
 AGENDA 
CITY OF ST. CHARLES 

 PLAN COMMISSION 
CHAIR PETER VARGULICH 

 
TUESDAY, JANUARY 6, 2026 - 7:00 P.M. 

 COUNCIL CHAMBERS 
2 E. MAIN ST., ST. CHARLES, IL 60174 

 
1. Call to order 
 
2. Roll Call -    

Chair Peter Vargulich   Jeffrey Funke   Dave Rosenberg 
 Colleen Wiese    Gary Gruber   Gina Lawson   
 Zachary Ewoldt   John Fitzgerald    Rita Payleitner  
 
   Auditory Members  - Holly Cabel, St. Charles Park District 
      - Paul Gordon, School District #303 
 
3. Pledge of Allegiance  

 
4. Presentation of minutes of the December 2, 2025 meeting of the Plan Commission 
 
5. Cedarhurst of St. Charles (Dover Development, LLC) 

Application for Concept Plan 
 

6. The Gardner School, Lot 7, Prairie Centre PUD (Viking Development, LLC)  
Application for PUD Preliminary Plan  
Application for Minor Subdivision- Final Plat  

 
7. Public Comment  

 
8. Additional Business from Plan Commission Members or Staff   

 
9. Weekly Development Report  
 
10. Meeting Announcements  
 

a. Plan Commission  
Wednesday, January 21, 2026 at 7:00pm Council Chambers  
Tuesday, February 3, 2026 at 7:00pm Council Chambers  
Wednesday, February 18, 2026 at 7:00pm Council Chambers  
 



b. Planning & Development Committee  
Monday, January 12, 2026 at 7:00pm Council Chambers  

 

11. Adjournment 
 

 

ADA Compliance 
Any individual with a disability requesting a reasonable accommodation in order to participate in a public meeting 
should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled meeting. 
The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 
4446 or 800 526 0844 (TTY), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for 
meeting participation.  Notices of this meeting were posted consistent with the requirements of 5 ILCS 120/1 et 
seq. (Open Meetings Act). 

mailto:jmcmahon@stcharlesil.gov


Community Development Department 
 

Staff Report 
           Plan Commission Meeting – January 6, 2026 

 
 

 
Applicant: Dover Development, LLC Cedarhurst of St. Charles 

 

 
Subject Property 

Property 
Owner: 

Agnes M. Heisley 2005 
Trust 

Location: St. Charles Township; 
south side of Dean St, west 
of Dean St & Peck Rd  

Purpose: Feeback on senior housing 
development 

Application:  Concept Plan 

Public Hearing: Not required  

Zoning: Kane County: F Farming   

Current Land 
Use: 

Agriculture  

Comprehensive 
Plan: 

Rural Single Family 
Residential   

Summary of 
Proposal:  

Dover Development, LLC has filed a Concept Plan proposing a senior housing 
community on a 23-acre unincorporated property located on the south side of Dean 
Street, west of the intersection of Dean Street and Peck Road, north of Renaux Manor. 
Proposal details:   

• Annexation to City of St. Charles.  

• Senior assisted living/memory care facility with 87 units on east end of site. 

• Independent living cottages; 64 units in 16 four-plex buildings on west end of site.  

• Access from two driveways off Dean Street.  

• Stormwater detention on east end of property.   

Info / 
Procedure on 
Application: 

• Per Sec. 17.04.140, the purpose of the Concept Plan review is as follows: “to 
enable the applicant to obtain informal input from the Plan Commission and 
Council Committee prior to spending considerable time and expense in the 
preparation of detailed plans and architectural drawings. It also serves as a forum 
for owners of neighboring property to ask questions and express their concerns 
and views regarding the potential development.” 

• A formal public hearing is not involved, although property owners within 250 ft. of 
the property have been notified and may express their views to the Commission.  

• No recommendation or findings are involved. 

Suggested 
Action:  

Provide feedback on the Concept Plan. Staff has provided topics Commissioners may 
wish to consider to guide their feedback to the applicant.  

Staff Contact: Ellen Johnson, Planner II 
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I. PROPERTY INFORMATION  

 
A. History / Context  

 
The subject property constitutes four tax parcels totaling 23 acres, located on the south side 
of Dean Street, just west of the intersection of Dean Street and Peck Road. The property is 
used for agriculture, with a hedgerow extending horizontally across the center of the 
property. The subject property is part of a larger farmland property known as the Heisley 
Property, which contains a total of approximately 360 acres. Most of the Heisley Property, 
except for the subject property, falls north of Dean Street.   
 
The subject property is located in unincorporated St. Charles Township and is currently under 
the zoning jurisdiction of Kane County. Annexation would be required to develop in the City of 
St. Charles. The property is separated from the St. Charles corporate limits by the Great 
Western Trail to the south, which is owned by the Forest Preserve District of Kane County and 
is unincorporated.  State Statute allows unincorporated territory to be annexed to a 
contiguous municipality. Statute explicitly states that territory is considered contiguous even if 
the territory is separated from the municipality by a former railroad right-of-way that has 
been converted to a recreational trail, as is the case for the subject property. Therefore, the 
property is eligible for annexation to St. Charles.  City staff have encouraged the applicant to 
work with the Forest Preserve District of Kane County to include the FPDKC property in the 
annexation if possible. 
 
The Concept Plan under consideration is the first development proposal submitted to the City 
for the subject property. As will be discussed further in this report, the Comprehensive Plan 
identifies the intended future land use for the Heisley Property as rural single-family 
residential. 

 
B. Zoning  

 
The subject property is zoned F-Farming under the Kane County Zoning Ordinance. Kane 
County zoning surrounds the property on all sides, including the Forest Preserve zoning which 
covers the Great Western Trail to the south. Immediately south of the trail is Renaux Manor, a 
single-family subdivision in the City with RS-3 zoning.    
 

 Zoning Land Use 

Subject Property F Farming (Kane County)  Agriculture   

North F Farming (Kane County)  Agriculture   

East F-2 Farming & Special Use (Kane County)   Campton United 
Soccer Club 

South Forest Preserve; RS-3 Suburban Single-
Family Residential & PUD (City); E-2A Estate 
Residential (Kane County)  

Great Western Trail; 
Renaux Manor single-
family subdivision; 
single-family lots  

West F Farming (Kane County) Single-family lot  
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C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Rural Single Family Residential”.  

 
The Rural Single Family Residential land use category is described as follows (p.41):  
 

“The Rural Residential land use designation is intended to accommodate large-lot single-
family development on the outer limits of the City. Rural Residential areas are 
characterized by large lots that may have developed as part of a formal subdivision or 
independently in unincorporated Kane County prior to annexation. These areas are 

Zoning Map 

Subject Property 

Land Use Plan 

Subject Property 
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typically located on the periphery of the City, removed from the busier commercial areas, 
providing a unique opportunity to live in a rural setting near a vibrant city. Rural 
Residential areas are characteristic of estate properties, including the absence of 
sidewalks and street trees, and open swale drainage systems as opposed to curb and 
gutter. Lot sizes in areas designated as Rural Residential are generally one-half acre or 
larger.  
 
Although the regional goals articulated in both CMAP’s Goto 2040 Plan and the Kane 
County 2040 Plan promote more compact livable centers that make public transit and 
commercial areas more viable, there is a need in St. Charles to balance the desired 
character of the City and provide a range of residential areas that are respectful of both 
rural and urbanized areas. The designated Rural Residential areas identified in the Land 
Use Plan reflect primarily existing areas within the City’s future growth areas, with 
abundant natural resources and an existing rural character.” 
 

Senior Housing is called out in the plan despite there not being a separate land use category 
for senior housing (p.42):  
 

“Senior Housing is an essential component of the City’s residential offerings and should 
be appropriately accommodated in select locations. The notion of “aging in place” is 
important, as it allows residents to remain in the City as they progress through the 
different stages of life. Although the Residential Areas Plan does not call out specific 
locations for senior housing, the Plan does recognize the importance of developing 
additional senior housing within the community to accommodate the City’s existing and 
future senior population. In general, senior housing can be in the form of single-family 
detached, attached, or multi-family dwellings. As locations are considered for 
accommodating senior housing development, preference should be given to proximity of 
transit, goods, and services. The ability to walk to restaurants, shops, transit, recreation, 
entertainment, and services is often important to seniors as it reduces their dependence 
on the automobile for daily needs. Given issues of proximity, areas within or near the 
Downtown, Randall Road, or near the intersection of Kirk Road and Main Street should 
be considered ideal for senior housing.” 
 

