
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Presentation of a Concept Plan for Prairie Winds of St. 

Charles (Bricher Commons PUD) 

Presenter: Russell Colby 

Meeting:  Planning & Development Committee Date:  January 9, 2017 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., directly 

west of Lowe’s.  The property is part of the Bricher Commons PUD.   

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 

regarding a proposed multi-family residential development on 20 acres of the subject property.  Details 

of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).

o 50 one-bedroom units, 150 two-bedroom units, 50 three-bedroom units

 300 garage spaces (at least one per unit) and 110 surface parking spaces.

 Amenities: Clubhouse, pool, playground area, dog park, and outdoor grilling space.

 Primary and secondary access points from Bricher Rd.

 Stormwater detention along Bricher Rd.

The Comprehensive Plan land use designation for the property is Industrial/Business Park; however the 

Plan states that this site may also be appropriate for residential uses, provided densities and built form 

are similar to that of adjacent residential parcels.  

Attachments (please list): 

 Staff Memos (Summary of Plan Commission comments, Information regarding Development

Fees, Plan Review memo)

 Concept Plan

Recommendation/Suggested Action (briefly explain): 

Provide comments on the Concept Plan. Staff is recommending the Committee provide comments on 

the following topics: 

 Land Use, Density and Zoning

 Building Type/Architecture

 Site Layout

 Access/Road Connections: Should a road connection between Bricher Rd. and Rt. 38 be

planned in this area? Or would cross-access connections to the north portion of Bricher

Commons and to the private drive between Lowes/Meijer provide adequate connectivity?

 Development Fees:

o Staff is seeking direction regarding the developer’s concern regarding the applicable

utility connection/service fees, building permit fees, and the Inclusionary Housing fee.

o Regarding the land-cash fees, the developer has the ability to provide an appraisal to

request a lower per-acre land value or to provide a demographic study to request a lower

population generation formula.  Is the Committee open to reviewing these items? Is the

Committee open to considering a credit of the land-cash requirement for private

recreational amenities for this project?
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STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

  Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan – Plan Commission comments  

 

DATE:  January 4, 2017  

  

 

The Plan Commission reviewed the Concept Plan for Prairie Winds of St. Charles at their meeting on 

December 20, 2016.  Below is a summary of the comments that were shared by a majority of the Plan 

Commission members.  

 

1. Land Use 

a. The proposed multi-family residential land use is appropriate for the site.  

 

2. Zoning and Density 

a. The proposed density is appropriate for the site (12.25 units per acre). 

b. Although the density is appropriate through a PUD, consider a lower underlying zoning 

classification of RM-2 zoning (maximum 10 units per acre) instead of the proposed RM-

3 zoning (maximum 20 units per acre). In the event the project is not constructed, the 

underlying zoning would remain at the lower density level.  

 

3. Site Layout 

a. The site layout should be improved to allow for better flow within the site. A variety of 

suggestions were offered:  

i. Have clearly defined linear north-south and east-west collectors within the site. 

ii. Straighten out the entrance drive off Bricher Rd.  

iii. Reduce dead-ends and/or provide a looped design. 

b. A network of sidewalks within the site will be necessary for safe pedestrian movement.  

 

4. Building Type/Architecture 

a. The “big house” style, two-story building type is creative.  

b. The architecture is attractive.   

  

5. Access  

a. Provisions need to be made to allow for a future connection from Bricher Rd. to Rt. 38 as 

contemplated in the Comprehensive Plan.  (The Commission discussed reserving space 

along the west property line for the future road; however upon further evaluation by the 

applicant and staff, this may not be a feasible alignment for the road, due to conflicts with 

topography/wetlands and restrictions on the Bricher Rd. access location). 

b. The development should connect to the existing private drive between Lowe’s and 

Meijer.  (The applicant stated at the meeting that they intend to connect to this drive.) 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 



 
 
 
 

 

 

STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan – Development Fees  

 

DATE:  January 4, 2017  

  

 

During discussions with Staff regarding the Concept Plan for the Prairie Winds, the applicant has raised a 

concern with the amount of development fees that would be applicable to the project. 

 

The total estimated fees are $1,484,750 for utility and permit fees and $3,858,447 for impact fees 

(assuming all fees are paid, with no school or park land dedication and no affordable units provided 

within the project). These calculations equate to $5,939 per unit for utility/permit fees and $15,434 per 

unit for impact fees. Below is summary of the estimated development fees applicable to the project. 

 

UTILITY CONNECTION/SERVICE AND PERMIT FEES 

 

Utility Connection/Service and Permit Fees are set by City Code. The City Code does not outline a 

process for reduction or waiver of these fees. If directed, Staff can confer with legal counsel regarding the 

process to adjust these fees. 

 

 Water Connection: 

Per Section 13.16.050 of the City Code, ranging from $850 to $1,350 per unit, based on unit size: 

Developer’s Estimated Fees for Prairie Winds: $312,500 

 

 Sanitary Sewer Connection: 

Per Section 13.12.820 of the City Code, at $2,559 per attached residential unit: 

Developer’s Estimated Fee for Prairie Winds: $639,750 

 

Note: The site is within the West Side Wastewater Treatment Facility Service Area, which serves 

most properties within the City located west of Randall Road. Connection fees for the West Side 

service area are higher than connection fees for the City’s main Fox River Facility. The fees are 

intended to fund a planned future expansion of the West Side plant that will be necessary upon 

the full buildout of the West Gateway area. 

 

 Electric Service: 

 Developer’s Estimated Fee for Prairie Winds: $407,500 

 

 Building Permit Fees: 

 Developer’s Estimated Fee for Prairie Winds: $125,000 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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IMPACT FEES 

    

 Kane County Transportation Impact Fee (Not administered by the City): 

 

 Developer’s Estimated Fee for Prairie Winds: $281,000 

 

 

 Inclusionary Housing: 

 

Title 19 of the City Code requires construction of, or fee-in-lieu for, affordable units as a 

percentage of any new residential development.  The decision as to whether to accept affordable 

units or a fee-in-lieu is determined by the City Council. 

