
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Anthony Place Phase 2  

City Staff: 
 

Rachel Hitzemann, Planner  
 

PUBLIC HEARING 
  

MEETING 
9/9/20 X 

APPLICATION:  Concept Plan  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Application & Plans, received 8/03/20 

Plans   

SUMMARY: 
 

The subject property is comprised of 4.31-acres and is situated in the St. Charles Commercial Center, 
North of Bricher Rd, South of IL Rt 38 (Lincoln Hwy.) and East of Randall Rd.  

 

Chealon Shears of GC Housing Development LLC is seeking feedback on a Concept Plan to develop a 
75-unit affordable senior independent living facility. GC Housing Development LLC developed the 
similar Anthony Place at Prairie Centre building, which was recently completed. 

 

 Details of the proposal are as follows:  

 4 story building  

 100% units will be considered affordable  

 82 Total parking spaces provided (70 garage spaces, 12 surface spaces)  

 Access from private street with connections to Bricher Rd. and Lincoln Hwy.  

 Proposal includes subdividing lot into 3 parcels  

 

The Comprehensive Plan land use designation for the property is Corridor/ Regional Commercial, with 
optional Mixed Use.  

 

SUGGESTED ACTION: 

Provide feedback on the Concept Plan. Staff has provided questions Commissioners may wish to 
consider to guide their feedback to the applicant.  

INFO / PROCEDURE – CONCEPT PLAN APPLICATIONS: 

 Per Sec. 17.04.140, the purpose of the Concept Plan review is as follows: “to enable the applicant to 
obtain informal input from the Plan Commission and Council Committee prior to spending 
considerable time and expense in the preparation of detailed plans and architectural drawings. It also 
serves as a forum for owners of neighboring property to ask questions and express their concerns 
and views regarding the potential development.” 

 A formal public hearing is not involved, although property owners within 250 ft. of the property 
have been notified and may express their views to the Commission.  

 No recommendation or findings are involved. 
 



 

 

 

 

 

 

 

 

 

Staff Report 
 

TO:  Chairman Todd Wallace 
  And Members of the Plan Commission   
 

FROM: Rachel Hitzemann, Planner 
 
RE:  Anthony Place Phase 2 Concept Plan 
 
DATE:  September 4, 2020 
_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: Anthony Place Phase 2   

Applicant:  Chealon Shears, GC Housing Development LLC.  

Purpose:  Obtain feedback on a Concept Plan for senior multi-family residential 
building 

 
 General Information: 

Site Information 

Location North of Bricher Rd., South of IL Rt. 38 and East of Randall Rd.(between Taco 

Bell and commercial strip mall)   

Acres 64,940 sf / 4.31 acres  

 

Application: Concept Plan 

Applicable     

City Code 

Sections 

Ch. 17.14 – Business and Mixed Use Districts  

Ch. 17.26 – Landscaping & Screening  

 

Existing Conditions 

Land Use Vacant/Agriculture  

Zoning BR- Regional Business and St. Charles Commercial Center  

 

Zoning Summary 

North BR- Regional Business and St. Charles Comm. 

Center 
Auto-parts store  

East BR- Regional Business and St. Charles Comm. 

Center 
Fast food, Bank, school    

South BR- Regional Business and St. Charles Comm. 
Center 

Vacant parcel, detention pond  

West BR- Regional Business and St. Charles Comm. 

Center 
Multi-tenant commercial strip 
mall  

 

Comprehensive Plan Designation 

Corridor/ Regional Commercial   

 

Community & Economic Development 

Community Development Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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II. OVERVIEW 

 
A. BACKGROUND 

 
The 4.31-acre subject property is located between Rt.38 to the North, Bricher Rd. to the 
South and Randall Rd. to the East. The site is currently a vacant lot located in the St. Charles 
Commercial Center PUD. The property can be accessed via a private drive with access to 
Bricher Rd. and Rt. 38.  The property is situated between a commercial strip mall and the 
Taco Bell.  

 
B. PROPOSAL 

 
Chealon Shears of GC Housing Development LLC. is seeking feedback on a Concept Plan 
to develop an affordable senior housing multi-family residential building.  
 
GC Housing Development LLC developed the similar Anthony Place at Prairie Centre 
building, which was recently completed. 
 
Details of the proposal are as follows:  

• Subdivide the current parcel into 3 separate lots 

• Proposed building project will be located on lot B 
o Lot size: 1.55 Acres  

• 4 story building with 75 affordable senior residential units  

• 82 proposed parking spaces that include 70 garage spaces and 12 surface spaces 

• Site access provided by a private drive with access to Bricher Rd. and Rt. 38. 

• Cross access to the commercial strip mall will be provided 

• Potential for future connection to parcel A to the North and parcel C to the South.   