The following Residential Land Use Policies are relevant to review of the Concept Plan (p.43-
44):  

 
“Seek opportunities to provide senior housing within the City considering locations that 
are within close proximity to recreation, public transit, healthcare, and daily goods and 
services- The City seeks to provide opportunities for residents to “age in place”, meaning 
that housing within the community accommodates all stages of life. As members of the 
community become older, and their lifestyles change, the City’s diverse housing stock 
should provide opportunities to remain in the City of St. Charles. Although the Residential 
Areas Plan does not call out specific locations for senior housing, the Plan does recognize 
the importance of developing additional senior housing within the community to 
accommodate the City’s existing and future senior population. From active living through 
assisted living, the City will continue to provide a wide range of housing types to 
accommodate its seniors.” 
 
“Prioritize infill development over annexation and development- While the era of 
substantial residential growth is over in St. Charles, there remain some isolated 
opportunities for residential development on the City’s west side. While most of these 
opportunities are within unincorporated Kane County, they fall within the City’s 1.5-mile 
extraterritorial planning jurisdiction defined by State statute. It is recommended that the 
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City carefully consider annexation and growth into these areas while vacant and/or 
underutilized residential properties exist within the City’s boundaries. When residential 
development does occur within the City’s growth areas, it should occur in areas 
immediately adjacent to existing developed areas so as to prevent “leap frog” 
development and the resulting costs and burdens of unnecessarily extending 
infrastructure systems in an unwise manner.” 

 
The Residential Areas Framework Plan identifies the subject property as part of Site “C” (p.45), 
which is an approximately 360-acre farmland holding known as the Heisley Property, 
predominantly north of Dean Street:  

 
“Should the Heisley Property ever develop, Rural Single Family Residential is 
recommended, with designated open space areas protecting and preserving the site’s 
environmental features.”  

  
Considerations:  

• Future land use of the subject property and surrounding properties outside of the City 
limits is identified as Rural Single Family Residential, with the Heisley Property in particular 
called out for this land use. The subject property is a small portion of the Heisley Property, 
separated from the remainder of the land holdings by Dean Street. If the subject property 
develops for a different land use, the remainder of the Heisley Property could still develop 
as single-family residential.   

• The Comprehensive Plan does not identify specific locations where senior housing is 
recommended but calls out the importance of providing more housing options for seniors 
in appropriate locations. The subject property is not located in immediate proximity to 
services; however, the property has decent access to Rt 64 via Peck Road.  

 
II. PROPOSAL  

 
Dover Development, LLC is under contract to purchase the subject property. The Concept Plan 

submitted for feedback proposes the following:  

• Annexation to City of St. Charles 

• Two phases of development-  

o Phase 1: Senior assisted living/memory care facility  

▪ East end of site  

▪ 77,000 sf  

▪ 87 units; 60 assisted living units & 27 memory care units  

▪ 28’ building height  

▪ Stormwater detention  

o Phase 2: Independent living cottages  

▪ West end of site 

▪ 16 buildings with 4 units each; 64 units total 

▪ Clubhouse  

▪ Dog park 

▪ Age restricted to 55 and older 

▪ Leased month-to-month, similar to assisted living  

• Two access drives off Dean Street 

• Internal network of sidewalks   

• Both phases to be owned and managed by a single LLC 
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III. CONCEPT PLAN REVIEW PROCESS  

 
The purpose of the Concept Plan review is to enable the applicant to obtain informal input on a 
concept prior to spending considerable time and expense in the preparation of detailed plans and 
architectural drawings. The Concept Plan process also serves as a forum for citizens and owners of 
neighboring property to ask questions and express their concerns and views regarding the 
potential development. Following the conclusion of the Concept Plan review, the developer can 
decide whether to formally pursue the project. 
 

IV. PLANNING ANALYSIS 
 
Staff has analyzed the Concept Plan to determine the ability of future plans based on the Concept 
Plan to meet applicable standards of the Zoning and Subdivision ordinances. The plan was 
reviewed against the following code sections and documents:   

• Ch. 17.12 Residential Districts 

• Title 16- Subdivisions & Land 
Improvement 

• Ch. 17.26 Landscaping & Screening 
 

 
A. Proposed Zoning  

 
The applicant has identified two potential zoning designations to accommodate the proposed 
development: RM-2 and RM-3. Staff considered factors including the zoning district purpose 
statements, density, bulk regulations, uses, and surrounding zoning to determine which 
district – RM-2 or RM-3 – would be most appropriate.  
 
Purpose Statements: The purpose statements for each district are provided in the Zoning 
Ordinance, as follows:  
 

RM-2 Medium Density Multi-Family Residential District – “The purpose of the RM-2 
District is to accommodate a range of housing densities and a variety of housing types 
and styles, with a maximum density of approximately 10 units per acre. The RM-2 
District also provides for limited institutional uses that are compatible with surrounding 
residential neighborhoods.” 
 
RM-3 General Residential District – “The purpose of the RM-3 District is to accommodate 
a range of housing densities, including higher density residential up to approximately 20 
units per acre, at locations that will provide efficient use of land and infrastructure. The 
RM-3 District also provides for limited institutional uses that are compatible with 
surrounding residential neighborhoods.” 

  
Density: Proposed density for Phase 1 (assisted living) is approximately 7 units per acre. 
Proposed density for Phase 2 (independent living cottages) is approximately 6 units per acre.  
 
Bulk Regulations: The bulk regulations for each district are similar. The RM-3 District allows for 
additional building coverage and building height, which are not needed to accommodate the 
proposal. Another difference is that the RM-3 District requires a 30’ rear setback with 
landscape buffering. The RM-2 District requires a 25’ rear setback with no landscape buffering. 
The rear setback would apply along the south property line. The Great Western Trail falls 
between the subject property and Renaux Manor subdivision to the south. The width of the 
trail parcels vary from 100’ to 200’. The trail is heavily wooded and raised up from grade of the 
subject property. Given these factors, a larger setback and additional landscape buffering 
along the south is unnecessary to provide separation from the south.   
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Uses: Both districts allow the proposed 4-plex independent living cottages. The product would 
be considered a “Townhouse”, based on the zoning ordinance definition of “Townhouse 
Dwelling”:  

“A building with three (3) or more dwelling units arranged side-by-side, sharing 

common fire-resistive walls without openings, where each dwelling unit occupies an 

exclusive vertical space with no other dwelling unit above or below, and where each 

dwelling unit has at least one (1) individual exit directly to the outdoors.” 

The assisted living component would be considered an “Assisted Living Facility”, defined in 
the zoning ordinance as follows:  
 

“A facility providing residential accommodations and daily assistance for elderly or 
disabled residents that meets the definition of assisted living established in the Assisted 
Living and Shared Housing Act.” 

 
Assisted Living Facility is a permitted use in the RM-3 District and a Special Use in the RM-2 
District.  
 
Surrounding Zoning: Kane County F- Farming zoning surrounds the subject property on three 
sides. RS-3 Suburban Single-Family Residential is the zoning of Renaux Manor to the south. 
The nearest multi-family residential zoning is RM-1, for the Remington Glen townhomes east 
of Peck Road off Woodward Drive.  
 
Staff Comments: 

✓ Given the factors considered above, staff believes the RM-2 District is the most 
appropriate zoning designation for the proposed development.  

✓ PUD Considerations:  
▪ A PUD may be appropriate to accommodate the unique nature of this 

development.  
▪ If a PUD is requested, the City would need to find that the PUD is in the “public 

interest” based on a set of criteria and considerations as listed in the Zoning 
Ordinance.  

▪ Through a PUD, deviations from certain zoning requirements can be requested, 
in exchange for project elements that exceed zoning requirements. This may 
mean higher quality building architecture or increased landscaping.  

▪ A PUD deviation could be requested to allow “Assisted Living Facility” as a 
permitted use, so that separate Special Use approval wouldn’t be required.  

 
B. Bulk Standards / Site Plan 

 
The applicant has indicated that the development will be platted as a single lot for each phase 
(assisted living and independent living cottages), as the entire development will be under 
single ownership. The bulk standards below were applied based on an approximate land area 
of 12 acres for the assisted living component and 11 acres for the independent living 
component. The table below compares the Concept Plan with the RM-2 District bulk 
standards.  