 

The requirements are listed in Section 19.02.060: 

o For developments with more than 15 units, the percentage of affordable units required is 

10% of the total unit count in the project. 

o The fee-in-lieu amount per unit is to be set annually by the City Council. The fee is 

currently set at $72,819.50 per unit (Resolution 2016-30, approved 3/7/16). (This per unit 

fee is the same for both multi-family and single-family developments) 

 

Based upon the calculations, the estimated requirement for Prairie Winds: 

 

 25 affordable units within project  or  $1,820,487 fee (to City’s Housing Trust Fund) 

 

The City Code does not outline a process for reduction or waiver of the fee for a specific project. 

However, the City Council has the ability to set a new fee for the current year. If directed, staff 

can bring forward a proposal to revise the fee for consideration at a future Committee meeting. 

 

 School Land-Cash Contribution: 

 

Subdivision Code Chapter 16.10, “Dedications,” requires that new residential subdivisions 

provide either a dedication of land area to the school and park districts, or an equivalent fee-in-

lieu of land dedication payment directly to school or park district. 

 

Data used to calculate the Land-Cash contribution is set by the City Code as follows: 

o Population Generation calculations are from a table prepared by the Illinois School 

Consulting Service, dating from the 1990s. This same data is used throughout the region 

for calculation of land-cash contributions. 

o The required land area necessary for a park or school site: 

 Park acreage: 10 acres per 1,000 population 

 School acreage varies per elementary/middle/high school populations. The 

current site area requirement is based on information provided by School District 

#303 in 2008. 

o Per-acre land value is set at $240,500. The City Council amended the code in 2008 to set 

the per-acre land value at this level. 

 

Based upon the calculations, the estimated dedication requirements for Prairie Winds: 

 

School:  2.02 acre site area  or  $487,962 fee-in-lieu 

 

Park:  5.28 acre site area or  $1,268,998 fee-in-lieu 
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The code identifies the following mechanisms for adjusting the land-cash calculations for a 

specific site/project. It would be beneficial for the Committee to provide comments on whether 

they are open to reviewing adjustments to the land-cash calculations per the sections below. 

   

Per-Acre Land Value: 

 

16.10.090 – Amount of cash contribution 

The cash contribution in lieu of land shall be based on the fair market value of improved 

land within the subdivision. The fair market value of improved land for subdivisions to 

be developed within the City is hereby determined to be two hundred forty thousand five 

hundred dollars ($240,500.00) per acre, which shall be used in the calculation of the 

required cash contributions, except as follows: 

 

The fair market value for subdivisions to be developed outside the corporate limits of the 

City of St. Charles but within the City’s 1 ½ mile jurisdictional area is hereby determined 

to be one hundred seventy-five thousand dollars ($175,000). 

 

If the City Council determines that the specifics of the subdivision so warrant, it may 

require a formal appraisal; if the Subdivider files a written objection to the use of the per 

acre value established herein, he shall submit a formal appraisal. Such appraisal shall 

show the fair market value of improved land in the area of the subdivision. 

 

Final determination of the fair market value per acre of land shall be made by the City 

Council, based upon the appraisal or appraisals, and upon other information which may 

be submitted by the Park District, School District, or others. The Subdivider shall pay all 

appraisal fees. 

 

 

  Population Generation: 

 

  16.10.110 – Calculation of estimated population 

The "Table of estimated ultimate population per dwelling unit," attached hereto as 

Exhibit E shall be used to calculate the amount of required park and school site land and 

cash contributions in lieu thereof. A written objection to Exhibit E may be filed by the 

Subdivider, or by the school or Park District, prior to City Council approval of the 

preliminary plan. Such objection shall include a demographic study showing the 

estimated ultimate population to be generated by the subdivision. Final determination of 

the estimated ultimate population shall be made by the City Council at the time of 

preliminary plan approval. It is recognized that population density, age distribution, and 

local conditions change over time, and that, therefore, Exhibit E is subject to periodic 

review and amendment as necessary. 

 

 

Park Credit for Private Recreational Facilities: 

 

16.10.180 – Private recreational areas in lieu of dedicated park land 

A. Private recreation areas and facilities may reduce the demand for local public 

recreational services. At the option of the City Council, a portion of the public park site 

requirement may be provided in the form of private recreation areas. The extent of same 

shall be determined by the City Council, based upon the needs of the projected residents, 
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the extent to which the private recreation areas are available for use by the residents of 

the subdivision, and available park land in the general area. 

B. In general, a substitution of private recreational areas for public park sites will require 

a substantially higher degree of improvement, such as the installation of recreational 

facilities and equipment by the Subdivider. Detailed plans of facilities to be installed shall 

be submitted with the preliminary plan and shall be subject to the review and approval of 

the City Council. Before any credit is given for private recreation areas, the Subdivider 

shall provide such guarantee that the private recreation areas will be permanently 

maintained for such use by the execution of such legal documents and the provision of 

such sureties as City shall request. 

