
Bien Vie, LLC Planned Unit Development (PUD) Zoning Request 

Bien Vie, LLC is requesting a Planned Commercial District PUD for the development of an 80-
acre resort, “The Parker,” centered on the historic Marine hospital. The overall project 
objectives are to: 


• rehabilitate the Marine Hospital (incorporating lodging, a coffee bar/lounge, and exhibit 
space), 


• develop a new Main Building with lodging/restaurant/event/pool/spa amenities, 


• develop a new Café Building,


• construct strategically-located rental cottages throughout the property,


• create a vineyard and winery, extensive gardens, and walking paths.


 
The Parker project location relative to the City of Galena (see Exhibit A) 
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The 11.13-acre Marine Hospital (parcel #06-500-296-00) and the 1.07-acre Rigdon Residence 
property (parcel #06-000-101-03) are currently zoned “Limited Agricultural.” The 67.67-acre 
Rigdon Family Farm (parcels #06-000-101-00, #06-500-294-00, and #06-500-294-03) is 
located just outside the city limits, but if annexed would also default to “Limited Agricultural.”  
The three parcels will be consolidated for the project.  



Project parcel map (see Exhibit B) 

Map produced by the Jo Daviess County GIS
Department on 1/18/2022. The orthophotography
used in this map represents ground conditions in
Spring 2016.  All information is believed to be
accurate, but is not guaranteed to be without error.
This is not a substitute for an actual field survey.Scale 1" = 400'

Parcels within 250' of True North Quality Homes parcels
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The Galena Zoning Ordinance emphasizes that the Limited Agricultural designation is designed 
to protect agricultural uses (“Flood Protected Prime Farmland” exists only in the property’s 
unbuildable floodplain) and to restrict development until urban services can be provided (the 
project will be on City water and sewer).




Prime Farmland Map, Galena Comprehensive Plan (see Exhibit C) 

The Marine Hospital property is not well-suited for it’s current zoning designation. “Limited 
Agricultural” allows for one dwelling unit per 35 acres and limited agricultural uses. Sitting on 
just 11.13 acres, the Marine hospital currently does not meet the Limited Agricultural bulk 
standards. At 15,000 square feet, the Marine Hospital is oversized for a single-family residence 
and calls for a more intensive use. 


In some ways the Limited Zoning designation is too lenient for the Marine Hospital property, 
given its unique historic nature. For example, Limited Agricultural has no limit on the number of 
agricultural buildings and allows for 50% built areas (with a required Landscape Surface ratio 
of just 50% - the proposed Landscape Surface ratio for The Parker is approximately 80% - for 
reference, Grant Park has a ratio of about 84%). Limited Agricultural also allows a Floor Area 
Ratio of 25% (the Floor Area ratio for The Parker is less than 10%).
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Photo of the Marine Hospital in its current condition (Exhibit D) 

The Marine Hospital is a highly significant landmark worthy of listing on the National Register of 
Historic Places. The Marine Hospital was designed by one of America’s most notable 
government architects, Ammi B. Young, with Ely S. Parker (U.S. Grant’s personal secretary 
during the Civil War) as the engineer in charge of construction (both men served in the same 
roles at about the same time for the Galena Custom House/Post Office). 


Built to serve inner coastal marines during the Civil War, the hospital was completed in 1859 
and performed that function through 1866 when it was closed. The property was acquired and 
used as a teachers’ training school through 1891, and had a variety of commercial uses 
through the years that followed including a sanitarium, tourist camp, summer resort, and hotel. 
The owner who acquired the property in 1955 removed the cupola and porches with unrealized 
plans to convert the building to apartments. The building changed hands several times in the 
ensuing years during which time a new cupola was constructed. 


The building has been largely vacant for decades. In 2014, the property was placed on 
Landmarks Illinois’s list of Ten Most Endangered Properties. In 2020, the Galena Foundation 
commissioned Daryl Watson to create a report documenting the history of the property. The 
property was on the market from 2016 through its purchase by Bien Vie, LLC in 2021.
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154.301 Planned Unit Development District


The Galena Comprehensive plan goal to protect and preserve the natural beauty in and around 
the City of Galena specifies this objective: “While continuing to use the natural beauty of the 
region to attract tourists, ensure that development is consistent with the premise of protecting 
the environment” (pdf Page 126 at http://www.cityofgalena.org, 1/16/2022). If approved, the PUD for 
The Parker resort will allow for the development of a high quality project that will provide long-
term community benefits including but not limited to the following:


• The acreage that has been added to the project allows for the resolution of the access 
problem for the Marine Hospital property, by providing a Blackjack Road entrance, and 
also allows for additional resort development. The property will maintain a park-like 
setting with a Landscape Surface ratio of approximately 80%. 