Category 
RM-2 District 

(potential zoning) 
Concept Plan 

Min. Lot Area  
Townhouse: 4,300 sf per unit 
Other uses: 10,000 sf 

Cottages: approx. 7,500 sf 
per unit (11 acres total) 
Assisted living: approx. 12 
acres 
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Staff Comments:  

✓ The proposed plan meets all bulk requirements of the RM-3 District, except the 
interior side and rear yards. The cottages are 20 feet from both the west and south lot 
lines; 25 feet is required.  While a reduced setback could be requested as part of a 
PUD, the buildings could easily be set back 5 feet further to meet the setback 
requirement.   

✓ The 30’ front setback along Dean Street is met with a 40’ setback for the cottages and 
160’ for the assisted living facility. A larger building setback is recommended for the 
cottages backing up to Dean Street, to provide additional privacy for residents and to 
support the semi-rural character of Dean Street in this area.  

✓ The assisted living facility requires 22 parking spaces; 47 are proposed, not including 
the 26 additional spaces adjacent to and across from the clubhouse. A reduced 
parking count is recommended.  

✓ Each cottage driveway is shared between two units, with space for 1 parked car on 
each side. It appears that each unit will also have a 1-car front-loaded garage, 
however building elevations/floorplans have not been submitted to confirm.  If this is 
the case, each unit will have 2 spaces. Additional parking is provided adjacent to the 
clubhouse (26 spaces). On-street parking would not be permitted based on the 
roadway width as shown.  

✓ No more than one building is permitted per lot in residential districts (Sec. 17.22.010). 
This would require that each 4-plex be platted on a separate lot, which would then 
result in issues complying with building setbacks. The applicant intends to plat the 
independent living portion of the property (the western portion) as a single lot under 
common ownership. A deviation to allow more than one building on a lot can be 
requested as part of a PUD.  
 

C. Site Access / Internal Roadways / Traffic:  
 

The subject property fronts Dean Street which is a St. Charles Township road. Per State 
Statute, annexation of the property will include the full width of the adjacent Dean Street 
right-of-way.  
 
Two two-way driveways off Dean Street are proposed for site access. Internal cross-access is 
shown between the two phases of the development.  All internal streets will be privately 
owned and maintained. Streets within the cottage area are 24’ in width, with 5’ carriage walk-
style sidewalks on both sides of the streets.  

Min. Lot Width 
Townhouse: 24 feet per unit  
Other uses: 65 ft  

Cottages: approx. 1,000 ft 
(Dean St) 
Assisted living: approx. 725 
ft (Dean St) 

Max. Building Coverage 35% 
Cottages: approx. 30%  
Assisted living: approx. 15% 

Max. Building Height 35 ft / 3 stories  
Cottages: TBD 
Assisted living: 28’ 

Min. Front Yard 30 ft Dean St: 40 ft  

Min. Interior Side Yard 
Townhouse: 10 ft  
Other: 25 ft  

East: 210 ft 
West: 20 ft  

Min. Rear Yard 25 ft South: 20 ft  

Parking  
Assisted living: 0.25 spaces per 
unit = 22 spaces  
Townhomes: 2 spaces per unit  

Assisted living: 47 spaces  
 
Townhomes: TBD 
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Staff Comments:  
✓ Streets must be a minimum of 27’ in width to allow on-street parking on one side of the 

street. Streets should be widened as such to accommodate additional parking and to 
avoid access issues for emergency vehicles should vehicles be parked on the street.  

✓ Auto-turn analysis will be required to ensure adequate emergency vehicle access 
around the site.  

✓ A path connection to the Great Western Trail is recommended. This connection is 
recommended within the western portion of the site due to topography and to limit 
security risk for the assisted living/memory care residents.  

✓ Walking paths are recommended around the detention pond.  
✓ Staff debated whether to require the developer to improve Dean Street with curb, 

gutter, storm sewer, streetlights and sidewalks (making it an ‘urban street’), but decided 
instead to allow it to remain a ‘rural street’ with ditches because nearby portions of 
Dean Street are not urbanized. Staff have advised the applicant that a fee to repave 
Dean Street after construction is completed will be required instead.   

✓ A Traffic Impact Study will be required if the development moves forward. The TIS will 
need to include the following:  

o Anticipated traffic generation.  
o Impact to surrounding roadways and intersections.  
o Analysis of adequacy of site access.  
o Analysis of line of sight for driveways off Dean Street. 
o Internal drive layout.  

 
D. Landscaping 

 
A conceptual landscape plan has not been provided. Based on the site layout, there is 
adequate space for required landscaping and to meet the 20% open space requirement.  
 
Landscaping will be subject to the standards of Ch. 17.26 “Landscaping”. This includes street 
frontage landscaping along Dean Street, building foundation landscaping for the assisted living 
facility, parking lot landscaping, and free standing sign landscaping.  
 
Staff Comments:  
✓ Landscaping along Dean Street will need to be planned cohesively along the frontage of 

both phases and should be designed to provide screening for residents and to promote 
the semi-rural character of the area.  

✓ A Tree Preservation Plan will be required. Effort shall be made to preserve high quality 
trees to the greatest extent possible, particularly within open space locations and along 
the outer boundary of the development.   

 
E. Building Design 

 
Renderings have not been submitted as part of the Concept Plan. Both the assisted living 
facility and independent living cottages will be subject to the design standards and guidelines 
for multi-family zoning districts (Section 17.06.050). Requirements pertain to building 
placement, façade articulation, roof forms, and building materials (ex- vinyl siding is 
prohibited).  
 
Staff Comments  
✓ Townhouse units each require a private yard of at least 200 sf, directly accessible by a 

door or stair. The yard shall be landscaped with turf, plantings, and/or patios. Given the 
intention for open space between buildings to be commonly maintained, it is unclear 
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whether private yards will be proposed. A deviation from this requirement could be 
requested through a PUD.  

 
V. DEPARTMENTAL REVIEWS  

 
A. Engineering Review 

 
The development will be subject to the Kane County Stormwater Ordinance. One stormwater 
detention basin is proposed, at the east end of the property. This basin is intended to serve all 
phases of the development and will need to be completed with Phase 1. Off-site stormwater 
improvements, such as storm sewer extension, may be required. Stormwater cannot be 
routed to neighboring lots. Engineering plans will be reviewed by Kane County as well as the 
City, due to the location of the property. 
 
The applicant submitted a preliminary wetland delineation report that identified two wetlands 
on the site (0.15 and 0.37 acres). The U.S. Army Corps of Engineers (USACE) will need to 
determine whether these wetlands fall under federal jurisdiction. Any impacts to federal 
jurisdictional wetlands will require a permit from the USACE. Impacts to wetlands not under 
federal jurisdiction would be considered isolated and would require a permit from the Kane 
County Water Resources Department.  
 

B. Public Works Review  
 
City utilities will need to be extended to serve the proposed development, including water, 
sanitary sewer, and electric. The City will assess water needs and how those water needs can 
be met with utility extensions.  At this moment, staff anticipate that water main will need to 
be extended from existing water main on Peck Road to the intersection of Dean Street, and 
from water main on Dean Street approx. 4,000 feet east of the subject property, in order to 
provide necessary looping.  
 
A sanitary sewer capacity study will need to be conducted to determine sanitary requirements 
for this development.  
 
Roadways within the development must be in accordance with the St. Charles Complete 
Streets policy. The policy states that private developments should include complete streets 
elements, meaning roads should be safe for a variety of users. Sidewalks on both sides of 
streets are encouraged; a multi-use trail through the development is another option. All road 
crossings should be safe for pedestrians. Direct connection to the Great Western Trail should 
be provided.  
 

C. Fire Dept. Review  
 
The subject property is located in the Fox River and Countryside Fire District but if annexed to 
St. Charles would be served by the St. Charles Fire Department. 
 
A truck turning exhibit will need to be provided to ensure Fire Department access throughout 
the site.  
 
An access drive will need to be extended to the southeast corner of the assisted living facility, 
with adequate turn-around provided. Both phases will require fire sprinklers.   
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VI. DEVELOPER CONTRIBUTIONS 
 

The applicant has requested that both phases of the development (assisted living and 
independent living) be exempt from school, park, and inclusionary housing fees due to the age-
restricted component of the development.   
 
Staff has determined that the assisted living facility (phase 1) is not subject to the school, park, or 
inclusionary housing contribution requirements, as the use is considered institutional rather than 
residential. However, staff believes that the independent living component (phase 2) should be 
subject to the Inclusionary Housing Ordinance and Park land/cash requirements, at a minimum. 
Staff is awaiting feedback from both D303 and the Park District regarding this request.  
 
