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Roll Call: City Administrator Paul called the Roll of Members physically present as follows: 

PRESENT: Chairman John Von Drasek, Alderman Mark Benson, Alderman John Finn  

  

Also Present: Mayor McDermott, Alderman Jasinski, Alderman Musillami, City Administrator Paul,   

Attorney Peck, City Clerk Kmet, Asst. City Administrator Peterson, Finance Director 

Schutter 

 

APPROVAL OF MEETING MINUTES 

The minutes of the Regular Meeting of June 22, 2020 were previously distributed to the Board Members. 

Chairman Von Drasek asked if there were any corrections to be made to said minutes. There being no 

corrections or additions, motion made to approve the minutes of the Regular Meeting of  

June 22, 2020 as presented. 

A motion was made by Alderman Benson, seconded by Alderman Finn, that this matter 

be APPROVED, as presented. The motion carried by the following vote: 

Aye:  3  Chairman Von Drasek, Alderman Benson, Alderman Finn 

Nay:  0 

 

Public Comment – none 

 

Consideration of a Request from the Countryside Holiday Inn for an Economic Incentive Agreement 

 

Mr. Scott Warren, 22W390 Grosvenor Road, Medinah, IL, along with Farrukh Bagasra, 1080 Nerge Road, 

Suite 200, Elk Grove Village, IL 60007 and Kimberly Nasko 242 Grand Ridge Road, St. Charles, IL.  Mr. 

Warren is with the management company that operates the Holiday Inn Hotel; Kim Nasko is the General 

Manager of the Hotel (since reopening); Farrukh Bagasra is part of the ownership group. 

 

Mr. Warren discussed the Holiday Inn PIP that was completed; a previous Economic Incentive Plan never 

came to fruition.  The handouts provided show that the entire hotel has been renovated; every guest 

room (180) has all new case goods and lighting; bathrooms were all redone – with shower stalls in 2/3 of 

the rooms; all new PTAC units installed; upgraded fire detection systems installed.  The exterior has been 

renovated; lobby interior and all offices have been renovated.  Everything has been done including the 

non-slip pool floor. They are still working on one area, which will be discussed.  With the completion of 

the hotel and its reopening, they are requesting a renewed Economic Incentive Package. 

 

The 5% that remains incomplete is the food/beverage area, the old William Tell Restaurant and Stanley’s 

Bar & Grill.  They have come to an agreement with Jameson’s Original Charhouse, hopefully opening in 

mid-November.  This will be the 8th Charhouse in the Chicago area, serving high quality steaks, chops and 

fresh seafood. The restaurant will seat roughly 170-180; open for dinner only; they will provide breakfast 

for hotel guests.  It could open for lunch in the future, depending on the popularity of the concept.  The 

projections for annual revenues are between $2.5-3M – a conservative estimate. The current owner 

stated that 70% of the market has been restored, during the pandemic. 

 

The third step is the west wing, which, has been closed since 2004.  The IHG, Inter-continental Hotel 

Group, has approved them as a Holiday Inn Express with 126 guest rooms.  The breakfast room will seat 

60+ guests; the hotel entrance will be in the rear.  When stabilized this hotel will run about 67% occupancy, 

$105/night average room rate with revenues of $3.2M per year.  These are the three areas for which an 

Economic Incentive Agreement is being requested.   Phase 1, hotel renovation has been completed; Phase 

2 is the Jameson’s Charhouse and Phase 3 is the HI Express, with approval to move forward. 
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Chairman Von Drasek asked City Administrator Paul to provide an update for the Committee.   In 2015, 

Pearlshire Capital Group had a contract to purchase the Holiday Inn, which was pretty run down. Many 

improvements were necessary; during the presale inspection several items needed immediate attention; 

those items were included in the agreement to get all the presale items completed. The City did enter into 

the Economic Development Agreement with Pearlshire for rebate of hotel tax.  Pearlshire Capital did not 

meet their obligations under that Agreement; they received an extension and still failed to meet their 

obligations.  As a result the City Council rescinded the Agreement. 

