
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:   

Title: Presentation of a Concept Plan for Smith Road Estates 

Presenter: Russell Colby 

Meeting:  Planning & Development Committee Date:  November 13, 2017 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

The subject property is a 4.38-acre undeveloped property comprised of three parcels on the north side of Smith 
Road.  The property is contiguous to the City of St. Charles to the east and south (Pheasant Run Trails 
townhomes) and the City of West Chicago to the north (Cornerstone Lakes single-family subdivision). To the 
west is the Petkus property.  A Concept Plan for the Petkus property proposing multi-family residential land use 
was reviewed by the City in 2016. 

V&M Investment and Remodeling Group, LLC, represented by Vito Muilli, owns the subject property.  
Proposed is annexation of the property into the City of St. Charles and development of a 16-lot, single-family 
residential subdivision, arranged on a cul-de-sac with a single access point from Smith Road. Building elevations 
have been submitted to provide examples of the types of homes to be constructed in the subdivision.  

The subject property is within the City of St. Charles future planning area per a boundary line agreement with the 
City of West Chicago. The agreement sets specific parameters for development of the subject property, which 
are discussed in the staff memo. West Chicago has provided comments on the Concept Plan (see attached letter). 

The land use proposed in the Concept Plan differs from the City’s Comprehensive Plan. The Comprehensive 
Plan designates the property as “Single-Family Attached Residential” (townhomes). 

Plan Commission Comments- 11/7/17: 
 Development of this site is desirable; both the land use and density are appropriate.
 Building architecture is attractive; there were suggestions to provide variety in the plans/elevations,

create interest in the rear elevations facing Smith Road, and to reduce the prominence of the garages.
 A landscape buffer or other screening should be provided where lots back to Smith Road.
 It is preferable for the landscape buffer areas to be owned and/or maintained by an association, not by

individual homeowners.
 Evaluate the feasibility of relocating the street access to align with Pheasant Trail, or determine if right-

of-way can be provided to allow for a future access to the Petkus property in that location.
Attachments (please list):  

 Letter from the City of West Chicago
 Staff Memo
 Application and Concept Plan
 Boundary Agreement with the City of West Chicago

Recommendation/Suggested Action (briefly explain): 
Provide comments on the Concept Plan. Staff recommends commenting on: 

 Land Use and Zoning
 Use of a Planned Unit Development (PUD) vs. eliminating any zoning deviations.
 Landscape buffer: Should the bufferyard be on a common lot or maintained by an association? Is a

reduced rear yard setback adjacent to the landscape buffer appropriate?
 Access: Should the street access point be shifted to the west property line for shared access to the Petkus

property? (Alternately, should right-of-way be provided to allow for a future access to the Petkus
property that aligns with Pheasant Trail?)
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Staff Memo 
 
TO:  Chairman Ed Bessner 
  And Members of the Planning & Development Committee   
 
FROM: Russell Colby, Planning Division Manager  
 
RE:  Smith Road Estates Concept Plan 
 
DATE:  November 8, 2017 
_____________________________________________________________________________ 
    
I. APPLICATION INFORMATION: 

Project Name: Smith Road Estates (Plans titled “Uma Prairie Estates”) 

Applicant:  V&M Investment and Remodeling Group, LLC   

Purpose:  Concept Plan review for potential annexation to the City of St. Charles 
for single-family residential development  

 
 General Information: 

Site Information 
Location North side of Smith Road, south of Cornerstone Lakes Subdivision; east of Petkus 

Property    
Acres 4.4 acres (191,182 sf)  

 
Application: Concept Plan 

Applicable     
Zoning Code 
Sections  

Chapter 17.04 - Administration 
Chapter 17.12 - Residential Districts 

 
Existing Conditions 

Land Use Vacant 
Zoning DuPage County – R4  

 
Zoning Summary 

North City of West Chicago – R3 Cornerstone Lakes single-family 
subdivision 

East RM-2 Medium Density Multi-Family 
Residential (PUD) 

