






City of St. Charles Findings of Fact for Map Amendment 1 

FINDINGS OF FACT – MAP AMENDMENT 

The St. Charles Zoning Ordinance requires the Plan Commission to consider factors listed below in 
making a recommendation to the City Council. 

As an applicant, the “burden of proof” is on you to show why the proposed zoning is more appropriate 
than the existing zoning. Therefore, you need to “make your case” by explaining how the following 
factors support your proposal. If a factor does not apply to the property in question, indicate “not 
applicable” and explain why it does not apply. 

Project Name or Address: Sevent Street Commons  

From the St. Charles Zoning Ordinance, Section 17.04.320.D: 
In making its recommendation to grant or deny an application for a Zoning Map Amendment, including 
changes to Zoning District and Overlay boundaries, the Plan Commission shall consider: 

1. The existing uses and zoning of nearby property. (Relate the proposed land use and zoning to the
land use and zoning of other properties in the area)

The existing land uses surrounding the Subject Property are as follows:
a. North:  M-1 (RR ROW);
b. East:  M-1; RT-4;
c. South:  M-1; RT-3; RT-4; RM-2;
d. West:  M-1.

Petitioner proposes to develop the Subject Property as a mixed residential development that fits 
within the character of the surround neighborhood.  The proposed development, to be known as 
Seventh Street Commons, consists of two distinct housing lines - the Townhome Series and the 
Single-Family Series.  The two distinct housing lines will add to the diversity of the City's housing 
stock to meet the various needs/desires of a broad buyer pool.  Accordingly, the proposed mixed 
residential community fits harmoniously with the existing adjacent land uses. 

Petitioner's proposal takes into consideration its location immediately adjacent to a variety of land 
uses ranging from high density apartments, to low density single-family, to light industrial 
commercial uses.  Given the wide range of land uses in the immediate vicinity, Petitioner's plan 
incorporates a diversity of housing to provide consistency with the nearby residential uses and boost 
the number of residents in close proximity to Downtown St. Charles.  The Subject Property has been 
vacant for the time it has been split zoned RT-3 and RM-2. The Comprehensive Plan provides the 
Subject Property to be zoned RT-3 and RM-2. 

2. The extent to which property values are diminished by the existing zoning restrictions.  (Compare
the value of the subject property and nearby properties under the current zoning to their potential
value under the proposed zoning.)

There is no evidence suggesting the proposed community will negatively impact nearby property
values.  In fact, the Subject Property has sat vacant and underutilized since the time it was
demolished in 2010 and rezoned in 2013 and provides no tangible benefit to the City and nearby
property values.  The proposed development will ensure nearby property values will increase by
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way of developing high-quality new construction homes priced competitively in today's market. 
While St. Charles has seen growth in its new housing supply, the vast majority of new home 
construction has occurred around the periphery of the City. The Petitioner studied home sales in 
the City of St. Charles over the last 12 months. The average sale price of a single-family detached 
home in the City of St. Charles was $670,460. On Average these homes are 2,910 sf and were built 
in 1978. The housing stock within general Downtown St. Charles is, on average, smaller, older and 
less expensive than the average St. Charles home. The average detached single-family home within 
one mile of Downtown St. Charles is 1,862 sf and built in 1954, selling for approximately $494,406 
less ($176,054) than the citywide average. Petitioner believes that these numbers are reflective of 
the age of housing supply proximate to Downtown St. Charles, not market demand. With new 
home construction in Seventh Street Commons, Petitioner will diversify the housing stock within 
the western portion of Downtown St. Charles, thereby attracting new residents and disposable 
income that will support and grow Downtown St. Charles as a vibrant city center. These conditions 
will improve the property values of nearby properties.

3. The extent to which the reduction of the property’s value under the existing zoning restrictions
promotes the health, safety, morals or general welfare of the public.  (If the existing zoning 
decreases the value of the subject realty, does it also  produce any perceptible public benefits?

The purpose of the variety of residential zoning districts is to provide a variety of single-family 
residential uses in appropriate locations and to provide appropriate transitions to other residential 
and non-residential uses.  The Petitioner's proposal of RM-2 and RT-3 zoning, respectively, will 
provide a seamless transition to the surrounding residential uses and buffering to the surrounding 
M-1 area.  In addition, the proposal will offer housing consistent with current market trends, include 
more communal open space and less private yard maintenance obligations.  The Petitioner is 
proposing two series of homes, comprised of 12 townhomes and 93 single-family homes on various 
width lots.  Smaller lots have become widely desirable, given the demographic shift of the real 
estate market.

In addition, this smaller lot single-family concept is extremely successful in closer proximity to 
suburban downtowns.  This allows for higher density in an area that will benefit from the increased 
number of local homeowners who will exercise their spending power on the local downtown 
businesses.  These conditions help downtowns grow into the walkable restaurant, shopping and 
entertainment destinations they are intended to become.  Accordingly, the proposed community 
meets the intent of the Code by providing a variety of housing options that meet the current market 
demands, which will support the local St. Charles businesses and will not negatively impact the 
healthy, safety, morals or general welfare of the public. 

The Subject Property has been zoned RM-2 and RT-3 for several years and remains vacant and 
undeveloped.  In its current form, the Subject Property provides no tangible benefit to the public or 
the City of St. Charles.  By way of rezoning the Subject Property to RM-2 and RT-3, the City will allow 
the Subject Property to be developed in accordance with its highest and best use and in harmony 
with the nearby and adjacent zoning designations.  Given the term of the Subject Property's state of 
vacancy, we can reasonably anticipate the Subject Property will not be developed in accordance 
with its mixed-use zoning designation in the near future.  Thus, the Subject Property will likely 
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remain vacant, undeveloped and continue to negatively impact the adjacent properties and the 
general St. Charles public. 