 

 



 
 
 
 

 

 

STAFF MEMO 

 
TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

  Russell Colby, Planning Division Manager 

 

RE:  Prairie Winds of St. Charles Concept Plan (Bricher Commons PUD) 

 

DATE:  January 4, 2017  

  

 

I. APPLICATION INFORMATION: 

Project Name: Prairie Winds of St. Charles  

Applicant:  Prairie Winds, LLC 

Purpose:  Concept Plan review for multi-family residential development   

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 

General Information: 

Site Information 

Location North side of Bricher Rd., west of Lowe’s  

Acres 32 acres (existing parcel); 20.4 acres for proposed development 

 

Applications Concept Plan 

Applicable 

Zoning Code 

Sections 

17.04 Administration 

17.12 Residential Districts 

 

Existing Conditions 

Land Use Agriculture 

Zoning BR Regional Business & PUD (Bricher Commons PUD) 

 

Zoning Summary 

North BR Regional Business & PUD 

(Bricher Commons PUD) 

Agriculture 

East BR Regional Business & PUD 

(Meijer PUD) 

Meijer, Lowe’s 

South City of Geneva: 

R-4 High Density Single-Family  

R-5Low Density Two- and Three-

Family  

Single-family homes, townhomes  

West Kane County: F Farming District Agriculture  

 

Comprehensive Plan Designation 

Industrial/Business Park with potential for residential uses  
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Aerial  

 
 

Zoning 
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II.  BACKGROUND 

 

A. HISTORY 

 

The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., 

directly west of Lowe’s.  The property is part of the Bricher Commons PUD.  The PUD was 

initially approved for commercial development under Ordinance No. 1999-Z-11, “An Ordinance 

Granting a Special Use as a Planned Unit Development (Bricher Commons PUD)”.  The 

property was also annexed into the City at that time.   

 

In 2006, the PUD was amended under Ordinance No. 2006-Z-7, “An Ordinance Amending 

Special Use Ordinance 1999-Z-11 (Second Amendment to Bricher Commons PUD)”.  In 

addition to the commercial uses already permitted on the property, the amendment allowed for 

multi-family residential uses on up to 34.5 acres of the property, subject to a density limitation 

(maximum of 250 units) and that 20% of the residential units must be affordable.  A conceptual 

site plan was included illustrating the intended residential and commercial land uses and internal 

circulation, including a roadway through the site connecting Bricher Rd. and Rt. 38. (The 2006 

PUD Ordinance and site plan are attached.) 

 

No preliminary plans were submitted for development of the property as contemplated under the 

2006 PUD ordinance.    

 

B. PROPOSAL 

 

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 

regarding a proposed multi-family residential development on 20 acres of the subject property 

within Bricher Commons.  Details of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).  

o 50 one-bedroom units 

o 150 two-bedroom units 

o 50 three-bedroom units 

 300 garage parking spaces (at least one per unit) and 110 surface parking spaces.  

 Amenities including a clubhouse, pool, playground area, dog park, and outdoor grilling 

space. 

 Primary and secondary access points from Bricher Rd.  

 Stormwater detention area along Bricher Rd.  

 

III. COMPREHENSIVE PLAN  

 

Land Use Plan:  

The Comprehensive Plan Land Use Map identifies the Subject Property as “Industrial/Business 

Park.” The plan states:  

 

“Areas designated for industrial/business park are intended to accommodate a variety of uses 

ranging from light assembly, storage and distribution, low intensity fabrication operations, 

research and “tech” industry applications, intense commercial service uses, and more. These 

areas are also intended to provide for business park/office park uses, which could include “stand 
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alone” office buildings and complexes or several buildings incorporated into a “campus like” 

setting.” 

 

However, the site is also called out in the Residential Areas Framework Plan as one of two sites 

labeled “D”, where residential uses may also be appropriate (p.45).  The plan states: 

 

Although designated as Industrial/Business Park within the Land Use Plan, these sites may also 

be appropriate for residential uses, provided densities and built form are similar to that of 

adjacent residential parcels. 

 

Residential Land Use Policies:  

The following Residential Land Use Policies on p.43-44 are relevant to the review of the Concept 

Plan: 

 

Maintain a diverse and affordable mix of housing types to allow St. Charles to continue to 

attract and retain families and residents.  

The City defines affordable housing as “housing in which mortgage, amortization, taxes, 

insurance, and condominium or association fees, if any, constitute no more than 30% of the gross 

annual household income for a household of the size that may occupy the unit.” Making 

affordable housing available also provides workforce housing – housing that is affordable to 

“critical service” employees that contribute to the quality of life in the City, as well as providing 

a range of housing options for first time home buyers, young families and to facilitate “aging in 

place”. Title 17.18 [Now Title 19] Inclusionary Housing of the City Code seeks to provide 

Affordable Dwelling Units within new residential developments by requiring developers to 

provide a proportionate share of affordable housing, or fees in lieu thereof, to ensure that an 

adequate stock of affordable housing is, and remains, available in the City of St. Charles.  

 

Locate new multi-family residential developments in appropriate locations within the City and 

consider the implications of concentrating units in one location or area of the City.  

Throughout the outreach exercises associated with the Comprehensive Plan, residents expressed 

concerns over the concentration of apartments on the City’s west side. Citing issues such as 

traffic, lack of pride in ownership, transient school children, and straining municipal 

infrastructure, residents are opposed to more “rentals” in the community. Apartments, however, 

are an important component of a healthy housing stock, expanding housing options for those 

wishing to live in St. Charles but cannot afford, or have chosen not to, own their home. 

Apartments are also only a subset of the dwelling types that comprise multi-family housing, which 

can be owner occupied (i.e. condominiums). In addition to assisting with the community’s goals 

to provide affordable housing in the community, multi-family housing contributes to residential 

density which can improve the viability of shopping areas in the community. Recognizing that this 

Plan is dynamic and not “set in stone”, the City should promote multi-family housing in areas 

identified in the Land Use and Residential Areas Plans, but consider proposals in other areas 

provided any significant impact on schools, traffic, and other infrastructure can be mitigated.  

 

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 in 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.  
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Continue to work with the St. Charles Park District to ensure the residential areas of the City 

are well served by neighborhood parks and recreation.  

