
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4a 

Title: 

Plan Commission recommendation to approve a PUD 

Amendment and Minor Subdivision Final Plat for Munhall 

Glen PUD, Lots 44 & 45.  

Presenter: Ellen Johnson, Planner 

Meeting: Planning & Development Committee Date:  December 12, 2022 

Proposed Cost:  $0 Budgeted Amount:  $0 Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

Munhall Glen is a 50-lot single-family residential subdivision located near the intersection of S. Tyler 

Rd. and Munhall Ave. The subdivision was approved under PUD Ord. 2020-Z-29. The developer is 

Airhart Construction Corp. 

Court Airhart has filed an application for Special Use requesting to amend the Munhall Glen PUD. 

Proposed is to reduce the front and exterior side yards for Lots 44 and 45, which are corner lots. The 

proposed change would reduce the building setback to a minimum of 10 ft. at the exterior curve of the 

lots. The PUD currently requires a 20 ft. front yard and a 15 ft. side yard. A site plan has been provided 

depicting the intended house footprint.  

The applicant is also requesting approval of a Minor Subdivision Final Plat to replat Lots 44 and 45 to 

reflect the amended building setback lines.  

Plan Commission Recommendation 

Plan Commission held a public hearing on 12/6/22 and voted 7-0 to recommend approval. 

Attachments (please list):  

Plan Commission Resolution, Staff Report, Application, Site Plan, Plat of Subdivision, Example 

Building Elevations  

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve a PUD Amendment and Minor Subdivision Final Plat 

for Munhall Glen PUD, Lots 44 & 45.     



City of St. Charles, Illinois 

Plan Commission Resolution No. 16-2022 
 

A Resolution Recommending Approval of an Application for Special Use 

(PUD Amendment) and a Final Plat of Subdivision (Minor Subdivision) for 

Munhall Glen Lots 44 & 45, Munhall Glen PUD  

(Court Airhart, Airhart Construction Corp) 
 

Passed by Plan Commission on December 6, 2022 

  

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

hearings and review requests for Special Use and Final Plat of Subdivision; and, 

   

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

Special Use (PUD Amendment) and the Final Plat of Subdivision (Minor Subdivision) for 

Munhall Glen Lots 44 & 45, Munhall Glen PUD (Court Airhart, Airhart Construction Corp); 

and, 

   

WHEREAS, the Plan Commission finds the application for Special Use (PUD Amendment) 

is in the public interest under Section 17.04.410.D.3 of the Zoning Ordinance based on the 

following Criteria: 

 

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. 

   

  The proposed amendment to the approved PUD continues the original goals of 

promoting a creative solution to an unmet growing housing need of single story and first 

floor master bedroom housing. This housing will allow for longtime community 

residents, business people and leaders in St. Charles to remain in St. Charles as their 
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housing needs change. The PUD zoning promotes creative housing and provides 

attractive streetscapes that incentivizes porches and pedestrian friendly neighborhoods. It 

promotes social interaction by providing sidewalks, paths, neighborhood connection 

areas as well as connection to a potential linear park to the north of the property. The 

PUD provides a harmonious usage of the property by changing a potential heavy 

commercial use of the property to residential use more in scale with the residential use to 

the south and the less intense commercial use to the east. The development of this 

property will promote higher levels of landscaping and higher quality trees than currently 

exist on the property as uncontrolled Buckthorn, Honeysuckle, Mulberry, Box Elder, etc. 

and other invasive landscaping is allowed to multiply. The installation of detention areas 

with natural landscaping will enhance water quality and native plants. Munhall Glen will 

be a benefit to future residents, the surrounding neighbors, local businesses and the City 

of St. Charles. 

 

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. 
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The proposed amendment to the approved PUD Plans continues the goal of providing a 

significantly more harmonious usage of the property than the more intrusive usage and 

negative impact on the surrounding properties the M-2 (industrial usage) zoning 

classification which had been in place. 

