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ITEM SUMMARY 

Reviewing Body: Committee of the Whole    

Meeting Date: February 24, 2020 

Subject:  The St. James Private and Public Recreation Facility   

Property Address: 90, 98, and 100 Half Day Road  

Petitioner: TSJ Lincolnshire Property LLC 

Action Requested: Agenda Item 2.11:  Public Hearing regarding a Major 
Amendment to a Special Use for a Planned Unit Development 
with Sign Code Exceptions, and Approving Preliminary 
Development Plan for a Large, Full-Service, 24/7 Recreation, 
Health, and Fitness Facility 
 
Agenda Item 2.11(a): Consideration of an Ordinance Approving 
a Major Amendment to a Special Use for a Planned Unit 
Development with Sign Code Exceptions, and Approving 
Preliminary Development Plan for a Large, Full-Service, 24/7 
Recreation, Health, and Fitness Facility 
 

Prepared By: Tonya Zozulya – Planning & Development Manager  

Staff Recommendation: Placement on the March 9, 2020, Regular Village Board Agenda 
for Approval 
  

Meeting History: Committee of the Whole – February 25, 2019 
Architectural Review Board – November 19, 2019 
Architectural Review Board – December 16, 2019 
Architectural Review Board – January 21, 2020  

Tentative Meeting Schedule: Regular Village Board – March 9, 2020 

Reports and Documents Attached: 1) Location map 
2) Draft ordinance, prepared by the Village Attorney  
3) Petitioner’s presentation packet, submitted by TSJ 

Lincolnshire Property LLC, with the cover letter dated 
February 19, 2020  

4) Building height comparison exhibit, prepared by staff   
5) Unapproved January 21, 2020, ARB meeting minutes and 

approved November 19 and December 16, 2019, ARB 
meeting minutes  

6) Certificate of public hearing notice publication 
7) Ordinance 18-3780-208 governing the subject property 
8) Sign Code (see Commercial Sign District ground/wall sign 

regulations and directional sign regulations) 
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Background 

TSJ Lincolnshire Property LLC (TSJ), petitioner 
and property owner, seeks a major amendment 
to the existing Planned Unit Development 
(“PUD”) and approval of preliminary 
development plans and preliminary plat of 
subdivision for The St. James private and public 
recreation facility with the following exceptions to 
Title 12 (Sign Control), Chapter 9 (Sign 
Construction & Design: Specific Standards by 
Sign Type) of the Lincolnshire Village Code:  

 
 An exception from the dimensions permitted 

in the Commercial Sign District by Village 
Code Section 12-9-1(A), Table 1 to permit a 
single-tenant ground monument sign 
identifying The St. James facility that meets 
the following specifications:  
o Sign area = 99 sq. ft, (compared to the 

code-permitted 60 sq. ft.) 
o Sign length = 22’ (compared to the code-

permitted 10’) 
o Sign setback = 10’7” (compared to the 

code-permitted 15’) 
 

 An exception from the dimensions permitted in the Commercial Sign District by Village Code Section 
12-9-1(A), Table 1 to permit a multi-tenant ground monument sign identifying the tenants of the 
subject property that meets the following specifications:  
o Sign length = 12’ (compared to the code-permitted 10’) 
o Sign setback = 4’6” (compared to the code-permitted 15’) 

 
 An exception from the dimensions permitted in the Commercial Sign District by Village Section 12-9-

1(B), Table 3 to permit a wall identification sign for The St. James facility’s east building elevation that 

meets the following specifications:  
o Sign length = 64’1” (compared to the code-permitted 18’) 
o Sign letter height = 5’ (compared to code-permitted 2’) 
o Sign face height = 5’ (compared to the code-permitted 3’) 

 
 An exception from the dimensions permitted in the Commercial Sign District by Village Code Section 

12-9-1(G) to permit directional signs for the subject property that meet the following specifications:  
o Sign area = 13 sq. ft. (compared to the code-permitted 3 sq. ft.) 
o Sign height = 6’ (compared to the code-permitted 4’) 
 

The 41.1-acre property (90, 98, and 100 Half Day Road) is located at the intersection of Tri-State Tollway 
I-94 and Half Day Road, as shown in Figure 1 on the attached location map. The property size was 
previously described as 43 acres; however, upon further surveying work during the application 
development process, the petitioner confirms it is 41.1 acres, as depicted on the plat of resubdivision.   

