property
850 N. Grove Avenue, Elgin, Illinois

Dear Ms. Morrison:
Pursuant to our recent discussions, and your letter of February 7, 2020, this shall confirm that the
city and your client DC Cook have agreed to continue the hearing before the Elgin Heritage
Commission on such nomination and application from the current date of March 3, 2020 to June
2, 2020, at 7:00 p.m.
Very truly yours,

William A. Cogley
Corporation Counsel
WAC:vlm
cc:

Scott Day (via email: smd@drm.law)
Rick Kozal (via email)
Marc Mylott (via email)
Christen Sundquist (via email)
Richard Friedman (via email: rfriedman@nealandleroy.com)

150 Dexter Court, Elgin, IL 60120 847-931-6100 www.cityofelgin.org
Legal Department Direct Dial 847-931-5655 - Fax 847-931-5665

ATTACHMENT 9
Marc Mylott
From:
Sent:
To:
Subject:

William Cogley
Friday, September 4, 2020 10:36 AM
Marc Mylott
FW: DC Cook Hearing Date

From: Scott Day <smd@drm.law>
Sent: Thursday, June 25, 2020 7:44 AM
To: Marc Mylott <mylott_m@cityofelgin.org>
Cc: William Cogley <Cogley_W@cityofelgin.org>; Linda Kirkpatrick <ljk@drm.law>; Kim Guerrieri <kag@drm.law>;
Christen Sundquist <Sundquist_C@cityofelgin.org>
Subject: RE: DC Cook Hearing Date
I have checked with the DC Cook staff and we can accommodate a rescheduling to September 8th if necessary. Please let
us know as soon as possible. Thanks.
Scott M. Day
Day & Robert, P.C.
300 East 5th Avenue, Suite 365
Naperville, Illinois 60563
(630) 637‐9811
(630) 637‐9814 fax
(630) 854‐9811 cell
smd@drm.law
www.drm.law
This message is a PRIVILEGED AND CONFIDENTIAL communication. This message and all attachments are a private
communication sent by a law firm and may be confidential or protected by privilege. If you are not the intended recipient,
you are hereby notified that any disclosure, copying, distribution or use of the information contained in or attached to
this message is strictly prohibited. Please notify the sender of the delivery error by replying to this message, and then
delete it from your system. Thank you.

From: Marc Mylott <mylott_m@cityofelgin.org>
Sent: Wednesday, June 24, 2020 1:13 PM
To: Scott Day <smd@drm.law>
Cc: William Cogley <Cogley_W@cityofelgin.org>; Linda Kirkpatrick <ljk@drm.law>; Kim Guerrieri <kag@drm.law>;
Christen Sundquist <Sundquist_C@cityofelgin.org>
Subject: DC Cook Hearing Date
Importance: High
Good afternoon, Mr. Day,
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It has come to our attention that the Heritage Commission has tentatively reserved September 1 for another evening‐
long matter.
I am writing to ask if you would also be available on the evening of Tuesday, September 8, 2020? Please do not yet take
the September 1 date off your calendar. We are simply trying to explore all options at this time, and we will confirm the
date with you as soon as possible.
Thank you for your consideration, and I look forward to hearing from you soon.
Marc
Marc Mylott, AICP
Director of Community Development
City of Elgin
150 Dexter Court
Elgin, IL 60120
847‐931‐5939
mylott_m@cityofelgin.org
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ATTACHMENT 10

Summary of findings and opinion
in regard to the nomination of the property at
850 North Grove Avenue, commonly known as the
D.C. Cook Publishing Company Building,
for designation as a City of Elgin landmark

prepared for City of Elgin Heritage Commission
by Timothy N. Wittman, Architectural Historian and Preservationist
August 30, 2020
This information and opinion regarding the proposed district was prepared during August 2020
by Timothy Wittman, who serves on the faculty of the School of the Art Institute of Chicago,
where he teaches courses in architectural history and historic preservation for students on the
graduate and undergraduate levels. He has also worked as a consultant, conducting primary
research on architectural and landscape preservation projects, since 1996. This work has
included writing and public presentations in Chicago and its suburbs for architects, engineers,
public agencies and private preservation organizations concerning landmark designations and
for restoration projects.
Previous to his career as a teacher and consultant, Wittman spent more than 12 years on the
staff of the Commission on Chicago Landmarks as a Preservation Specialist. One aspect of his
work for the Commission was as co-author and Field Coordinator of the Chicago Historic
Resources Survey (CHRS), a comprehensive survey of historic properties throughout the City of
Chicago. A copy of my resume is attached.

Assignment
This report will examine the buildings at 850 North Grove Avenue, Elgin, Illinois, commonly
known as the D.C. Cook Publishing Company Building, designed by architect David E. Postle
and built in 1901. The property under consideration includes the publishing plant, shipping
facilities and offices of the David C. Cook Publishing Company, which has occupied the building
since the construction of its earliest buildings, beginning in 1901.
This study was made using on-site documentation and historic research in order to assess the
potential of the nominated building for landmark designation, in the context of the accepted
standards of historic preservation practice. The goal is to determine whether the nominated
structure meets the Criteria for designation as a landmark according to the criteria established
by the Municipal Code of the City of Elgin, Illinois.
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Executive Summary
The Subject Building was originally built at the beginning of the 20th century as an industrial
facility containing offices, a printing plant, a bindery, warehousing and shipping and receiving
docks, along with the necessary support facilities for their operation. The primary facade of the
structure, the office complex facing North Grove Avenue, is a brick structure in the Classical
Revival style. Built in 1901, this building housed the general offices of the company, as well as
spaces for correspondence with clients and composing rooms, where typesetting machines
prepared the text for publishing. This building extends for approximately 547 feet on the Grove
Avenue frontage, and it has a deep set-back from the street with historic landscaping.
The production, storage and shipping buildings stand behind this frontage to the west. While a
significant part of the production facility was built at the same time as the office portion, six
additions, dated from 1911 to 2000, were made to the production and shipping areas of the
building, deemed necessary as the business expanded and changed over time. These stand on
the west side of the property and are largely not visible from North Grove Avenue, due to the
presence of the office building. The production, storage and shipping buildings do not share the
style, materials or relationship to a streetscape that so clearly defines the office portion of the
building. The complex also once included an art studio building, to produce graphics for its
publications, a coal shed, to store heating fuel, and an employee restaurant, all of which have
been demolished. Additional freestanding structures on the property include the Oil House and
Well House, both built in 1901 and surviving at the time of this writing, and the private garage,
built in the 1940s, which is also still extant. Lastly, the property includes an extensive, open
landscaped area to the north of all of these buildings, which is free and clear of buildings.
By a thorough examination of the nominated structure, it is my opinion that this Subject Building
meets several of the criteria for designation as a landmark pursuant to sections 20.06.030, titled
“Criteria for Consideration of a Nomination,” of the Municipal Code of Elgin.

Statement of Investigation
By examining the history of the Subject Building, its history, its design, its relationship to the
streetscape and to its neighboring structures, a thorough assessment of their potential for
designation was conducted. This assessment was made by applying the criteria for landmark
designation established in the relevant sections of the Municipal Code of Elgin.
The investigation undertaken in this effort to apply the accepted standards of historic
preservation to the Subject Building principally involved research online. Research in certain
library collections, which needs to be done in person, was not possible at this time due to the
limitations caused by the outbreak of the Covid-19 virus.
Sources consulted included the
- the Historic Resources Survey of Elgin, prepared by Historic Certification Consultants in 1996;
- the “Resolution recommending the preservation of David C. Cook Publishing Company
Building, 850 North Grove Avenue,” dated June 6, 2006;
- the nomination form for the D.C. Cook-Lovell Area Historic District, designated an
as an Elgin Landmark District on March 14, 2007;
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- a thorough review of the City Code of Elgin in regard to its preservation initiatives, particularly
Chapters 20.06.030 through 20.08 (Ord. G22-05, 2015)
- “Application for Individual Landmark Designation” prepared by the City of Elgin for its Heritage
Commission, pursuant to the nomination by the City Council in Resolution No. 20-12, January
22, 2020; and,
- online resources regarding the lives and careers of the significant individuals associated with
the Subject Building, including the client for the building, David C. Cook, his superintendant of
the business, George Richardson, and its architect David Postle.
This investigation also included a site inspection of the Subject Building on August 18, 2020,
with documentation made on-site, and a neighborhood survey to establish its context. The
results of this investigation follow.