 
4. The suitability of the property for the purposes for which it is presently zoned, i.e. the feasibility 

of developing the property for one or more of the uses permitted under the existing zoning 
classification.  (Can the subject property reasonably be used for any of the uses currently 
permitted? Physical and market conditions may be considered.) 

 
The Subject Property is currently zoned RM-2 and RT-3 and suitable for the requested re-balance of 
the same zoning districts.  The intent of the de-balanced current zoning is to provide a diversity of 
housing product to increase the number of residents in close proximity to Downtown St. Charles.  
This will encourage residents to bike, walk, or drive downtown and enhance the vitality of this area. 

 
The redevelopment of the Subject Property as a mixed-residential community will support the City's 
downtown area with significant new residential spending power.  In particular, the redevelopment 
of the Subject Property can provide unique benefit to Downtown St. Charles due to its relative 
proximity.  Downtown St. Charles will not be a "destination" for residents of Seventh Street 
Commons, but will be part of their extended neighborhood.  Successful suburban downtowns are 
surrounded by residential uses to support the businesses comprising their downtown areas.   

 

5. The length of time that the property has been vacant, as presently zoned, considered in the 
context of the land development in the area where the property is located.  (If a property has 
been vacant longer than other similar properties in the area, it may be an indicator that the 
existing zoning is inappropriate.)  

 
The Subject Property is zoned RM-2 and RT-3 and has been vacant and undeveloped for so long as it 
has been zoned as such, and vacant as an industrial site for approximately 8 years prior to that.  In 
2005, the Subject Property ceased manufacturing activities and thereafter demolished in about 
2010. 

 

6. The evidence, or lack of evidence, of the community’s need for the uses permitted under the 
proposed district.  (Development trends, market forces, and the Comprehensive Plan may be 
considered.) 

 
With the exception of the few M-1 legacy uses, the Subject Property is surrounded by a variety of 
residential-zoned properties, including RM-2, RT-2, RT-3 and RT-4.  Further adding to the diversity of 
housing in this area will ensure this Subject Property is developed consistent with the purposes and 
intent of the City's land use goals.  While St. Charles has seen consistent growth in its new housing 
supply, new home construction has occurred around the periphery of the City.  The proposed Single-
Family Series is expected to be attractive to the millennial buyers starting to raise their families.  This 
particular set of homebuyers are looking for a high-quality school district, proximity to a thriving 
downtown, and newer housing with amenities that meet their needs, which the proposed 
development will accommodate.  In addition, the Single-Family Series will incorporate ranch floor 
plans to address the needs of the City's aging demographic.  This option is widely popular among 
empty nesters who are ready to downsize, but not yet take the leap into an age-restricted 
community.  Lastly, the Townhome Series will be targeted to the broadest homebuyer pool in that 
the townhomes will essentially meet the needs of everyone, including singles, young families, 



 City of St. Charles Findings of Fact for Map Amendment  4  

persons in transition (divorce, widows, persons moving locally, young professionals), and empty 
nesters/active adults looking to downsize.  The development will generate a wide range of housing 
diversity, which is an ongoing planning objective for the City. 

 
7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  
 

The Comprehensive Plan ("Plan") currently designates the Subject Property RM-2 and RT-3.  The 
Plan further stresses infill development over premier development. 

 
8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 
 

None. 
 
9. The extent to which the proposed amendment creates nonconformities.  (Generally it is not 

appropriate to rezone a property unless it can comply with the requirements of the new zoning.) 
 

The proposed re-zoning only re-balances the current RM-2 and RT-3 zoning for the Subject Property. 
 
10. The trend of development, if any, in the general area of the property in question.  (New 

development, redevelopment, changes in use, or other changes in the area may help to justify a 
change in zoning.) 

 
No change in underlying zoning is requested, just a re-balancing of the existing RM-2 and RT-3 
zoning, materially consistent with the adjoining uses. 

 

 

 
 
 
Plan Commission recommendation shall be based upon the preponderance of the evidence presented 
and the Commission shall not be required to find each Finding of Fact in the affirmative to recommend 
approval of an application for Map Amendment. 
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STATE OF ILLINOIS  ) 

    ) 

COUNTY OF KANE  ) 

    ) 

CITY OF ST. CHARLES ) 

 

 

PETITION TO THE CITY OF ST. CHARLES FOR DEVELOPMENT APPROVAL 

 

 The undersigned Petitioner, PULTE HOME COMPANY, LLC, a Michigan limited liability 

company (the “Petitioner”), as contract purchaser of certain real property as further described 

herein, respectfully petitions the CITY OF ST. CHARLES (the “City”) to approve:  (i) an 

amendment to the official zoning map to rezone the property legally described in Exhibit A 

(“Single-Family Property”) to RT-3 (Traditional Single Family Residential) and to rezone the 

property legally described in Exhibit B (“Townhome Property”) to RM-2 (Medium Density Multi-

Family Residential) (Single-Family Property and Townhome Property are collectively the “Subject 

Property”); (ii) a Planned Unit Development to facilitate a residential development (“Seventh 

Street Commons”) comprised of 93 single-family homes and 12 townhomes as depicted on the 

preliminary planned unit development plat attached hereto as Exhibit C (the “PUD Plat”), with 

associated deviations identified herein and as may be identified through the entitlement process; 

(iii) approve a plat of vacation and a preliminary plat of subdivision, copies of which are attached 

as Group Exhibit D (the “Vacation and Subdivision Plats”); and (iv) to approve such other relief 

from the St. Charles Municipal Code and Zoning Ordinance (“Code”) as may be deemed necessary 

and appropriate to develop the Subject Property consistent with the plans submitted herewith. 