Parks are a contributing factor to the high quality of life in St. Charles. To ensure the community 

continues to be well served by parks and recreation, the City should continue to administer its 

parkland dedication as specified in Title 16.10 Dedications of the City Code. Although the 

existing parkland dedication requirements may satisfy the provision of open space for larger 

subdivisions, a provision in the Code allows for cash-in-lieu of a park dedication if the park size 

is not “practical.” As the City matures, it is expected that most of the future growth will consist of 

smaller infill development with smaller dedication requirements, and accepting cash donations 

may leave these developments under served by “close to home” park space. The City should work 

with the Park District to better define “practical” and better align this policy to reflect the 

changing character of residential development within the City and consider accepting smaller 

park dedications to provide adequate open space for infill subdivisions. 

 

West Gateway Subarea Plan:  

The entire Bricher Commons property is 

identified as a Catalyst Site in the West 

Gateway Subarea Plan (Site F).  The plan 

recommends residential or office/commercial 

service uses at the interior and southern end of 

the property (p.97).  The plan states:  

 

Situated between the Meijer on Randall Road 

and the Kane County Government Center is 

a 55-acre site known as Bricher Commons. 

Portions of the site have excellent visibility 

and frontage to Lincoln Highway, however 

not all of the site can capitalize on the 

visibility and access that IL Route 38 

provides. The northern areas of the site 

should develop with commercial uses 

fronting Lincoln Highway with either 

multifamily, single-family attached, or offices 

and commercial services, in the rear and 

interior of the site.”  

  

The West Gateway Subarea Plan recommends a number of infrastructure improvements for the area, 

including a new north-south collector street from Bricher Rd. to Main St.  Part of this collector 

would extend from Bricher Road to Rt. 38, through the Kane County-owned property directly west 

of the proposed development and the northern part of Bricher Commons (p.96; see map on next 

page).  The plan states:  

 

A complete street network is important for efficient movement of vehicles and 

pedestrians…Extending or establishing local streets where appropriate will break up the large 

super-block development pattern and improve circulation along the corridor and surrounding 

neighborhoods for both vehicles and pedestrians and will minimize traffic travelling along 

Randall Road.  

 

 

Bricher Commons  

Proposed 
Development 
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Transportation Plan: 
Street network and connectivity improvements, including the connection between Bricher Rd. and 

Main St., are described in more detail in the Transportation Plan (p.75; see map on next page).  The 

plan states:  

 

Network Improvements (p.73)  

A complete street network is important for efficient movement of vehicles and pedestrians, and to 

minimize unnecessary vehicle trips by providing alternate travel routes. There are several 

possible network connections and modifications that will help improve the safety and efficiency of 

Kane 
County 
property 

Proposed 
Development 

Bricher Commons  

Meijer 

Lowes 

Fi
sh

e
r 

D
r.
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vehicular circulation. They will provide travel flexibility within the City without encouraging 

residential neighborhood cut-through movements.  

 

 Create a north-south collector south of Main Street between Randall Road and Peck Road 

that extends and realigns Oak Street to intersect Lincoln Highway and Bricher Road opposite 

Fisher Drive.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Network Connectivity (p.73)  

Some of the newer subdivisions of St. Charles were developed with excessively long blocks and 

minimal connectivity, resulting in fewer alternative routes for pedestrian and vehicle travel and 

increased vehicle speeds. In some cases, it also encourages cut-through traffic on local and 

residential streets that weren’t intended to handle the traffic. This is caused by the arterials 

becoming overly congested because of the limited route options. A grid pattern, like the older 

development pattern occurring near Downtown, features more street intersections and shorter 

blocks, which provide alternative routes for pedestrian and local vehicle travel and tends to slow 

traffic. The City should ensure new development provides a well connected roadway network with 

shorter block lengths and a balanced street hierarchy with well-spaced collectors. In addition, 

the City should plan for roadway connections and modifications that will improve the existing 

roadway network.  

  

Proposed 
Development 

Bricher Commons  
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IV.  STAFF ANALYSIS  

 

A. ZONING 

 

The applicant is proposing the property be rezoned to the RM-3 General Residential District as 

the underlying zoning for the development.  This is the highest density residential district outside 

of downtown, at a maximum density of 20 dwelling units per acre.  The zoning ordinance states 

the purpose of the RM-3 District as follows:  

 

“To accommodate a range of housing densities, including higher density residential up to 

approximately twenty (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.” 

 

The table below compares the RM-3 District zoning requirements with the Concept Plan.  The 

development would likely be considered one zoning lot for the purpose of determining 

compliance with zoning requirements.  The site plan is conceptual so much of the zoning 

information for the development is yet to be determined.   

 

 RM-3 District Concept Plan 

Min. Lot Area 2,200 sf/dwelling unit 3,554 sf/dwelling unit 

Density 20 units per acre 12.25 units per acre 

Min. Lot Width 65 ft. TBD 

Max. Building Coverage 40% TBD 

Max. Building Height 
45 ft. or 4 stories, whichever is 

less 
TBD 

Min. Front Yard 30 ft. TBD 

Min. Interior Side Yard 25 ft. each side TBD 

Min. Rear Yard  30 ft. TBD 

Off-Street Parking 

1-bedroom unit: 1.2 per unit  

(60 required) 

2-bedroom unit: 1.7 per unit  

(255 required) 

3-bedroom unit: 2 per unit  

(100 required) 

Total: 415 spaces required 

410 spaces 

 

B. SITE DESIGN/ACCESS 

 

Access from Bricher Rd. 

The site has two proposed access points from Bricher Rd.  The primary entrance lines up with 

the entrance to the residential subdivision to the south (City of Geneva).  The secondary entrance 

is west of the proposed detention area.   