 
 

Figure 1: Location Map 
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The subject site is zoned B-2 General Business and is located in the Commercial Sign District. Adjacent 
uses include:  
 North / West: A 111-acre unincorporated property (commonly known as the “Florsheim property”) 

which is currently for sale and slated for future development (zoned “E” Estate in Lake County)  
 East: Tri-State Tollway I-94 
 South: Homewood Suites Hotel (zoned B2 PUD); Wood Creek Courts subdivision; and other residential 

developments (zoned R3 Single-Family Residential).  
 
In August 2018, the property was rezoned from Office Campus to B2 General Business (Ordinance No. 18-
3780-208) to allow for The St. James as well as other recreation, entertainment, and hospitality uses. The 
ordinance provides for a building height exception from the maximum-permitted 42’ in the B2 zoning 
district up to 75’ (permitted only for The St. James fieldhouse) and overall average building height of 45’.  

  
The property currently consists of three, 2- and 3-story, 45’ tall office buildings (as well as a facilities 
maintenance building) developed on a densely-wooded lot with storm water detention areas. The property 
was developed and annexed into the Village in phases in the 1970’s and 1980’s. Two western buildings 

were used by Hewitt & Associates as a corporate headquarters before Hewitt’s merger with Aon and 

subsequent relocation. One of the western buildings currently houses an Aon Hewitt data center which will 
be relocated. The third office building is located adjacent to Tri-State Tollway I-94. TSJ purchased the 
property in October 2018 from Medline Industries.  

 
The Village Board (“Board”) held a preliminary evaluation regarding the Major Amendment to the existing 
Special Use for a Planned Unit Development at the February 25, 2019 Committee of the Whole meeting. The 
Board referred it to the Architectural Review Board (“ARB”) regarding site and building design reviews. The 
Zoning Board is not involved in the review process, as the Village Board holds all zoning authority for PUDs. At 
the time of referral, the Board requested additional setbacks from Half Day Road and line-of-sight renderings.  

 
The Village’s internal Development Review Team conducted a detailed review of the plans on June 25, 

2019 and provided comments to the petitioner. Those comments were incorporated into the current 
proposal.   

 
On November 19, 2019, and December 16, 2019, the ARB held design workshops regarding site and 
building design, signage, landscaping, and lighting which are the areas within the ARB purview per Section 
6-14-5 of the Lincolnshire Village Code. On January 21, 2020, the ARB concluded its review and provided 
a favorable recommendation to the Village Board with a request the petitioner provide samples of the 
proposed roofing materials and photos of existing buildings with the same materials (see details below). 
As a result of the ARB’s input from the three meetings, the petitioner enhanced site circulation;  building 
scale, massing, and design, as well as signage; added more evergreen trees and species with all-season 
color interest; expanded outdoor spaces and walkways; and provided additional information on traffic 
circulation, bus stacking/parking, front entry drop-off/pick-up, and loading areas. 