A. Inclusionary Housing 

 
Phase 2 of this development will be subject to the Inclusionary Housing Ordinance, Title 19 of 
the City Code. The affordable unit requirement for the proposed 64 units is 6.4 units (10%). A 
fee worksheet has been submitted indicating the applicant’s intent to pay a fee in-lieu of 
providing affordable units. Based on a fee in-lieu amount of $36,718 per required affordable 
townhome unit, a total fee in-lieu amount of $234,995.20 would be due at the time of 
building permit and would be placed into the City’s Housing Trust Fund to support affordable 
housing initiatives.  
 

B. School District 
 

The subject property is within St. Charles Community Unit School District 303. The Concept 
Plan and a land-cash worksheet pertaining to Ch. 16.10 “Dedications” of the Subdivision Code 
have been provided to the School District for review. If Phase 2 is determined not to be 
exempt regardless of the age-restricted component of the development, a cash contribution 
of $104,714.90 to D303 would be due prior to issuance of building permit.  
 

C. Park District  
 

The subject property is within the St. Charles Park District boundary. The Concept Plan and a 
land-cash worksheet have been provided to the Park District for review. If Phase 2 is 
determined not to be exempt regardless of the age-restricted component of the development, 
a cash contribution of $306,300.80 to the Park District would be due prior to issuance of 
building permit.  

 
VII. FUTURE APPROVAL PROCESS  

 
If the applicant chooses to move forward with the proposed development at the conclusion of the 
Concept Plan process, the following applications would need to be approved by the City to entitle 
the development. Note- this process includes a request for PUD:   
 
Step One (applications to be filed concurrently):  

1. Annexation: To annex the property into the City of St. Charles.  
2. Map Amendment: To rezone the property from RE-1 (automatic zoning of newly 

annexed property) to RM-2.  
3. Special Use for PUD: To create a unique development ordinance for the property.  
4. PUD Preliminary Plan: To approve preliminary plans including Preliminary Plat of 

Subdivision, preliminary engineering, landscape plan, and building elevations.  
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Step Two (applications to be filed concurrently):  
1. PUD Final Plan: To approve final engineering plans.  
2. Final Plat of Subdivision: Approval of the actual plat document that will be recorded 

with Kane County to formally create the subdivision.  
 
After Final Plat (with final engineering) approval, the developer could then submit permit 
applications for site development work and building construction.  
 

VIII. SUGGESTED ACTION  
 
Review the Concept Plan and provide comments to the applicant. Staff recommends the 
Commission provide feedback on the following:  

 
✓ Compatibility with the Comprehensive Plan’s rural single-family land use identified for the 

subject property and stated need for additional senior housing options.  
✓ Proposed land use and compatibility with surrounding development. 
✓ Site layout – land uses, driveways, internal streets, detention areas, etc. 
✓ Whether a path connection to the Great Western Trail should be required.  
✓ Zoning:  

a. RM-2 District designation. 
b. Planned Unit Development – Is a PUD appropriate or desirable for this project? Does the 

plan adequately advance one or more of the purposes of the PUD procedure: 
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 

 
IX. ATTACHMENTS 

• Application for Concept Plan; received 11/18/2025  

• Plans  
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Community Development Department 
 

Staff Report 
             Plan Commission Meeting – January 6, 2026 

 
 

 
Applicant: Viking Development, LLC  The Gardner School  

 
Subject Property 

Property 
Owner: 

Towne Center Equities LLC 

Location: Prairie Centre; NW corner 
of Lincoln Hwy & 
Vanderbilt Dr 

Purpose: Develop childcare facility   

Applications:  • PUD Preliminary Plan 

• Minor Subdivision- 
Final Plat  

Public Hearing: Not required    

Zoning: BR Regional Business/PUD 

Current Land 
Use: 

Vacant 

Comprehensive 
Plan: 

Corridor/Regional 
Commercial  

Summary of 
Proposal:  

Proposed is development of a childcare facility called The Gardner School on the eastern 
portion of the Prairie Centre outlot along Lincoln Hwy. Details:    

• 12,209 sf building situated at southeast corner of the property  

• Access via existing shared access drive off Lincoln Hwy and internal cross-access drive 

• Parking to the north and west of the building  

• Landscaping throughout the site 

• Brick single-story building  
A PUD Preliminary Plan is required due to the property’s location within a PUD. The 
property also requires resubdivision to create a separate lot for the proposed 
development; a Final Plat has been submitted.  

Info / 
Procedure on 
Application: 

PUD Preliminary Plan: 

• Approval of plans for development of property within a PUD to ensure compliance 
with the PUD ordinance and applicable provisions of the Zoning Ordinance. Includes 
building elevations and site, landscape, and engineering plans.  

• Recommendation is based on compliance with the concurrently approved Special Use 
for PUD standards and other city code requirements. 

Final Plat of Subdivision:  

• Final Plat is the actual plat document that will be recorded with the County to 
formally create new lots, dedicate streets, and provide easements, etc. 

• Recommendation is based on compliance with all other code requirements. 

Suggested 
Action:  

Review the PUD Preliminary Plan and Final Plat. A recommendation for approval should 
be subject to resolution of all staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner 
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I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is located in the Prairie Centre PUD with frontage on Lincoln Hwy. The 
property is a 1.6-acre portion of the 5.6-acre Prairie Centre outlot parcel fronting Lincoln Hwy. 
The property owner is Towne Centre Equities, LLC, managed by Dave Patzelt of Shodeen; 
Shodeen is the developer of Prairie Centre.  
 
In March 2017, the City approved the Prairie Centre PUD. Prairie Centre is a redevelopment 
project that includes commercial, mixed use and residential buildings, specifically: 

• 670 residential units. 

• A range from 80,000 to 116,000 square feet of commercial uses. 
 

The following items were approved by the Prairie Center PUD Ordinance, #2017-Z-5: 

• Special Use for Planned Unit Development (PUD) to establish zoning and development 
standards for the project. The PUD approval granted deviations to the underlying BR 
Regional Business District zoning. The deviations related to permitted and special uses, 
bulk requirements for buildings, building design requirements, landscaping 
requirements and off-street parking requirements.  

• PUD Preliminary Plan approval of the overall site layout, preliminary engineering plans, 
partial building architectural elevations, and a partial landscape plan. A preliminary plat 
of subdivision was also approved. 

 
The PUD Ordinance and concurrently approved Final Plat of Subdivision created a single-lot 
subdivision for the project. The Ordinance allows individual building lots within the site to be 
proposed and approved via Minor Subdivision- Final Plat applications.  
 
To date, the following approvals and development have occurred at Prairie Centre:  

• The primary north-south (Wright Blvd) and east-west (Marlow Blvd) boulevards through 
the site have been constructed with associated landscaping installed.  

• Stormwater detention has been installed.  

• Anthony Place, an affordable senior apartment building, was completed in 2020.  

• Residential Buildings F2, C1, C2, E, D1, D2, and F1 have been completed. 

• Mixed Use Building D1 has been completed.  

• Clubhouse, pool and private common areas have been completed.  

• Plats of Resubdivision have been approved to create lots for the completed buildings 
(Resubdivision No. 1, No. 2, No. 3, No. 4, No. 5)  

• Administrative Approval was granted in 2023 to allow combination of Residential 
Building B1 and Mixed-Use Building B1 into a single Residential building. This building is 
nearing completion.  

 
The following activity is remaining:  

• Construction of Mixed Use D2 & D3. 

• Construction of retail/restaurant outlots along Rt. 38 (6 buildings are contemplated). 

• Construction of Mixed Use B2 & B3 (north end; fronting Prairie Street). 

• Resubdivision to create lots for the above listed buildings.  
 

As stated above, six retail/restaurant buildings were contemplated on the outlot along Lincoln 
Hwy, as depicted on the PUD Site Plan (attached). However, the PUD Ordinance allows 
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flexibility in the number of buildings and lot layout. The subject property includes the area 
originally planned for two outlot buildings.  

 
B. Zoning  

 
The subject property is zoned BR- Regional Business and is within the Prairie Centre PUD. 
Surrounding properties to the north, east, west, and south also have commercial zoning.  
 