 In support of this Petition, the Petitioner states to the City as follows: 

 1. The Subject Property consists of ± 27.28 acres; 

 2. WM St. Charles, LLC, an Illinois limited liability company, is the owner of 

the Subject Property (“Subject Property Owner”); 

 3. Petitioner (Pulte Home Company, LLC), a Michigan limited liability 

company with offices located at 1900 East Golf Road, Suite 300, Schaumburg, Illinois 

60173, now seeks approvals necessary and appropriate to facilitate the redevelopment of 

the Subject Property for a mixed-residential subdivision consisting of 93 single-family 

homes and 12 townhomes to be known as Seventh Street Commons. 
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I. BACKGROUND INFORMATION 

 The subject property is a ± 27-acre former industrial site.  The Applied Composites 

Company ceased operations on the site in 2005.  The industrial buildings were mostly demolished 

by 2010.  The property has been vacant since. 

 In 2013, the City approved Ordinance No. 2013-Z-2, which rezoned the property from M-

1 Special Manufacturing to the current zoning designations of RT-3 Traditional Single-Family 

Residential and RM-2 Medium Density Multi-Family Residential.  It also established a PUD for a 

development on the site, called Lexington Club, and approved plans which included 102 

townhome units and 28 single-family homes.  At that time, the City also approved a Tax Increment 

Financing (TIF) District to support the project. 

 In 2015, the Lexington Club developer, Lexington Homes, requested a PUD Amendment 

to change the plans from a mix of townhomes and single-family homes to entirely single-family 

homes (107 lots), with an average lot size of 5,161 square feet.  The Plan Commission 

recommended approval, however the developer ultimately withdrew the application.  The 

Lexington Club project was never constructed due to financial concerns.  In 2022, the City 

dissolved the TIF District based on the Lexington Club development not moving forward. 

 Petitioner proposes to develop the Subject Property as a mixed residential redevelopment 

that proposes to fit within the character of the surrounding residential neighborhoods of differing 

zoning classifications, but adjacent to existing legacy industrial uses.  The proposed development, 

to be known as Seventh Street Commons, consists of two distinct housing lines – The Townhome 

Series and the Single-Family Series.  With two distinct housing lines, Seventh Street Commons 

will add to the diversity of the City’s housing stock, meet the various needs/desires of a broad 

buyer pool and provide an infill development on an abandoned, vacant site, in close proximity to 

the City’s downtown. 

 The Townhome Series will consist of 12 two-story front-load townhome units.  The 

Townhome Series will be located in the northeast quadrant of the Subject Property, south of the 

abandoned railroad right-of-way, fronting Mark Street.  The Townhome Series will serve as an 

appropriate transition between the proposed Single-Family Series development to the west and 

industrial use to the south and east.  Floor plans will be offered within the Townhome Series, with 

options for 3-bedroom or 4-bedroom layouts. Individual units will range from approximately 2,387 

– 2,771 square feet, depending on options selected by buyers.  The Townhome Series will serve 
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diverse needs of both first-time homebuyers and move-down buyers.  Ultimately, the Townhome 

Series will be an attractive option for buyers seeking to limit maintenance obligations and be 

located in close proximity to Downtown St. Charles.  The traditional demographic of townhome 

buyers include young couples and families, persons in transition (divorce, moving locally, widows, 

young professionals), and empty nesters downsizing or wanting to be closer to children and 

grandchildren nearby. 

 The Single-Family Series will consist of 93 single-family detached homes.  The Single-

Family Series will be located in the western portion of the Subject Property, with access to and 

from 6th, 7th, 9th and Mark Streets.  The Single-Family Series generally matches product type 

(detached homes) around the perimeter of the Subject Property, with overall density equal or below 

surrounding residential sub-areas.  Six different floor plans will be offered in the Single-Family 

Series, including two ranch floor plans.  Homes will range from 2-5 bedrooms and approximately 

1,800 to 3,000 square feet, depending on buyer selected options. The Single-Family Series will be 

particularly attractive to both younger homebuyers who are now leaving more urban locations and 

move-up buyers who may already live in the tri-cities.  Homebuyers will be particularly attracted 

to the premium location of the Subject Property being proximately to schools, Belgium Park, future 

rail to trail path, the Fox River to the east and Downtown St. Charles. 

 While St. Charles has seen growth in its new housing supply, the vast majority of new 

home construction has occurred around the periphery of the City.  The Petitioner studied home 

sales in the City of St. Charles over the last 12 months.  The average sale price of a single-family 

detached home in the City of St. Charles was $670,460. On Average these homes are 2,910 sf and 

were built in 1978. The housing stock within general Downtown St. Charles is, on average, smaller, 

older and less expensive than the average St. Charles home. The average detached  single-family 

home within one mile of Downtown St. Charles is 1,862 sf and built in 1954, selling for 

approximately $494,406 less ($176,054) than the citywide average. Petitioner believes that these 

numbers are reflective of the age of housing supply proximate to Downtown St. Charles, not 

market demand. With new home construction in Seventh Street Commons, Petitioner will diversify 

the housing stock within the western portion of Downtown St. Charles, thereby attracting new 

residents and disposable income that will support and grow Downtown St. Charles as a vibrant 

city center.  



1372654.1 

4 

 The Subject Property is uniquely positioned and adjacent, if not part of, the western portion 

of the City’s Downtown. In particular, the redevelopment of the Subject Property can provide 

unique benefit to Downtowns St. Charles due to its relative proximity. Downtown St. Charles will 

not only be a “destination” for residents of Seventh Street Commons but will be part of its extended 

neighborhood. 

 The City’s 2013 Comprehensive Plan identifies the Subject Property to be a combination 

of Singel Family Attached Residential and Single Family Detached Residential. The City’s 2013 

Comprehensive Plan identifies the following land use policies, relevant to the Petitioner’s 

proposed development: 

Preserve the character of the City’s existing single-family residential neighborhoods.  