 
Agenda Item 2.11: Public Hearing regarding a Major Amendment to a Special Use for a Planned 

Unit Development with Sign Code Exceptions, and Approving Preliminary Development Plan for 

a Large, Full-Service, 24/7 Recreation, Health, and Fitness Facility 

 

Summary – The St. James Mission and Business Plan 

The petitioner states the mission of The St. James “is to deliver the premier sports, entertainment and 
wellness destinations in the country.” The facility will fill the need for quality sports competition and 

training facilities, programming, and instruction by offering nearly 30 sports under one roof in the 
marketplace with fragmented sports offerings. Additionally, the facility will offer dining, wellness, and 
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active entertainment as well as birthday parties and banquets. The Lincolnshire site was selected due to 
its central and accessible location to Chicago and Milwaukee markets, educational levels, and active 
lifestyles. This would be the second The St. James location in the country after Springfield, Virginia, in the 
Washington, D.C. area which opened in 2018. Additional The St. James locations are planned in other 
major markets across the country.  
 
Site/Building Design and Operations 

The site plan depicts a 435,488-square-foot, two-story facility with surface parking on a 25.6-acre lot 
(which is to be created with the proposed subdivision) across the northern portion of the site. The 
building size has been reduced from 447,526 square feet since the preliminary evaluation meeting in 
2019. Four additional developable lots are proposed for future uses which may include complementary 
hotel, restaurant, and entertainment uses as approved by Ordinance No. 18-3780-208 (each of these 
uses would require a Major Amendment to the existing Special Use for a PUD amendment and preliminary 
development plan approvals, following the same process as The St. James). The petitioner indicates 33 
net acres are available for development (excluding wetland, floodplain, and detention/compensatory 
storage areas).  
 
Access 
Access will be provided via an existing signalized entrance off Half Day Road, via an existing private drive 
called “Hewitt Drive”. If approved, the petitioner proposes to rename “Hewitt Drive” to “St. James Way”, 
with The St. James building to be addressed “1 St. James Way”.  
 
Distance from Subdivisions 

The St. James facility is to be 775’ from the nearest Wood Creek Courts Subdivision home, 2,200’ from 

the Old Mill Woods subdivision, and 2,225’ from Sutton Place.  
 
Building Height and Visibility 

The tallest part of The St. James building (the 108,000-square-foot field house, located along the east 
side of the building facing Tri-State Tollway I-94) will be 75’. The field house is recessed from the rest of 
the building in an effort to minimize its scale and massing. After receiving questions from the ARB 
regarding the field house height, the petitioner indicated they are unable to place a portion of the 
fieldhouse underground due to flooding and emergency accessibility issues verified by the petitioner’s 

engineers in consultation with the Lake County Stormwater Management Commission. The petitioner 
installed a boom lift at a 75’ height at the south elevation of the proposed fieldhouse on January 14-16, 
2020, to allow Village Board and advisory board members, staff, and the public the opportunity to view it 
from various points off Half Day Road, Old Mill Road, and Tri-State Tollway I-94 (see photos in the 
petitioner’s presentation packet).       
 
Parking and Circulation 
The proposed parking, designed per Village Code requirements, is located along the east and west sides of the 
building and includes 880 parking spaces. The number of spaces exceeds Village Code for the uses that will be 
housed in the building (including, but not limited to, recreational, banquet, medical, dining, and spectator 
seating). Village Code requires 874 parking spaces based on the various uses within the building, respective 
square footage of those uses, and/or the maximum number of employees on duty at a given time.  
 
The number of parking spaces provided is 54 spaces less than was previously reported to staff and the ARB 
due to a plan labeling error. However, the reduction is supported by recent parking count studies from The St. 
James facility in Virginia, which demonstrates sufficient parking for The St. James operations while also 
meeting Village Code requirements. It is designed to accommodate 900 attendees at the peak usage level. 
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The St. James expects to have up to 700 employees (300 full time and 400 part time), with no more than 
170 employees on site at any given time. 
 
In 2018, the petitioner provided a traffic study for the Half Day Road area which accounted for The St. 
James facility, the neighboring CDW Center, and other uses (previously reviewed by the Village Board 
during the rezoning and PUD approvals). The petitioner has prepared an updated parking and circulation 
study for the current application. Both studies concluded no adverse effects would impact Half Day Road. 
The petitioner included the attached parking, car queuing, and pick-up/drop-off area exhibits as well as a 
circulation plan. Access points into the future development pads and the Florsheim property are also 
shown on the plat of subdivision.  
 
