
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Plan Commission recommendation to approve an 
Amendment to Special Use for Planned Unit Development 
and PUD Preliminary Plan for Hillcroft Estates, 1147 
Geneva Rd. 

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  July 9, 2018 

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

The subject property is a 1.86 acre parcel on the west side of Geneva Rd., north of The Oakes. A single-family 
home is currently under constructed on the northern half the property.    

In June 2017, the City approved a PUD Amendment and plans to develop the property with a single-family home 
with a building height in excess of the zoning district standard due to the site’s topography.   

Avondale Custom Homes is now proposing to add a second single-family home on the property. Details of the 
proposal are as follows:  

• Divide the property without a Plat of Subdivision through a Plat Act exemption:
o Parcel 1: 40,005 sf / 0.92 acre – Northern parcel, for the home currently being constructed.
o Parcel 2: 40,908 sf / 0.94 acre – Southern parcel, for an additional home.

• The existing access point from Geneva Rd. will provide access to both parcels. The routing of the
driveway is similar to the previously approved plan for the single lot.

The following Zoning Applications have been submitted in support of this project: 
1. Special Use (PUD Amendment) – Amend the Hillcroft Estates PUD to allow division of the property

into two parcels without providing a Plat of Subdivision, through a Plat Act exemption.
2. PUD Preliminary Plan – To approve the revised preliminary engineering plans.

Plan Commission Review 
Plan Commission held a public hearing on 6/5/18 and recommended approval by a vote of 7-0, subject to 
resolution of staff comments prior to City Council action, including the staff comment to widen the driveway as 
requested by the Fire Dept. in such a way as to retain the existing tree preservation zone along the west property 
line.  

Revised plans have been submitted and are under review. The driveway has been widened towards the east, 
preserving the tree preservation zone along the west side of the property. The Fire Dept. has approved the 
proposed layout of the driveway. 

Attachments (please list):  
Plan Commission Resolution, Staff Memo, Applications, Plans, PUD Ordinance 

Plan Commission recommendation to approve an Amendment to Special Use for Planned Unit 
Development and PUD Preliminary Plan for Hillcroft Estates, 1147 Geneva Rd. 
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City of St. Charles, Illinois 

Plan Commission Resolution No. 9-2018 
 

A Resolution Recommending Approval of an Application for Special Use to 

Amend PUD Ordinance 2017-Z-15 and PUD Preliminary Plan Hillcroft 

Estates, 1147 Geneva Road (Avondale Custom Homes Inc.) 
 

Passed by Plan Commission on June 5, 2018 

 

  WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review requests for Special Use for Planned Unit Development and PUD Preliminary 

Plan; and 

  

WHEREAS, the Plan Commission held a public hearing and has reviewed the Application 

for Special Use to amend PUD Ordinance 2017-Z-15 in order to allow division of the property into 

two parcels without providing a Plat of Subdivision through a Plat Act exemption, and the 

Application for PUD Preliminary Plan; and   

 

 WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the amendment 

to Special Use for PUD to be in the public interest based on the following criteria for Planned Unit 

Developments:   

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDS) 

 

i. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A: 

 

1. To promote a creative approach to site improvements and building design that 

results in a distinctive, attractive development that has a strong sense of place, 

yet becomes an integral part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and 

social interaction, including but not limited to walkable neighborhoods, usable 

open space and recreational facilities for the enjoyment of all. 

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

prices. 

4. To preserve native vegetation, topographic and geological features, and 

environmentally sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, 

street improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate 

buildings or uses. 

7. To encourage a collaborative process among developers, neighboring 

property owners and residents, governmental bodies and the community 
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The proposed development will include redevelopment of the existing property in a way 

that preserves the unique topography of the site while creatively addressing the 

challenges it provides. Two residence onsite achieves more efficient land use without 

additional public infrastructure. The large open spaces below and in front of each 

residence enhance the grandeur of each. 