The City’s residential areas are composed of a number of unique and distinct 

neighborhoods. While they may differ in configuration, unit type, and lot size, these 

neighborhoods are well established and have their own character.  Development and 

reinvestment within these neighborhoods should be context sensitive, and compatible with 

the established neighborhood character and fabric.  Regardless of the location or housing 

type, residential development or redevelopment should be carefully regulated to ensure 

compatibility with the scale and character of surrounding and adjacent residential 

neighborhoods. New infill development, teardown redevelopment, and alterations to 

existing development should maintain a setback, height, bulk and orientation similar to its 

surrounds. 

 

Consider the potential impact of new residential development on schools, municipal 

services and traffic. As a mature community, the City’s infrastructure is well established, 

particularly in the older areas of the community.  Unlike emerging suburbs that are 

continuously growing, widening roads and building schools as necessary, the community 

infrastructure of St. Charles is well established and not as easily adaptable.  Although road 

and intersections can be widened, and schools expanded, a less costly approach would be 

to work within the framework of the City’s well-established infrastructure, evaluating 

proposed development’s impact on City systems and working with developers to mitigate 

and minimize strains on local systems. 

 

Transition densities to maximize compatibility. As St. Charles approaches its full build-

out, its new growth and investment will shift from new development in outlying areas to 

redevelopment of infill sites, and many of the available infill parcels are situated between 

established residential areas and the City’s busy commercial districts. This shift will create 

new challenges and obstacles for development not associated with easier “green-field” 

development, including:  adaptive reuse, fixed/smaller parcel sizes, greater neighborhood 

sensitivity, and increased density/intensity. A recommended strategy for improved 

compatibility is place similar density and lot sizes adjacent to existing residential areas and 

then to transition to high residential densities moving closer to commercial areas and busy 

streets. This approach assists with compatibility of adjacent use areas and provides 

additional density to serve as a transitional land use. 
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 As a result of the industrial facilities demolition in 2010 and proposed remediation by the 

Petitioner, the Subject Property will be a blank slate for development.  Petitioner has listened to 

feedback from the City and developed a plan for Seventh Street Commons that appropriately 

blends within the context of the existing neighborhoods, materially consistent with the 

Comprehensive Plan, the larger detached single-family homes are strategically located in the 

western portion of the Subject Property and the smaller attached single-family homes are located 

in the northeastern portion of the Subject Property.  The transition between single-family detached 

and single-family attached homes occurs within the Seventh Street Commons and will not 

negatively impact existing residents. 

 II.  APPROVAL OF A MAP AMENDMENT REZONING RM-2 AND RT-3  

  UNDER A PLANNED DEVELOPMENT 

 

 1. The Petitioner now seeks approval of a map amendment to rezone the majority of 

the Subject Property to RT-3 for the 93 detached single-family homes and the smaller, easter area 

RM-2 for the 12 townhomes, and an amendment to the Comprehensive Plan to change the future 

land uses as such for the Subject Property. 

 

 2. The requested zoning of RT-3 for the single-family property is consistent with 

portions of the current zoning of the Subject Property and certain zoning of adjoining residential 

areas. 

 

 3. The requested zoning of RM-2 for the townhome property is consistent with a 

portion of the current zoning for the Subject Property and certain adjoining residential areas. 

 

 4. A planned development is required to establish a site plan for the residential 

development and to approve deviations from the Code. 

 

 5. The proposed requests meet all City and State requirements for the development of 

property and will facilitate the beneficial use of the Subject Property as stated below. 

 

A.  ZONING MAP AMENDMENT 

 

 See attached Zoning Map Findings of Fact. 

 

B.  PLANNED UNIT DEVELOPMENT (PUD) 

 

 See attached Criteria for PUD. 
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III. APPROVAL OF A PLAT OF VACATION AND PRELIMINARY PLAT OF  

 SUBDIVISION 

 

 1. Petitioner seeks approval of (i) a Plat of Vacation and (ii) a Preliminary Plat of 

Subdivision, copies of which are submitted herewith, to (a) vacate certain existing City right-of-

ways and (b) to subdivide the Property to allow the construction of 105 dwelling units and 

associated storm water outlots that will be maintained by a homeowner’s association that will be 

formed for the subdivision. 

 2. The proposed subdivision meets the standards for a subdivision consistent with the 

standards set forth in the Code. 

 WHEREFORE, by reason of the foregoing, the undersigned respectfully petitions the City 

to approve:  (i) an amendment to the official zoning map to rezone the Single-Family Property to 

RM-2 (Medium Density Multi-Family Residential) and to rezone the Townhome Property to RT-

3 (Traditional Single Family Residential); (ii) a Planned Unit Development to facilitate a 

residential development comprised of 93 single-family homes and 12 townhomes with associated 

deviations as depicted on the PUD Plat; (iii) approve a Plat of Vacation and Preliminary Plat of 

Subdivision; and (iv) to approve such other relief from the St. Charles Municipal Code and Zoning 

Ordinance (“Code”) as may be deemed necessary and appropriate to develop the Subject Property 

consistent with the plans submitted herewith. 

 

RESPECTFULLY SUBMITTED this        6th            day of              August             2026. 

 

PETITIONER: 

PULTE HOME COMPANY, LLC, 

A Michigan limited liability company 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

Exhibits A & B 



New Legal Descriptions 

PARCEL TO BE RE-ZONED FROM RM-2 TO RT-3 (PARCEL 1) 

That part of the Southeast Quarter of Section 28, Township 40 North, Range 8 East of the Third Principal 

Meridian, described as follows: 

Commencing at the intersection of the south line of a tract described in a warranty deed recorded on 

June 2, 1886 in Book 243, Page 17 and the westerly line of Sixth Street as delineated on the plat of T.E. 