Pheasant Run Trails townhomes  

South RM-2 Medium Density Multi-Family 
Residential (PUD) 

Pheasant Run Trails townhomes 

West DuPage County – R4  Agriculture (Petkus Property)   
 

Comprehensive Plan Designation 
Single-Family Attached Residential    

Community & Economic Development 
Planning Division  

Phone:  (630) 377-4443 
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Aerial  

 
 
Zoning 

 

West Chicago‐St. 
Charles Boundary Line 
per 2014 Agreement 
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II. OVERVIEW 
 

A. SITE CONTEXT 
 
The subject property is a 4.38-acre undeveloped property comprised of three parcels on the 
north side of Smith Road.  The property is contiguous to the City of St. Charles to the east 
and south (Pheasant Run Trails townhomes) and the City of West Chicago to the north 
(Cornerstone Lakes single-family subdivision).   
 
To the west is a 27-acre unincorporated agricultural property known as the Petkus property.  
A Concept Plan for the Petkus property proposing multi-family residential land use was 
reviewed by the City in 2016. In August 2017, the owner of the Petkus property approached 
the City regarding annexation of the property. However, the City Council indicated they 
would not consider annexation of the Petkus property without a development proposal being 
presented concurrently. At this time there are no applications on file for the Petkus property.  

 
B. JURISDICTION  

 
The subject property is located in unincorporated Wayne Township and is currently under 
the zoning and subdivision jurisdiction of DuPage County. 
 
The property is located within Community Unit School District #303 and the St. Charles 
Public Library District.  The property is not located within a Park District. 
 
The property is within the Fox River and Countryside Fire District but if annexed to St. 
Charles would be served by the City of St. Charles Fire Department. 
 
The property has frontage along Smith Road, which is a City street under the jurisdiction of 
the City of St. Charles.  Immediately to the east, Smith Road is under the jurisdiction of the 
City of West Chicago. 
 
The Cities of West Chicago and St. Charles have entered into a boundary agreement which 
sets a future boundary line between the two municipalities.  The subject property is located 
on the St. Charles side of the boundary line, meaning the two cities have agreed that St. 
Charles has the ability to annex the property.  The agreement sets specific parameters for 
development of the property, which are discussed in the analysis section of this report. 

 
C. PROPOSAL  
 

V&M Investment and Remodeling Group, LLC, represented by Vito Muilli, owns the 
subject property.  Proposed is annexation of the property into the City of St. Charles and 
development of a single-family residential subdivision.  Details of the proposal are as 
follows:  

 Sixteen (16) single-family lots.  
 Three (3) stormwater detention areas.  
 Single access point on Smith Road.  
 Lots accessed from a single street and cul-de-sac.  

 
Building elevations have been submitted to provide examples of the types of homes to be 
constructed in the subdivision.  
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D. 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. 

 
III. COMPREHENSIVE PLAN 
 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Single-Family Attached Residential”.   
 
The Plan states the following regarding Single-Family Attached Residential land use (p.38):  
 

Single family attached structures are connected horizontally, typically two stories high, 
but individual units do not stack vertically. Single family attached homes can serve as 
transitional areas between single family homes and commercial or multi-family 
development, and also act as an intermediate step for residents between apartment/condo 
living and home ownership. These types of units are also popular for empty nesters and 
others looking to downsize to a smaller home. 

 



Staff Memo – Smith Road Estates Concept Plan 
11/8/17 
Page 5 

The following recommendations are provided for Residential Land Uses (p.38): 
 

Detached single family homes are the most common type of residential use within St. 
Charles. While this is often the most desirable use for a given area, the City should 
ensure that housing options continue serve the diverse population of the St. Charles 
community. In particular, development that meets the specific needs of elderly residents, 
ranging from multi-family units to independent living, should be encouraged to allow 
residents to age in place. Where multi-family developments are suggested, the City 
should work to make sure they occur in a more coordinated and organized fashion… 

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

 
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.  
 