Restaurant Hours and Alcohol Service 
The health club will operate 24 hours a day, 7 days a week. Other uses in the building will have shorter 
hours, per the attached exhibit in the petitioner’s presentation packet. The proposed hours of operation for 
the on-site restaurant which will be open to the public are as follows: 4 p.m.–12 a.m. Monday through 
Thursday, and 11 a.m.-2 a.m. Friday through Sunday. Alcohol service is proposed concurrent with the 
restaurant hours. The 2 a.m. close meets code and is consistent with the Lincolnshire Marriott Resort 
hours. Based on preliminary staff review, The St. James will need to apply and receive Village Board 
approval for restaurant and banquet liquor licenses prior to liquor service. The restaurant will have an 
outdoor patio which will have the same hours as the restaurant. There will be no live music on the patio; 
only background music is proposed.       
 
Building Materials 
Proposed building materials reflect The St. James’ brand. The predominant building material is a 
white/grey scalloped precast concrete and aluminum panels, glazing finish, and a metal and membrane 
roof. The presentation packet includes massing, simulations, and line-of-sight renderings to demonstrate 
how the proposed building integrates with the site and the surrounding area. All rooftop equipment will be 
screened with parapet walls and will not be visible from ground level. A 6’-tall trash enclosure to match 
the building is proposed in the northeast corner of the site. The site is proposed to include an artificial turf 
area west of the main entrance to be used for outdoor activities, as well as sidewalks, enhanced crosswalk 
paving, trash receptacles, bollards, planters, bike racks, and benches.  

 
Storm Water Detention 
TSJ contacted the Lake County Stormwater Management Commission (SMC) regarding on-site detention 
for this development, and SMC provided conceptual approval. While the County has yet to adopt new 
rainfall intensities in its Watershed Development Ordinance, the storm water detention facility is being 
designed to meet the proposed requirements. A formal SMC permit will be required prior to Village Board 
approval of the petitioner’s final development plans (a separate application from the current preliminary 
development plans). The petitioner has also worked with SMC and Army Corp of Engineers regarding 
wetland mitigation, as well as the Illinois Department of Transportation given the subdivision’s adjacency 
to Half Day Road.  

 
Signage  

Two ground monument identification signs, one wall sign, and five wayfinding signs are proposed, in 
keeping with The St. James brand. The ground signs will be backlit and placed within landscape medians. 
The wayfinding signs will have reflective letters and will be placed throughout the property. As can be 
seen in the tables below, the proposed ground and wayfinding signs require code exceptions regarding 
length, height, size, and setback from curb.  
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Table 1: Ground Monument Identification Sign Regulations in the Commercial Sign District 
 Length Height Size Setback Illumination 

Entry monument sign (single-
tenant at The St. James) 

Proposed 22’ 4’6” 99 sq. ft. 10’7” Backlit  
Code-Permitted 10’ 6’ 60 sq. ft. 15’ Backlit, frontlit, external 

 Length Height Size Setback Illumination 

Main monument sign (multi-
tenant along Half Day Rd) 

Proposed 12’ 6’ 72 sq. ft. 4’6” Backlit 
Code-Permitted 10’ 7’6” 75 sq. ft. 15’ Backlit, frontlit, external 

 

     Table 2: Wall Identification Sign 
 Length Letter Height Sign Face Height Illumination 

Proposed  64’1” 5’ 5’ Backlit 
Code-Permitted 18’ 2’ 3’ Backlit, frontlit, external 

 

     Table 3: Wayfinding/Directional Signs 
 Height Size 

Proposed 6’ 13 sq. ft. 
Code-Permitted 4’ 3 sq. ft. 

 

(Note: The St. James identification sign depicted at the building entrance in various renderings is an 
interior sign in the lobby, and is, therefore, not subject to Sign Code regulations.)  
 