 

The proposed amendment continues the goals of the original change in zoning and PUD by 

meeting the significant housing need in the community of single level and first floor master 

bedroom housing. This housing would not have been allowed in the M-2 zoning 

classification. By changing the zoning and allowing the PUD, storm water facilities, open 

space, and sidewalks and paths will allow for residents to enjoy the open space and 

property as well as provide for a pedestrian connection to the potential linear park to the 

north. The planned landscaping will be a significant improvement to the invasive species 

currently on the property and the trees planted as part of the development will be a 

significant improvement. Due to the size and shape of the property by downzoning the 

property to an RS4-PUD it allows for implementation of a variety of lot sizes which 

provides for varied architecture, improved rear yard setbacks and a unique streetscape that 

incentivizes porches and neighbor interaction than the current M-2 zoning classification 

allows. The development will provide stormwater facilities with native species enhancing 

the water quality where currently no storm water facilities exist. The RS4-PUD enhance the 

opportunity for single level living while not infringing on the size of the homes for those 

requiring single level living. The PUD promotes quality residential development and 

provides good transitional zoning to benefit those properties that currently surround it. The 

development will be a benefit to the City of St. Charles housing and significant increase in 

tax base.   

 

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

(Section 17.04.330.C.2): 

 

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

proposed location.   

 

The Amendment to Special Use will continue to serve the public convenience at 

Munhall Glen by filling a housing void in the market of single story and first floor 

master bedroom homes. This void in the market is causing those needing this type of 

housing to look outside of St. Charles even though they have been long time 

residents. In addition, by providing housing in this location it helps support area 

businesses and supports good planning putting residential housing close to both pubic 

and private amenities.  

 

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

necessary facilities have been, or are being, provided.   
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There is sufficient infrastructure and utilities for the 2 existing lots under the 

Amendment to the PUD because of the development on the Munhall Glen 

neighborhood.  

 

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

and enjoyment of other property in the immediate vicinity for the purposes 

already permitted, nor substantially diminish or impair property values within 

the neighborhood.  

 

The Amendment to the PUD will not be injurious to the use and enjoyment of the 

surrounding properties, but allows these 2 lots to be developed in a similar fashion to 

the lots immediately surrounding them. 

 

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. 

 

The amendment to the established Special Use will not impede the normal and 

orderly development and improvement of the surrounding properties, but will allow 

these 2 lots to be developed to match those lots immediately surrounding them.  

 

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.   

 

The amendment to the approved Special Use will not be detrimental to or endanger 

the public health, safety, comfort or general welfare. As planned, this amendment will 

continue the properties development goals of providing buffering between different 

property usages and will extend and improve municipal infrastructure, and will 

provide housing needed in the city of St. Charles. 

 

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

applicable provisions of the St. Charles Municipal Code 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 amendment to the approved Special Use conforms to all applicable provisions of 

the St. Charles Municipal Code and meets or exceeds all applicable provisions of this 

Title, except as varied pursuant to the amendment and approved Special Use for the 

Planned Unit Development. The Special Use and PUD zoning allows for a more 

inventive design and the housing will be constructed at or above current codes and 

energy requirements. The Special Use and minor changes to the zoning requirements 

allows for an inventive solution for meeting a needed housing niche within the St. 

Charles housing stock. 
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iv.   The proposed PUD will be beneficial to the physical development, diversity, tax base 

and economic well-being of the City. 

 

 The amendment to the approved PUD will be beneficial to the physical development, 

diversity, tax base and economic well-being of the City. The development of this property 

will improve connections of the water and sewer systems and provide storm water 

management facilities where none currently exist. It will provide a diversity of housing by 

providing single story and first floor master bedroom housing, providing solutions for 

current St. Charles residents whose housing needs have changed over time and want to 

stay in the City due to civic, cultural, social and religious activities that they have long 

time connections. The PUD will substantially increase the tax base for the City, School 

District, Park District, etc. over the current use in perpetuity benefitting many taxing 

bodies. In addition, it provides housing close to many commercial districts benefitting 

many surrounding businesses and the economic wellbeing of the City. 

 

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

 

The amendment to the approved PUD conforms to the purposes and intent of the 

Comprehensive Plan by promoting development within the current boundaries of the 

City. It focuses development on an underutilized property thereby enhancing the tax base, 

utilizing surrounding infrastructure instead of needlessly extending infrastructure past 

undeveloped properties. It provides housing close to shopping districts and the downtown 

area as well as promoting development in an area with significant road and transportation 

corridors promoting orderly and efficient development.   

 

 WHEREAS, the Plan Commission finds the Final Plat of Subdivision to be in conformance 

with the requirements of Title 16 of the City Code entitled, “Subdivisions and Land Improvement” 

and Title 17, Chapter 17.12-Residential Districts. 