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 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. 
 
Transition densities to maximize compatibility 
As St. Charles approaches its full build-out, its new growth and investment will shift from new 
development in outlying areas to redevelopment of infill sites, and many of the available infill 
parcels are situated between established residential areas and the City’s busy commercial 
districts. This shift will create new challenges and obstacles for development not associated with 
easier “green-field” development, including: adaptive reuse, fixed/smaller parcel sizes, greater 
neighborhood sensitivity, and increased density/intensity. A recommended strategy for improved 
compatibility is place similar density and lot sizes adjacent to existing residential areas and then 
to transition to high residential densities moving closer to commercial areas and busy streets. 
This approach assists with compatibility of adjacent use areas and provides additional density to 
serve as a transitional land use. 
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IV. ANALYSIS 
 
A. COMPREHENSIVE PLAN LAND USE 

 
The proposed single-family land use differs from the Comprehensive Plan’s designation of 
the property as “Single-Family Attached Residential” (i.e. townhomes).  

 
B. BOUNDARY AGREEMENT WITH WEST CHICAGO 

 
The Concept Plan has been forwarded to the City of West Chicago for comments. 
Comments have been requested prior to the review of the Concept Plan by the Planning & 
Development Committee on Nov. 13. 
 
The boundary agreement with West Chicago sets the following parameters for development 
of the subject property: 

 
o Land Uses: Limited to residential uses and Office-Research uses.  

 
 Single-family residential land use is consistent with the agreement. 

 
o Residential Density: 

“For the portion of the parcels located within 300 feet (300’) of the southern border of 
the Cornerstone Lakes Subdivision, residential density shall not exceed 7.5 units/acre 
and the maximum building height shall be the lesser of 35 feet (35’) or three (3) 
stories…” 
 Most of the site falls within the 300 ft. area. Within this portion of the site, the 

density is 3.96 dwelling units per acre. 
 Building height will not exceed 35 ft. The proposed buildings are 1 and 2 story. 

 
o Buffer along the Cornerstone Lakes subdivision: 

“In addition to any setbacks required by the St. Charles Zoning Ordinance, St. Charles 
will require a thirty foot (30’) landscape buffer along the property line adjoining the 
single-family residential homes located on Lehman Drive and Barnhart Street so as to 
reduce the impact of development on the existing homes. The landscaping requirements 
within the buffer shall be the same as required by the current St. Charles Zoning 
Ordinance requirement for landscape buffers…The landscape buffer shall not be 
combined with a required yard or setback requirement, but rather, shall be in addition 
thereto.” 
 
 Lots 8 to14 abut lots along Barnhart Street, while Lots 15 & 16 abut lots on 

Sudbury Court. The agreement does not specify if the buffer yard requirement 
applies along the lot lines of lots located on Sudbury Court.  
 

 The proposed RS-4 zoning district requires a minimum rear yard setback of 30 ft. 
 

 Along north property line, the Concept Plan shows a total 45 ft. rear yard 
setback, the northern 30 ft. of which is identified as the landscape bufferyard. 
The effective rear yard would the portion outside of the landscape buffer, which 
is 15 ft. in depth for Lots 9 to 15. In response to the Concept Plan, West Chicago 
has provided a letter stating their view that the boundary agreement bufferyard 
requirement was not intended to provide an opportunity to reduce the rear yard 
setback, and suggesting a 25 ft. rear yard, in addition the bufferyard, may be 
sufficient. 
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Staff Comments: 
 A 15 ft. usable rear yard may not be adequate to accommodate the typical rear 

yard uses of a single-family house. There appears to be opportunities to increase 
the rear yard area for the lots along the north property line while still complying 
with the proposed RS-4 zoning. For example, the plan shows a 30 ft. front yard 
setback, while only 20 ft. is required. This is discussed further in the Zoning 
section below. 