 

ii. The proposed PUD and PUD Preliminary Plans conform to the requirements 

of the underlying zoning district or districts in which the PUD is located and to 

the applicable Design Review Standards contained in Chapter 17.06, except 

where: 

 

A. Conforming to the requirements would inhibit creative design that serves 

community goals, or 

B. Conforming to the requirements would be impractical and the proposed 

PUD will provide benefits that outweigh those that would have been 

realized by conforming to the applicable requirements. 

 

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

requirements: 

 

1. The PUD will provide community amenities beyond those required by ordinance, 

such as recreational facilities, public plazas, gardens, public are, pedestrian and 

transit facilities. 

2. The PUD will preserve open space, natural beauty and critical environmental 

areas in excess of what is required by ordinance or other regulation. 

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

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

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

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

7. The PUD provides accessible dwelling units in numbers or with features beyond 

what is required by the Americans with Disabilities Act (ADA) or other 

applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in excess of, 

City policies and ordinances. 

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

The unique character of the site topography prevents structures on-site from meeting the height 

requirements of the zoning code. Relief from these requirements will allow the developer to 

construct dwellings in keeping with the spirit of upscale development in the neighborhood.  The 

proposed development will also intensify carefully designed buffering and screening not present 

on the existing property. The property may be lawfully divided without submitting  a  p1at   of  
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subdivision by using a Plat Act exception, while still promoting all of the same goals  advocated 

by city codes.      

                                                 

iii. The proposed PUD conforms with the standards applicable to Special Uses 

(section 17.04.330.C.2): 

 

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

proposed location. 

 

The existing dwelling has fallen into disrepair and needs to be demolished. The special use will 

allow for the style and design of the proposed home to be constructed appropriate for the subject 

premises. 

 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage 

and/or necessary facilities have been, or are being, provided. 

 

Since the redevelopment of the subject premises is considered "infill," all offsite utilities and  

access to the subject premises already existing; required onsite infrastructure will be provided as  

depicted on the final engineering plans. 

 

C. Effect on Nearby Property: That the Special Use will not be injurious to the 

use and enjoyment of other prope11y in the immediate vicinity for the 

purposes already permitted, nor substantially diminish or impair property 

values within the neighborhood. 

 

The upscale nature of the residence proposed for the subject premises will raise property values 

in the immediate area. With infill, the only impact on adjacent properties will be the connection 

to existing facilities across public rights of way. Use of adjacent properties will not be 

diminished nor impaired because of the proposed development. 

 

D. Effect on Development of Surrounding Property: That the establishment of the 

Special Use will not impede the normal and orderly development and improvement 

of the surrounding property for uses permitted in the district. 

 

Because adjacent properties have already been developed for their intended use and are 

occupied, additional development is unlikely, but would not be impeded.    

                      

E. Effect on General Welfare: That the establishment, maintenance or operation of 

the Special Use will not be detrimental to or endanger the public health, safety, 

comfort or general welfare. 

 

As infill, the Special Use to allow redevelopment of the subject premises with the existing 

zoning classification will not be detrimental to or endanger the public health, safety, comfort, or 

general welfare.                         
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F. Conformance with Codes: That the proposed Special Use conforms to all 

existing Federal, State and local legislation and regulation and meets or 

exceeds all applicable provisions of this Title, except as may be varied 

pursuant to a Special Use for Planned Unit Development. 

 

The redevelopment will conform to all regulations except those pertaining to building height 

restriction and that no plat of subdivision is required to be submitted for the divisions of the 

property. 

                                                     

iv. The proposed PUD will be beneficial to the physical development, diversity, tax 

base and economic well-being of the City. 

 

The PUD will enable improvement of infill property near the entrance to the city that needs  

redevelopment; it will be compatible with adjacent land uses, and will raise the tax base with  

little additional burden to city infrastructure.   

                                    

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

Plan. 

 

As infill, the PUD is consistent with the Comprehensive Plan. 

 

 

NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend 

to City Council approval of Special Use to amend PUD Ordinance 2017-Z-15 and PUD 

Preliminary Plan Hillcroft Estates, 1147 Geneva Road (Avondale Custom Homes Inc.), subject to 

resolution of outstanding staff comments prior to City Council action, including the comment to 

increase the driveway width in such a way as to retain the existing tree preservation zone along 

the west property line. 