Analysis of Designation Criteria
According to the City Code of Elgin, under 20.06.030, “Criteria for Consideration of a
Nomination,” the introductory paragraphs state that “A nominated structure, property or area
must be fifty (50) years of age on the date of designation unless it is an integral part of a
designated historic district or if it has otherwise acheived significance of exceptional
importance.” This section further specifies that:
“The heritage commission shall, upon such investigation as it deems necessary, make a
determination as to whether a nominated structure, property or area meets at least six
(6) of the following criteria. The heritage commission may vote to proceed with as few as
four (4) criteria if the property is identified with a person, or persons, who significantly
contributed to the development of the community, county, state, or country, or if the
property is nominated for inclusion within a thematic historic district.”
The Municipal Code then itemizes the eleven criteria it has defined for the designation of sites,
structures, buildings, objects, or districts within the City of Elgin as legally protected landmarks,
and lists them alphabetically from A. to K. In regard to the introductory paragraph, the
nominated property under consideration here, at 850 North Grove Avenue, was built 119 years
ago, clearly qualifying it under the 50 year age requirement. In regard to the second paragraph,
requiring an examination of the criteria and an assessment of the qualifications of the Subject
Building in regard to the criteria, follows.
However, before examining the criteria in detail, it is interesting to note the extremely high
barrier to designation established in Elgin’s municipal code, which requires that a nominee for
landmark designation meet 6 of eleven criteria for designation. In this reviewer’s experience, no
municipality requires that a building, site, structure, or district nominated for designation meet
more than three of the criteria in an enabling ordinance. A brief survey of some other nearby
municipalities confirms this assessment:
The City of Evanston, under chapter 29-0-18, section 2-8-4, establishes 10 criteria for landmark
designation, but only requires that a nominated property meet one. The Village of Oak Park has
seven criteria in its preservation ordinance, requiring that only one be met for designation. The
City of Naperville requires that a nominated landmark be over 50 years old and additionally that
it meet one of its 5 criteria (section 6-11-3:2.2). The City of Chicago includes no age requirement
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but requires that a nominee for designation qualify under 2 of its seven criteria. In addition, the
National Register of Historic Places requires that a nominee be over 50 years old; but it just has
four criteria for listing, and only requires that a nominee meet one criterion.
This is by no means a critique of Elgin’s preservation ordinance. On the contrary, by establishing
such a high threshhold for landmark designation, the ordinance sets a very rigorous standard for
designation, assuring that only the most significant buildings, sites, structures, objects and
districts would be designated as Elgin landmarks. In light of these requirements, any nominee
for landmark designation in Elgin needs to rise to a truly high level of significance.
With this in mind, I have conducted a review of the criteria for landmark designation as
established in the “Historic Preservation Ordinance” of the Municipal of Code of Elgin, section
20.06.030, in regard to the Subject Building, the D.C. Cook Publishing Company Building
located at 850 North Grove Avenue in Elgin, Illinois. In my professional estimation, the Subject
Building meets nine of the eleven criteria for local designation of a landmark as defined in the
Municipal Code of the City of Elgin. An evaluation of the Subject Building in relation to the
criteria follows:
20.06.030 Criterion A: That it has character, interest or value as part of the development,
heritage or cultural characteristics of the community, county, state, or country and
retains the integrity to be highly representative of the relevant area’s social and cultural
history;
The David C. Cook Publishing Company Building was essential to the development of
the City of Elgin as one of its biggest industrial concerns and one of its largest employers from
the 1880s to the 1950s. The scale of the business made Elgin one of the largest centers for the
distribution of printed materials in the state, and when it became necessary to expand the
business with the construction of its new facility at 850 North Grove Avenue in 1901, which is
the focus of this study, the company and its owner demonstrated their civic engagement by
subdividing the land across the street for worker’s residences, making his worker’s commute a
simple matter of crossing the street. This residential area was included in the D.C. Cook-Lovell
Area Historic District, designated by the City Council of Elgin in 2007, in part for their designs
and in part for their association with David C. Cook and his publishing company.
By providing housing for his workers within close proximity to their place of employment, Cook
demonstrated his willingness to treat his employees with dignity, providing an amenity that was
no longer common after the legal battles surrounding ownership and control of the Town of
Pullman during the 1890s. It is also noteworthy that Cook further demonstrated care for his
workers by adopting, first, the idea of reducing the number of hours of labor expected of each
worker from 10 hours a day to 9, and later, by 1911, to an 8-hour work day. This was a humane
gesture from the owner to his employees, made available to them long before most workers
were to see similar reforms.
For these reasons the Subject Building demonstrates the history of industry in Elgin, and also of
the reforms that became characteristic of industrial worker’s relationships with their employers
during the early 20th century. It therefore demonstrates character, interest and value as an
exemplar of the development of the community of Elgin and the State of Illinois, and of the labor
history that is so important to the growth of the Midwest in general, and it retains the integrity
necessary to be highly representative of that history. The David C. Cook Publishing Company
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Building therefore meets the requirements of Criterion A of the Elgin Municipal Code under
section 20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion B: That its location was a site of a significant local, county, state or
national event or that it was the location of a series of events or activities that
contributed in a significant fashion to the community’s identity, and/or social, cultural or
economic history;
No evidence has come to light to suggest that the Subject Building, or the site on which
it stands, was associated with any significant local, county, state or national historic event as
defined herein. Therefore, the Subject Building does not meet Criterion B of the Elgin Municipal
Code under section 20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion C: That it is identified with a person or persons who significantly
contributed to the development of the community, county, state, or country;
The David C. Cook Publishing Company Building is identified with the founder of the business,
David Caleb Cook, an important figure in the history of Elgin from the late 19th century well into
the 20th century. Born in 1850 and raised the son of a Methodist Episcopal minister in New York
state, he grew up with an intense interest in the value of religious education, particularly through
the Sunday School movement and missionary work. He was also an advocate for churches and
for temperance during his long and active lifetime.
He began teaching Sunday School at the age of 17 in Chicago, where he eventually taught in
several similar programs simultaneously. After the Great Chicago Fire of 1871 his work also
extended to relief, providing food, medicine and clothing to those who had lost their personal
possessions in the conflagration. He eventually established missions in what are now Old Town,
Wicker Park, Lake View and, by about 1875, in Elgin.
His work brought to his attention the lack of published material on the subjects he wished to
teach, leading him to begin publishing on a very small scale, starting with materials for his own
Sunday Schools, called “Everybody’s Mission.” The dirth of available materials caused other
Sunday Schools to contact him for printed matter on the subject, and a business was born. His
company would be unusual due to the fact that it was independent of any religious organization,
creating a curriculum that would appeal to a broad spectrum of Protestant congregations, their
Sunday Schools and their missions. Cook himself was the Editor-in-Chief of his company,
keeping a close eye on the spirit and tone of the materials that the company that bore his name
would distribute.
The business started in Chicago but grew quickly and needed more space for a reasonable
price. In 1882 the company relocated to Elgin, where its operations continued to expand beyond
the local market, eventually to fulfill the needs of churches throughout the United States and
beyond. The continuing expansion of the business led to the opportunity to build an entirely new
and larger facility at 850 North Grove Avenue in Elgin, in 1901. By the middle of the 20th
century, the D.C. Cook Company was reputed to be the largest publisher of Sunday School
literature on earth.
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David C. Cook became an internationally-known figure in his field of Sunday School publishing.
During his lifetime, branches of his business were located in Boston and New York, as well as in
Chicago and Elgin. His home, at 105 North Gifford Street in Elgin, is a significant contributor to
the designated Elgin Historic District. It was in that building that he died in 1927, leaving a
legacy of success in business and religious teaching that touched the lives of people around the
world. The company he founded, the David C. Cook Publishing Company, continues in business
today, over 140 years since it started, providing educational materials to Christian religious
organizations in dozens of countries and in a wide variety of languages.
David Caleb Cook was a prominent citizen, business owner, and religious figure who made
significant contributions to the social, cultural and economic history of the City of Elgin, the State
of Illinois, and the United States, and his reputation certainly qualifies him and the building he
built at 850 North Grove Avenue under Criterion C of the Municipal Code of Elgin under section
20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion D: That it embodies distinguishing characteristics of an architectural
style valuable for the study of a period, type, method of construction or use of
indigenous materials;
The office building and wings of the David C. Cook Publishing Company Building, facing North
Grove Avenue, provide an exemplary demonstration of the colonial revival style as practiced in
the United States. The colonial revival is a restrained and provincial version of neo-classical
design, which is based on the architectural forms developed in ancient Greece and Rome.
Initially used in America during the colonial period before the Revolution, buildings that
demonstrate this design vocabulary feature columns, entablatures, engaged pilasters, unique
window framing, cupolas and pediments. All of these features appear in the design of the
Subject Building.
The dominant feature of the facade is the main entrance portico on the central section, which
consists of a semi-circular plan stair leading up to a landing and the portal. All of this is framed
by six fluted Ionic order columns in wood, supporting an entablature detailed with dentil
moldings and a roof. Decorative glass panels are set in the pair of doors, which are framed by a
arch of limestone voussoirs. A transom appears above the portal, within the arch.
Throughout the principal facade, the building demonstrates an extremely high degree of
integrity. Original ornamental details in brick, stone and wood, the cupolas on the roofs of the
wings, and even many of the original double-hung sash windows remain intact.
Although they are taller than the office building on the primary front of the property, the factory
buildings behind and to its west are not visible from Grove Avenue due to the topography, which
is sloping downward toward the Fox River, only a few yards away from the back of the structure.
The factory buildings are utilitarian and demonstrate a type that is, by plan, elevation and
structure, typical of buildings built for this use at the beginning of the 20th century.
The Colonial Revival style is also known for symmetry in plan and elevation, a feature that
appears on the central section of the office building, where the axis that defines this symmetry
passes through the entrance and the peak of the pediment on the facade. The wings, true to the
characteristics of the style, are shorter than the central section, but share ornamental details
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with it and with each other. They are not, however, the same length due to later additions of
differing sizes: today the north wing is 235 feet long, extending for 14 bays, while the south wing
is 202 feet long, or 12 bays, a difference of 33 feet (14%). Although this throws the symmetry of
the facade off slightly, the materials, colors, textures, size and design details of the additions are
perfectly in keeping with the original fabric and design of the wings, making their presence
difficult to see, and contributing to the seemingly seamless character of the entire facade. In
spite of the slight asymmetry caused by the different lengths of the wings, their enormous size,
extending for a total of 547 feet along the North Grove Avenue frontage, and the placement of
plantings, particularly large trees, in the landscape in front of the building, make it diffiicult to see
that the wings are not quite symmetrical.
The style lends a sense of longevity and permanence to the building and, in spite of its modest
scale, standing only 2 1/2 stories above grade at its tallest point in the center section, lends it a
sense of monumentality. The prominence given the building by its design establishes the
character of the area in which it stands, lending it a sense of history and traditional aesthetics
that are rarely associated with buildings built for manufacturing purposes.
The office building and wings of the David C. Cook Publishing Company Building embody the
distinguishing features of the variation on Classical Revival design known as the Colonial
Revival, making it valuable as an example of study of a period, and particularly of its type, since
it is a rare example of this style applied to an industrial buildling. For these reasons, the David
C. Cook Publishing Company Building meets the requirements of Criterion D of the Municipal
Code of Elgin under section 20.06.030 regarding “Historic Preservation.”
In addtion, the historic factory buildings that were part of the original 1901 design and
construction share in the importance of the Subject Building. The factory buildings consist of 6
compartments with metal frame skylight roofs, standing to the west of the office building, along
with the two additional compartments of the same design, added on their south side in 1911 and
1914 respectively, they are all intact historic structures. Their angled roofs, sometimes called
‘saw-tooth’ roofs, are designed to capture indirect, northerly light, which was and is still evenly
distributed throughout the interior. The orientation of these windows eliminated direct sunlight,
allowing for maximum lighting utility in a work environment year-round. The roofs in particular
are significant historic features that demonstrate the best and most utilitarian of manufacturing
design elements in the period of their construction. As important structures that embody
distinguishing characteristics of industrial architecture, and that are valuable for the study of
their period, type, and method of construction, the factory buildings within the David C. Cook
Publishing Company Building meet the requirements of Criterion D of the Municipal Code of
Elgin under section 20.06.030 regarding “Historic Preservation.”
Lastly, the secondary buildings that housed support functions for the factory and offices are
structures that also survive largely intact. They include the Oil House and the Well House, both
of which date from the original design and construction in 1901, and which stand behind the
office building at the north end of the property, and the Private Garage, which was built at the
south vehicular entrance to the property just off of Lincoln Avenue in about 1940. All of these are
historic structures that contribute to the landmark qualities of the nominated property, and all
retain high degrees of integrity of their historic fabric. Individually and collectively, they
demonstrate the utilitarian characteristics of industrial design, and contribute to the quality of the
interpretive and educational value for the study of this period and type of construction, making
the the Oil House, Well House and Private Garage secondary buildings within the David C.
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Cook Publishing Company Building meet the requirements of Criterion D of the Municipal Code
of Elgin under section 20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion E: That it is identified as the work of a master builder, designer,
architect or landscape architect whose work has influenced the development of the
community, county, state, or country;
The David C. Cook Publishing Company Building was built in 1901 from plans prepared by
architect David E. Postle. A native of Ohio, born in 1863, Postle moved to Urbana, Illinois to
pursue a degree in architecture at the University of Illinois. Finding work in a Chicago architect’s
office led him to his eventaully founding his own firm, around the year 1890. Given that Chicago
was the fastest growing city in America at the time, and with the profile of the city and the entire
region being enhanced by the success of the World’s Columbian Expostion of 1893, it was an
advantageous period in which to begin an architectural practice in the area. Postle often
designed small groups of buildings in close proximity to one another; among his earliest known
works was a collection of four Queen Anne style single family residences at 903 to 909 South
Oakley Avenue in Chicago, built in 1886.
In 1892 Postle designed his first building in Elgin, which was a home for George Richardson,
the superintendent of the David C. Cook Publishing Company. He married Richardson's
daughter, Georgia Richardson, on October 24, 1893, moving to into the house he designed for
his in-laws. Postle quickly established a reputation in his newly adopted home town, where he
was initially involved in residential design. Once he moved to Elgin, he was responsible for the
designs of workers apartments, built for the most part in the 1890s, and today located in the
designated Elgin Historic District.
In partnership with Gilbert M. Turnbull and William C. Jones, his firm became the most active in
Elgin, designing schools, churches, government buildings, and residential buildings throughout
the west suburban region. In Elgin, Postle designed more than 20 homes, including his own at
54-56 North Liberty Street in 1903. Postle’s career in Elgin ended with his move to Los Angeles
in 1921, where he continued his career, partnering with his sons, David E. Postle, Jr., and
George R. Postle, until his death in 1939.
One of Postle’s most prominent buildings is the Pattington Apartments on Lake Shore Drive at
Irving Park Road in Chicago, built in 1902-03. This colonial revival style complex, covering
nearly 3 acres of land fronting Lincoln Park and Lake Michigan, was a celebrated deisgn at the
time of its construction. It provided a model for high-style courtyard apartment buildings that
were built throughout the region over the next 20 years. The American Institute of Architects has
described the Pattington as “Chicago’s best courtyard building,” and architecture historian
Carroll William Westfall has said it is the closing monument of a Chicago “classical style” of
residential architecture that lasted from 1893 to 1904. The Pattington Apartments were listed on
the National Register of Historic Places in 1980.
Postle’s prominent buildings in Elgin include the Elgin Public Museum and the Lords Park
Pavilion, both in Lords Park, and both designated Elgin landmarks. Postle designed the
Museum in 1904, in the colonial revival style. As he did in the cases of the Pattington
Apartments and the David C. Cook Publishing Company Building, the building was built with
brick walls on stone foundations, with stylistic trim in stone and wood. Postle designed the
Museum to have a symmetrical facade, with a central hall flanked by two wings of identical size
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and plan. Budgetary problems, however, limited construction to only two of these three
elements, the central hall and the west wing, disrupting the intended colonial revival design.
Fortunately, a wing was added to the east in 1998, fully in keeping with the original design,
using matching stone and brick materials, realizing the symmetrical neo-classicism that Postle
had originally designed. This addition, made to complete the design 94 years after its
construction and enhancing an existing landmark building, demonstrates the importance of the
work Postle did in Elgin, and the high regard his work is accorded in the community.
It is worthy of note that the David C. Cook Publishing Company Building was built the year
before the Pattington Apartments, and three years before the Elgin Public Museum, in the same
colonial revival style, in the same materials. Like the Elgin Public Museum, the intent of the
design for the David C. Cook Publishing Company Building was to provide colonial revival
symmetry on the principal facade, facing North Grove Avenue. However, do to later additions,
the wing to the south of the central hall and colonaded entrance is longer than that to the north.
Postle further demonstrated the breadth of his ability and experience in the David C. Cook
Publishing Company Building’s factory compartments. These buildings took advantage of the
metal frame technology available at the time to create an open floor plan that was brightly
illuminated with indirect natural light, provided through north-facing skylights. The effective
utilitarian design supported the productive activities of the company for decades, and they
survive as intact historic elements of the design.
David E. Postle was a prominent architect in Elgin and throughout the greater Chicago area,
and he has been noted as a significant designer at the beginning of the 20th century. Postle’s
success in designing residences for elegant clients on Lake Shore Drive in Chicago, for
museum goers at the Elgin Public Museum, for park patrons in Lords Park, and for an industrial
client like David C. Cook, demonstrate the dynamism and flexibility of his architectural practice.
For these reasons, many of his buildings have been noted for the excellence of their design,
and many have subsequently been protected with landmark designation. The David C. Cook
Publishing Company Building, as a prominent building designed by the architect David E.
Postle, meets Criterion E of the Elgin Municipal Code under section 20.06.030 regarding
“Historic Preservation.”

