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4. Identify the Type of Application:

PUD Concept Plan Proposed PUD Name:   

Subdivision Concept Plan Proposed Subdivision Name: 

Other Concept Plan

5. Zoning & Use Information:

Current zoning of the property:  

Current use of the property:  

Comprehensive Plan designation of the property:  

Is the property a designated Landmark or in a Historic District? 

Proposed zoning of the property:  PUD? 

Proposed use of the property:   

6. Required Attachments:

REIMBURSEMENT OF FEES AGREEMENT:  An original, executed Reimbursement of Fees Agreement and deposit of
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance.

REIMBURSEMENT OF FEES INITIAL DEPOSIT:  Deposit of funds in escrow with the City. Required deposit is based on
review items (number of applications filed) and the size of the subject property:

Number of 
Review Items Under 5 Acres 5-15 Acres 16-75 Acres Over 75 Acres 

1 $1,000 $2,000 $3,000 $4,000 
2 or 3 $2,000 $4,000 $5,000 $7,000 

4 or more $3,000 $5,000 $7,000 $10,000 

PROOF OF OWNERSHIP:  a)  A current title policy report; or
b) A deed and a current title search

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City’s Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City’s Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

OWNERSHIP DISCLOSURE:  Use the appropriate disclosure form (attached), if the owner or applicant is a
Partnership, Corporation, Trust, or LLC.

✔ The Grove

Vacant and Unimproved Land

RS-1 Low Density Suburban Single-Family Residential District

Single Family Attached Residential

No

RM-2 Medium Density Multi-Family Residential District No

Single Family Attached Residential

✔

✔

✔

✔
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LETTER OF AUTHORIZATION:  If the property owner is not the applicant, an original letter of authorization from the 
property owner permitting the applicant to file the Concept Plan application with the City of St. Charles for the 
subject property.  

 
LEGAL DESCRIPTION:  For entire subject property, on 8 ½ x 11 inch paper and Microsoft Word file.  
 
PLAT OF SURVEY:  A current plat of survey for the subject property showing all existing improvements on the 
property, prepared by a registered Illinois Professional Land Surveyor.  

 
SUMMARY OF DEVELOPMENT:  Written statement describing the proposed development. Include the following 
information: 

Proposed land use(s), number of type(s) of residential units, building coverage, building height, and floor 
area for nonresidential uses.  
Planning objectives to be achieved and public purposes to be served by the development  
Explanation of the rationale behind the proposal 
Anticipated exceptions or departures from zoning and subdivision requirements, if any 

 
PARK AND SCHOOL LAND/CASH WORKSHEETS:  For residential developments only. Use the attached worksheet to 
calculate the estimated population and student yields and resulting land/cash contributions in accordance with Title 
16 of the St. Charles Municipal Code.  
 
INCLUSIONARY HOUSING WORKSHEET:  For residential developments only. Use the attached worksheet to calculate 
the affordable unit requirement and indicate how the development will comply with Title 19 of the St. Charles 
Municipal Code.   

 
LIST OF PROPERTY OWNERS WITHIN 250 FT.:  Fill out the attached form or submit on a separate sheet. The form or 
the list must be signed and notarized. Property ownership information may be obtained using Kane County’s 
interactive GIS mapping tool: http://gistech.countyofkane.org/gisims/kanemap/kanegis4_AGOx.html   
 
AERIAL PHOTO:  Aerial photo of the subject property and surrounding property at a scale of not less than 1”=400’, 
preferable at the same scale as the Concept Plan.  

 
PLANS:  All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project.  

 
Copies: Ten (10) full size copies, one (1) 11" by 17", and PDF electronic file emailed to: cd@stcharlesil.gov  
 
Concept Plans shall show the following information: 

1. Existing Features:  
Name of project, north arrow, scale, date  
Property boundaries with approximate dimensions and acreage  
Existing streets on and adjacent to the subject property 
Natural features including topography, high and low points, wooded areas, wetlands, other 
vegetative cover, streams, and drainage ways. 
General utility locations or brief explanation providing information on existing sanitary sewer, 
storm sewer, water, and other utilities necessary to serve the development.  
 

2. Proposed Features:  
Name of project, north arrow, scale, date 
Property boundaries with approximate dimensions and acreage 

✔

✔

✔

✔

✔

✔

✔

✔

✔





 
 
 
 
 
 
April 25, 2024 
 
Bruce Sylvester  
Assistant Director - Community Development P&E 
City of St. Charles 
2 E. Main Street 
St. Charles, IL 60714 
 
RE: New Residential Subdivision  “The Grove” – 5N024 Rte. 31 

Application for Rezoning and Plat of Subdivision 

Dear Mr. Sylvester, 

On behalf of FD Fund II LLC (the “Applicant”), we are pleased to present the plans for a new 
attached single-family residential community called “The Grove,” which will be located at 
5N024 Route 31 in St. Charles (the “Subject Property”) on approximately 2.55 acres of currently 
unimproved land. The Grove will contain 21 3-story, rear-loaded townhomes comprised of 
14 3-bedroom/2.5-bath units and 7 2-bedroom/2.5-bath units. Each unit will have a two-car garage and 
provide parking for two additional cars in the garage driveway.  