 Zoning Land Use 

Subject Property BR Regional Business / PUD (Prairie Centre) Vacant  

North BR Regional Business / PUD (Prairie Centre) Vacant   

East BR Regional Business / PUD (St. Charles 
Commercial Center) 

Jiffy Lube  

South BR Regional Business / PUD (St. Charles 
Commercial Center) 

Napa Auto Parts  

West BR Regional Business / PUD (Prairie Centre) Vacant   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
C. Comprehensive Plan 

 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/Regional Commercial”.  

Zoning Map 

https://www.stcharlesil.gov/Government/Departments/Community-Development/Comprehensive-Plan
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The Corridor/Regional Commercial land use is described as follows: 
 

“Areas designated as corridor/regional commercial are intended to accommodate larger 
shopping centers and developments that serve a more regional function, drawing on a 
customer base that extends beyond the City limits. These areas often have a mix of “big 
box” stores, national retailers, and a “critical mass” of multiple stores and large shared 
parking areas. Areas designated for corridor/regional commercial are located primarily 
in larger consolidated areas along the City’s heavily traveled corridors and intersections. 
Commercial service uses can also have an appropriate place in corridor/ regional 
commercial areas, but must be compatible with adjacent and nearby retail and 
commercial shopping areas and be located as to not occupy prime retail locations.” 
 

II. PROPOSAL  
 
Viking Development, LLC is under contract to purchase the subject property. They are proposing 
to develop a childcare facility called, “The Gardner School” on the property. The proposal includes:  

• 12,209 sf building situated at the southeast corner of the property; building entrance on west 

side adjacent to parking lot 

• Access via existing shared access drive off Lincoln Hwy and internal cross-access drive 

• Parking to the north and west of the building  

• Landscaping throughout the site 

• Brick single-story building  

• Resubdivision to create a separate lot for the development  

In connection with this project, Shodeen (Prairie Centre developer) will be completing the east-

west cross-access drive that runs north of the subject property along the full width of Prairie 

Land Use Plan 
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Centre. This drive will also be utilized for site access to the remaining outlot buildings along 

Lincoln Hwy as they are constructed.  

The following development applications have been submitted:  

• PUD Preliminary Plan – Plan approval required for development of property that is within 
a Planned Unit Development to ensure compliance with zoning and PUD standards. 
Includes site plan, preliminary engineering, landscape plan, and building elevations. 

• Minor Subdivision- Final Plat – Approval of a Plat of Subdivision to create a lot for the 
proposed development.  

  
III. PLANNING ANALYSIS 

 
Staff has analyzed the submitted plans for conformance with the Prairie Centre PUD (Ord. 2017-Z-
5) and applicable sections of the Zoning and Subdivision Ordinances, including:   

• Ch. 17.06 Design Review 

• Ch. 17.14 Business & Mixed Use 
Districts  

• Title 16 “Subdivisions & Land Improvement 

• Ch. 17.26 Landscaping & Screening  
 

 
A. Proposed Use 

 
The proposed childcare facility is considered a “Day Care Center” under the Zoning Ordinance. 
This use is permitted in the Prairie Centre PUD and is defined as follows:  
 

“Any child or adult care facility, whether established for gain or otherwise, which 
regularly provides care for less than twenty-four (24) hours per day for more than three 
(3) children or adults in a facility other than a residential building, which meets the 
licensing requirements of the State of Illinois, Department of Children and Family 
Services. Day Care Center does not include programs operated by public or private 
elementary and secondary schools, or institutions of higher learning which serve children 
who are three (3) years of age or older.” 

 
B. Bulk Standards  

 
The table below compares the applicable standards of the Prairie Centre PUD and BR District 
to the proposed plan. The plan meets all bulk standards.  

Category BR District / PUD Standard  Proposed 

Min. Lot Area  None 71,278 sf / 1.636 acre 

Min. Lot Width None 350 ft  

Max. Building Coverage None 17% 

Max. Building Height 40 ft 23’4” 

Building Setbacks: 

Front (Lincoln Hwy) 25 ft 45 ft 

Exterior side (east)  15 ft 63 ft 

Interior side (west) 0 ft 114 ft 

Rear (north)  0 ft. 80 ft 

Parking Setbacks: 

Front (Lincoln Hwy) 25 ft 26 ft 

Exterior side (east)  0 ft 84 ft 

Interior side (west) 0 ft 0 ft 
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C. Plat of Subdivision  

 
A Plat of Subdivision has been submitted entitled, “St. Charles Prairie Centre Resubdivision No. 
6”. The plat divides Lot 7, which currently covers the entire outlot portion of Prairie Centre, 
into 2 lots:  

• Lot 8 – 71,728 sf / 1.636 acres  
o The Gardner School lot  

• Lot 9 – 174,702 sf / 4.011 acres  
o Remaining outot; to be resubdivided incrementally as outlot buildings are 

proposed  
 

Existing blanket utility and access easements will remain over the property. No new utility or 
access easements are required.  
 

D. Site Access & Connectivity  
 

Access into the site is via an existing private drive off Lincoln Hwy, known as Vanderbilt Dr. An 
east-west drive planned along the north side of the Prairie Centre outlot buildings will be 
completed by Shodeen in connection with this project. This drive will connect Vanderbilt Dr on 
the east with Wright Blvd on the west, allowing for vehicles to access the subject property via 
Vanderbilt Dr and Wright Blvd, which is the main entrance to Prairie Centre. The drive will also 
connect to an existing private drive running behind the neighboring properties to the east, 
connecting to S 14th Street, which provides an additional means of access to the subject 
property.  
 
All parking in Prairie Centre is shared and subject to a shared access easement. This includes 
the proposed parking spaces along the northern private drive, and the parking lot east of the 
building. Future outlot development to the west will connect to the proposed parking lot.  
 
Sidewalk is proposed around the building and play area, along with a sidewalk stub at the 
northeast corner of the site, to connect to sidewalk planned along the east side of the future 
building directly north.  
 
Public sidewalk is not proposed along Lincoln Hwy. The Prairie Centre PUD plans were 
approved without sidewalk along Lincoln Hwy due to the lack of connecting sidewalks on 
either side of the development.  
 
Staff Comments:  

• Although sidewalk along Lincoln Hwy was not identified on the PUD Plan approved in 
2017, staff believes it would be beneficial for sidewalk to be installed in connection 
with development of each outlot. Staff has suggested the applicant provide sidewalk 
along Lincoln Hwy along the width of the subject property. The applicant has 
responded that they do not intend to provide sidewalk, as the topic was discussed 
during the Prairie Centre PUD process and it was determined that sidewalk would not 
be required.  

• A traffic study was not requested for the proposed development. A traffic study 
previously completed for the Prairie Centre PUD anticipated commercial outlot 

Rear (north) 0 ft 0 ft 

Parking Requirement 
3.5 per 1,000sf of GFA= 43 

spaces  
61 spaces 
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development with predominantly retail and restaurant uses, which have a similar or 
higher trip generation than childcare facilities.   

  
E. Landscaping 

 
A landscape plan has been submitted depicting street frontage landscaping and parking lot 
screening along Lincoln Hwy, building foundation landscaping adjacent to the perimeter 
sidewalk along the east and south sides of the building, and additional foundation landscaping 
along the west building wall and around the playground. Landscaping is also shown within 
parking lot islands. Existing trees along Lincoln Hwy will remain. A 6’ high aluminum fence is 
proposed around the building and playground.  
 
The PUD Ordinance includes an approved Landscape Plan for the development which depicts 
general locations for plantings within and around the outlot. The proposed landscape plan is 
in keeping with the PUD landscape plan.  

 
F. Building Design 

 
Architectural elevations have been submitted. The proposed single-story building is 18 feet to 
the primary roofline, and 23’4” to the top of the entry gable. The primary entrance is on the 
west side of the building facing the parking lot. The south elevation has been designed to 
provide required façade articulation for street-facing building walls. Wall projections are 
incorporated around all four sides. The primary façade materials is red brick, with fiber 
cement trim and a stone cladding knee wall. The trash enclosure at the northeast side of the 
site is screened with masonry to match the building.   
 
The proposed design meets the Design Standards & Guidelines of Ch 17.06 applicable to 
commercial districts, as well as the PUD architectural guidelines.   
 

G. Site Lighting  
 

A photometric plan has been submitted. Pole lighting proposed for the parking areas is 
consistent with the Prairie Centre PUD. The fixture and lighting levels meet the Site Lighting 
standards of Section 17.22.040.  