20.06.030 Criterion F: That it embodies elements of design, detailing, materials or
craftsmanship that render it architecturally significant;
The David C. Cook Publishing Company Building embodies the design and detailing that are
characteristics of neo-classical architecture in general, and the choice of materials, especially of
brick, define it as a specific subset of classical design vocabularies known in the United States
as the colonial revival style. This style of design was popular in the years before the American
Revolution in the 18th century, and was based on contemporary models imported from England.
It is characterized by construction in brick, having trim in stone and wood, with ornamental
emphasis placed on the entrance, windows, pilasters and entablature. The Subject Building is a
fine example of the style, and a rare example of it used on an industrial building. It also
demonstrates the high level of craftsmanship that the contractors brought to the construction of
the building, which is of a type that is not readily available nor is it easily reproduced today.
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In addition to the historic revival facade that the Subject Building presents to its neighbors, the
historic fabric of the building includes the manufacturing compartments, 8 in total, that housed
the printing, cutting, binding, sorting, packaging, and mailing of the publications produced by the
company. Its design in plan, with extensive, open floor areas necessary for manufacturing, and
in elevation, with its metal frame roof with skylights for extensive illumination, which was also
essential for production, embodies the best characteristics of industrial design of its era. These
characteristics made this design a successful solution for the utilitatian needs of its client.
The David C. Cook Publishing Company Building embodies elements of design, detailing,
materials and craftsmanship that render it a significant exemplar of an important historic style,
and it therefore meets the requirements for designation under Criterion F of the Municipal Code
of Elgin under section 20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion G: That it embodies design elements that make it structurally or
architecturally innovative;
The Subject Building demonstrates no new structural or architecturally innovative design
or construction technique. On the contrary, in this matter the building is typical of its period.
Therefore, the Subject Building does not meet Criterion G of the Elgin Municipal Code under
section 20.06.030 regarding “Historic Preservation.”