In accordance with applicable provisions of Chapter 17 of the City Code (the “Zoning 
Ordinance”), and in furtherance of the construction of The Grove, we are submitting to you an 
application (“Application”) requesting the following elements of zoning relief: (i) the rezoning of the 
Subject Property to the RM-2 Medium Density Multi-Family Residential District, and (ii) approval of 
a preliminary and final plat of subdivision..  

The Grove 

The Grove has been planned to be a self-contained townhome community that is comparable 
to the very successful Park Place townhome community in nearby Geneva. It has been designed to be 
compatible with and complementary to the character of the existing neighborhood and to provide a 
new housing option for the area.  

Townhome units have been positioned around a private cul-de-sac which will be constructed 
to public street construction standards, with a significant “Central Park” green space amenity at its 
center. The decks, garages, street parking and primary residential entrances have all been positioned 
along the interior of the development to minimize any potential impact of the new community on 
surrounding neighborhoods. Exterior elevations have been designed to mirror traditional residential 
elevations with front doors. A walking path is provided around the exterior of the Subject Property to 
act as circulation through the green space to the front doors of the units. 

Parking provided on-site will exceed the Zoning Ordinance’s requirements for off-street 
parking by approximately 54 spaces. 42 spaces are required, but 96 spaces are being provided. This 
includes 12 on-street parking spaces which will also be available for guests of community residents. 



Bruce Sylvester, Assistant Director - Community Development P&E 
City of St. Charles 
April 25, 2024 
Page 2 of 3 
 

The Subject Property is situated on the east side of Route 31, surrounded by a mix of residential 
zoning districts including RS-1 Low Density Single-Family Suburban to the west and south and RE-2 
Single-Family Estate to the east. The Subject Property is bordered on the north by a heavily wooded 
lot owned by the City, with a creek bed that creates a natural buffer to the private road White Bridge 
Lane. It is separated from the adjacent neighborhood to the south by an existing landscape buffer 
comprised of old growth trees which will be maintained as part of the proposed development. To the 
west, there is an existing stormwater management basin that provides a buffer to City-owned land 
currently being used for stormwater management and open space purposes. This basin will be evaluated 
and improved to accommodate or exceed the stormwater management needs of the new community, 
which may also help reduce the potential for flooding in the surrounding area.  

Conformity with the Comprehensive Plan 

Admittedly, the Comprehensive Plan designates the Subject Property for detached 
single-family residential development. However, the Comprehensive Plan also establishes goals and 
objectives which will be advanced by The Grove.  

For instance, a housing development with a higher density than a typical detached 
single-family development will help sustain local businesses and shopping centers by creating a greater 
number of customers and patrons. It will also create a housing option for the different populations who 
seek to call St. Charles home, which in the case of The Grove will be the growing demographic of 
those who are between the ages of 25 and 34. The importance of this to the City is recognized by the 
fact that the Comprehensive Plan allows flexibility for certain townhome developments and duplexes 
that conform with or enhance the single-family character of the surrounding area.  

Project Goals and Community Benefits 

1. Creative and Financially Feasible Development of Vacant and Unimproved Land 
The Subject Property presents significant development challenges. It is a small 
landlocked, vacant and undeveloped parcel of land which will not be able to be 
economically developed without the expenditure of significant sums of money. For 
example, it is not currently connected to potable water service. To provide that service 
to the Subject Property, any developer of the Subject Property will need to construct 
a new and costly watermain that extends for several hundred feet along the frontage 
of Route 31. 

2. Dedication of New Road Right-of-Way 
If the construction of The Grove proceeds, the developer will be dedicating 
approximately 0.15 acres of land to the state of Illinois as new road right-of-way.  

3. New Landscaping Improvements and Preservation of Existing Natural Features 
Construction of The Grove will include the installation of significant new landscaping 
improvements and the preservation of some significant existing natural features on 
and in the vicinity of the Subject Property. These improvements and features are 
identified on the plans included with this Application.  

4. Stormwater Management 
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Analysis of the existing stormwater basin on the Subject Property is ongoing. Current 
plans include the repair and improvement of this basin to accommodate the 
stormwater management needs of the proposed development. These stormwater 
improvements may also work to benefit the surrounding area by adding drainage 
capacity near existing residential neighborhoods and alleviating the strain on City-
owned land to the west of the Subject Property which is currently used for stormwater 
management. 

5. Diverse Housing Stock 
Townhomes are a crucial component of a diverse housing stock, offering options that 
cater to a wide range of income levels and lifestyles. When integrated into existing 
single family zoning areas, townhomes can have a complementary effect by slightly 
adding density without adversely impacting the overall single-family character of the 
area. We have carefully designed this community to blend into the existing 
architecture and landscape of the adjacent neighborhoods. Product finish levels and 
price points were designed to complement the single-family stock. Included with our 
application is a third-party market study performed by Housing Trends, LLC, which 
sets forth the target demographic of this community and concludes that there is a 
market demand for the townhomes The Grove will provide. This study also concludes 
that construction of The Grove will not adversely impact surrounding property values.  

 

We look forward to working with the City on all aspects of this exciting development 
opportunity. If you have any questions, please do not hesitate to contact us. 

 

 

 

Sincerely,  

      

By:      




