 
H. Signage  

 
Signage for the proposed development is subject to the sign requirements contained in the 
PUD Ordinance. One wall sign is permitted per side. The building elevations depict one sign on 
three sides of the building. The signs meet the applicable square footage limitations. A 
freestanding sign is not proposed.  An existing Prairie Centre development sign is located at 
the southeast corner of the subject property and will remain.  

 
IV. DEPARTMENTAL REVIEWS  

 
A. Engineering Review 

 
Engineering staff have reviewed and approve the preliminary engineering plans for this 
project.  

 
B. Fire Dept. Review  
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The Fire Dept. has reviewed the plans and has determined that site access is adequate. An 
additional fire hydrant is proposed at the northwest corner of the building, the location of 
which is under review. An automatic sprinkler system will be required.  
 

C. Public Works 
 
Public Works staff have reviewed the plans and have no remaining comments.    

 
V. OPTIONS FOR ACTION  

 
Review the PUD Preliminary Plan and Final Plat. Staff has found the application materials to be 
complete. Staff recommends the any recommendation include a condition requiring resolution of 
all staff comments prior to City Council action.   
 

VI. ATTACHMENTS 

• Prairie Centre PUD Site Plan  

• Applications for PUD Preliminary Plan and Minor Subdivision- Final Plat; received 9/17/25  

• Plans & Plat  
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Preliminary Engineering
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NONRESIDENTIAL ZONING COMPLIANCE TABLE

THE GARDNER SCHOOL

ZONING
DISTRICT

REQUIREMENT

Existing PUD
Requirement
(if applicable) PROPOSED

DISTRICT: BR ORDINANCE #:
2017-Z-5

MINIMUM LOT AREA 1 AC N/A 1.64 AC
MINIMUM LOT WIDTH N/A N/A N/A
MAXIMUM BUILDING

COVERAGE 30% N/A 17.09%

MAXIMUM GROSS FLOOR AREA
PER BUILDING N/A N/A N/A

MAXIMUM BUILDING HEIGHT 40' 40' 23'-6"

FRONT YARD B,P: 20' B:51.664',
P:26.831'

INTERIOR SIDE YARD B: 15' P:N/A  B:115.5'

EXTERIOR SIDE YARD B,P: 20' B: 63.324',
P:84.457

MINIMUM REAR YARD B: 30' P:N/A B:80.534'

LANDSCAPE BUFFER YARD²

40' EXCEPT ON
LOTS WITH A

BUILDING OVER
150,000 SF OF
GROSS FLOOR
AREA: 80' (4)

N/A
EXISTING PLAN

MATERIAL ALONG
LINCOLN HWY. TO

REMAIN

% OVERALL LANDSCAPED AREA 15 12.49 31.22

BUILDING FOUNDATION
LANDSCAPING

(481') 10 TREES
AND 96 SHRUBS

AND PERENNIALS
N/A 3 CANOPY TREES

& 138 SHRUBS

PUBLIC STREET FRONTAGE
LANDSCAPING

PUD APPROVED
PLANT MATERIAL

ALREADY
INSTALLED ALONG

ROADWAY

N/A
EXISTING PLANT

MATERIAL TO
REMAIN

PARKING LOT LANDSCAPING 7 ISLAND TREES 7 ISLAND TREES

# OF PARKING SPACES 43 42 60
DRIVE-THROUGH STACKING

SPACES (IF APPLICABLE) N/A
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SHOULD A CONFLICT ARISE BETWEEN MANHARD
DETAILS AND THE CITY DETAILS, THE CITY
DETAILS  SHALL TAKE PRECEDENCE.
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GUARDRAIL DETAILS

NOTE:
1. ALL CARRIAGE BOLTS, NUTS & WASHERS TO BE GALVANIZED & ALL WOOD POSTS &

RAILS TO BE PRESSURE TREATED

WOOD GUARDRAIL
NOT TO SCALE



Landscape Notes:
1. Seed/ Sod limit line is approximate.  Seed/ Sod to limits of grading and disturbance.  Contractor responsible for restoration of any unauthorized

disruption outside of designated construction area.
2. Contractor responsible for erosion control in all seeded/ sodded areas.
3. Tree mulch rings in turf areas are 5' diameter.  Contractor shall provide a mulch ring around all existing trees within the limits of work.  Remove all

existing grass from area to be mulched and provide a typical spade cut edge. Landscape Fabric shall not be installed under mulch.
4. Bedlines are to be spade cut to a minimum depth of 3".  Curved bedlines are to be smooth and not segmented.
        All planting, beds shall receive top dressing of mulch.  Landscape fabric shall not be installed under mulch.  Root flares shall be at or above grade,

per specifications, and all rope/cord shall be removed from the base of tree trunks.
5. Do not locate plants within 10' of utility structures or within 5' horizontally of underground utility lines unless otherwise shown on plans.  Consult with

Landscape Architect if these conditions exist.
6. For Lump Sum Contracts, plants and other materials are quantified and summarized for the convenience of the Owner and jurisdictional agencies

only.  Confirm and install sufficient quantities to complete the work as drawn and specified.  No additional payments will be made for materials
required to complete the work as drawn and specified.

7. For Unit Price Contracts, payments will be made based on actual quantities installed as measured in place by the Owner's Representative.
8. It is the responsibility of the contractor to locate and provide plant material as specified on this plan. The contractor may submit a request to provide

substitutions for the specified plant material under the following conditions:
a. Any substitutions proposed shall be submitted to the project owner's representative within two weeks of the award of contract. Substitutions

must meet equivalent design and functional goals of the original materials as determined by the owner's representative. Any changes must
have the approval of the owner's representative,

b. The request will be accompanied by at least three notices from plant material suppliers that the plant material specified is not available and will
not be available prior to construction.

10. Verify site conditions and information on drawings.  Promptly report any concealed conditions, mistakes, discrepancies or deviations from the
information shown in the Contract Documents.  The Owner is not responsible for unauthorized changes or extra work required to correct unreported
discrepancies. Commencement of work shall constitute acceptance of conditions and responsibility for corrections

11. A minimum of two working days before performing any digging, call underground service alert for information on the location of natural gas lines,
electric cables, telephone cables, etc. The contractor shall be responsible for location and protection of all utilities, and repair of any damage
resulting from his work at no additional cost to the owner.

12. Contractor shall promptly repair all damages to existing site at no cost to owner.
13. Refer to landscape specifications for additional conditions, standards, and notes.

PROPOSED SITE DEVELOPMENT
for

FINAL LANDSCAPE PLAN

----
CITY OF ST. CHARLES, ILLINOIS

City of St. Charles Required Landscaping

BUFFER REQUIREMENT

Requirement: The Landscape Plan shall provide for Landscape Buffers to enhance
privacy and provide screening between dissimilar uses, wherever the zoning district
regulations require a Landscape Buffer Yard. Where Landscape Buffers overlap with
other landscape requirements with respect to the same physical area on the lot,
the requirement that yields more intensive landscaping shall apply, but the
requirements need not be added together.

Required-  Plant Material per PUD Plan
On Plan - Existing plant material + (6) Ornamental trees and (7) Foundation trees

PUBLIC STREET FRONTAGE REQUIREMENT

Requirement: Per Prairie Center PUD, Landscaping for project shall be deem satisfied
by the landscaping shown in the Preliminary PUD Site Plans. Notwithstanding the
provisions of Section 17.26.090.A of the Municipal code, public street frontage
landscaping would not be required along Prairie Street (but would be required along
Illinois Route 38) One (1) shade, ornamental, or evergreen tree is required per every
fifty (50) lineal feet of public street frontage.
302 Linear Feet = 6 trees
Required -  6 trees
On Plan - (3) Existing trees + (7) South Building Foundation Trees

PARKING LOT LANDSCAPING
Requirement: Parking lots with more than five (5) spaces, a Motor Vehicle Display, or
a Drive-Through facility abutting a public street shall be screened to a minimum height
of thirty (30) inches for no less than fifty percent (50%) of public street frontage
measured horizontally along the lot line abutting the street and adjoining the parking
lot, Motor Vehicle Display, or Drive-Through facility, except where driveways and
walkways generally perpendicular to the street are located.One (1) landscape island
shall be required per ten (10) parking spaces.  All rows of parking shall be terminated
by a landscape island or other landscaped area, except that this requirement may be
waived for islands that would obstruct an accessible route (as defined in the Illinois
Accessibility Code) from handicap parking spaces to the building.