 

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

to City Council approval of an Application for Special Use (PUD Amendment) and a Minor 

Subdivision – Final Plat for Munhall Glen Lots 44 & 45, Munhall Glen PUD (Court Airhart, 

Airhart Construction Corp); contingent upon the resolution of all staff comments prior to City 

Council action  

 

Roll Call Vote:   

Ayes:  Hibel, Funke, Ewoldt, Rosenberg, Gruber, Studebaker, Vargulich 

Nays:   

Absent:  Moad, Wiese 

Recused:   

Motion carried:  7-0 

 

 PASSED, this 6th day of December 2022. 
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 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 
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Community Development Department 
 

Staff Report 
           Plan Commission Meeting – December 6, 2022 

 
 

 
Applicant: Court Airhart  Munhall Glen – Lots 44 & 45 

 

 

Property Owner: Airhart Construction Corp 

Location: Munhall Glen Subdivision- 
Lots 44 & 45 (493 Robyn 
Ln & 494 Cora Ln) 

Purpose: Reduce front and exterior 
side yards   

Applications:  • Special Use for PUD 
(PUD Amendment)  

• Minor Subdivision- 
Final Plat   

Public Hearing: Yes, required   

Zoning: RS-4 Suburban Single-
Family Residential / PUD    

Current Land Use: Residential (vacant 
buildable lots)  

Comprehensive 
Plan: 

Industrial / Business Park  

Summary of 
Proposal:  

Munhall Glen is a 50-lot residential subdivision located on 15 acres near the 
intersection of S. Tyler Rd. and Munhall Ave. The subdivision was approved by the 
City as a Planned Unit Development in 2020.  
 
Court Airhart, Airhart Construction Corp, has requested to amend the Munhall Glen 
PUD by reducing the required front yard and exterior side yard for Lots 44 and 45, 
which are corner lots. The proposed change would reduce the building setback to a 
minimum of 10 ft. at the exterior corner of the lots.  
 
The applicant is also requesting approval of Plat of Subdivision which replats Lots 44 
and 45 to reflect the amended building setback lines.   

Info / Procedure 
on Applications: 

Special Use (PUD Amendment):  

• Approval of development project with specific deviations from the Zoning 
Ordinance standards. (Establishes a PUD ordinance with unique zoning or 
subdivision standards that apply to a single development site) 

• Public hearing is required, with a mailed notice to surrounding property owners. 

• Single finding – Is the PUD in the public interest? Criteria are considered in 
reaching a decision. Responses to the criteria need not be in the affirmative to 
recommend approval of a PUD or PUD Amendment. 

• The Plan Commission may recommend conditions and restrictions upon the 
establishment, location, design, layout, height, density, construction, 
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maintenance, aesthetics, operation and other elements of the PUD as deemed 
necessary to secure compliance with the standards specified in the Zoning 
Ordinance. 

• The Plan Commission may recommend exceptions and deviations from the 
requirements of the Zoning and Subdivision Codes requested by the applicant, to 
the extent that it finds such exceptions and deviations are supportive of the 
standards and purposes for PUDs. 

Minor Subdivision- Final Plat 

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

• Recommendation is based on compliance with all other code requirements 
(including Zoning & Subdivision Codes).  

• A public hearing is not required for this type of application. 

• No findings of fact are applicable to this application. 

Suggested Action:  Conduct the public hearing on the Special Use (PUD Amendment) and close if all 
testimony has been taken.  
 

The Plan Commission may vote on the item should the Commission feel that they 
have enough information to make a recommendation.  

Staff Contact: Ellen Johnson, Planner 

 
I. PROPERTY INFORMATION  

 
A. History / Context  

 
Munhall Glen is a 50-lot single-family subdivision approved by the City in 2020 under 
Ordinance No. 2020-Z-29, “An Ordinance Granting Approval of a Map Amendment, Special 
Use for Planned Unit Development and PUD Preliminary Plan for Munhall Glen”. The bulk 
standards that apply to the homes constructed on each lot are per the RS-4 District, except as 
varied in Exhibit E of the PUD Ordinance, which allows for reduced lot area and width, greater 
building coverage, and reduced interior side yards.  
 
Construction of the subdivision is 
underway. Streets and infrastructure 
improvements have been completed. 
Home construction has begun, with 
five homes finished and nine currently 
under construction.  
 

B. Zoning  
 
The subject property, Lots 44 and 45 in 
Munhall Glen, is zoned RS-4 Suburban 
Single-Family Residential / PUD. The 
same zoning is surrounding due to the 
location of the subject parcels within 
the interior of the subdivision.   
 