• Applicant has requested that “Development Cost Offsets” under the Inclusionary 
Housing Ordinance be applied to all units, which would waive all City fees and all 
school and park land-cash fees. 

 
C. CONCEPT PLAN 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. ANALYSIS 

 
A. COMPREHENSIVE PLAN 

 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/ Regional Business”.  
 
Corridor/Regional Business land use is described as follows: 
 

“Areas designated as corridor/regional commercial are intended to accommodates 
larger shopping centers and developments that serve a more regional function, drawing 
on customer base that extends beyond City limits. These areas often have a mix of “big 
box” stores, national retailers, and a “critical mass” of multiple stores and large shared 
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parking areas. Areas designated for corridor/ regional commercial are located primarily 
in larger consolidated areas along the City’s heavily traveled corridors and 
intersections. Commercial service uses can also have an appropriate place in 
corridor/regional commercial areas, but must be compatible with adjacent and nearby 
retail and commercial shopping areas and be located as to not occupy prime retail 
locations.” (pg. 39) 

 
Chapter 4 of the Comprehensive Plan provides the following Residential and Mixed-Use land 
use policies relevant to the proposed development: (p. 43-44): 
 

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. 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.”  

 

Ensure residential areas are adequately screened/ buffered from adjacent non-

residential uses and activity. The composition of the City’s commercial districts along 
corridors that transect the City means that there are many areas where commercial uses 
abut residential properties and neighborhoods. The use of horizontal and vertical 
buffering and screening, including berms, fencing, and landscaping, should be promoted 
to protect neighborhoods from abutting commercial or industrial land uses. The City 
should identify areas where land use conflicts are problematic and explore solutions to 
mitigate the conflicts, including buffering and screening. Additionally, the City’s 
landscape ordinance could be revised to require enhanced screening and an amortization 
schedule to ensure compliance for non-conforming properties within a set time frame. 

 
Potential Mixed Use 

 
The Plan additionally identifies the area bound by Randall Road, Prairie Street, S. 14th St. and 
Bricher Road as “Potential Mixed Use” This area includes what is now the Prairie Centre 
development north of Rt. 38 and the St. Charles Commercial Center PUD, where the subject 
property is located. 
 

Residential Areas Framework Plan (p.45): 

 
Area “G”: These two redevelopment sites [Charlestowne Mall and former St. Charles 
Mall site, including the subject property] have potential to develop with a mix of uses. 
The City should work with the property owners to explore mixed use development on 
these sites provided the development can assist in meeting other community objectives.  
 

Mixed Use Outside of Downtown (p.47) 

 

The Land Use Plan identifies both the Charlestowne Mall site in the City’s East Gateway 
and the Old St. Charles Mall site in the West Gateway as Corridor/Regional Commercial 
areas. However, both of these sites have potential for Mixed Use development, and 
similar to Downtown, each could foster a pedestrian-oriented mixed use node, with a mix 
of retail, restaurant, entertainment, recreation, and residential uses. This dynamic mix of 
uses in close proximity to major arterial streets has the potential not only to create a 
vibrant and inviting destination but also serve as a catalyst for needed investment in 
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these important areas of the City. Building orientation in the area should have a strong 
orientation to major streets and careful consideration should be given to its impact on 
adjacent residential areas. Additionally, residential uses/ development within these mixed 
use areas should refer to the Residential Areas Framework Plan for additional consider-
ations and recommendations. In these areas, it is important to maintain a healthy 
balance of users. 
 

Chapter 8- Sub Area Plans  

 
The Subject Property is located within the West Gateway Subarea. Goals and Objectives (p. 94) 
are listed below: 

 
 

Subarea Goals  

The West Gateway subarea provides unique opportunities within a specific context of a 
corridor capable of competing with other commercial areas of the City, including Down 
town. These opportunities and goals are not meant to create competition with Downtown; 
rather, they strive to complement each other. The overall vision for the subarea includes 
the following elements:  

• An economically competitive corridor that capitalizes on its unique advantages 
and regional position and complements downtown.  

• Redevelopment and repositioning to include the next generation of regional 
development and services. 

• An attractive environment that is distinguishable from adjacent communities and 
respectful of surrounding neighborhoods.  

• A multi-use area that provides a balance in and ease of access between 
residential, commercial, and retail activities. 

 
Subarea Objectives  

• Improvement of the appearance of the Randall Road Corridor and the identity of 
the St. Charles community through installation of streetscaping, wayfinding, and 
gateway elements. 

• Enhancement of the character of both existing and new development through on-
site landscaping, attractive building design and materials, and more consistent 
signage regulation.  

• Improved mobility and access throughout the corridor, including between 
adjacent development sites or blocks.  