 

Access locations on Bricher Rd. are subject to an Intergovernmental Agreement between the 

City of St. Charles and the City of Geneva.  Per the agreement, two full access intersections are 

permitted along the north side of Bricher Road to access the property, subject to the review of a 
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traffic impact study by both cities.  Additionally, there is a limitation that no access point can be 

located within the area 270 ft. east of Fisher Drive. 

 

Private Drive Stub to Randall Road  

A private drive currently exists between Lowe’s and Meijer and stubs at the east property line of 

the subject property.  Connecting to this private drive would provide a third means of access into 

the site and would allow an alternative route for residents to reach Randall Rd.  It could also 

provide access to the northern portion of Bricher Commons in connection with a future 

development. 

 

Plans for Connector Roadway between Bricher Rd. & Rt. 38 

As mentioned previously, both the 2013 Comprehensive Plan and the 2006 Bricher Commons 

PUD ordinance contemplate a roadway connection from Bricher Rd. to Rt. 38.  The 

Comprehensive Plan shows this roadway just beyond the west boundary of the proposed 

development site and through the northern portion of Bricher Commons, while the 2006 PUD 

shows the roadway through the proposed development site.   

 

The property immediately to the west is owned by Kane County (as a part of the Judicial Center 

property); therefore the road is not likely to be installed in connection with a private 

development of the adjacent property.  The Judicial Center property is in Geneva’s planning area 

and is not planned for annexation into St. Charles based on the City’s boundary agreement with 

Geneva.  

 

Pedestrian and Bike Circulation 

An internal network of sidewalks should be provided throughout the site to allow for safe 

pedestrian movement within the site and to adjacent pedestrian paths.  Sidewalk extension along 

Bricher Rd. may also be required.  A bike trail currently exists on the south side of Bricher Rd., 

which provides a connection to a regional trail to the west along Peck Road. 

 

C. BUILDING DESIGN  

 

Photographs showing examples of the potential design for the buildings were submitted as part 

of the Concept Plan.  If the project moves forward, building design will be subject to the 

requirements of Ch. 17.06 Design Review, Section 17.06.050 Standards and Guidelines – RM1, 

RM2, and RM3 Districts.  

 

D. LANDSCAPING 

 

The Concept Plan illustrates general areas for greenspace and plantings.  A landscape plan that 

meets the requirements of Ch. 17.26 Landscaping and Screening will be required if the project 

moves forward.  

 

E. ENGINEERING  

 

Conceptual level engineering review comments have been provided to the applicant.  

o Sanitary Sewer: The property is served by the City’s Westside Treatment Facility.  A 

sewer connection will need to be provided from the site northward to an existing sanitary 

sewer along Route 38.  

o Water Service: Watermain will connect to the site from the east, and will need to be 

looped through the site, with future connection locations provided along the north and 

west property lines.  An analysis will need to be completed to verify the adequacy of fire 

flow to the site. 
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o An internal site Autoturn analysis will need to be performed to ensure the access drive 

layout is adequate for expected vehicle movements within the site. 

o Right-of-way dedication for Bricher Road will be required along the western half of the 

site frontage to maintain a consistent right-of-way width across the property. 

o A traffic study will be required if the project moves forward to the zoning entitlement 

phase.  The study will need to consider the proposed site access locations, as well as any 

roadway extensions (if part of the proposal) and off-site intersections that will be 

impacted by site-generated traffic. 

 

F. SCHOOL & PARK DISTRICT 

 

The Concept Plan and Land-Cash Worksheets submitted by the developer have been forwarded 

to St. Charles School District #303 and the St. Charles Park District for review and comment. 

The applicant has proposed cash in-lieu of land dedication.  The Park District is currently 

reviewing the plan and has not yet provided comments regarding any interest in a land donation.  

 

G. INCLUSIONARY HOUSING 

 

The City has an Inclusionary Housing Ordinance, Title 19 of the City Code, that requires 

construction of, or fee-in-lieu for, affordable units as a percentage of any new residential 

development.  The decision as to whether to accept affordable units or a fee-in-lieu is 

determined by the City Council. 

 

The applicant submitted the required Inclusionary Housing Summary worksheet as a part of the 

Concept Plan application.  They are proposing payment of a fee in-lieu rather than providing 

affordable units.  

 

H. ANNEXATION AGREEMENT 

 

Property within the Bricher Commons PUD is subject to the provisions of an annexation 

agreement between the City and property owner, expiring in 2019.  The annexation agreement 

will need to be revisited as part of a formal development proposal.  

 

V.  APPROVAL PROCESS 

 

If the developer decides to pursue approval of the development after the Concept Plan process is 

complete, the following zoning applications would need to be filed and approved:  

 

1. Map Amendment: To rezone the property from BR Regional Business to RM-3 General 

Residential.  

2. Special Use for PUD: To amend the Bricher Commons PUD ordinance in order to create new 

development standards for the subject property.  

3. PUD Preliminary Plan: To approve the physical development of the property, including 

engineering plans, landscape plan, and architectural elevations.  

4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat that will 

be recorded with the County.   

 
 

VI. SUGGESTED ACTION 

 

Review the Concept Plan and provide feedback to the applicant.  Staff recommends providing 

feedback on the following: 
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 Land Use, Density and Zoning 

 

 Building Type/Architecture  

 

 Site Layout 

 

 Access/Road Connections: Should a road connection between Bricher Rd. and Rt. 38 be 

planned in this area? Or would cross-access connections to the north portion of Bricher 

Commons and to the private drive between Lowes/Meijer provide adequate connectivity? 