Ryan’s Addition recorded as Document 24117; thence south 11 degrees 35 minutes 34 seconds east, 

186.93 feet along said westerly line to the point of beginning; thence south 11 degrees 35 minutes 34 

seconds east, 26.29 feet to the northerly line of the south 116 feet of Lot 2 in Block 2 in said plat; thence 

south 78 degrees 34 minutes 11 seconds west, 80.00 feet along said northerly line; thence south 11 

degrees 35 minutes 34 seconds east, 20.62 feet; thence south 78 degrees 46 minutes 00 seconds west, 

184.93 feet; thence north 11 degrees 27 minutes 25 seconds west, 23.70 feet; thence south 78 degrees 

35 minutes 05 seconds west, 60.00 feet; thence south 11 degrees 27 minutes 25 seconds east, 30.00 feet 

to the southerly line of the north half of Ryan Street as vacated per Document 164957; thence south 78 

degrees 35 minutes 05 seconds west, 182.00 feet along said southerly line; thence south 11 degrees 27 

minutes 25 seconds east, 159.98 feet to the southeasterly corner of Lot 6 in Block 3 in Millington Third 

Addition to Charles Record as Document 272865; thence south 78 degrees 30 minutes 48 seconds west, 

337.77 feet along said southeasterly line of Lots 1 through 6 in said Block 3 to the east line of Ninth 

Street as dedicated per Millington Third Addition recorded as Document 272865; the following two 

courses are along said east line; 1) thence north 00 degrees 41 minutes 52 seconds west, 475.39 feet; 2) 

thence northeasterly, 29.11 feet along a curve to the right, having a radius of 28.00 feet and a chord 

bearing north 29 degrees 05 minutes 29 seconds east to the south line of that portion of Ninth Street as 

vacated per Document 99150; thence north 89 degrees 54 minutes 25 seconds west, 73.82 feet along 

said south line to the west line of said Ninth Street and the east line of a tract of land described in a 

trustee’s deed recorded as Document 201SK002866; the following three courses are along the east, 

north and west lines of said tract; 1) thence north 00 degrees 41 minutes 25 seconds west, 2.69 feet; 2) 

thence south 89 degrees 31 minutes 00 seconds west, 363.88 feet; 3) thence south 01 degrees 03 

minutes 24 seconds east, 239.43 feet to a northerly line of a tract described in a warranty deed recorded 

as Document 2009K088419; thence north 80 degrees 09 minutes 31 seconds west, 224.77 feet along 

said north line to the east line of Parcel 3 in a tract described in a special warranty deed recorded as 

Document 2021K000056; the following five courses are along the east and southerly lines of said tract; 

1) thence south 01 degrees 28 minutes 23 seconds east, 168.59 feet; 2) thence north 74 degrees 06 

minutes 16 seconds west, 327.98 feet; 3) thence north 64 degrees 36 minutes 43 seconds west, 19.57 

feet; 4) thence north 00 degrees 03 minutes 50 seconds east, 66.61 feet; 5) thence north 89 degrees 53 

minutes 00 seconds west, 17.23 feet along said southerly line and westerly extension thereof to a point 

on the south line of a tract described in aforesaid special warranty deed; the following four courses are 

along the boundary of said tract; 1) thence north 07 degrees 01 minutes 07 seconds west, 208.73 feet; 2) 

thence north 00 degrees 06 minutes 01 second east, 65.62 feet; 3) thence south 66 degrees 01 minute 

07 seconds east, 222.66 feet; 4) thence south 89 degrees 48 minutes 07 seconds east, 56.93 feet to the 

westerly line of afore said Parcel 3; thence north 00 degrees 31 minutes 00 seconds east, 431.36 feet 

along the west line of said Parcel 3 to the southwest corner of Parcel 8 described in aforesaid special 

warranty deed; the following four courses are along the boundary lines of said Parcel 8; 1) thence north 
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01 degrees 45 minutes 16 seconds west, 67.18 feet; 2) thence south 89 degrees 04 minutes 22 seconds 

east, 76.35 feet; 3) thence north 01 degrees 39 minutes 58 seconds west, 59.99 feet; 4) thence south 89 

degrees 04 minutes 13 seconds east, 808.24 feet to the west line of a parcel described in City of St. 

Charles, Illinois Ordinance No. 2013-Z-2; the following eight courses are along the southerly lines of said 

parcel; 1) thence south 00 degrees 55 minutes 47 seconds west, 140.96 feet; 2) thence south 89 degrees 

04 minutes 13 seconds east, 58.51 feet; 3) thence easterly, 60.42 feet along a curve to the right, having a 

radius of 130.00 feet and a chord bearing south 75 degrees 45 minutes 19 seconds east; 4) thence 

easterly 45.39 feet (rec. 43.61’) along a curve to the left, having a radius of 101.50 feet and a chord 

bearing south 75 degrees 14 minutes 59 seconds east; 5) thence south 00 degrees 41 minutes 25 

seconds east, 118.23 feet; 6) thence south 89 degrees 01 minutes 27 seconds east, 107.04 feet; 7) 

thence north 86 degrees 18 minutes 16 seconds east, 58.19 feet; 8) thence south 89 degrees 04 minutes 

13 seconds east, 610.92 feet to the point of beginning, in Kane County, Illinois. 