• The Marine Hospital, a highly significant historic landmark, will be rehabilitated and given 
a viable use. This property is the last of the historic resources listed in the 2003 
Comprehensive Plan to be rehabilitated. 


• Portions of the Marine Hospital, the Main Building, the Café, and Winery will be open to 
the general public, providing public access to this landmark property.


• The Parker will fill the growing need for visitor lodging facilities and will provide those 
facilities within walking distance of town.


• The Parker will have 1-1/2 miles of resort walking trails with direct access to the Galena 
River Trail.


• A regular shuttle bus bringing resort guests to and from downtown visitor locations will 
increase the customer base for downtown establishments while minimizing additional 
pressure on the limited parking.  


• Will add a water and sewer customer for the City, will generate jobs and tax revenue 
(property, hotel/motel, food & beverage, sales).
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154.301(D)(5) Deviation from development default standards


The Parker project PUD as proposed will provide amenities in excess of what is required for the 
underlying Planned Commercial district.


• Approximately 1-1/2 miles of off-street trails will be incorporated in the resort and will have 
direct access to the Galena River Trail, providing the opportunity for resort guests to walk 
or cycle into town. A resort shuttle bus will run regularly into the downtown area and to 
select locations to reduce traffic and parking pressures. [154.301(D)(5)(a)]


• The Parker property site, with all four phases developed, will maintain approximately 80% 
open space (exceeding the 25% required for Planned Commercial). [154.301(D)(5)(b)]


• The general public will have access to public spaces in the Marine Hospital, including but 
not limited to an exhibit space. The restaurant in the Main Building, the Café Building, and 
the Winery will be open to the public. [154.301(D)(5)(c)]


• The project will include provisions for innovative infiltration or filtration techniques. 
[154.301(D)(5)(e)]


• The buildings in the development will be designed to accommodate renewable energy 
resources such as solar and geo-thermal. Where possible, buildings will be oriented to 
maximize passive solar potential. Overhangs on the Main Building, Winery, and Cafe will be 
designed to modulate seasonal solar gains. Building and Site Lighting will be LED and will 
be designed to reduce glare and spill-over. All of these strategies will reduce the buildings’ 
energy loads. [154.301(D)(5)(f)]


• The project will also involve other amenities in excess of the minimum standards required 
by code including the restoration of a significant historic landmark; an FAR ratio of less than 
10% (significantly below the 30% allowance); and a higher percentage of protected 
woodland and forest areas then required. [154.301(D)(5)(g)]


Phase 1 Plan (See Exhibit E) 
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Project Phasing 

Access to the Marine Hospital has always been an issue. Bien Vie acquired adjacent property 
to allow for improved access from Blackjack Road and to allow for additional cottages and 
resort amenities. The plan is to develop The Parker resort in four phases. If the PUD is 
approved by the Zoning Board and the City in February, Phase 1 construction is planned to 
begin in 2022. Subsequent phases will occur at the earliest every 1-2 years until completion as 
warranted by demand.


Phase 1

• Phase 1 will include a complete rehabilitation of the Marine Hospital (incorporating 4-5 

lodging rooms, check-in area, coffee bar/lounge, and exhibit area), 32 guest cottages, 
planting of a 6-acre vineyard, Phase 1 roadway development including access off of 
Blackjack Road, parking places as required to meet the standards, and Phase 1 walking 
trails. Phase 1 may also include construction of the Winery Barn shell structure.


 

Phase 1 Plan (See Exhibit F) 
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Phase 2

Phase 2 involves the addition of 40 guest cottages, a maintenance building, the installation of a 
retention pond, Phase 2 roadway development, and parking places as required to meet the 
standards. 


Phase 2 Plan (See Exhibit F) 
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Phase 3

Phase 3 will include the construction of the Main Building (which includes the resort restaurant, 
outdoor pool & spa, event center for 300 people, and 20 guest rooms, the planting of 4 acres 
of gardens with a wedding ceremony gazebo, construction of a café building, Phase 3 roadway 
development, and parking places as required to meet the standards. 