 

Roll Call Vote: 

Ayes:   Wallace, Schuetz, Holderfield, Pretz, Vargulich, Kessler, Pietryla 

Nays:   

Absent:   Purdy, Funke 

Motion carried:  7-0 

 

 PASSED, this 5
th

 day of June 2018. 

 

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



 
 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Ed Bessner  
  And Members of the Planning & Development Committee  
 
FROM: Ellen Johnson, Planner 
 
RE:  Hillcroft Estates, 1147 Geneva Rd.  
 
DATE:  June 29, 2018 
_____________________________________________________________________________ 
    
I. APPLICATION INFORMATION: 

Project Name: Hillcroft Estates, 1147 Geneva Rd.  

Applicant:  Avondale Custom Homes 

Purpose:  Amend the PUD Ordinance to allow creation of a second lot without 
providing a plat of subdivision   

 
 
General Information: 

Site Information 
Location 1147 Geneva Rd. 
Acres 80,914 sq. ft. (1.858 acres)  

 
Applications: Special Use (PUD Amendment)  

PUD Preliminary Plan 
Applicable     
City Code 
Sections & 
Ordinances 

Title 17, Chapter 17.12 - Residential Districts 
Ordinance No. 2017-Z-15 “An Ordinance Amending Ordinance No. 2016-Z-6 
(Hillcroft Estates PUD) and Granting Approval of a PUD Preliminary Plan for 
Hillcroft Estates, 1147 Geneva Road”  

 
Existing Conditions 

Land Use Single-family residential  
Zoning RS-3 Suburban Single-Family Residential District (PUD)  

 
Zoning Summary 

North RS-3 Suburban Single-Family Res. Single-family home 
East RM-1 Mixed Medium Density Res. (PUD) Townhome development 

(Willowgate) 
South RM-2 Medium Density Multi-Family Res. Townhome development  

(The Oaks)  
West RS-3 Suburban Single-Family Res. Single-family homes  

 
Comprehensive Plan Designation 

Single Family Detached Residential 
 

Community & Economic Development 
Planning Division  

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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Aerial  

 
 

Zoning 
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II. BACKGROUND 
 

A. PROPERTY HISTORY 
 

A single-family home is currently under construction on the subject property, which is a 1.86 
acre parcel on the west side of Geneva Rd., north of The Oaks.  

 
In May 2015, a Concept Plan to develop townhomes on the property was considered by the 
City.  Four townhome buildings and a total of 12 units were proposed, along with rezoning to 
a multi-family zoning district. However, the developer decided not to pursue the townhome 
concept.  
 
In April 2016, a four-lot, single-family subdivision and PUD was approved for the property 
under Ordinance No. 2016-Z-6 “An Ordinance Granting Approval of Special Use for Planned 
Unit Development and PUD Preliminary Plan for Hillcroft Estates, 1147 Geneva Road”.  
 
In June 2017, the PUD was amended to reduce the project scope to one single-family home, 
under Ordinance No. 2017-Z-15 “An Ordinance Amending Ordinance No. 2016-Z-6 
(Hillcroft Estates PUD) and Granting Approval of a PUD Preliminary Plan for Hillcroft 
Estates, 1147 Geneva Road”.  

 
B. CURRENT PROPOSAL  
 

Avondale Custom Homes is now proposing to add a second single-family home on the 
property. Details of the proposal are as follows:  
• Divide the property without a Plat of Subdivision through a Plat Act exemption:    

o Parcel 1: 40,005 sf / 0.92 acre – Northern parcel, for the home currently being 
constructed.  

o Parcel 2: 40,908 sf / 0.94 acre – Southern parcel, for an additional home.  
• The existing access point from Geneva Rd. will provide access to both parcels. The 

routing of the driveway is similar to the previously approved plan for the single lot. 
• The proposed house on Parcel 2 will front on Geneva Rd.  
 
The following Zoning Applications have been submitted in support of this project:  
 
1. Special Use (PUD Amendment) – Amend the Hillcroft Estates PUD to allow division of 

the property into two parcels without providing a Plat of Subdivision, through a Plat Act 
exemption.  