PARCEL TO BE RE-ZONED FROM RT-3 TO RM-2 (PARCEL 2) 

That part of the Southeast Quarter of Section 28 and the Southwest Quarter of Section 27, both in 

Township 40 North, Range 8 East of the Third Principal Meridian described as follows: Beginning at the 

intersection of the south line of a tract described in a warranty deed recorded on June 2, 1886 in Book 

243, Page 17 and the westerly line of Sixth Street as delineated on the plat of T.E. Ryan’s Addition 

recorded as Document 24117; thence south 11 degrees 35 minutes 34 seconds east, 2.74 feet; thence 

south 75 degrees 07 minutes 55 seconds west, 15.04 feet; thence north 14 degrees 52 minutes 05 

seconds west, 107.42 feet to the southerly line of the former Chicago and Great Western Railroad 

Company per warranty deed in Book 243, Page 17; thence south 89 degrees 04 minutes 13 seconds east, 

76.42 feet; thence south 00 degrees 55 minutes 47 seconds west, 90.22 feet; thence southwesterly, 8.51 

feet along a curve to the left, having a radius of 180.00 feet and a chord bearing south 76 degrees 29 

minutes 10 seconds west; thence south 75 degrees 07 minutes 55 seconds west, 15.04 feet to the 

aforementioned north line of Mark Street; thence north 89 degrees 53 minutes 37 seconds west, 10.58 

along said north line to the point of beginning, in Kane County, Illinois. 

PARCEL OF RM-2 ZONING TO REMAIN 

That part of the Southeast Quarter of Section 28 and the Southwest Quarter of Section 27, both in 

Township 40 North, Range 8 East of the Third Principal Meridian described as follows: 

Beginning at the intersection of the centerline of Fifth Street with the southerly line of a tract described 

in a warranty deed recorded on June 2, 1886 in Book 243, Page 17, and the westerly line of Sixth Street 

as delineated on the plat of T.E. Ryan’s Addition recorded as Document 24117; thence north 89 degrees 

53 minutes 37 seconds west, 329.23 feet to the east line of a parcel described in City of St. Charles, 

Illinois Ordinance No. 2013-Z-2; thence north 00 degrees 55 minutes 47 seconds east, 96.11 feet to a 

point on a line 50.00 feet south of and parallel with the centerline of the Main Track of the Chicago and 

Northwestern Transportation Company; thence south 89 degrees 04 minutes 13 seconds east, 308.92 

feet along said parallel line to the extended centerline of Fifth Street; thence south 11 degrees 34 

minutes 57 seconds east along said extended centerline to the point of beginning, in Kane County, 

Illinois. 



 

 

 

 

 

 

 

 

 

 

 

 

Exhibits C & D 



















RESIDENTIAL ZONING COMPLIANCE TABLE 
 
 

Name of Development:  
 
 

 

Zoning District 
Requirement 

Existing  
PUD Requirement 

(if applicable) 
Proposed 

District: 
 
 

Ordinance #: 
 
 

Minimum Lot Area   
 

Minimum Lot Width   
 

Maximum Building Coverage    

Maximum Building Height    

Minimum Front Yard    

Interior Side Yard    

Exterior Side Yard   
 

Minimum Rear Yard    

Landscape Buffer Yards1    

% Overall Landscape Area    

Building Foundation 
Landscaping 

  
 

Public Street Frontage 
Landscaping 

  
 

Parking Lot Landscaping    

# of Parking Spaces   
 

  

                                                           
1 Within the RM-3 zoning district, a Landscape Buffer Yard shall be provided along any lot line that abuts or is across a street from 

property in any RE, RS, or RT District.  See Chapter 17.26 for planting and screening requirements for Landscape Buffers. 



RESIDENTIAL ZONING COMPLIANCE TABLE 

Name of Development:  

Zoning District 
Requirement 

Existing  
PUD Requirement 

(if applicable) Proposed District: 
 

Ordinance #: 
 
 

Minimum Lot Area 

Minimum Lot Width 

Maximum Building Coverage 

Maximum Building Height 

Minimum Front Yard 

Interior Side Yard 

Exterior Side Yard 

Minimum Rear Yard 

Landscape Buffer Yards1 

% Overall Landscape Area 

Building Foundation 
Landscaping 
Public Street Frontage 
Landscaping 

Parking Lot Landscaping 

# of Parking Spaces 

1 Within the RM-3 zoning district, a Landscape Buffer Yard shall be provided along any lot line that abuts or is across a street from 
property in any RE, RS, or RT District.  See Chapter 17.26 for planting and screening requirements for Landscape Buffers. 

4,300 sf/du 2,697 sf/du

24 ft/du 25.5 ft/du

35% 36%

35' 43'

20 ft 20 ft

10 ft 10 ft

20 ft N/A

25 ft 20 ft

n/a n/a

n/a n/a

n/a n/a

n/a n/a

n/a n/a

2 4

Seventh Street Commons

RM-2 Seventh Street C

42

n/a n/a

n/an/a

n/a n/a

n/a

42

n/a

42

n/a n/a

n/an/a

n/a













City of St. Charles Criteria for Planned Unit Developments 1 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDS) 
 
*Use this form for PUD or PUD Amendment applications* 

 
The St. Charles Zoning Ordinance requires the Plan Commission to consider the criteria listed below in 
making a recommendation to the City Council on whether the proposed Planned Unit Development is in 
the public interest. As the applicant, the “burden of proof” is on you to provide information that 
addresses the criteria below in order to demonstrate that the project is in the public interest.  
 

PUD Name:        
 
From the St. Charles Zoning Ordinance, Section 17.04.410.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special 
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based 
on the application and the evidence presented at the public hearing that the PUD is in the public 
interest, based on the following criteria: 

i. The proposed PUD advances one or more of the purposes of the Planned Unit Development 
procedure stated in Section 17.04.400.A: 

1. To promote a creative approach to site improvements and building design that results in a 
distinctive, attractive development that has a strong sense of place, yet becomes an integral 
part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and social interaction, 
including but not limited to walkable neighborhoods, usable open space and recreational 
facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types and prices. 

4. To preserve native vegetation, topographic and geological features, and environmentally 
sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, street 
improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings or uses. 