Phase 3 Plan (See Exhibit F) 
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Phase 4

Phase 4 includes the construction of the winery, 40 additional guest cottages, 8 mini silo 
guesthouses, Phase 4 roadway development, parking places as required to meet the 
standards, and Phase 4 walking trails (including a ravine bridge). 





Phase 4 Plan (See Exhibit F) 
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Section 154.914 - Site Plan Review 

C. Review Criteria: The project will meet all requirements laid out in City’s plans and policies. 


(1-3)    The proposed development complies with the Comprehensive Plan. The location of the 
property is not within the Galena Historic District and will comply with all requirements 
pertaining to the Highway 20 Corridor overlay.


 
Project location relative to the Galena Historic District and Highway 20 Overlay (see Exhibit G) 
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The Parker resort project concept is supported by the Galena Comprehensive Plan. The project 
will build on the growing market for upscale visitor lodging and the outdoor recreational 
amenities (such as the Galena River Trail) promoted by the community, will restore the 
landmark Marine Hospital, and will provide an excellent destination amenity supported by city 
water and sewer.


The resort fits well into the vision for Galena as laid out in the Comprehensive Plan, particularly 
as it relates to the local economy, growth, and the physical environment:


“Local Economy” 
The City of Galena will strive to diversify its local economy and improve 
the business environment for tourism by retaining existing businesses, 
actively attracting clean new businesses with good paying jobs, 
promoting its quality experience and heritage, including the Galena and 
Mississippi Rivers, and collaborating with Dubuque and other area 
destinations. 

The Parker is being planned as a family and pet-friendly resort. Development of the Jailhouse 
Inn, the Ulysses Suites, and many Air BNBs reflect a trend to more upscale visitor lodging. 


“Growth” 
The City of Galena will strive to preserve its small town image by 
managing physical growth with sound planning and zoning that 
emphasizes the preservation of the historic district, in-fill development 
and the efficient and attractive development of new land. The city will be 
proactive in annexing land to achieve its vision. 

The Parker resort will fill out the perimeter of the current city limits and relates to contiguous 
growth areas identified in 2003 and a proposed PUD area shown for Grady Hill.


        
Project location in the context of the Galena Zoning Map and Comprehensive Plan Proposed Land Use (see Exhibits H & I) 
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“Physical Environment” 
The City of Galena will strive to be a beautiful place to live and visit by 
adhering to a high standard of cleanliness, maintaining high quality air, 
water and soil, protecting our historical and architectural character and 
protecting and enhancing our natural resources. 

This resort will provide unique lodging amenities (the historic Marine Hospital, rental cottages, 
silo guest houses, and hotel rooms in the Main Building) in natural area and park-like settings 
within walking distance of town.


Exterior restoration and interior rehabilitation of the Marine Hospital will be completed in the 
first phase of the project. In addition to lodging, the Marine Hospital will have areas open to the 
public including the check-in area, a coffee bar/lounge, and an exhibit space.


The Marine Hospital exterior will be restored (referencing original porch column remnants found 
on-site, historic photos, and historic drawings), and the interior will be respectfully rehabilitated 
to accommodate rental lodging and public amenities (exhibit space, coffee bar/lounge).


	      

Historic drawings and original porch capital remnant (Exhibit J) 

 
Rendering of restored Marine Hospital (Exhibit K) 
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(4) The planned development complies with, and in fact generally exceeds the requirements of 
the proposed underlying Planned Commercial zoning district with five exceptions that can be 
accommodated within the Planned Unit Development (PUD) being requested. The exceptions 
are as follows:


• 	 Accommodations, hotel/motel use is only allowed by Special Use - this use is being  
   requested by right.


•    At up to 50,000 sq. ft., the new Main Building will exceed the 25,000 sq. ft. maximum  
   and would require a Special Use permit (up to 75,000 sq. ft. allowed by Special Use) -  
   this use is being requested by right.


•   Outdoor dining terraces at the Marine Hospital, the Main Building, the Café Building,  
  Winery, are planned to exceed the 15% of their interior dining areas permitted as  
  an accessory use with a Special Use permit - this use is being requested by right.


•   The terrace areas at the Marine Hospital, the Main Building, the Café Building,  
  and the Winery as well as a location for outdoor wedding ceremonies may be used for  
  outdoor entertainment at times which is permitted as an accessory use with a Special  
  Use permit - this use is being requested by right.