20.06.030 Criterion H: That it has a unique location or singular physical characteristics
that make it an established or familiar visual feature;
The location of the David C. Cook Publishing Company Building was essential for its business,
in that it stands in close proximity and has access to the Fox River and a branch of the Chicago
& North Western Railroad. It was by these routes that raw materials could reach the facility, and
finished product could be shipped out in the early days of its existance.
Further, the David C. Cook Publishing Company Building has a unique location and a distinctive
physical appearance that has been important to the residents of its neighborhood for
generations. It was important that a building built for the purposes of industrial production not be
an eyesore or a polluter, driving residents from the neighborhood in which it stands. On the
contrary, the building is an established and familiar visual feature of its neighborhood in
particular, and of the City of Elgin in general. Its presence, on this site and in the same form for
119 years, has helped define the character of Elgin, and its loss would detract from the
neighborhood and the community.
The David C. Cook Publishing Company Building has unique and singular physical
characteristics that make it an established and familiar visual feature of the City of Elgin, and it
therefore meets Criterion H of the Elgin Municipal Code under section 20.06.030 regarding
“Historic Preservation.” .
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20.06.030 Criterion I: That it is a particularly fine or unique example of a utilitarian
structure, including, but not limited to, farmhouses, gas stations or other commercial
structures, with a high level of integrity or architectural significance;
The is only colonial revival style industrial building in Elgin. It should be noted that commercial
structures in general, and industrial buildings in particuar, do not receive as much attention from
the preservation community as their importance to their communities should warrant. It is rare to
find a building built for utilitarian purposes that demonstrates the quality and prominance as
does the David C. Cook Publishing Company Building at 850 North Grove Avenue.
The choice of this design vocabulary was a conscious civic gesture, blending the need for
efficiency with a sense of culture and responsibility to the surrounding community. The factory,
without the colonial style office building on its principal frontage, would have presented a
completely different aspect to the street and the proximate residential neighborhood. By building
the offices where they are, in a style and scale that is sympathetic to the residential community
and in materials that are compliamentary to those often used in residential design, the building
is a large and prominent, yet not overwhelming part of the urban fabric.
This choice is even more striking when comparing the design of the office building to the factory
compartments adjacent to it. These utilitarian structures took advantage of recent technologies,
using steel framing to form the skylights that provided natural illumination for the factory
interiors. The profile of these uniquely modern roofs, which are often referred to as ‘saw-tooth’
rooflines, could hardly more different in their style and appearance than the colonial revival
frontage as it faced the neighborhood. One of the unique advantages the architect, David E.
Postle, had in regard to the design of the Subject Building, was that the topography of the land
runs downhill from North Grove Avenue, at the front of the property, toward the Fox River to the
west. This means that the saw-tooth rooflines of the factory compartments, standing to the west
of the office building and on a lower grade, were never visible from the North Grove Avenue
frontage, further emphasizing the vision of civic and cultural responsibility the company
presented to the surrounding community.
The David C. Cook Publishing Company Building is a particularly fine example of a utilitarian
structure, as defined in Criterion I of the Elgin Municipal Code, and meets the requirements of
Criterion I of the Elgin Municipal Code under section 20.06.030 regarding “Historic
Preservation.”

20.06.030 Criterion J: That it is suitable for preservation or restoration, to foster the
education and awareness of the community’ past.
Any strucuture, property or area that meets the above criteria shall also have sufficient
integrity of location, design, setting, materials, workmanship, feeling and association, to
make it worthy of preservation or restoration.
The David C. Cook Publishing Company Building meets all seven qualities that make it suitable
for preservation, restoration, and perpetuation as defined in Criterion J, including location,
design, setting, materials, workmanship, feeling and association, to make it worthy of
preservation or restoration:
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Location: The Subject Building is in its original location, and has the same associations with its
surroundings, in scale, form and landscape, particularly in relation to Esmeralda Park, that have
been in place since the building was constructed in 1901.
Design: The design in its plan, elevation, structure, style and materials has been maintained,
and the building is an intact example of its period. The design gives the building prominence
and establishes the character of the area in which it stands, lending it a sense of monumentality
and traditional aesthetics that are rarely associated with buildings built for manufacturing
purposes. The colonial revival style, a restrained version of neo-classical design, lends the
building a sense of permanence. The later additions to the structure are almost entirely not
visible from the street frontage on North Grove Avenue, therefore having little to no effect on the
visual importance of this building for its neighborhood.
Setting: The setting in which the building stands is essential unaltered; the building has a
substantial setback from the street, containing a simply landscaped green space. The
relationship with the residential buildings in immediate proximity was planned by the owner of
the building at the time of its construction, with the relationship between the Subject Building
and the residences defined by his plat of survey for the addition to the city that bears his name.
Materials: The buildings are extensively intact, retaining their original materials assembled in
their original form.
Workmanship: The quality of workmanship demonstrated throughout the Subject Building is
high, demonstrating the pride in craftsmanship that characterized buildings of the period.
Feeling: The David C. Cook Publishing Company Building has a unique location and a
distinctive physical appearance that represents an established and familiar visual feature of its
neighborhood in particular, and of the City of Elgin in general. Its presence, on this site and in
the same form for 119 years, has helped define the character of Elgin, and its loss would be a
terrible blow for the neighborhood and the community.
Association: The David C. Cook Publishing Company Building housed an important industrial
business that helped establish Elgin as a leader in manufacturing in the region. The owner,
David C. Cook, had a vision for his company that has continued to thrive well into the 21st
century. The associations with Elgin’s industrial past, and with its prominent owner, David C.
Cook, are clearly evident.
In meeting these seven thresholds regarding its suitability for preservation, the David C. Cook
Publishing Company Building demonstrates high degrees of significance and integrity, making it
an important building to the heritage of Elgin, a structure that is indeed able to foster the
education, awareness and pride in the City’s past, and that is worthy of preservation. For these
reasons, the David C. Cook Publishing Company Building clearly meets the requirements under
Criterion J of the Municipal Code of Elgin under section 20.06.030 regarding “Historic
Preservation.”