 

A new management company took over and met with the City. Mr. Bagasra stated they wanted to prove 

themselves prior to asking for any Agreement.  The Phase 1 improvements has been completed and they 

are seeking to continue with Phase 2 and Phase 3.  Although Mr. Bagasra was part of the original group 

he was not the manager.  Mr. Bagasra took over the asset in 2018 and released one of the former 

managers.  As of 2018 they completed the PIP in 14 months; the future looks bright but due to the current 

pandemic, they are struggling.  Ms. Paul asked about the timing of Phase 3. Mr. Bagasra stated that as 

Phase 1 reaches 65-70% occupancy, they will begin breaking ground on Phase 3 – 12-18 months from now 

-- depending on a vaccine for the pandemic. 

 

Alderman Finn repeated that Phase 2, the restaurant is expected to open by November 15. The biggest 

challenge has been design seating, being built and shipped. Phase 3 would be the HI Express – renovations 

could begin in 12-18 months lasting approximately 9-10 months. 

 

Chair Von Drasek asked what performance guarantees could the City expect this time around so they 

don’t find themselves in the same position.  Mr. Bagasra stated that Phase 1 was completed after he took 

over and was completed in 18 months; that is his commitment.  They did not begin until the first quarter 

of 2018 – they spent about $8M for renovations. 

 

Mayor McDermott asked about the status of the outstanding water bills and other bills owing to the City. 

Mr. Bagasra stated they were getting caught up until the pandemic hit in March; they are trying to keep 

all vendors and partners paid. They were closed for four months. They are seeking an Agreement similar 

to the original one. 

 

Alderman Benson stated that the hotel has been part of the Countryside community forever; he is 

comfortable beginning negotiations to see what develops.  Alderman Finn agreed; but we don’t want to 

run into the same problem as previously experienced. Mr. Bagasra stated that will not happen. Ms. Paul 

has direction.  She and Mr. Schutter will begin crunching numbers based on occupancy rates provided and 

review what is owed to the City.  They will discuss options; once that process is completed they will advise 

the committee at which time they will hold another EDC meeting to discuss the results.   Both gentlemen 

thanked the Committee for hearing their request. 

 

 Consideration of a Request from Buona Beef for an Economic Incentive Agreement 

 

Mr. Tim Hague, Keystone Ventures, real estate developer, 418 Clinton Place, River Forest, IL and Michael 

Buonavolanto, 1120 Robie Ave. Downers Grove, IL, discussed the proposal for a Buona Beef Restaurant 

including a site plan and interior floor plan.  Mr. Hague stated there is a slight revision to the floor plan 

for the property at 20 Plainfield Road, the former Boston Market building, which is currently vacant. They 

are here to discuss the proposed redevelopment at the above location at the SW quadrant of the 

intersection of LaGrange Road and Plainfield Road; adjacent properties are also vacant. They believe this 
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is a great opportunity for Buona Restaurants.  They have evaluated other sites in Countryside in the past, 

but believe they have finally found a home.  

 

The proposal involves two properties – 20 Plainfield Road and 5396 and 5400 S. La Grange Road; those 

properties house smaller, older retail buildings, largely vacant – one tenant remains. They will redevelop 

the Boston Market Building to suit their needs. Approximately one-third of the western portion will be 

demolished to accommodate a better drive-through facility (depicted on the site plan). They will use dual 

menu boards merging into a single lane at the point of service.  The south lots will be used for additional 

parking.  Buona Restaurants are generally 4,000 sf; this site will be 4,650 feet; there are 31 parking stalls 

on the primary parcel and another 30 stalls on the south parcel. At full business capacity Buona usually 

needs about 55 parking stalls. 

 

Mr. Buonavolanto stated that Countryside has been a prime focus for the business. They have 26 locations 

in the Chicago area; he is part of the third generation with several cousins involved making it truly a family-

owned business.  He is a hands-on manager, as are the other managers; they take pride in their operations.  

They employ 40-60 people at various times; there are many first time jobs for teens plus great full time 

help that eventually become managers over many years; average tenure is 12 years. They began 

operations in 1981. The restaurant seats 100 with table service and drive-through facility. The pandemic 

has shifted service – today they are 90% take-out; they see that trend shifting as time goes on.  Food is 

served with reusable plates and utensils. Their signature item is a 40-year-old recipe from the original Mr. 

Beef. They have full menu items, salads, pizzas, pastas and sandwiches. 