•   The Main Building will have an outdoor pool which is permitted as an accessory use  
  with a Special Use permit - this use is being requested by right.


  (a-b)  The proposed project will relate in terms of compliance with building and site design   
            requirements and will relate to the land use regulations provided in Section 154.405 for  
            the Planned Commercial district as shown in the tables below.




(Exhibit L) 
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(Exhibit L) 
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(Exhibit L) 
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       (c)  The proposed project will comply with the natural resource protection standards 

             provided in Sections 154.501 through 154.510.





Site Inventory with flood plain areas, and wooded areas (Exhibit M)  

 

Sloped area map (Exhibit N) 

	 The existing wetland area (just under 1 acre) identified in the 2018 National Wetland

	 Inventory will be preserved.


 

Project Wetland Area (Exhibit O) 
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(d) The proposed project will comply with the parking, lighting and landscaping standards 
provided in sections 154.601 through 154.605.


(e)  The proposed project will comply with the performance standards provided in sections 
154.701 through 154.713.


(f)  The proposed project will comply with the sign standards provided in sections 154.801 
through 154.815.


(5) 

(a) The elements of the proposed plan shall be organized harmoniously and efficiently in 

relation to topography, the size and type of the property affected, the character of 
adjoining property, and the type and size of buildings. The site shall be developed in a 
manner that will not impede the normal and orderly development or improvement of 
surrounding property for uses permitted in this code.


Apart from the Marine Hospital, the project buildings (Main Building, Café Building,  
And Winery) will be contemporary structures designed to relate to the wooded and rural 
nature of the site.  The cottages will be designed as small (500 to 800 square feet per 
unit, some will be double-room units at about 1,600 square feet), simple, modern 
structures set into the wooded and rural landscape. 


                   


     

Sample cottage images (Exhibit P) 

Section showing relationship between the Marine Hospital and nearby cottages (Exhibit Q) 
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(b) Preservation of natural conditions.


In addition to a 6-acre vineyard and 4 acres of gardens, the landscape area will include 
extensive woodland areas. Over 1,000 trees were individually located and identified by 
species on the Marine Hospital parcel alone. Tree removal for building construction will 
be kept to a minimum in all phases. Natural drainage will be maintained to the degree 
possible.


 

Stormwater Management Plan - Fehr Graham (Exhibit R) 

(c) Screening and buffering.

	 Adjacent land uses and buffering requirements: The project property is surrounded by  
            Medium-Density Residential (Type III Buffer required) and Limited Agricultural (no buffer  
            required). All screening and buffering requirements will be met.


(d) Landscaping.

When fully developed, the “Landscape Surface Ratio” will be approximately 80%, 
significantly exceeding the minimum required for Planned Commercial (25%). 


(e) Building location and scale.

The scale, character and orientation of the proposed buildings and structures shall be 
compatible with the present and permitted uses and structures in the surrounding area. 


(f) Exterior Lighting.

Exterior and interior lighting systems will be designed to minimize light spillover and 
glare.


ENGINEERING & ENVIRONMENTAL
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(g) Underground utilities: All utilities will be placed underground.




Map of Utilities - Fehr Graham (Exhibit S)


(h) Parking and circulation.


• Access to the resort will be provided off of Blackjack Road. Resort roadways will 
follow the property contours.


• With the exception of the main parking lot, parking spaces will be extended from one-
way traffic lanes to minimize paved surface areas. All parking standards for the 
proposed uses will be met or exceeded.


• The 1-1/2 miles of walking trails will connect to the Galena River Trail. A shuttle 
service will run regularly between the resort and destination sites. 




Traffic Management Plan with roadways and parking (Exhibit T)
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(i) Access to public ways.

The Parker will be accessed from Blackjack Road. Regular shuttle service to and from 
downtown Galena and visitor sites will be provided and is conceptually designed to 
minimize congestion at the 4th Street and Highway 20 intersection. The Parker has 
direct access to the Galena River Trail.




Project area relative to major roadways, bus shuttle route concept, and Galena River Trail (Exhibit U) 

(j) Emergency access.

If needed, primary emergency vehicular access will be available from Fourth Street. 
Access could also be made available from Park Avenue, but this route will generally be 
blocked to motorized vehicles during normal operations, serving as a path only from the 
resort to the Galena River Trail. The roadway loop around the Marine Hospital will be 
designed to accommodate the aerial fire truck.


(k) Adequate public facilities and service. The Parker will be served by city water & sewer.
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