20.06.030 Criterion K: The nominated property possesses the unique architectural,
historic or cultural themes to be included within an already established thematic historic
district. (Ord. G20-15, 2015)
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In addition to meeting eight of the ten criteria listed above, the David C. Cook Publishing
Company Building is uniquely related to the buildings, landscape design, and history of
development of the D.C. Cook-Lovell Area Historic District, which is located immediately across
North Grove Avenue to the East. As the name of this previously designated historic district
clearly shows, David C. Cook was instrumental in the development of both the currently
nominated Subject Building and in the planning and development of part of the surrounding
area.
“David C. Cook’s Addition to Elgin” is a subdivision of two blocks of land which includes the
property on which the Subject Building is located, labeled Block 1, and the block of housing that
includes and surrounds the prominent landscape design of Esmeralda Park, labeled Block 2.
The subdivision was filed in 1901, the same year that the Subject Building was built. The plat
map accompanying the filing of the subdivision (Figure 10 in the “Application for Individual
Landmark Designation: 850 North Grove Avenue, ELGIN, IL”) clearly shows that Block 2 was
subdivided into residential lots surrounding the park, and that the park is in the same location,
and retains the same plan, that has today.
The relationship between the Subject Building on Block 1 and the housing and park in Block 2
was important, in part because it provided for worker’s housing in immediate proximity to the
industrial facility that is the Subject Building of this nomination. Even more significant, however,
is the plan of Esmeralda Park, with its design based on the same Classical Revival principles
that define the style of the David C. Cook Publishing Company Building. Esmeralda Park is
located on an axis with the portico of the David C. Cook Publishing Company Building; its
design is focused on the facade of the building in a way that makes the Building and the Park
essential to one another as defining urban design elements. In other words, the location and
design of the Building that is the Subject of this nomination has a unique and important
relationship with one of the most prominent urban design features of the already established
historic district. This relationship is exceptional and undeniable. It further demonstrates the
value of the Subject Building in the context of the urban fabric of the City of Elgin, demonstrating
its high level of character, interest, and value as part of the development, heritage or cultural
characteristics of the community. It clearly possesses the unique historic and cultural themes
that indicate that it should be included with the already established D.C. Cook-Lovell Area
Historic District. Therefore, the Subject Building meets Criterion K of the Municipal Code of Elgin
under section 20.06.030 regarding “Historic Preservation.”
In regard to the impact of the proposed designation on the Subject Property, the City Code of
Elgin provides in section 20.06.070 (“Findings and Recommendation”), for clarity in regard to
the significant historic features that should be protected, defining the types of construction,
alteration, addition, removal or demolition that would be reviewable for a certificate of
appropriateness, design guidelines for any such construction, alteration or addition to the
significant historic fabric, and recommendations as to what uses might be appropriate for the
future adaptive reuse of the Subject Building.
Analysis of the Findings and Recommendation: Definition of Significant Historic
Features Reviewable for a Certificate of Appropriateness
Section 20.06.070 of the City Code of Elgin specifies:
“Within thirty (30) days following the close of the public hearing, the heritage commission shall
make a determination upon the evidence whether the nominated landmark, historic district, or

13 of 19

thematic historic district property meets the criteria for designation. Such a determination shall
be passed by resolution of the heritage commission and shall be accompanied by a report
stating the findings of the heritage commission concerning the application of the criteria for
designation in section 20.06.030 (above) of this chapter and the nominated landmark, historic
district, thematic historic district, or thematic historic district property.”
It further requires that the report accompanying the heritage commission’s resolution
shall also include information in regard to the following areas of concern, enumerated and
defined as items A through H. These areas of concern also require a thorough examination, and
the results of this examination follow.
20.06.070 (A.): Explanation of the significance or lack of significance of the nominated
landmark, historic district or thematic historic district as it relates to the criteria for
designation, or how a thematic historic district property relates to the architectural,
historic or cultural themes of such a thematic district;
The significance of the D.C. Cook Publishing Company Building as it relates to the
criteria for designation as an Elgin Landmark has been thoroughly spelled out in this report
above, under the heading “Analysis of Designation Criteria.” The conclusion of this study is that
the Subject Building meets nine of the eleven criteria set forth in the ordinance, and that the
designation of the D.C. Cook Publishing Company Building as an Elgin Landmark is thereby
supported and recommended.

20.06.070 (B.): Explanation of the integrity or lack of integrity of the nominated landmark,
historic district thematic historic district, or thematic historic district property;
The D.C. Cook Publishing Company Building, in all of its historic elements, retains a high
degree of integrity. The office building on the east front is almost entirely intact, to the point of
retaining historic double-hung sash, often the most vulnerable and often replaced feature of any
historic building. From the ground to the roofline, the building presents essentially the same
design, scale, materials, details, and relation to streetscape that have been present on this site
for over a century. It is a significant, established feature of the community worthy of preservation
in its entirety. Behind the office building, the historic fabric of the factory is also intact in its most
essential elements, its floor plan and its skylighted, saw-tooth profile roof. While there have
been additions to the factory, these have expanded the facility without removing the historic
fabric that defines the structure.

20.06.070 (C.): In the case of a nominated landmark or thematic historic district property
found to meet the criteria for designation:
1. The significant exterior architectural features of the nominated landmark or
thematic historic district property that should be protected;
2. The types of construction, alteration, removal and demolition, other than
requiring the building or demolition permit, that should be reviewed for appropriateness
pursuant to the provisions of chapters 20.08 and 20.10 of this title;
In regard to 20.06.070 (C. 1.): The significant exterior architectural features of the
nominated landmark that should be protected are:
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The D.C. Cook Publishing Company Building, in all of its historic elements, retains a high
degree of integrity. The office building, with frontage on North Grove Avenue, retains nearly all of
its original design elements, including the entire exterior envelope of the office building on its
east, north and south sides, and its roofs, including the cupolas. This includes the portico, steps
and pediment of the 2 1/2 story tall central section of the office building, and both of the one
story wings to its north and south. The rear wall, which is not visible from the street, has few
details and is not of the same level of concern as is the principal facade as seen from any street
frontage. The configuration of the walks leading to the principal pedestrian entrance on North
Grove Avenue, forming a crescent in plan around the portico and the entrance, bordered by a
garden, along with the great lawn in front of the building, with its plantings, are all essential
historic design elements that define the building and relate it to the surrounding urban fabric, in
particular Esmeralda Park, making them significant historic features for preservation.
The factory buildings built as part of the original 1901 construction of the complex
consists of 6 compartments with metal frame skylight roofs, standing to the west of the office
building; these are original and significant in their own right. They, along with the two additional
compartments of the same design, added on their south side in 1911 and 1914 respectively, are
all intact historic structures. Their angled roofs, sometimes called ‘saw-tooth’ roofs, are designed
to capture indirect north light, which would be evenly distributed throughout the interior without
direct sunlight, for maximum utility in a work environment year-round. The roofs in particular are
significant historic features that demonstrate the best and most utilitarian of manufacturing
design elements in the period of their construction. These buildings, along with the covered
passageway that connects the historic factory compartments to the office building, are
significant historic elements for preservation.
There also are several later additions to the factory section of the building. These include
the ‘northwest addition’ of 1988; the ‘northwest corner addition’ and the ‘west addition’, both built
in 1991; and, the ‘Truck Garage/Warehouse and Shipping Docks’ addition of c.2000. All of these
sections, as non-historic structures, are not defined as contributing features and they are not
singled out for preservation.
The historic secondary structures include the Oil House and the Well House, both of
which date from the original design and construction in 1901, standing behind the office building
at the north end of the property, and the Garage, which was built at the south vehicular entrance
to the property c. 1940, just off of Lincoln Avenue. All of these are considered structures that
contribute to the landmark qualities of the nominated property, and all retain high degrees of
integrity of their historic fabric. Individually, the Oil House is an intact historic structure with no
additions or apparent alterations, retaining its original materials. The Well House has an
addition, but the rest of the structure retains its original design and materials. The Garage is
also largely intact, although the vehicular doors have been replaced within the original frames,
and the building has a new roof. All of the historic secondary buildings, as they relate to and are
part of the historic D.C. Cook Publishing Company Building, are defined as significant historic
features and are included among the significant historic features for preservation.
In regard to 20.06.070 (C. 2.): The types of construction, alteration, removal and
demolition, other than requiring a building or demolition permit, that should be reviewed for
appropriateness pursuant to the provisions of chapters 20.08 and 20.10 of this title are:
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Any and all aspects of the exterior envelope of the office building, any part of the historic
fabric of the factory building, all aspects of the secondary buildings known as the Oil House, the
Well House, and the Private Garage should be reviewed for appropriateness pursuant to the
provisions of chapters 20.08 and 20.10 of this title.