Required -7 island trees
On Plan - 7 island trees + shrubs & grasses

FOUNDATION LANDSCAPING
Requirement: A combination of the following landscape materials shall be required

per every fifty (50) lineal feet of building foundation planting bed:
- Any combination of two (2) shade, ornamental, or evergreen trees. Large shrubs

may be counted as required trees on a case-by-case basis where the planting of
trees is impractical.

- Any combination of twenty (20) shrubs, bushes, and perennials. Ground covers,
annuals, and turf grasses shall not count towards fulfilling this requirement.

South  = 7 trees / 67 shrubs

East  = 3 trees / 29 shrubs

Required - 10 trees and 96 shrubs and perennials
On Plan - 10 canopy trees & 138 shrubs
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CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

DECIDUOUS TREES
QI 3 Quercus imbricaria Shingle Oak 2.5" Cal. B&B
QE 5 Quercus x 'Crimschmidt' Crimson Spire™ Oak 2.5" Cal. B&B
TM 8 Tilia americana 'McKSentry' American Sentry® Linden 2.5" Cal. B&B

ORNAMENTAL TREES
AG 6 Amelanchier x grandiflora `Autumn Brilliance` Autumn Brilliance Serviceberry 2.5" Cal. B&B

DECIDUOUS SHRUBS
AP 26 Aronia melanocarpa 'SMNAMPEM' Low Scape Snowfire™ Black Chokeberry 24" Ht. Pot
LR 14 Diervilla x 'G2X88544' Kodiak® Orange Diervilla 24" Ht. Pot
HS 20 Hydrangea paniculata 'Rensun' Strawberry Sundae® Panicle Hydrangea 24" Ht. Pot
HB 4 Hydrangea quercifolia 'Brenhill' Gatsby Gal® Oakleaf Hydrangea 24" Ht. Pot
IS 10 Itea virginica 'Sprich' Little Henry® Sweetspire 24" Ht. Pot
PO 6 Physocarpus opulifolius 'SMNPOBLR' Ginger Wine® Ninebark 24" Ht. Pot
RG 10 Rhus aromatica 'Gro-Low' Gro-Low Fragrant Sumac 24" Ht. Pot

EVERGREEN SHRUBS
TD 70 Taxus cuspidata 'Densiformis' Dense Japanese Yew 24" Ht. Pot
TS 12 Thuja occidentalis 'Smaragd' Emerald Green Arborvitae 5` Ht. Pot

ORNAMENTAL GRASSES
CK 52 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass 1 gal. Pot

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING

GROUND COVERS

TURF 3,724 sf Turf Lawn Turf Lawn sod SF

PERENNIALS

NC 22 Nepeta x 'Cat's Pajamas' Cat's Pajamas Catmint 1 gal. Pot 18" o.c.

PLANT SCHEDULEINDEX OF SHEETS

Sheet Number Sheet Title

L0 TITLE SHEET & LANDSCAPE SUMMARY
L1 LANDSCAPE PLAN
L3 LANDSCAPE DETAILS
L4 LANDSCAPE SPECIFICATIONS

SEAL
Myles Urbano Aburto, ASLA, PLA
Illinois Registered Landscape Architect
# 157-001848

MYLES URBANO
ABURTO

157-001848

Expires 08/31/2027

Date: 09/15/25
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CODE QTY BOTANICAL NAME

DECIDUOUS TREES
QI 3 Quercus imbricaria
QE 5 Quercus x 'Crimschmidt'
TM 8 Tilia americana 'McKSentry'

ORNAMENTAL TREES
AG 6 Amelanchier x grandiflora `Autumn Brilliance`

DECIDUOUS SHRUBS
AP 26 Aronia melanocarpa 'SMNAMPEM'
LR 14 Diervilla x 'G2X88544'
HS 20 Hydrangea paniculata 'Rensun'
HB 4 Hydrangea quercifolia 'Brenhill'
IS 10 Itea virginica 'Sprich'
PO 6 Physocarpus opulifolius 'SMNPOBLR'
RG 10 Rhus aromatica 'Gro-Low'

EVERGREEN SHRUBS
TD 70 Taxus cuspidata 'Densiformis'
TS 12 Thuja occidentalis 'Smaragd'

ORNAMENTAL GRASSES
CK 52 Calamagrostis x acutiflora 'Karl Foerster'

SYMBOL QTY BOTANICAL NAME

GROUND COVERS
3,724 sf Turf Lawn

PERENNIALS

22 Nepeta x 'Cat's Pajamas'

PLANT SCHEDULE

WOODEN GUARDRAIL BY
OWNER, TYP.

PLAYGROUND FENCE BY
OWNER, TYP.

Landscape Notes:
1. Planting beds shall be mulched with shredded hardwood mulch.
2. Landscaping shall not interfere with operation and maintenance of

water appurtenances. Trees shall be placed no closer than 10 feet
from any structure.

EXISTING TREE TO
REMAIN, TYP.

EXISTING TREE TO
REMAIN, TYP.

EXISTING TREE
CANOPY, TYP.

EXISTING TREE
CANOPY, TYP.

(7)LIMESTONE BOULDERS,) ON
SEE DETAIL 6/L2666/E LSEE DETAIL E L



BALL DIA. + 24"

NOTE:  THE ROOT COLLAR/FLAIR SHALL BE 0 TO 1
INCH ABOVE GROUND LEVEL AND NOT PLANTED
UNDER GROUND LEVEL.  NOTE THAT THE ROOT
COLLAR IS TYPICALLY 1 TO 3 INCHES BELOW TOP
OF ROOT BALL.  NO SYNTHETIC BURLAP WILL BE
ACCEPTED.

DECIDUOUS TREE PLANTING
1/4" = 1'-0"

DO NOT CUT LEADER.

TREE WRAP AS REQUIRED.  SEE SPECS.

3" LAYER OF MULCH. 3' DIA. MULCH RING.

TOP OF ROOT BALL SHALL BE 3" ABOVE
FINISH GRADE BEFORE BACKFILLING.

REMOVE BURLAP & ROPE FROM TOP
 13 OF BALL.

4" SOIL SAUCER AROUND TREE

EXISTING GRADE.

PLANTING MIXTURE.  SEE SPECS.

6" COMPACTED PLANTING MIXTURE.

LOOSEN HARDPAN (24" MIN.)

1
329343.33-20

SHRUB PLANTING DETAIL
3/4" = 1'-0"

BALL DIA. ±12"

TOP OF ROOT BALL SHALL BE 2"
ABOVE FINISH GRADE BEFORE
BACKFILLING.

CUT AND REMOVE BURLAP,
TWINE, AND/OR WIRE FROM TOP
1
3 OF ROOTBALL.

3" LAYER OF MULCH.

6" SAUCER AROUND PIT.

TRENCH.  VERTICALLY CUT EDGE.
PLANTING MIXTURE.  SEE SPECS.

EXISTING GRADE

COMPACTED PLANTED MIXTURE.
SEE SPECS.

LOOSEN HARDPAN (8" MIN.).

45° OR LESS

329333.16-05
2

SEE
PLANTING

PLAN

ORNAMENTAL GRASS PLANTING
1" = 1'-0"

ORNAMENTAL GRASSORNAMENTAL GRASS.

2" LAYER OF MUSHROOM COMPOST.
FINISH GRADE.

PLANTING MIXTURE:  13 MUSHROOM
COMPOST,  13 SAND, 13 TOPSOIL

TRIANGULATE IN MASS
PLANTINGS UNLESS OTHERWISE
SPECIFIED

NOTE:
1. SPACING VARIES DEPENDING ON

PLANT SPECIES, SEE PLANT LIST.

2. REMOVE PLASTIC PLANTING
CONTAINER BEFORE PLANTING.  USE
CARE TO KEEP THE ROOT SYSTEM
INTACT.

1
2" LAYER OF MULCH

329313-01
3

SEE
PLANTING

PLAN

PERENNIAL / ANNUAL PLANTING
1" = 1'-0"

PERENNIALSPERENNIALS

2" LAYER OF MUSHROOM COMPOST.

FINISH GRADE.

PLANTING MIXTURE:  13 MUSHROOM
COMPOST,  13 SAND, 13 TOPSOIL

TRIANGULATE IN MASS
PLANTINGS UNLESS OTHERWISE
SPECIFIED

NOTE:
1. SPACING VARIES DEPENDING ON

PLANT SPECIES, SEE PLANT LIST.