7. To encourage a collaborative process among developers, neighboring property owners and 
residents, governmental bodies and the community 
 

 

 

 

 

 

 

 

 



City of St. Charles Criteria for Planned Unit Developments 2 

ii.  The proposed PUD and PUD Preliminary Plans conform to the requirements of the underlying 
zoning district or districts in which the PUD is located and to the applicable Design Review 
Standards contained in Chapter 17.06, except where: 

A. Conforming to the requirements would inhibit creative design that serves community goals, or  
B. Conforming to the requirements would be impractical and the proposed PUD will provide 

benefits that outweigh those that would have been realized by conforming to the applicable 
requirements.  

Factors listed in Section 17.04.400.B shall be used to justify the relief from requirements: 

1. The PUD will provide community amenities beyond those required by ordinance, such as 
recreational facilities, public plazas, gardens, public are, pedestrian and transit facilities. 

2. The PUD will preserve open space, natural beauty and critical environmental areas in excess of 
what is required by ordinance or other regulation. 

3. The PUD will provide superior landscaping, buffering or screening. 

4. The buildings within the PUD offer high quality architectural design. 

5. The PUD provides for energy efficient building and site design. 

6. The PUD provides for the use of innovative stormwater management techniques. 

7. The PUD provides accessible dwelling units in numbers or with features beyond what is required 
by the Americans with Disabilities Act (ADA) or other applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in excess of, City policies 
and ordinances. 

9. The PUD preserves historic buildings, sites or neighborhoods. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



City of St. Charles Criteria for Planned Unit Developments 3 

iii. The proposed PUD conforms with the standards applicable to Special Uses (Section 17.04.330.C.2): 

A. Public Convenience: The Special Use will serve the public convenience at the proposed 
location. 

 

 

 

 

 

 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary 
utilities have been, or are being, provided. 

 
 

 

 

 

 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and enjoyment 
of other property in the immediate vicinity for the purposes already permitted, nor 
substantially diminish or impair property values within the neighborhood. 

 

 

 

 

 

 

D. Effect on Development of Surrounding Property: That the establishment of the Special Use 
will not impede the normal and orderly development and improvement of the surrounding 
property for uses permitted in the district. 

 

 

 

 

 

 



City of St. Charles Criteria for Planned Unit Developments 4 

E. Effect on General Welfare: That the establishment, maintenance or operation of the Special 
Use will not be detrimental to or endanger the public health, safety, comfort or general 
welfare. 

 

 

 

 

 

 

F. Conformance with Codes: That the proposed Special Use conforms to all applicable provisions 
of the St. Charles Municipal Code and meets or exceeds all applicable provisions of this Title, 
except as may be varied pursuant to a Special Use for Planned Unit Development.  

 

 

 

 

iv.  The proposed PUD will be beneficial to the physical development, diversity, tax base and 
economic well-being of the City.  
 

 

 

 

 

 
v.    The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.  
 

 



PUD Requested Deviations 

RM-2 Portion: 

1. Minimum Lot Area: 2,697 sf/unit (4,300 sf/unit is required)

2. Maximum Building Coverage: 36% (35% is max permitted)

3. Minimum Rear Yard: 20 ft. (25 ft. is required)

4. Height: 43 ft. (35 ft. max permitted)

5. Setback Measurement: Allow setbacks to be measured from the boundary of Outlot A instead of 
proposed townhome lots.

6. Private Yard (200 sf): To waive the requirement of a 200 sf private yard for each townhouse 
unit.

RT-3 Portion: 

1. Minimum Lot Width: 41 ft. (50 ft. is required)

2. Maximum Building Coverage: 50% (25% is max permitted)

3. Interior Side Yard: 5 ft. (6 ft. / 10% lot width is required)

4. Side yard Encroachments:

a. mechanical equipment (48”)

b. optional service door concrete stoop (36”)

c. window wells (36”)

5. Height: 34 ft. (32 ft. max permitted)

6. Elevations:

a. To waive the requirement that primary siding materials be used consistently and at

approximately the same proportion on each elevation of the building for single-family

residences.

b. To waive the requirement that garages for single-family residences must not exceed 50%

of the width of the dwelling unit.

c. To waive the requirement that garages for single-family residences must be set back

from the front lot line or exterior side lot line that it faces at least five feet more than the

remainder of the dwelling walls.

Subdivision Deviations: 

1. Minimum Curb Radius: 25 ft. (30 ft. required)

2. Fire Access Road: Increase from 7% to 10%

3. Right-of-Way: 60 ft. (66 ft. standard)



Chapter 17.06 - Design Review Standards and Guideline: Requested Deviations 

RM-2 (Townhomes): No deviations to the required standards are anticipated from Section 17.06.050 - 

Standards and Guidelines-RM-1, RM-2, and RM-3 districts. 

RT-3 (one- and two-family dwellings): 

Below are the noted deviations from the required standards of Section 17.06.060 - Standards and 

Guidelines—RT-1, RT-2, RT-3, RT-4 and CBD-2 Districts (one- and two-family dwellings only). 

1. Standard: In the RT1, RT2, RT3, RT4, and CBD-2 Districts, when an attached garage faces a street,

the width of the garage door shall not exceed fifty percent (50%) of the width of the dwelling,

including the garage door, as measured along the front building line or exterior side building line

that it faces. For corner lots, this restriction shall only apply along the lot line facing the primary

front door entry into the building, as determined by the Building Commissioner.

Garage doors exceed the 50% maximum as noted below: 

i. Rybrook – 55% (16’ garage door – 29’ dwelling width)

ii. Nelson – 55% (16’ garage door – 29’ dwelling width)

iii. Boardwalk – 45% (16’ garage door – 35’ dwelling width)

iv. Woodward – 45% (16’ garage door – 35’ dwelling width)

v. Mystique – 41% (16’ garage door – 39’ 5” dwelling width)

vi. Prestige – 41% (16’ garage door – 39’ 5” dwelling width)

2. Standard: In the RT1, RT2, RT3, RT4, and CBD-2 Districts, attached private garages for one- and

two-family dwellings with an overhead door facing a street shall be set back from the front lot

line or exterior side lot line that it faces at least five (5) feet more than, a) the remainder of the

dwelling walls, or b) the front of an unenclosed porch that extends along at least seventy-five

percent (75%) of the length of the remainder of the dwelling walls adjacent to the garage door.