 
 

VII. ATTACHMENTS 

 

 Bricher Commons PUD Ordinance No. 2006-Z-7  

 Application for Concept Plan; received 12/5/16 
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SOURCE:

STATION DESIGNATION: AJ3016
ESTABLISHED BY: NGS
DATE: 06-27-12

ELEVATION:   741.11 (PUBLISHED AND HELD)
DATUM:      NAVD88
DESCRIPTION: STAINLESS STEEL ROD IN SLEEVE LOCATED 0.25 MI SOUTH
OF IL RT 38, 66 FT EAST OF CENTERLINE OF PECK ROAD, 0.12 MI SOUTH OF
ENTRANCE TO KANE COUNTY JUDICIAL CENTER, 274 FT SOUTH OF POWER
POLE (PP), 98 FT SOUTHEAST OF PP, 92 FT NORTHEAST OF PP, 61 FT
NORTHEAST OF 12 IN STEEL CULVERT, AND 2 FT WEST OF ORANGE
FIBERGLASS WITNESS POST.

SITE:

STATION DESIGNATION: SBM #1
ESTABLISHED BY: V3
DATE: 10-12-16

ELEVATION:    794.50 (MEASURED)
DATUM: NAVD88
DESCRIPTION: NORTH RIM OF STORM MH, NORTHWESTERLY FROM LOWE'S
HOME IMPROVEMENT BUILDING, 99'± NORTHERLY FROM CORNER OF CURB.

STATION DESIGNATION: SBM #2
ESTABLISHED BY: V3
DATE: 10-12-16

ELEVATION:   786.33 (MEASURED)
DATUM: NAVD88
DESCRIPTION: SQUARE CUT IN NORTH SIDE OF LIGHT BASE, ON SOUTH
SIDE OF BRICHER RD, WEST FROM CAMDEN ST (ENTRANCE TO LINCOLN
SQUARE)

THE ELEVATIONS ABOVE WERE KNOWN TO BE ACCURATE AT THE TIME
THEY WERE ESTABLISHED. V3 DOES NOT CERTIFY TO THE ACCURACY
THEREAFTER, NOR ASSUMES RESPONSIBILITY FOR THE MIS-USE OR
MIS-INTERPRETATION OF THE INFORMATION SHOWN HEREON.

IT IS ADVISED THAT ALL OF THE ABOVE ELEVATIONS BE CHECKED
BETWEEN EACH OTHER AND VERIFY A MINIMUM OF 3 SURROUNDING
UTILITY RIM ELEVATIONS AND ANY ADJACENT BUILDING FINISHED FLOOR
OR TOP OF FOUNDATION ELEVATIONS SHOWN HEREON PRIOR TO USE OR
COMMENCEMENT OF ANY CONSTRUCTION OR OTHER WORK.

PERSONS USING THIS INFORMATION ARE TO CONTACT V3 IMMEDIATELY
WITH ANY DISCREPANCIES FOUND PRIOR TO THE START OF ANY WORK.

LIGHT STANDARD

GFE

TCF    TOP OF FOUNDATION
FFE    FINISHED FLOOR

GARAGE FINISHED FLOOR

DETECTABLE WARNING PAD

WATER MAIN (ATLAS INFO.)
W.S.

ASPHALT PAVING OR WATER (LABELED)

EXISTING CONTOUR LINE

EXISTING FENCELINE (CHAIN LINK)
EXISTING FENCELINE (WOOD)
EXISTING FENCELINE (WIRE)

UNDERGROUND CABLE TV

UNDERGROUND ELECTRIC

UNDERGROUND TELEPHONE

CURB

EXISTING BUILDING

MARSH AREA

WETLANDS

DEPRESSED CURB

UNPAVED ROAD

CONCRETE

WATER MAIN

EDGE OF WATER
OVERHEAD WIRES

SANITARY SEWER

STORM SEWER

RAILROAD TRACKS

GAS MAIN

GUARDRAIL

EXISTING SPOT ELEVATION

CMP    CORRUGATED METAL PIPE
RCP    REINFORCED CONCRETE PIPE

FES    FLARED END SECTION

EXISTING FLOW LINE ELEVATION
EXISTING TOP OF CURB ELEVATION

CONC.    CONCRETE

DUCTILE IRON PIPE
STORM DRAIN
SANITARY SEWERSAN

DIP
SD

INV    INVERT

BW    BOTTOM OF WALL

BIT.    BITUMINOUS
MH    MANHOLE
CW    CONCRETE WALK
TW    TOP OF WALL

TP    TOP OF PIPE
BW    BACK OF WALK

VCP    VITRIFIED CLAY PIPE

EP    EDGE OF PAVEMENT

TC     TOP OF CURB

GUT    GUTTER

F.L.    FLOW LINE

DEP    DEPRESSED CURB

FRM.    FRAME
BRK.    BRICK

CB    CHORD BEARING

N    NORTH
S    SOUTH
E    EAST
W    WEST

R    RADIUS
A    ARC LENGTH

P.U.E.    PUBLIC UTILITY EASEMENT
U.E.    UTILITY EASEMENT

D.E.    DRAINAGE EASEMENT

PT    POINT OF TANGENCY

PC    POINT OF CURVATURE

PRC    POINT OF REVERSE CURVATURE
PCC    POINT OF COMPOUND CURVATURE

INFORMATION TAKEN FROM DEED
EXCEPTION TO BLANKET EASEMENT

M.U.E.    MUNICIPAL UTILITY EASEMENT
I.E.    INGRESS & EGRESS EASEMENT

<DEED>
[CALC] CALCULATED DATUM

MEASURED DATUM
(REC) RECORD DATUM
MEAS.