Landscaping  

The developer is providing 50’ conversancy areas along the north and west property lines (adjacent to the 
Florsheim property), as required by the PUD Ordinance. They will also retain existing mature trees along 
Half Day Road and the Tri-State Tollway I-94. The majority of tree removals, consisting of approximately 
400 trees, are scheduled to occur in March to facilitate construction staging and future development of 
The St. James. The necessary permits from SMC and the Village have been issued. Approximately 450 
new deciduous and evergreen trees are to be planted, representing an equal mix of both (10’ tall 

evergreen trees are proposed in high-impact areas to provide “day one” coverage). The petitioner is 
proposing to irrigate a portion of the site to ensure long-term viability of the plant material per the ARB’s 

request. Additionally, the petitioner is proposing a 3-8’ tall planted berm along the north property line for 
The St. James development and a 2-3’ planted berm along the south and west side of future development 
pads 3 and 4.  

 
Landscaping is also proposed around the building and site perimeter. Staff finds the site will be adequately 
landscaped per Village Code requirements, providing appropriate quantities and diversity of indigenous 
flora for year-round visual appeal.  
 
The Village’s landscape consultant ILT Vignocchi conducted a landscape review and confirmed compliance 
with Title 13 (Tree Preservation & Landscaping) of the Lincolnshire Village Code (“Village code”).  

 

Lighting  

A combination of parking lot light poles (57) and pedestrian-scale light fixtures (39) is proposed. The 
proposed light pole height and lighting levels meet code requirements. The petitioner has committed to 
keeping the property well-lit for pedestrian safety, while avoiding light pollution and spillage onto adjacent 
properties. 
 
Preliminary Plat of Subdivision 

The petitioner included a preliminary plat of subdivision showing seven lots. Cross-easements and utility 
easements are contemplated and will be verified at the time of final plat of subdivision approval. Per 



 

February 24, 2020 

Committee of the Whole   

Items 2.11 & 2.11(a) 

 

 
February 24, 2020 – Committee of the Whole – Items 2.11 and 2.11(a) – Staff Memo – Page 7 of 7 

 

 

Village Code Section 7-3-4, preliminary plats are valid for 12 months and board-approved extensions are 
permitted. The Village Engineer determined the plat meets code requirements.   
 

Findings of Fact  

The petitioner included their responses to the findings of fact to the required Planned Unit Development 
standards in the attached presentation packet. Staff requests the Village Board review the responses and 
determine if each standard has been satisfied prior to recommending approval of the request.  
 
Public Hearing Notices 

The petitioner provided a formal notice to adjacent property owners within a 250’ radius prior to the Public 

Hearing on February 5, 2020, as required by Village Code. A newspaper notice was also published in the 
February 6, 2020, edition of the Daily Herald.   
 
Staff provided courtesy email notices of all ARB meetings and the February 24 Public Hearing to 
approximately 150 persons in the Village’s database of interested individuals who wished to be on the 

notification list regarding this development. This has been staff’s practice since the initial preliminary 

evaluation meeting.  
 
Agenda Item 2.11(a): Consideration of an Ordinance Approving a Major Amendment to a 

Special Use for a Planned Unit Development with Sign Code Exceptions, and Approving 

Preliminary Development Plan for a Large, Full-Service, 24/7 Recreation, Health, and Fitness 

Facility 

Attached is a draft ordinance prepared by the Village Attorney.  
 

Approval Process 

Should the Village Board grant approval of the current major PUD amendment, preliminary development 
plan, and preliminary plat of subdivision, the petitioner will need to submit an application for approval of 
the final development plan and final plat of subdivision per Village Code Section 6-14-12. The final 
development plan and final plat of subdivision does not require a public hearing or advisory board review.    
 

Staff Recommendation  

Placement on the March 9, 2020, Regular Village Board Agenda for approval. 
   