For corner lots, this requirement shall apply to at least one (1) of the building lines facing the

street and shall apply to the other building line only when the width of an overhead door or

doors facing a street is less than sixty-six percent (66%) of the width of the dwelling including the

garage, as measured along the front or exterior building line that it faces.

Garages do not meet setback requirement as noted below: 

i. Rybrook – 20’ 7 ½” in front of front facade

ii. Nelson – 13’ 6” in front of front façade (7’ 6” from porch)

iii. Boardwalk – 1’ setback from front façade (6’ from porch)

iv. Woodward – 5’ setback from front façade (7’ 6” from porch)

v. Mystique – 5’ + in front of front facade

vi. Prestige – 4’ setback from front façade













Name of Development:
Date Submitted: 
Prepared by: 

PARK LAND/CASH WORKSHEET 
City of St. Charles, Illinois 

Total Dwelling Units: 

A credit for existing residential lots within the proposed subdivision shall be granted. Deduct one (1) unit per existing lot. 

Total Dwelling Units w/ Deduction:  

*If the proposed subdivision contains an existing residential dwelling unit, a credit calculated as a reduction of the estimated population for the
dwelling is available. Please request a worksheet from the City.

Estimated Population Yield: 
Type of Dwelling # Dwelling Units (DU) Population Generation 

per Unit 
Estimated Population 

Detached Single Family 

➢ 3 Bedroom DU x 2.899 = 

➢ 4 Bedroom DU x 3.764 = 

➢ 5 Bedroom DU x 3.770 = 

Attached Single Family 

➢ 1 Bedroom DU x 1.193 = 

➢ 2 Bedroom DU x 1.990 = 

➢ 3 Bedroom DU x 2.392 = 

➢ 4 Bedroom DU x 3.145 = 

Apartments 

➢ Efficiency DU x 1.294 = 

➢ 1 Bedroom DU x 1.758 = 

➢ 2 Bedroom DU x 1.914 = 

➢ 3 Bedroom DU x 3.053 = 

Totals: 
      Total Dwelling Units       Estimated Total Population 

 (with deduction, if applicable) 

Park Site Requirements: 
Estimated Total Population:   x  .010 Acres per capita  =   Acres 

Cash in lieu of requirements: 
Total Site Acres:        x  $240,500 (Fair Market Value per Improved Land)  =  $ 



SCHOOL LAND/CASH WORKSHEET 
City of St. Charles, Illinois 

Name of Development:
Date Submitted: 
Prepared by: 

Total Dwelling Units: 

A credit for existing residential lots within the proposed subdivision shall be granted. Deduct one (1) unit per existing lot. 

Total Dwelling Units w/ Deduction: 
*If the proposed subdivision contains an existing dwelling unit, a credit is available calculated as a reduction of the estimated population for the
dwelling. Please request a worksheet from the City.

Estimated Student Yield by Grades: 
Type of Dwelling # of dwelling 

Units (DU) 
Elementary 

(Grades K to 5) 
Middle 

(Grades 6 to 8) 
High 

(Grades 9 to 12) 

Detached Single Family 

➢ 3 Bedroom DU x .369 = DU x .173 = DU x .184 = 

➢ 4 Bedroom DU x .530 = DU x .298 = DU x .360 = 

➢ 5 Bedroom DU x .345 = DU x .248 = DU x .300 = 

Attached Single Family 

➢ 1 Bedroom DU x .000 = DU x .000 = DU x .000 = 

➢ 2 Bedroom DU x .088 = DU x .048 = DU x .038 = 

➢ 3 Bedroom DU x .234 = DU x .058 = DU x .059 = 

➢ 4 Bedroom DU x .322 = DU x .154 = DU x .173 = 

Apartments 

➢ Efficiency DU x .000 = DU x .000 = DU x .000 = 

➢ 1 Bedroom DU x .002 = DU x .001 = DU x .001 = 

➢ 2 Bedroom DU x .086 = DU x .042 = DU x .046 = 

➢ 3 Bedroom DU x .234 = DU x .123 = DU x .118 = 

Totals:        TDU    TE  TM  TH 
  (with deduction, if applicable) 

School Site Requirements: 
Type # of students Acres per student Site Acres 

Elementary (TE) x .025 = 

Middle (TM) x .0389 = 

High (TH) x .072 = 

     Total Site Acres:  

Cash in lieu of requirements: 

 (Total Site Acres)  x  $240,500 (Fair Market Value per Improved Land)  =  $ 





Unit Count Range 
# of Units Proposed 

in Development 
% of Affordable 
Units Required 

# of Affordable Units 
Required 

1 to 15 Units X 5% = 

More than 15 Units X 10% = 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $52,454 = 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $36,718 = 

INCLUSIONARY HOUSING WORKSHEET 

Name of Development: 

Date Submitted: 

Use this worksheet to determine the affordable unit requirement for the proposed development and to 
propose how the development will meet the Inclusionary Housing requirements of Title 19.  

Fee In-Lieu Payment Calculation 

Multi-Family Development: 

1) Calculate the number of affordable units required:

2) How will the Inclusionary Housing requirement be met?

 Provide on-site affordable units

 Pay a fee in-lieu of providing affordable units (calculate fee in-lieu below)

 Provide a mixture of affordable units and fee in-lieu

o # of affordable units to be provided:

o Amount of fee in-lieu to be paid (calculate below):

Single-Family Attached (Townhouse) / Two-Family Development: 

Single-Family Development: 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $20,982 = 
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