 
 

Zoning Map 
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II. PLANNING ANALYSIS 

 
Staff has analyzed the Special Use (PUD Amendment) and Minor Subdivision- Final Plat 
applications for conformance with the standards established in Munhall Glen PUD Ord. 2020-Z-29, 
Ch. 17.12 “Residential Districts”, and Title 16 “Subdivisions & Land Improvement”.   
 
A. Proposal  

 
Proposed is to amend Exhibit E of PUD Ord. 2020-Z-29 by granting additional deviations for Lot 
44 and Lot 45 only. Currently, per the underlying RS-4 zoning, a front yard of 20 ft. is required 
for all lots in Munhall Glen. For corner lots, an exterior side yard of 15 ft. is required.  
 
The recorded Final Plat of Subdivision for Munhall Glen establishes building setback lines 
based on the required yards (labeled as “BSL”). Lots 44 and 45 are curved at the exterior 
corners. The building lines are platted such that a 15 ft. yard is required around the curve.  
 
The requested amendment is to reduce the exterior side yard at the northeast corner of Lot 
44 and the northwest corner of Lot 45 by extending the building setback lines to where they 
intersect with the 10 ft. utility easement line, and to reduce the front yard setback at the same 
corners by extending the building setback lines until they intersect with the same 10 ft. utility 
easement. This change will retain the 20 ft. front yard and 15 ft. exterior side yard along a 
majority of the two lots, except at the corner curve where the yard will be a minimum of 10 ft. 
 
The applicant has submitted a site plan which depicts the proposed yards and the intended 
building footprints. The buildings are shown with a 10 ft. setback at the lot corners. Building 
elevations have also been provided. These elevations will be available for construction on Lots 
44 and 45 should the requested amendment be approved.  

 
B. Plat of Subdivision  
 

A Plat of Subdivision entitled “Replat of Lots 44 and 45 of Munhall Glen Subdivision” has been 
submitted for approval alongside the PUD Amendment. The Plat revises the building setback 
lines as requested. All lot dimensions and easements remain unchanged. 
 
Note the plat, as is the case with the Munhall Glen Plat of Subdivision, also establishes porch 
setback lines (“PSL”) and garage setback lines (“GSL”), which have been imposed by the 
developer; those setbacks do not pertain to zoning requirements.  
 
There are no outstanding comments from Planning on the Replat. Any comments from the 
Engineering review will need to be addressed prior to City Council approval and recording.   
 

III. OPTIONS FOR PLAN COMMISSION ACTION  

 

1. Public Hearing – Close or Continue  
If the Plan Commission feels they have adequate information the public hearing may be 
closed. The public hearing may be continued if additional information is deemed necessary 
to provide a recommendation.  
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If Public Hearing is closed-  
 

2. Make a Recommendation to Planning & Development Committee 
 
There is a single finding for PUD applications: Is the PUD in the public interest? There are 
five Criteria for PUDs which are to be considered to reach a decision. Responses to all 
criteria need not be in the affirmative to recommend approval of the PUD Amendment. The 
applicant has provided responses to the Criteria for PUDs as part of the application 
materials.   
 
There are no findings of fact pertaining to plats of subdivision. Approval is subject to 
meeting the technical standards for subdivisions per Title 16. Staff has no outstanding 
comments. Staff recommends approval of the Minor Subdivision- Final Plat upon approval of 
the PUD Amendment.  

 
a. Recommend approval of the application for Special Use (PUD Amendment) and Minor 

Subdivision- Final Plat.  
i. Plan Commission may add additional conditions if deemed necessary by the Plan 

Commission to meet the PUD finding.  A recommendation for approval of the Minor 
Subdivision- Final Plat should be conditional upon resolution of staff comments prior 
to City Council action.                  
 
 OR  

 
b.    Recommend denial of the application for Special Use (PUD Amendment) and Minor 

Subdivision- Final Plat.  
i.     Plan Commission must substantiate how the PUD finding is not being met in order to 

recommend denial. 
 
 

IV. ATTACHMENTS 

• Munhall Glen Final Plat of Subdivision   

• Applications for Special Use and Minor Subdivision- Final Plat; received 11/7/22 

• Site Plan of Lots 44 & 45  

• Replat of Lots 44 & 45 

• Building Elevations  
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