 
 For a single-family residential development, permanent landscape areas, such as 

a bufferyard, are typically located on a common lot maintained by an owner’s 
association. If the bufferyard overlaps lots maintained by individual 
homeowners, an easement requiring maintenance and restricting the use of the 
bufferyard area would be necessary. Unless maintained by an association, the 
maintenance of the bufferyard would likely be inconsistent between lots. 
Additionally, the City has found it challenging to enforce similar rear yard use 
restrictions for single-family residential lots, as maintenance of landscape 
plantings on private property does not require a permit from the City. 

 
 If formal applications are filed following conclusion of the Concept Plan review, 

a landscape plan will need to be submitted for review. The actual planting 
requirements within the bufferyard are subject to the Landscape buffers section 
of the Zoning Ordinance, Section 17.26.070 (which is attached as an exhibit to 
the boundary agreement). A tree preservation plan will also be required. There 
are opportunities to preserve existing trees on the property, particularly within the 
proposed bufferyard along the north property line. 

 

o Stormwater: Development to follow the DuPage or Kane County stormwater ordinance, 
whichever is more restrictive at the time. West Chicago is granted the right to review all 
engineering and stormwater information to determine compliance with a maximum run 
off rate (0.1 cfs per development acre up to a 100 year storm) and to ensure that 
stormwater is discharged in a location that will not adversely impact adjacent properties.   
 
 The development will need to comply with this requirement. If formal 

applications are filed following conclusion of the Concept Plan review, 
preliminary engineering plans and a stormwater report will need to be provided 
for review. 

 
C. ZONING 

 
The applicant is proposing RS-4 Suburban Single-Family Residential zoning for the property. 
The purpose of the RS-4 District as provided in the Zoning Ordinance is as follows:  
 

“To accommodate medium to high-density single-family residential development in the 
City. The minimum lot size in this district is 6,600 square feet. The RS-4 District also 
provides for limited institutional uses compatible with surrounding residential 
neighborhoods.”    
 

The table below compares the RS-4 District requirements with the Concept Plan.  Deviations 
from the RS-4 District that would be required to accommodate the development as proposed 
are denoted in bold italics.  PUD approval would be necessary to grant these deviations.    
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 RS-4 (proposed zoning) Concept Plan  

Min. Lot Area 6,600 sf 
6,380 sf 

(Range: 6,380 sf to 12,106 sf) 

Min. Lot Width 60 ft. 55 ft.- See comment below 

Max. Building Coverage 30% 22.61% 

Max. Building Height 
34 ft. or 2 stories, whichever is 

less 
26.5 ft. 

Min. Front Yard 20 ft. 30 ft. 

Min. Interior Side Yard 
Combined width of 14 ft., 

neither less than 5 ft. 
Combined width of 14 ft.,  

7 ft. each side 

Min. Exterior Side Yard 15 ft. 20 ft. 

Min. Rear Yard  30 ft.  
Lots 8-16: 15 ft. along north 

property line 
Other lots: 20 ft. 

 
Staff Comments: 

 It appears possible to meet some or all of the RS-4 District requirements without 
granting zoning deviations through a PUD.  The proposed front yard setback is 30 ft., 
while only 20 ft. is required.  The front yard could be reduced to 20 ft., allowing for a 
larger rear yard setback.  Also, one or more lots could be eliminated to meet the lot 
area and lot width requirements. 

 If the landscape buffer is placed in a common lot, the lot area of the individual 
residential lots would be reduced. 

 Some of the pie-shaped lots do not measure 55 ft. in width at the proposed front 
building setback line. If only a 55 ft. minimum width is granted through a PUD, the 
building line would need to be shifted further back into the lot to the location at 
which the minimum width is met. 

 
 

D. SITE ACCESS/STREET IMPROVEMENTS 
 

 The proposed layout includes a single access on Smith Road, near the middle of the 
property.   