2. PUD Preliminary Plan – To approve the revised preliminary engineering plans.   
  
III. ANALYSIS 
 

A. COMPREHENSIVE PLAN 
 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the site as 
“Single-Family Detached Residential.”  The Plan states: 

“An important objective of the Plan is to continue to protect and enhance the City’s 
single-family residential neighborhoods. Future development should be respectful and 
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sensitive to the existing homes while allowing reinvestment in the form of rehabilitation, 
additions, and new construction in existing neighborhoods.  

 
The Residential Areas Framework Plan provides Land Use Policies on p. 43. A number of the 
policies would be applicable to this project, including: 

• Preserve the character of the City’s existing single family residential 
neighborhoods: The City’s residential areas are composed of a number of unique 
and distinct neighborhoods. While they may differ in configuration, unit type, and lot 
size, these neighborhoods are well established and have their own character. 
Development and reinvestment within these neighborhoods should be context 
sensitive, and compatible with the established neighborhood character and fabric. 
Regardless of the location or housing type, residential development or redevelopment 
should be carefully regulated to ensure compatibility with the scale and character of 
surrounding and adjacent residential neighborhoods. New infill development, 
teardown redevelopment, and alterations to existing development should maintain a 
setback, height, bulk, and orientation similar to its surroundings. 

 
Other relevant Comprehensive Plan recommendation (p. 122): 

• Development Character and Urban Design: New neighborhood development or 
local infill should respect the surrounding context in the design of street networks, 
infrastructure, housing stock, and other built elements. Infill development should 
strive to reflect the context in terms of site design, massing and scale, and 
architectural design. 

 
B. DIVISION OF PROPERTY  

 
Through the PUD Amendment application, the applicant is requesting a departure from the 
Subdivision Code to permit division of the property into two parcels without submitting a 
Plat of Subdivision for review and approval by the City. The applicant proposes to utilize a 
Plat Act exemption to create the second parcel.  
 
The Plat Act, part of State Statute, allows subdivision of property without filing of a Plat, if 
the property qualifies for one of the exemptions provided in the Act.  
 
City Code does not specifically make reference to the Plat Act exemptions. As a Home Rule 
municipality, the City is not required to accept subdivisions created through Plat Act 
exemptions.  
 
The City Attorney has reviewed the applications and has provided an opinion to staff that the 
City can recognize Plat Act exemptions in certain circumstances. It is his opinion that the 
City may grant a departure from the City Code requirement to prepare a Plat of Subdivision 
to divide property, if the objectives of the PUD can be achieved without filing a formal Plat 
of Subdivision.  
 
From a practical standpoint, given that the subdivision does not require any new streets, and 
that any required public infrastructure, such as utility improvements and related easements, 
can be required under other sections of the City Code, and/or stipulated in the PUD, staff 
does not see a technical reason that a subdivision plat must be provided for this project. 
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As a part of the consideration of the Special Use application, the Plan Commission can 
consider whether the objectives of the PUD are achieved without the plat, based on the 
information and testimony provided by the applicant. 
 
If the requested Code departure is granted, a Plat of Subdivision will not be required to 
establish the new lot, and therefore other code requirements triggered by a subdivision would 
not apply, including the Land/Cash Ordinance and the Inclusionary Housing Ordinance.  
 

C. ZONING REVIEW 
 

The table below compares the applicable requirements of the RS-3 zoning district and the 
Hillcroft PUD Ordinance. All applicable standards are met for both parcels.   
 

 
Zoning 

Ordinance/PUD 
Standard 

Proposed Parcel 1  
(house under 
construction) 

Proposed Parcel 2  
(second house) 

Min. Lot Area 8,400 sf  40,005 sf 40,908 sf 

Min. Lot Width 60 ft. 144.25 ft. 154.41 ft. 
Max. Building 

Coverage 30% 11% 10% 

Max. Building 
Height 

60 ft.  
(from grade at front 

setback; 
max. elevation 763 

ft.)* 

60 ft. / 762.75 ft. 
elevation 

60 ft. / 761.5 ft. 
elevation 

Min. Front Yard 30 ft. 113 ft. 144 ft. 