• Comprehensive bicycle, pedestrian, and transit access through infrastructure and 
technology improvements.  

• Preservation of surrounding neighborhoods through the use of screening and 
buffering from commercial development.  

• Redevelopment of the St. Charles Mall site with activities and a character that 

complement Randall Road and maintain an appropriate relationship with 

adjacent neighborhoods.  

• Creation of market-responsive development parcels that can accommodate 
projects of an appropriate scale and phasing over time.  

• A transitioning land use pattern that is supportive of Bus Rapid Transit (BRT) 
along Randall Road.  

• Achieve balance by promoting connections between the Downtown and the West 
Gateway area without competing with the Downtown. 
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West Gateway Sub Area Plan Catalyst Sites (p.97) 
 

The Subject Property is 
identified as Catalyst Site “I”. 
 
The Anthony Place Phase 2 
Concept Plan site area is shown 
in the yellow dashed box. 
 
Three different redevelopment 
alternatives for Sites H, I, and J 
are shown on p. 98. 
 

 

 

 
 

• Site I: The Tri-City Center is a neighborhood scaled shopping center with strong orientation to 
Lincoln Highway and limited visibility from Randall Road. The mall has struggled to stay 
competitive and is characterized by excessive vacancies. Redevelopment of the site should 
explore repositioning the site towards Randall Road, which averages 39,000 cars per day 
(Lincoln Highway averages only 17,000). Redevelopment of the site should also explore 
improving the site’s visibility and access to Randall Road by acquiring and eliminating some of 
the existing outlot buildings. 
 

St. Charles Mall (Site H, I and J) Redevelopment Alternatives (p.98) 

 

Three different redevelopment land use plan alternatives are depicted on this page, along with a list of 
considerations applying to each alternative. Under the alternatives, a portion of the Anthony Place 
Phase 2 site is located within a multi-family area.  
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B. ZONING REVIEW 
 

The subject property is zoned BR- Regional Business and is located within the St. Charles 
Commercial Center PUD. The applicant has proposed rezoning the property to RM-3, with 
deviations approved through a PUD amendment. However, staff recommends leaving the 
underlying BR zoning and permitting the use and bulk standards through a PUD amendment. 
This procedure is similar to how the Prairie Center PUD was approved. Staff recommends 
amending the PUD Ordinance to allow Independent Living Facilities, which are defined as;   
 

“A multiple-family dwelling that is limited to occupancy by persons who 

are fifty-five (55) years of age or older or, if two (2) persons occupy a unit, 

at least one (1) shall be fifty-five (55) years or older. Such facilities may 

include offering congregate meals in a common dining area. This use may 

include incidental medical services for the convenience of residents, but is 

distinct from an Assisted Living Facility or Nursing Home, as defined 

herein” 

 
The applicant is proposing the following bulk standards for the property.  

 

 
 

BR  

 

RM-3 Concept Plan  

Min. Lot Area 

1 acre   
2,200sf 

 
1,467sf 

 

Min. Lot Width None  
 

65 ft. 150 ft. 

Max. Building 
Coverage 

30% 
 

40% 62% 

Max. Building 

Height 

40 ft. 
 

45 ft/ 4 stories, 
whichever is less 

60 ft./ 4 stories  

Min. Front 

Yard 

20 ft. 30 ft. 
40 ft. 

Min. Exterior 

Side Yard 

20 ft. 30 ft. 
N/A  

Min. Interior 

Side Yard 

15 ft. 25 ft. 
10 ft. 

Min. Rear Yard  30 ft. 30 ft. 10 ft. 
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C. LANDSCAPING  

 

The concept plan shows some site landscaping, but a full landscape plan will be required for 
the site at the time of PUD Preliminary Plan approval. The plan will require foundation and 
parking lot landscaping outlined in Chapter 17.26 of the City Code.  
 
 

D. BUILDING ARCHITECTURE  
 
The applicant has submitted an elevation drawing for the building. It appears that the 
proposed elevations would meet design review standards. However, side and rear elevations 
will need to be submitted at the time of PUD Preliminary Plan approval to ensure compliance 
with City Code.  

 
 

E. SITE ACCESS/STREET IMPROVEMENTS 
 

Access to the site is provided by a private road with connections to Bricher Rd and Rt. 38. 
There are also additional access points to connect to the Commercial Strip mall to the West.  
The plan also provides an opportunity to connect to any future development projects to the 
North.  
 

The Fire Department requires that the drive on the Northwest side of the building be 
extended past the parking garage entrance with a Hammerhead (T) configuration to allow 

access to a fire hydrant and ladder truck access to the Southwest side of the  

     building. 
 