2. REMOVE PLASTIC PLANTING
CONTAINER BEFORE PLANTING.  USE
CARE TO KEEP THE ROOT SYSTEM
INTACT.

1
2" LAYER OF MULCH

329313-02
4

4" 3"

NOTE:  ALL MULCH BEDS FOR MASS PLANTING AREAS
SHALL BE INSTALLED IN A UNIFORM CURVILINEAR
FASHION AS INDICATED.  MULCH SHALL EXTEND A
MINIMUM OF 12" BEYOND THE OUTSIDE EDGE OF THE
ROOT BALL AND INSTALLED ACCORDING TO THE
CONTRACT SPECIFICATIONS.

EXAMPLE BED
LAYOUT

CONTINUOUS MULCH EDGING
1" = 1'-0"

LAWN/ SOD AREA
SPADE CUT EDGE
AMENDED SOIL
HARDWOOD MULCH

329113.26-01
5
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SLIMESTONE BOULDER
3/4" = 1'-0"

± 3'-0"

BURY 13  OF STONE BELOW
FINISHED GRADE, TYP.

GEOTEXTILE
BARRIER FABRIC

GRAVEL FINES

LIMESTONE BLOCK STONE, 3'-4'
LENGTHS

EXISTING SUBGRADE,
COMPACT AS

NECESSARY

6
32 3362-04



0.3 0.4 0.6 0.9 1.2 1.6 1.2 2.2 2.6 1.6

0.4 0.6 0.8 1.1 1.4 1.6 1.3 1.6 1.7 2.1

0.5 0.7 0.9 1.0 1.1 1.4 1.5 1.2 1.2 1.4 1.4 1.5 2.0

0.6 0.8 0.9 0.8 1.2 1.5 1.6 1.6 1.3 1.0 1.3 1.7 1.9

0.8 0.8 1.2 1.4 1.3 1.4 1.4 1.2 1.3 1.5 1.7

0.6 0.7 0.8 0.8 1.2 1.4 1.3 1.3 1.5 2.1

0.6 0.7 0.8 0.8 1.2 1.2 1.2 1.3 1.4 1.3 1.4 1.6 2.2

0.6 0.7 0.8 0.7 1.0 1.2 1.2 1.3 1.4 1.3 1.5 1.7 1.8

0.5 0.7 0.9 0.8 0.8 1.0 1.3 1.2 1.2 1.4 1.7 1.6 1.9

0.4 0.6 0.8 1.0 1.0 1.1 1.1 1.2 1.5 1.7 1.6 1.7 2.1

0.4 0.5 0.8 1.0 1.2 1.2 1.3 1.5 1.7 1.7 1.5 1.8 1.9

0.4 0.5 0.8 1.0 1.2 1.2 1.3 1.4 1.6 1.8 1.6 1.7 1.9

0.4 0.6 0.8 1.0 1.0 1.0 1.1 1.2 1.4 1.6 1.6 1.4 1.7

0.5 0.7 0.8 0.8 0.8 1.0 1.3 1.2 1.1 1.3 1.6 1.6 1.4

0.6 0.7 0.8 0.7 1.0 1.2 1.2 1.2 1.3 1.1 1.4 1.5 1.6

0.6 0.7 0.7 0.7 1.1 1.1 1.1 1.2 1.2 1.1 1.1 1.3 1.5 1.4 1.2 1.4 1.4 1.3 1.2 0.8 1.0 0.9 1.0 1.0 0.9 1.4 1.6 1.6 1.5 1.0 1.4 1.4

0.7 0.7 1.1 1.2 1.1 1.0 1.1 1.2 1.2 1.1 0.9 1.0 1.0 0.8 0.9 0.9 0.8 0.8 0.9 1.0 0.9 1.2 1.3 1.2 1.2 1.1 0.9

0.5 0.6 0.7 0.6 1.0 1.2 1.0 1.1 1.1 0.9 0.9 1.0 1.0 1.0 1.1 1.0 0.9 0.9 0.9 0.9 0.8 0.7 0.7 0.8 0.9 1.0 1.0 1.2 1.3 1.3 1.1 0.9

1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.4 0.4 0.3 0.3 0.2 0.1

1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.3 0.8 0.7 0.5 0.3 0.2 0.1

1 0.1 0.2 0.2 0.2 0.3 0.3 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.4 1.2 0.9 0.7 0.4 0.2 0.1

1 0.2 0.2 0.3 0.3 0.4 0.5 0.5 0.6 0.6 0.6 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.8 0.9 0.8 0.5 0.3 0.2

2 0.2 0.3 0.4 0.5 0.7 0.8 0.7 0.9 0.9 0.9 0.7 0.6 0.5 0.5 0.5 0.4 0.3 0.3 0.3 0.3 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.5 1.7 0.7 0.6 0.5 0.3 0.2

2.6 1.5 1.4 1.3 1.0 0.6 0.5 0.5 0.6 0.6 0.4 0.3 0.6 0.7 0.6 0.5 0.5 0.6 0.6 0.5 0.5 0.7 2.2 1.2 0.4 0.5 0.4 0.2

1.9 1.1 1.6 1.6 1.9 0.7 0.4 0.9 1.2 1.3 0.6 0.3 0.9 0.9 1.2 0.7 0.9 1.2 1.2 0.8 0.5 0.7 1.6 1.0 0.6 0.5 0.4 0.3

2.0 1.5 2.8 1.4 0.5 0.6 0.4 0.3

1.7 1.3 2.1 0.9 0.8 0.6 0.4 0.3

1.3 1.1 1.5 1.3 1.0 0.6 0.4 0.3

1.9 2.0 2.0 1.4 1.1 0.6 0.4 0.3

2.0 2.0 1.7 1.3 0.9 0.6 0.4 0.3

1.4 1.3 1.3 1.1 0.9 0.7 0.4 0.3

1.7 1.6 1.2 1.1 0.9 0.8 0.6 0.4

1.7 1.4 1.1 0.9 0.9 0.9 0.7 0.5

1.9 2.1 1.8 1.8 1.9 1.8 1.3 1.7 1.7 1.9 1.9 1.1 0.9 1.7 1.8 1.7 2.4 2.5 1.7 1.3 1.0 0.7 0.8 0.7 0.6

1.7 1.5 1.4 1.3 1.2 1.2 1.1 1.2 1.4 1.4 1.3 1.0 1.1 1.3 1.4 1.3 1.8 1.8 1.6 1.4 1.2 0.8 0.7 0.7 0.6

1.5 1.4 1.3 1.0 1.1 1.1 0.9 1.0 1.0 1.0 1.0 1.0 1.2 1.2 1.3 1.3 1.6 1.6 1.3 1.2 1.2 1.0 0.7 0.7 0.6

1.3 1.3 1.3 1.0 1.0 1.1 0.9 0.9 1.0 1.0 0.9 1.1 1.3 1.1 1.3 1.4 1.5 1.5 1.1 1.1 1.2 1.0 0.7 0.6 0.6

1.4 1.4 1.5 1.3 1.2 1.1 0.8 1.0 1.0 1.0 0.9 1.2 1.5 1.4 1.5 1.4 1.4 1.6 1.5 1.4 1.1 0.8 0.7 0.7 0.6

1.2 0.9 0.6 0.7 0.7 0.5

0.8 0.7 0.7 0.8 0.6 0.4

0.8 0.7 0.7 0.6 0.5 0.3

3 0.5 0.6 0.7 0.6 0.8 1.0 1.1 1.1 0.9 0.7 0.9 0.9 0.8 0.8 0.8 0.9 0.8 0.8 0.8 0.6 0.5 0.5 0.5 0.6 0.7 0.9 0.9 1.0 1.0 1.0 0.9 0.8 0.7 0.7 0.6 0.5 0.3 0.3

3 0.4 0.6 0.7 0.7 0.6 0.6 0.7 0.7 0.6 0.8 0.8 0.7 0.6 0.6 0.6 0.6 0.6 0.6 0.5 0.4 0.4 0.4 0.4 0.4 0.5 0.6 0.7 0.7 0.7 0.6 0.6 0.6 0.6 0.5 0.4 0.3 0.3 0.2

2 0.3 0.4 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.7 0.6 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.2 0.2 0.2

11/07/2025
EXPIRES 11/30/2025



09/12/2025
EXPIRES 11/30/2025



11/10/2025

FLOOR PLAN



11/10/2025

EAST ELEVATION
1/8"

NORTH ELEVATION
1/8"

WEST ELEVATION
1/8"

SOUTH ELEVATION
1/8"



11/10/2025

ALUM.
ALUM.