 

Mr. Hague discussed the pro forma numbers and the need for financial assistance.  Land acquisition is 

$1.950M; soft costs are $448.5K with total projected cost of $3.7M.  The building as seen in the rendering 

will appear as a new building.  All infrastructure will be completely gutted and rebuilt.  All mechanicals 

will be new; they will probably use existing water and sewer lines.  Projected sales volume is $2.45M in 

Countryside. If they use a base rent of $240K/year, the return without municipal assistance would be 

6.5%; with requested municipal assistance of $600K, representing $15% of project costs bringing the 

return to 7.74%; that is an overview of the numbers. 

 

Alderman Benson asked about the timeline – unknown at this time; further discussion needed. Will 

outdoor dining be expanded considering the length of the pandemic. They have constructed tents in the 

parking lots; people still want to order take-outs and eat at home. Their concept is sustainable through 

the pandemic. Mr. Hague stated that they are landlords to many national chains; Buona Beef is the 

exception having positive sales growth year to year.  The sales mix has changed to more drive through 

and delivery. They are promoting design changes where windows are operable so they may qualify as an 

outdoor patio. 

 

Alderman Finn is concerned with cars exiting onto LaGrange Road and not into the alley on the west. Mr. 

Hague stated that there is no benefit to having customers exit to the west. Mr. Hague stated if customers 

wish to return to Plainfield Road, they must drive around the east side of the building and exit to Plainfield 

Road.  Discussion re:  no traffic exiting at the west alley.  The south parking lot is available for public use. 

When IDOT plans are completed, significant parking along LaGrange Road will be lost.  This lot will replace 

some of those parking spaces in a more convenient and safer fashion. 

 

Mr. Schutter reviewed the pro forma – on a per sf. basis the costs seem high - $46/sf; the building is 

$771/sf.; the rents of $50/sf. seems extremely high – could that be explained?  Mr. Hague will review 

numbers -- the sf. of the building multiplied by rent ($30) for the building. The south property rent is 
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probably high teens.  Looking at the structures as they exist today, if you equate them to a 7-9% cap rate, 

that provides values slightly higher than the contract.  Projected cost for the building – shell renovation 

equates to $148/sf – with slight reduction of footprint to 4,650 sf rather than 4,800 sf. This is similar to 

erecting a new building because only the footings and foundations remain; all exterior walls will be 

resurfaced. It will appear as a brand new building. All appliances will be higher end with higher electrical 

service and larger water service to the building.  HVAC duct distribution, fixtures and equipment are all 

high end.  Rent seems higher than market, but they have many leases within this range with restaurant 

groups.  Further funding discussion re: interior/exterior renovations. This is an atypical building format; 

they will provide budgets as work progresses. 

 

Chairman Von Drasek discussed stacking of the drive-through and overflow capacity, if needed. Mr. 

Buonavolanto stated that the double lane provides for quick order taking and keeping cars moving. They 

do have outside order takers during peak periods. There are four staging stalls at the east end of the 

building for orders requiring longer wait times, an employee will deliver the food to the car so the 

driveway keeps moving and there is no back up on the street; 14-17  cars will be queued without problem. 

They have recently introduced curbside pickup with a dedicated spot for an employee to deliver the order.  

The driver could also come in to pick up the order. 

 

Alderman Finn asked if the additional parking on the south will be affected by IDOT plans.  Ms. Paul stated 

they will not; IDOT plans were taken into consideration; this proposal is coordinated to be entirely on 

private property. Will there be a sidewalk on the east – yes; it varies from 5-7’ wide. What is the time 

frame?  Mr. Hague stated it is always helpful to get funds up front, but it could be over a certain period of 

time. This is a budget issue which must be addressed. 

 

Mayor McDermott stated that all issues are subject to negotiation.  Staff is directed to begin negotiations 

to review specifics and discuss numbers.  They thanked the committee for its consideration. The Mayor 

thanked the gentlemen for their interest in investing in the City of Countryside.    

 

Other Business - none 

 

      ADJOURNMENT 

A motion was made by Alderman Finn, seconded by Alderman Benson, to ADJOURN the 

meeting. The motion carried by the following vote: 

Aye:  3  Chairman Von Drasek, Alderman Benson, Alderman Finn 

Nay:  0 

  Chairman Von Drasek declared the meeting adjourned at 8:06 p.m. 

APPROVED:   

     Respectfully Submitted, 

 

             

/fp      JOHN VON DRASEK, CHAIRMAN 