F. ENGINEERING REVIEW 
 

Engineering comments on the Concept Plan have been provided to the developer. Items 
raised will need to be addressed in the PUD Preliminary Plan submittal, should the 
development move forward. Stormwater detention volume is available but will need to be 
verified at the time of Preliminary Engineering review. 
A study of Sanitary Sewer Capacity to serve the project has been submitted and is under 
review. 
 
 

E. INCLUSIONARY HOUSING 
 
This development will be comprised of 100% affordable units, so an inclusionary housing fee 
is not required.  
 

F. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 
 
The Inclusionary Housing Ordinance (Title 19 of the City Code), Section 19.02.090, 
“Development Cost Offsets”, allows the City to waive the School and Park fees relative to the 
required affordable units constructed within the development. For this development, 8 
affordable units are required. However, the applicant has submitted a letter asking the City to 
consider applying the Development Cost Offsets to the entire project due to all the entire 
development (75 Units) being 100% affordable. This would effectively waive the school and 
park land cash contribution requirements.  
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The applicant’s request letter has been provided to the School and Park districts for feedback. 
At this time, the City has not received comments from either party.  
 
The Planning & Development Committee will need to consider whether to apply the 
Development Cost Offsets to the entire project. This request may require an amendment to 
Title 19 of the City Code and/or approval through the PUD application. 
 

IV. FUTURE APPROVAL PROCESS 
 

If the applicant chooses to move forward with the proposed development at the conclusion of the 
Concept Plan process, the following zoning/subdivision approvals would be necessary:  
 

1. Special Use for PUD: To amend the PUD ordinance with unique zoning use and 
standards to accommodate the proposal. 
 

2. PUD Preliminary Plan: To approve the physical development of the property, including 
site, engineering, and landscape plans.   
 

3. Preliminary/Final Plat of Subdivision: To plat and divide the property.  
 

V. SUGGESTED ACTION  
 

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

 
✓ Proposed land use and compatibility with surrounding development 

 
✓ Proposed Building Design  

 
✓ Site layout and access to adjacent properties 

 
 
 
✓ Would a proposed PUD amendment to permit the project 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 
 

Planning & Development Committee should additionally provide feedback on: 
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✓ Applying the Inclusionary Housing Development Cost Offsets to the entire project 

(effectively waiving all City fees and the School and Park land-cash fees for the 
development) 

 
 
 

VI. ATTACHMENTS 
 

• Concept Plan Application; received 8/03/20 

• Plans  









































 
  
 
 
 
 
 
July 31, 2020 
 
Ms. Ellen Johnson 
City Planner 
City of St. Charles 
2 East Main Street 
St. Charles, Illinois 60174 
 
Dear Ellen,  
 
Thank you for providing additional information regarding the permit fees, connection fees and 
school and park cash contribution waivers for required affordable units as it relates to Section 
19.02.00 of the Inclusionary Housing Ordinance.  
 
Given the current terms as stated in this Section of the Ordinance, we are submitting the 
following request: 1) A deviation from the Planned Unit Development application, and 2) Waiver 
of (a) all building permit fees, demolition fees, plan review fees per Title 15 of the St. Charles 
Municipal Code, (b) sewer and water connection fees Per Title 13 of the Code, and (c) cash 
contributions in lieu of park and school land dedications per Title 16 of the Code,  as we undergo 
this application process.  
 
Anthony Place St. Charles Phase 2 Senior Apartments will be a 100% affordable development that 
is in compliance with the “Income Averaging” occupancy set-aside option recently established by 
Congress and implemented by the Illinois Housing Development Authority. This set-aside option 
allows for a project to include households that are at or below 80% of the Area Median Income 
(AMI) as long as these two requirements are met: 1) at least 40% of the total units in a project 
are rent and income restricted, and 2) the average income limit across all of the Low Income 
Housing Tax Credit units is at or below 60% AMI.   
 
Understanding that the Code’s current definition of affordability states that the AMI is at or 
below 60%, our use of the Income Averaging set-aside option will still meet the Code’s definition 
because the average AMI across of the units will be at or below 60% AMI as an IHDA requirement. 
Utilizing this set-aside option will allow the development to include a wider range of lower 
income households with the inclusion of 80% households that can will be contribute to long term 
operating sustainability through higher rents that offset the cost of operating lower income units.  
 
We hope that the City will take our implementation of Income Averaging to achieve 60% AMI 
average across all units under consideration in granting waivers for all 75 units. We also hope the 
City will note and take into consideration that Anthony Place at Prairie Centre was granted a 



 

waiver of all fees for 100% units despite only being required for 61 of the 75 units to be 
affordable. We look forward to hearing you regarding next steps. Please let us know if there any 
questions and/or additional information is needed. 
 
 
Thank you, 
 
 
 
 
Jeffrey D. Crane, Manager 
GC Housing Development LLC  
 
 
Cc: Dave Patzelt 