ETBE

PROPOSED EASEMENT LINE
EXISTING EASEMENT LINE

LOT LINE
CENTERLINE

DIVISIONAL SECTION LINE

BUILDING SETBACK LINE

PROPOSED RIGHT-OF-WAY LINE
EXISTING RIGHT-OF-WAY LINE

GUY POLE
TELEPHONE POLE

TRAFFIC LIGHT

FIBER OPTIC CABLE LINE

WATER METER
PUBLIC PAY TELEPHONE
PARKING METER

GAS METER

SET CONCRETE MONUMENT

HEADWALL

TELEPHONE PEDESTAL

MAILBOX

CABLE TV PEDESTAL
TRAFFIC LIGHT POLE

ELECTRIC MANHOLE

TELEPHONE MANHOLE

ELECTRIC METER

TRAFFIC CONTROL VAULT

TRANSFORMER PAD

PAINTED TELEPHONE LINE

PAINTED ELECTRIC LINE

TRAFFIC CONTROL BOX

ELECTRIC PEDESTAL

ELECTRIC VAULT
ELECTRICAL JUNCTION BOX

ELECTRIC SERVICE OUTLET BOX

HANDHOLE

POWER POLE

ANCHOR

BASKETBALL HOOP

W/ TRUNK SIZE 

W/ TRUNK SIZE 
DECIDUOUS TREE 

PIPELINE MARKER

PAINTED GAS LINE

GAS VALVE VAULT

NON-DECIDUOUS TREE 

GAS VALVE
GAS METER

WATER VALVE
WATER VALVE VAULT
PAINTED WATER LINE
SPRINKLER HEAD

WETLAND MARKER

MONITORING WELL
POST INDICATOR VALVE
WELL HEAD

HOSE BIB

POST

B-BOX

SIGN

HYDRANT

STORM INLET

SANITARY MANHOLE

STORM MANHOLE

CURB INLET

FLARED END SECTION

FLAGPOLE

CLEANOUT

QUARTER SECTION CORNER

FOUND IRON ROD

FOUND PK NAIL

FOUND DISK IN CONCRETE
FOUND ROW MARKER

FOUND RAILROAD SPIKE

FOUND IRON BAR
FOUND BRASS MONUMENT

FOUND IRON PIPE

FOUND CROSS NOTCH

SET MONUMENT

SET PK NAIL
SET IRON PIPE

SET TRAVERSE POINT
SECTION CORNER

AIR CONDITIONER PAD/UNIT
ELECTRIC TRANSFORMER PAD

BUSH

SOIL BORING HOLE 
W/ NUMBER

PROPERTY LINE

SECTION LINE

UNDERGROUND CABLE TV(ATLAS INFO.)
UNDERGROUND FIBER OPTIC CABLE(ATLAS)

UNDERGROUND ELECTRIC(ATLAS INFO.)

UNDERGROUND TELEPHONE(ATLAS INFO.)

GAS MAIN(ATLAS INFO.)

WATER SERVICE (ATLAS INFO.)

SANITARY SEWER(ATLAS INFO.)

STORM SEWER(ATLAS INFO.)

BASIS OF BEARINGS

THE BASIS OF BEARINGS IS THE STATE PLANE
COORDINATE SYSTEM (SPCS) NAD 83 (2007) ZONE
1201 (ILLINOIS EAST) WITH PROJECT ORIGIN AT
LATITUDE 41-53-59.24320 N
LONGITUDE 88-20-40.78507 W
ELLIPSOIDAL HEIGHT: 693.586 SFT
GROUND SCALE FACTOR 1.0000580864
ALL MEASUREMENTS ARE ON THE GROUND.

ATT/DISTRIBUTION

GENEVA, CITY OF
COMCAST

NICOR GAS
ST. CHARLES, CITY OF

RESPONDED WITH EMAIL (*)

RESPONDED WITH ATLASES

J.U.L.I.E. DESIGN STAGE REQUEST
 DIG NUMBER A2712954 RECEIVED 09/27/16 .

CONTACTS PROVIDED BY J.U.L.I.E. & LISTED BELOW WERE
CONTACTED BY V3 VIA FAX, REQUESTING UTILITY ATLAS

INFORMATION ON 09/27/16.

USIC LOCATING SERVICES NO RESPONSE
AFFECTS

PROPERTY

YES PLOTTED HEREON4 EASEMENT AGREEMENT DOC. 2000K028748

STATE OF ILLINOIS )
)SS

COUNTY OF DUPAGE )

TO: EXECUTIVE CAPITAL CORPORATION, AN ILLINOIS CORPORATION
TODD L. DEMPSEY, TRUSTEE OF THE TODD L. DEMPSEY DECLARATION OF TRUST DATED
MAY 15, 1992;
FIRST AMERICAN TITLE INSURANCE COMPANY;

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE
MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL REQUIREMENTS FOR
ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS,
AND INCLUDES ITEMS 2, 3, 4, 5, 7(A), 7(B)(1), 8, 9 AND 11 OF TABLE A THEREOF.

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS
FOR BOUNDARY AND TOPOGRAPHIC SURVEYS.

THE FIELD WORK WAS COMPLETED ON OCTOBER 12, 2016.

DATED THIS 14TH DAY OF OCTOBER, A.D., 2016.

___________________________________________
CHRISTOPHER D. BARTOSZ
ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 35-3189
MY LICENSE EXPIRES ON NOVEMBER 30, 2018.
V3 COMPANIES OF ILLINOIS, LTD. PROFESSIONAL DESIGN FIRM NO. 184000902
THIS DESIGN FIRM NUMBER EXPIRES APRIL 30, 2017.
CDBARTOSZ@V3CO.COM
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1. COMPARE THIS PLAT, LEGAL DESCRIPTION AND ALL SURVEY POINTS AND MONUMENTS BEFORE ANY CONSTRUCTION, AND
IMMEDIATELY REPORT ANY DISCREPANCIES TO SURVEYOR.