20.06.070 (D.): In the case of a nominated historic district or thematic historic district
found to meet the criteria for designation:
1. The type of significant exterior architectural features of the structures within
the nominated historic district that would be protected;
2. The types of alterations and demolitions that should be reviewed for
appropriateness pursuant to the provisions of chapters 20.08 and 20.10 of this title;
In regard to 20.06.070 (D. 1.): Should the Heritage Commission recommend, and
should the City Council concur, that the D.C. Cook Publishing Company Building be added to
the existing D.C. Cook-Lovell Area Historic District, the same significant exterior architectural
features of the nominated landmark that should be protected as identified and defined in this
report under 20.06.070 (C. 1. & 2.) above, should be protected.
In regard to 20.06.070 (D. 2.): Should the Heritage Commission recommend, and should
the City Council concur, that the D.C. Cook Publishing Company Building be added to the
existing D.C. Cook-Lovell Area Historic District, the same types of construction, alteration,
removal and demolition, other than requiring a building or demolition permit, that should be
reviewed for appropriateness pursuant to the provisions of chapters 20.08 and 20.10 of this title
as as identified and defined in this report under 20.06.070 (C. 1. & 2.) above, should be
protected.
20.06.070 (E.): Proposed design guidelines for applying the criteria for review of
certificates of appropriateness to the nominated landmark, historic district, thematic
historic district, or thematic historic district property;

Any and all aspects of the exterior envelope of the office building, any part of the historic
fabric of the factory building, all aspects of the secondary buildings known as the Oil House, the
Well House, and the Private Garage, are significant historic features of the Subject Building. The
designs, scale, materials, details, and relation to streetscape of these buildings are defining
characteristics for the purposes of preservation, and the principal guideline for applying the
criteria for review of certificates of appropriateness for the nominated landmark are: to follow the
Standards for Historic Preservation established by the Secretary of the Interior of the United
States in regard to the restoration of historic resources.These standards require that original
fabric be retained and repaired when possible or, when this is not possible, to as carefully as
possible replace lost original material in kind to maintain the Subject Building’s design, scale,
materials, details, and relationship to the streetscape as consistently as possible with its original
design.

20.06.070 (F.): The relationship of the nominated landmark, historic district, thematic
historic district, or thematic historic district property to the ongoing effort of the heritage
commission to identify and nominate all potential areas and structures that meet the
criteria for designation;
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As noted under the evaluation of the Subject Property as it relates to the designation
criteria under 20.06.030, Criterion K above, the David C. Cook Publishing Company Building is
uniquely related to the buildings, landscape design, and history of development of the D.C.
Cook-Lovell Area Historic District, which is located immediately across North Grove Avenue to
the East. As the name of this designated historic district clearly shows, David C. Cook was
instrumental in the planning and development of the area surrounding the currently nominated
Subject Building, as well as having commissioned the building itself.
The location and design of the Building that is the Subject of this nomination has a
unique and important relationship with one of the most prominent urban design features of the
already established historic district, Esmeralda Park and the housing that surround it. The
relationship between the Subject Building and these landscape features within the neighboring
designated landmark district is exceptional and undeniable. It further demonstrates the value of
the Subject Building in the context of the urban fabric of the City of Elgin, showing its high level
of integrity, character, interest, and value as part of the development and cultural heritage of the
community. It clearly possesses the unique historic and cultural themes that indicate that it
should be included within the already established D.C. Cook-Lovell Area Historic District.

20.06.070 (G.): Recommendations as to appropriate permitted uses, special uses, height
and area regulations, minimum dwelling size, floor area, sign regulations and placing
regulations necessary or appropriate to the preservation of the nominated landmark,
historic district, thematic historic district, or thematic historic district property;
The D.C. Cook Publishing Company Building is still occupied and used by its original
owner for light industrial, warehousing and shipping purposes. Should the Subject Building be
vacated by its owner, it could be adaptively reused in a variety of ways, while protecting and
perpetuating its significant historic fabric.
The nature of future development is hard to predict; there are, however, many potential
ways for this building to be adapted for a new user or users. A future developer with interest in
the property may have another light industrial use in mind. This could take the form of a single
new owner/occupant, or a collection of businesses that need space as would, for example, a
small business incubator. Such a use would fit the building well, and would likely involve minimal
alterations and additions. The office spaces could once again be used for offices, as well.
Other options could be entertained, including conversion to residential use: given the
residential character of most of the surrounding urban environment, an adaptation of the Subject
Building’s office structure fronting on North Grove Avenue for residential occupancy would be an
appropriate reuse that could be accomplished with minimal impact on the significant historic
fabric on the exterior of the building. This development could take several forms, including
condominiums or apartments, or senior living facilities. The attractiveness of the building, and of
the green space on its east frontage, would make for an attractive potential residential address.
The open floor plan of the factory buildings make a number of uses possible, for recreational
facilities, for retailing, for sculptor’s studios, for any of a number of uses that require large, wellilluminated spaces.
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Regardless of the use, any new development would have to occur within the established
building envelope of the office portion, retaining the front and side walls, and the existing
roofline. Additions to the rear, if they were consistent with the existing construction in that none
of the manufacturing facilities are visible from North Grove Avenue, would be acceptable.
Signage of any kind should be kept to a minimum, and should particularly not be located in
proximity to the portico and main entrance on the central portion of the current office portion of
the building.

20.06.070 (H.): A map showing the location of the nominated landmark or thematic
historic distrtict property and the boundaries of the nominated historic district including
a listing of all street addresses and the number of principal buildings within a nominated
historic district. (Ord. G20-15, 2015)
Two maps accompany this report. The first defines the location of the D.C. Cook
Publishing Company Building, identifying it by its address, 850 North Grove Avenue in Elgin,
Illinois. The second identifies the location of the Subject Property in relationship with the existing
D.C. Cook-Lovell Area Historic District, to which it could be added.
Map #1: The 1945 Floor Plan, as it appears in the Attachments (p. 37) of the “D.C. Cook
Nomination and Application for Individual Landmark Designation,” prepared in response to the
“Resolution Nominating the Property at 850 North Grove Avenue for Landmark Designation,”
presented January 22, 2020.
Map #2: D.C. COOK / LOVELL AREA HISTORIC DISTRICT map, City of Elgin website, under
the heading of the Heritage Commission, subheading ‘designated landmark districts’; for these
purposes it is necessary to highlight the location of the D.C. Cook Publishing Company Building
on a copy of this map to clarity the relationship between the designated district and the
nominated Subject Building.