 Along Smith Road, a 7ft. right-of-way dedication is shown to match the existing 
right-of-way width along the developed portions of Smith Rd. to the east and west.  

 A 9 ft. wide asphalt bike path is shown along Smith Road as a continuation of the 
existing bike path to the east. 

 
Staff Comments: 

 The street right-of-way width is shown at 50 ft. (which is less than the typical width 
of 60 to 66 feet). This will require further review to determine if the right-of-way 
width is adequate. 

 The street pavement width is not labelled on the plans, but it appears to be 
approximately 24 ft. In order to meet fire code requirements and permit on-street 
parking on one side of the road, the road width must be increased to at least 26 ft. in 
width. 

 Staff has advised the applicant that it would be preferable for the site access to align 
with the intersection of Pheasant Trail, which would mean shifting the access to the 
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southwest corner of the site along the common property line with the Petkus Property 
to the west.  An access point in this location would also provide an opportunity for 
shared access with future development on the Petkus Property. (Alternately, if the 
access location remains as proposed, an area at the southwest corner of the site could 
be set aside or dedicated for a future access drive to the Petkus property, so that the 
Petkus property access point would align with Pheasant Trail.) 

 A traffic study will be required which analyzes the location of the access, estimated 
trip generation and whether any improvements are required. 

 
 

E. UTILITIES  
 

If formal applications are filed following conclusion of the Concept Plan review, preliminary 
engineering plans with utility plans will need to be provided for review. 
 

  Staff Comments: 
 The City’s utility systems are located near the property, to the south of Smith Road. 
 Water main will likely need to be looped through the development in some manner. 

A water modeling study will need to be conducted to determine if the fire flow within 
the development is adequate to meet code. 

 The sanitary sewer in this area is tributary to a lift station to the south. The sanitary 
sewers and lift station will need to be analyzed to determine if there is adequate 
capacity for additional flow from this development. 

 There may be opportunities for the Petkus property owner to participate in extending 
utilities to the subject site. 

 
 

F. INCLUSIONARY HOUSING 
 
  The City’s Inclusionary Housing Ordinance, 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 Inclusionary Housing worksheet submitted by the applicant proposes payment of a fee 
in-lieu of providing affordable units.  
 
 

G. SCHOOL AND PARK DISTRICT 
 
The Concept Plan and Land-Cash Worksheets submitted by the applicant have been 
forwarded to St. Charles School District #303 and the St. Charles Park District for review and 
comment.  Full cash contributions are proposed for both.  

 
The property is not currently located within a Park District.  However, the adjacent residential 
development within the City of St. Charles is within the St. Charles Park District boundary. 
The City has requested the Park District provide feedback as to whether they would be 
interested in annexing this property into the district. 
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V. APPROVAL PROCESS 
 

If the applicant chooses to move forward with the proposed development at the conclusion of the 
Concept Plan process, the following would need to be approved in order to permit the 
development as proposed in the Concept Plan:   

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 RS-4.    
3. Special Use for PUD: To establish a PUD ordinance with unique zoning standards to 

accommodate the proposal. 
4. PUD Preliminary Plan: To approve preliminary site, architectural, landscape and 

engineering plans for the physical development of the property.  
5. Preliminary & Final Plat of Subdivision: To divide the property into individual lots.  

 
VI. SUGGESTED ACTION  
 

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

 
 Land Use: Single-family residential land use 

 
 Zoning:  

 
a. RS-4 District Designation 

 
b. Use of a Planned Unit Development (PUD) vs. eliminating any zoning deviations. 

 
Would a PUD 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 

 
 Site Layout:  

 
a. Landscape buffer: Should the bufferyard be on a common lot or maintained by an 

association? Is a reduced rear yard setback adjacent to the landscape buffer appropriate? 
 

b. Access: Should the access point be shifted to the west property line for shared access to 
the Petkus property? (Alternately, should right-of-way be provided to allow for a future 
access to the Petkus property that aligns with Pheasant Trail?)  














































