Min. Side Yard 
Combined width of 
16 ft., neither less 

than 6 ft. 

North: 12.5 ft. 
South: 21.9 ft. 

North: 20 ft.  
South: 35 ft.   

Min. Rear Yard  40 ft. 58.5 ft. 59 ft.  
*PUD Standard.  

 
D. TREE PRESERVATION 

 
A Tree Preservation Plan was approved as part of the Hillcroft PUD. The plan provides an 
inventory all trees on the site and delineates a Tree Preservation Zone which protects the tree 
line along the west property line as well as off-site trees located on neighboring properties to 
the west. The plan lists measures that would be taken to protect trees within the Tree 
Preservation Zone.   
 
The Tree Preservation Zone remains unchanged on the proposed plan. However, three 
additional trees are being removed because they are within the proposed building footprint. It 
appears that all three trees are Norway Spruce based on the tree survey.  
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E. ENGINEERING / FIRE DEPT. REVIEW 
 

The applicant has submitted a revised plan responding to staff’s initial round of comments. 
The revised plan is under review.  The following significant comments from the initial 
submittal have been addressed:  
 

1. Fire Code typically requires an access drive to have a width of 20 ft. Most of the 
proposed drive is less than 20 ft. wide.  

a. The drive has been widened and ranges from 16 ft. to 20 ft. in width. The 
Fire Dept. has determined the revised layout is adequate to meet their access 
needs and has noted their approval.  

 
2. The fire flows on the existing watermain system have been evaluated by the City. It 

was determined that an additional hydrant and watermain extension are not required. 
 

In addition, a Plat of Easement is required which includes the following: 
a. Private Sanitary Sewer Easement across Parcel 2 for the benefit of Parcel 1.   
b. Cross Access Easement across Parcel 2 for the benefit of Parcel 1. 
c. 20 ft. public utility easement along Geneva Rd. 

 

F. BUILDING DESIGN 
 
Architectural elevations have been submitted for the house on Parcel 2 as part of the PUD 
plans. The home will be two stories with an attached three-car garage on the north side 
elevation. The Zoning Ordinance does not contain Design Standards and Guidelines for 
single-family homes in RS Suburban Residential zoning districts.  

 
IV. PLAN COMMISSION RECOMMENDATION  

 
Plan Commission held a public hearing on the Special Use (PUD Amendment) application on 
6/5/18 and recommended approval of the Special Use (PUD Amendment) and PUD Preliminary 
Plan applications, subject to resolution of staff comments prior to City Council action, including 
the staff comment to widen the driveway as requested by the Fire Dept. in such a way as to retain 
the existing tree preservation zone along the west property line. The vote was 7-0.  
 
The revised plan submitted after the Plan Commission meeting includes widening of the 
driveway towards the east. The house has also been shifted 15 ft. to the east. The western edge of 
the driveway is in the same location as previously proposed, allowing for the tree preservation 
zone along the west property line to remain unaltered. A tree on the east side of the drive shown 
to be preserved will now need to be removed, however it appears that this tree was originally 
identified for removal anyway, per the Tree Preservation Plan tree inventory.  
 

V. ATTACHMENTS 
• Application for Special Use (PUD Amendment); received 4/27/18 
• Application for PUD Preliminary Plan; received 4/27/18 
• Plans; revised 6/21/18 
• Ordinance 2017-Z-15  

 













































SITE BM

Call before
you dig
800.892.0123

It's smart It's free It's the law

ILLINOIS
ONE-CALL SYSTEM

3S701  WEST  AVENUE,  SUITE 150
WARRENVILLE,  ILLINOIS 60555
PHONE  (630) 393-3060
FAX  (630) 393-2152

10 S. RIVERSIDE PLAZA , SUITE 875
CHICAGO,  ILLINOIS 60606
PHONE  (312) 474-7841
FAX (312) 474-6099

2416 GALEN DRIVE
CHAMPAIGN,  ILLINOIS 61821
PHONE  (217) 351-6268
FAX  (217) 355-1902
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