Conclusion
A nominee for designation as a landmark in the City of Elgin is required to meet at least 6 of the
eleven criteria for landmark designation as set forth in section 20.06.030 of the Municipal Code.
As noted above, this sets an extremely high standard of significance for landmark designation in
comparison with other local municipalities. It is all the more impressive, therefore, that the David
C. Cook Publishing Company Building qualifies under the highly rigorous requirements
established under the ordinance by meeting nine of the eleven criteria, and is therefore clearly
eligible for designation as an Elgin Landmark.
In addition to the evidence in support of the designation provided through this nomination
process, the importance of the Subject Building to the City of Elgin has long been recognized.
The historic resources survey conducted for the City in 1996 noted the importance of the
nominee by singling it out in its summary:
“The strongest candidate for individual National Register listing is the David C.
Cook Publishing Company. It possesses both architectural significance as an
excellent example of the Classical Revival style, as well as historical significance

18 of 19

as a major industry within the community of Elgin and a noted national religious
books publisher.”
from page 43 of the D.C. Cook-Lovell Area Historic District Nomination (from the
redacted pdf), quoted from the historic survey titled: HISTORIC RESOURCES IN THE
NORTHEAST NEIGHBORHOOD, ELGIN, IL, prepared by: HISTORIC CERTITICATION
CONSULTANTS, 1996.
Further recognition of its importance came when the Subject Building was nominated for
landmark designation by the Elgin Heritage Commission in June, 2006. The case being made
today, in 2020, is even stronger than that made 14 years ago since the architect of the building,
whom we know now was David E. Postle, was not known at that time. The case is stronger
today because the connection between the already established D.C. Cook-Lovell Area Historic
District and the Subject Property, which points out their unique and significant urban design
relationship, was not considered in 2006. This is important information that shows the building
meets two addtional criteria for designation as defined in the ordinance.
The nomination to designate the D.C. Cook Publishing Company Building as an individual
landmark is, in terms of best preservation practice, thoroughly supported and appropriate.
Further, a nomination that would also add it to the existing D.C. Cook-Lovell Area Historic
District would also be appropriate as well. It is my opinion that the Subject Building clearly and
profoundly meets the rigorous criteria for designation as an Elgin Landmark, pursuant to section
20.06.03 of the Municipal Code of Elgin, and as such should be designated.
With appreciation for your attention to this matter, I am,

Timothy N. Wittman
Architectural Historian and Preservationist
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Map #1: Floor Plan of the D.C. Cook Publishing Company Building, dated 1945. from p.
37 of the “D.C. Cook Nomination and Application for Individual Landmark Designation,”
prepared in response to the “Resolution Nominating the Property at 850 North Grove
Avenue for Landmark Designation,” presented January 22, 2020.
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SUMMARY
Subject property includes a 208,100 square foot masonry industrial/manufacturing building and 31,254 SF
office building on approximately 9.16 acres. The original structure was built in 1901 for manufacturing and
industrial use. Over many years, additions have been added to fill growing business demand. As the
building sits today it has become functionally and economically obsolete. There are many subdivided areas
of this building with ceiling heights ranging from 10’-26’. The basement warehouse areas are only
accessible via freight elevators which is very uncommon in this area. Many of the sections do not have
consistent ceiling heights and are peaked towards the middle of the sections. This is very challenging for
efficient and effective racking layouts. Lights and sprinklers are being damaged by forklifts in these areas.
The loading is insufficient and outdated. The floors are not able to withstand the constant forklift traffic and
are constantly being repaired. We would have a very difficult time finding another industrial/manufacturing
company that could utilize this building. If we were fortunate enough to find an industrial user that showed
interest in the property, the Village would most likely have certain restrictions regarding permitted use. Over
many years the area has become mostly residential. Truck traffic leaving the major highways and entering
these residential areas, is typically heavily restricted and can be dangerous to the community. The office
building is uninhabitable and has been vacated for over fifteen years. If the office was in usable condition
the parking would be inadequate.
The most logical and economical outcome for David C. Cook would be to market this property to find a local
company that is looking to purchase a property at a discount for around $18-$23 PSF. These companies
typically will rework the business operation to fit into a building like this in exchange for a lower price.
Industrial redevelopment is not seen as a viable option.
BUILDING COMPS
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Product Type

SF

% of RBA

Occupancy

Industrial

208,100

100%

70%

Office

31,254

100%

0%

Total

239,354

100%

70%

Land Area

399,009 SF / 9.16 ac

Year Built

Circa 1901

Clear Height

10’- 26’ (Estimated)

Interior Docks

1

Exterior Docks

6

Drive-In Doors

2

Parking Space
Ratio

0.66 per 1,000 SF

Zoning

Unknown

Construction:

Masonry

Condition:

Property Rating

D
A: Strong B: Positive C: Neutral D: Weak F: Poor

Poor

Disclaimer: THIS IS NOT AN APPRAISAL
This Real Estate Broker’s Comments are intended for the sole and exclusive use of David C Cook. (“the
Client”) and may not be relied upon any person or entity other than the Client for any purpose whatsoever.
This Real Estate Broker’s Comments represent only the opinion of CBRE as to the value and marketability of
the Subject Property, subject to the assumptions and qualifications set forth herein. CBRE is not licensed to
perform real property appraisals. Accordingly, this Real Estate Broker’s Comments do not constitute an
appraisal of the Subject Property and has not been prepared in accordance with the Uniform Standards of
Professional Appraisal Practice. The Real Estate Broker’s Comments set forth herein is specifically qualified
by, and based solely upon, the relevant facts, circumstances, and market conditions that exist as of the date
of this Real Estate Broker’s Comments, and we undertake no obligation to update, modify, or supplement this
Real Estate Broker’s Comments to the extent that such facts, circumstances or market conditions subsequently
change.
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FLOOR PLAN
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Blocking north west dock

Narrow corridors

Narrow entryways

Basement storage

Low clear rooms
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AERIAL
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INDUSTRIAL USE LOCATION SUMMARY
Elgin is located in the Northwest Chicagoland area and utilizes I-90 as its main tollway. This facility is
located South of I-90 and East of the Fox river in a mostly residential neighborhood. The structure was
designed to be the national HQ for a large Christian Publishing house. The office portions of the structure
has fallen into a significant state of disrepair through extended vacancy and inability to lease. Demolition
would be desirable to most potential purchasers of the warehouse. We would anticipate a sales price in the
range of $3.7-$4.7 million when comparing to other older somewhat obsolete warehouse industrial
properties. The office building is significantly under parked and the restoration costs are estimated at just
under $6 million. It would be unwise and fiscally irresponsible for David C. Cook to spend any money
restoring this building. Office is no longer a viable use in this location.
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Location Analysis Rating: 1 (Outstanding) 2 (Good) 3 (Fair) 4 (Subpar) 5 (Poor)
4

Livability (quality of life for tenants or users)

5

Transportation (easy access to freeways and

4

Amenities (dining, entertainment, cultural,

5

Visibility (quality and identity)

3

Labor Pool (education, abundance)

3

Housing (availability for workers and
executives)

4

Location Rating (average score)

Methodology
The rating system uses the following criteria to evaluate each component of the property: 1 (Outstanding), 2
(Good), 3 (Fair), 4 (Subpar), 5 (Poor). The BOV ratings are based on the broker’s knowledge and
understanding of that component as it relates to the competitive product in the market. These ratings are then
translated into and average score for each section and an overall score to “grade” the property in terms of
the outlook for its investment profile with minimal additional investment. The grading scale is based : 1 (“A”)
- “STRONG” (highly likely to increase), 2 (“B”) -“POSITIVE” (likely to maintain / improve marginally), 3 (“C”)
– “NEUTRAL” (should maintain value if key components are not compromised, 4 (“D”) – “WEAK” (likely to
sustain value deterioration, 5 (“F”) “POOR” (continued value deterioration is certain).
SUBMARKET SUMMARY
N KANE COUNTY SNAPSHOT
Submarket Overview

—

+

Vacancy
Rate

Total
Inventory
(SF)

Avg. Lease
Rate

Net
Absorption

Gross
Absorption

Under
Construction
(SF)

Current
Quarter

Q1 2020

4.5%

31,072,219

$5.13

(111,473)

262,193

1,099,104

Previous
Quarter

Q4 2019

2.5%

30,554,482

$5.13

374,549

156,532

1,357,596

Previous Year

Q1 2019

2.1%

29,491,413

$5.13

75,241

114,454

118,457
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Industrial Inventory
City
Carpentersville
Dundee
East Dundee
Elgin
Gilberts
Hampshire
Pingree Grove
Plato
South Elgin
West Dundee
Total

Building Count
34
2
19
340
15
9
1
1
41
4
466

Total SF
2,013,380
60,740
617,983
25,745,920
785,415
488,149
22,000
29,300
924,338
384,994
31,072,219
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Key Takeaways
> The North Kane County submarket vacancy rate increased by 200 bps to 4.5% during the first

quarter. This rise in vacancy occurred due to supply outpacing demand. Further increases in
vacancy may be witnessed in 2020 as new speculative projects are delivered.