2. DO NOT SCALE DIMENSIONS FROM THIS PLAT.

3. THE LOCATION OF THE PROPERTY LINES SHOWN ON THE FACE OF THIS PLAT ARE BASED UPON THE DESCRIPTION AND
INFORMATION FURNISHED BY THE CLIENT, TOGETHER WITH THE TITLE COMMITMENT. THE PARCEL WHICH IS DEFINED MAY
NOT REFLECT ACTUAL OWNERSHIP, BUT REFLECTS WHAT WAS SURVEYED. FOR OWNERSHIP, CONSULT YOUR TITLE
COMPANY.

4. UNDERGROUND UTILITY LINES SHOWN HEREON ARE BASED ON FIELD LOCATED STRUCTURES IN COORDINATION WITH
ATLAS INFORMATION PROVIDED BY UTILITY COMPANIES THROUGH J.U.L.I.E.'S DESIGN STAGE PROCESS. SEE "UTILITY ATLAS
NOTES" HEREON FOR SPECIFICS.

5. THIS SURVEY MAY NOT REFLECT ALL UTILITIES OR IMPROVEMENTS IF SUCH ITEMS ARE HIDDEN BY LANDSCAPING OR ARE
COVERED BY SUCH ITEMS AS DUMPSTERS, TRAILERS, CARS, DIRT, PAVING OR SNOW. AT THE TIME OF THIS SURVEY, SNOW
DID NOT COVER THE SITE.  LAWN SPRINKLER SYSTEMS, IF ANY, ARE NOT SHOWN ON THIS SURVEY.

6. OTHER THAN VISIBLE OBSERVATIONS NOTED HEREON, THIS SURVEY MAKES NO STATEMENT REGARDING THE ACTUAL
PRESENCE OR ABSENCE OF ANY SERVICE.

7. CALL J.U.L.I.E. AT 1-800-892-0123 FOR FIELD LOCATION OF UNDERGROUND UTILITIES PRIOR TO ANY DIGGING OR
CONSTRUCTION.

8. PUBLIC AND/OR PRIVATE RECORDS HAVE NOT BEEN SEARCHED TO PROVIDE ADDITIONAL INFORMATION. OVERHEAD WIRES
AND POLES (IF ANY EXIST) ARE SHOWN HEREON, HOWEVER THEIR FUNCTION AND DIMENSIONS HAVE NOT BEEN SHOWN.

9. RESTRICTIONS THAT MAY BE FOUND IN LOCAL BUILDING AND/OR ZONING CODES HAVE NOT BEEN SHOWN. HEIGHTS AND
BUILDING RESTRICTIONS (IF ANY) HAVE NOT BEEN SHOWN. ONLY THOSE SETBACK RESTRICTIONS SHOWN ON THE
RECORDED SUBDIVISION OR IN THE TITLE COMMITMENT HAS BEEN SHOWN. THIS PROPERTY IS SUBJECT TO SETBACKS AS
ESTABLISHED PURSUANT TO CITY OF ST. CHARLES ZONING ORDINANCES AS AMENDED.

10. A CURRENT FIRST AMERICAN TITLE INSURANCE COMPANY COMMITMENT ORDER NO. NCS-812772-ATL, EFFECTIVE DATE
AUGUST 31, 2013, WAS PROVIDED FOR SURVEYORS USE AT THE TIME OF PREPARATION OF THIS SURVEY. SEE NOTES FROM
SCHEDULE B TABLE HEREON.

11. PER CONTRACT, THE NORTH 300 FEET WAS NOT SURVEYED. THEREFORE IMPROVEMENTS MAY EXIST THAT ARE NOT SHOWN
HEREON.

12. ADDRESS OF PROPERTY COULD NOT BE FOUND.

TABLE A ITEM 6(A)

A ZONING REPORT OR LETTER WAS NOT PROVIDED TO
SURVEYOR AS REQUIRED PER ALTA STANDARDS.

THAT PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8, EAST OF
THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHWEST
CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 32, SAID CORNER ALSO BEING THE
SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO FIRSTAR BANK OF GENEVA,
SUCCESSOR TRUSTEE TO THE FIRST NATIONAL BANK OF GENEVA, AS TRUSTEE UNDER TRUST
NUMBER 2640. AS RECORDED IN DOCUMENT NO. 1884216; THENCE NORTH 00 DEGREES, 13
MINUTES, 06 SECONDS WEST, ALONG THE WEST LINE OF SAID SOUTHEAST 1/4, 1068.42 FEET TO
THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO MEIJER, INC., AS RECORDED IN
DOCUMENT NO. 1999K032600; THENCE NORTH 88 DEGREES, 26 MINUTES, 16 SECONDS EAST
ALONG THE SOUTH LINE OF SAID MEIJER, INC. LAND, A DISTANCE OF 1353.30 FEET; THENCE
SOUTH 1 DEGREE, 33 MINUTES, 25 SECONDS EAST FOR 1068.11 FEET TO THE SOUTH LINE OF
SAID SECTION 32; THENCE SOUTH 88 DEGREES, 26 MINUTES, 12 SECONDS WEST ALONG THE
SOUTH LIEN OF SAID SECTION 32, A DISTANCE OF 1378.26 FEET TO THE POINT OF BEGINNING,
(EXCEPT THAT PART CONVEYED BY DEED DOCUMENT RECORDED AS 2000K028065 TO THE CITY
OF GENEVA) IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS. RESPONDED "NEAR AN AT&T HIGH

PROFILE FIBER OPTIC FACILITY"

(*) "The City of Geneva no longer provides utility atlas maps in response to
these types of requests. Atlas map can be viewed at  Public Works office
@ 1800 South Street"

NO RESPONSE

NO RESPONSE

OTHER EXCEPTIONS ARE NOT PLOTTABLE.

PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8,
EAST OF THE THIRD PRINCIPAL MERIDIAN,  IN  KANE COUNTY, ILLINOIS.

SCHEDULE B EXCEPTION#
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