> Leasing activity totaled 262,193 sq. ft. during the first quarter; down from the previous quarter's

774,486 sq. ft., yet up from the year- over-year total of 74,544 sq. ft.

> Speculative construction activity remains high in the North Kane County area with two

speculative buildings completing during Q1. Both projects, developed by Scannell Properties,
delivered in Elgin with the larger facility totaling 326,272 sq. ft. at 2451 Bath Road.

Six speculative projects remain under construction totaling just over one million sq. ft. The
largest of these, developed by Crow Holdings, is the 376,918 sq. ft. warehouse at 2870 Alft Lane
in Elgin.

>

The foregoing information was provided to us by sources we deem reliable, but no warranty or representation is made as to the accuracy thereof.
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PRICING MATRIX *(Based on Land and Building Sale)
Conservative:

$3,700,000

$17.78 PSF

Typical:

$4,200,000

$20.18 PSF

Optimistic:

$4,700,000

$22.59 PSF

DEFINITIONS:
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Optimistic: A sale to a perfect user in a robust environment given a long marketing timeframe. This would
be a user that could utilize all of the industrial improvements on site, with the exception of the office building.
Typical: A sale to a typical user that can utilize some of the industrial improvements on site, with the
exception of the office building. This takes place in a steady economic climate given a reasonable marketing
timeframe.
Conservative: A sale to an investor, or a sale in relatively poor economic conditions. This is not liquidation
value, which may be lower, as it takes into account a full marketing program undertaken over a reasonable
timeframe.
CONCLUSION
850 North Grove Avenue is no longer conducive for Industrial warehouse or manufacturing use. The
location is now surrounded by residential. Truck access to the facility from I-90 is challenging and goes
through residential neighborhoods. The building is very chopped up making it difficult and inefficient to
utilize for current business needs. Loading is limited and underserved in the facility. The office building is in
disrepair and is currently uninhabitable.
David C. Cook would become more efficient moving to a more modern precast industrial warehouse with
taller consistent ceiling heights, adequate loading, heavy duty reinforced floors and modern clean office
space.

John Hamilton | First Vice President
CBRE I Advisory and Transaction Services
Industrial & Logistics
700 Commerce Dr. Ste 450 | Oak Brook, IL 60523
T +1 847.706.4909 | F +1 630.573.7018 | C +1 312.405.5656
john.hamilton@cbre.com | www.cbre.com/john.hamilton
John Hamilton is a real estate advocate within the Industrial Brokerage Team at
CBRE, Inc. where he works with local and national clients servicing their real estate
requirements. During his real estate career, John has established a diversified
background representing buyers, seller, landlords and tenants.
Prior to entering the Commercial Real Estate arena, John rose to the top of the field
while working as Senior Vice President at BTI Communications in
Telecommunication Sales. He received Presidents Club honors given only to the top
10% of all Regional SBC sales professionals, with sales exceeding $15 million in lifecycle revenue.
CBRE, Inc.| 700 Commerce Drive, Suite 450 | Oak Brook, IL 60523
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RESIDENTIAL, SENIOR HOUSING & MULTI-FAMILY
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This analysis is not an appraisal and has not been performed in accordance with the Uniform Standards of
Professional Appraisal Practice. This content contained therein is not to be construed as an appraisal and
may not be used as such for any such purpose. Neither you, nor any third parties, may rely on this analysis
for any tax purposes, estate work, litigation, lending or any other matter other than your direct use in
connection with a contemplated transaction
Redevelopment Analysis
The subject property is located on the east side of the Fox River north of downtown Elgin and currently is
home to a building owned and operated by a non-profit organization. It is currently zoned PGI Planned
General Industrial, but the surrounding area is largely comprised of existing single-family residential uses.
Given the existing infrastructure we feel the highest and best use will be higher density residential uses such
as senior housing, multi-family townhouse style rentals or for sale townhouse or duplex development.
The U-46 School District has several challenges and therefore, we believe the likely buyer will be a developer
that specializes in age targeted or age restricted products and we would likely focus our initial marketing
efforts toward those groups.
Because of the costs of demolition along with a soft market given the market conditions and geography of
the site, the highest and best uses may only have negligible value to the marketplace.
Property Strengths
 Established community
 Available utilities
 Riverfront location not in flood zone

Property Weaknesses
 Resale values in vicinity are not strong
 Will need to be rezoned
 Not visible from major street
 School district is not strong
 Significant demolition needs to occur

Closed Townhouse/Duplex Resale Activity
38 Closed Resale TH/DU Listings
Average
$psf

Price

Beds

Baths

$226,921

2.4

2.6

Sqft
1,828

$124

Based upon the resale listings the target price for the attached product would be $230,000 for 1,900 sqft
unit. Typical builder models allow 15% of the sales price for finished land value. In this case $230,000 x
15% = $34,500 for a finished lot less $25,000-30,000 for land development costs = $9,500 to $4,500 per
undeveloped lot. Densities on this type of product is typically 8-10 units per acre for a total value of
$324,000 to $855,000. After incorporating potential demolition costs, this type of development may
become unfeasible.
Senior Housing Comparable Land Transactions
PURCHASER
CITY
ACRES
Gardner
West Dundee
10.00
Greenbriar
Aurora
6.45
Vitality
South Elgin
4.80
Spectrum
South Elgin
23.76

PRICE
$1,100,000
$1,399,000
$ 705,000
$2,246,500

CBRE, Inc.| 700 Commerce Drive, Suite 450 | Oak Brook, IL 60523

$/UNIT
$12,941
$13,990
$ 7,833
$13,061

DATE
01/2016
07/2016
07/2017
08/2017
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Based upon the comparable transactions a senior housing developer will be looking for a value of $11,000 $13,000 per unit for about 100 units for a total value of $1,100,000 - $1,300,000.

PROJECT
SUMMARY
AND
VALUATION
PROJECT
SUMMARY
AND
VALUATION

Multi-Family Rental Land Transactions
PURCHASER CITY
ACRES UNITS PRICE
Urban Street Schaumburg
6.50
192
$1,950,000
Continental
North
7.18
300
$2,750,000
Aurora
Thatcher
South Elgin
17.20
300
$1,975,000
Based upon the comparables the value on a per unit basis is
units or $1,080,000 – 1,200,000.

$/UNIT
$10,156
$ 9,166

DATE
05/2015
12/2015

$ 6,583
03/2016
$9,000 - $10,000 for 120 townhouse style

The final value will depend upon the uses that Elgin will support and excessive demolition costs will be
subtracted from the value. A developer will need time to have their product approved and negotiate fees
with the municipality prior to close and any unexpected items that come up during due diligence period may
affect costs and the final value.

Matt Ishikawa | Senior Vice President
CBRE| Land Services Group
700 Commerce Drive, Suite 450 | Oak Brook, IL 60523
T 630 573 7068
Matt.ishikawa@cbre.com | www.cbre.com/lsgoakbrook
Matt Ishikawa is a Senior Vice President with CBRE’s Land Services Group. The
Land Services Group has long been a leader in vacant land transactions
throughout the Chicagoland area. The team has participated in over 400 sales
transactions involving more than 11,000 acres with total sales in excess of $1
billion. Matt’s responsibilities include Maintaining contact with an expansive
network of land owners, land purchasers, investors and municipalities in order to
stay on top of a continually changing market.
Matt joined CBRE in 2004 as a member of the Information Management Group
where he was responsible for evaluating market data, historical trends and future
uses for land parcels throughout northern Illinois.
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