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City of St. Charles, Illinois
Ordinance No. 2017-Z-  21

An Ordinance Granting Approval of a Map Amendment, Special Use for
Planned Unit Development, and PUD Preliminary Plan for Crystal Lofts

214 S. 
13th

Ave.)

WHEREAS, on or about October 16, 2017, Jeffrey Funke ( the " Applicant") filed

petitions for 1) Map Amendment from MI Special Manufacturing District to RM-3 General
Residential District, 2) Special Use for Planned Unit Development, and 3) PUD Preliminary
Plan, all for the real estate legally described on Exhibit" A" attached hereto and incorporated
herein( the " Subject Property"), for the purpose of renovating an existing building into 9
townhomes and constructing 5 additional townhomes; and,

WHEREAS, Notice of Public Hearing on said petitions for Map Amendment and Special
Use for Planned Unit Development was published on or about October 20, 2017 in a newspaper

having general circulation within the City, to-wit, the Daily Herald newspaper, as required by the
statutes of the State of Illinois and the ordinances of the City; and,

WHEREAS, pursuant to said Notice, the Plan Commission conducted a public hearing on or
about November 7, 2017 on said petitions in accordance with the statutes of the State of Illinois and

the ordinances of the City; and,

WHEREAS, at said Public Hearing, the Applicant presented testimony in support of said
petitions and all interested parties had an opportunity to be heard; and,

WHEREAS, the Plan Commission recommended approval of said Map Amendment,
Special Use for Planned Unit Development, and PUD Preliminary Plan petitions on or about
November 7, 2017; and,

WHEREAS, the Planning & Development Committee of the City Council recommended
approval of said petitions on or about November 13, 2017; and,

WHEREAS, the City Council of the City of St. Charles has received the
recommendations of the Plan Commission and Planning & Development Committee and has

considered the same.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY

OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS, as follows:

1.  The preambles set forth hereinabove are incorporated herein as substantive provisions

of this Ordinance as though fully set out in this Section 1.

2.  That passage of this Ordinance shall constitute approval of the petition for a Map
Amendment for the Subject Property from the M1 Special Manufacturing District to RM-3
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General Residential District, and the Findings of Fact for Map Amendment attached hereto and
incorporated herein as Exhibit" B" are expressly adopted by the corporate authorities of the City.

3. That passage of this Ordinance shall constitute approval of a Special Use for Planned

Unit Development pursuant to the provisions of Title 17 of the St. Charles Municipal Code, as

amended, and based upon the Applicant' s petitions and the evidence presented at the Public

Hearing, the City Council hereby finds that the Special Use for Planned Unit Development is in the
public interest and adopts the Criteria for Planned Unit Developments, set forth on Exhibit" C",

which is attached hereto and incorporated herein.

4. That passage of this Ordinance shall constitute approval of the PUD Preliminary Plan,
incorporated herein as Exhibit" D", such that the following documents and illustrations, reduced
copies of which are attached hereto, are hereby granted preliminary approval, subject to satisfactory
resolution of all outstanding staff review comments and compliance with such conditions,

corrections, and modifications as may be required by the Director of Community& Economic

Development and the Director of Public Works to comply with the requirements of the St. Charles
Municipal Code:

Engineering Plans, prepared by Kimley Horn, dated 12/ 11/ 17
Landscape Plan, prepared by Kimley Horn, dated 12/ 11/ 17
Architectural Plans, prepared by Funke Architects:

o Elevations and Building Materials Sheets, received 10/ 17/ 17
o Sheets A31, A32, dated 10/20/ 17

o Sheets A10, A34 dated 11/ 21/ 17

Subdivision Plat, prepared by Compass Surveying Ltd, dated 12/ 15/ 17

5. The Subject Property shall be developed only in accordance with all ordinances of the
City as now in effect and as hereafter amended( except as specifically varied herein), and subject

to the terms, conditions and restrictions set forth herein, as follows:

a.   Zoning: The Subject Property shall be subject to the requirements of the RM-3
General Residential District, as amended, and all other applicable requirements of

the St. Charles Zoning Ordinance, as amended, except as specifically varied in the
PUD Deviations" attached hereto and incorporated herein as Exhibit" E".

b.  Stormwater:

1.  For portions of the site subject to the IDNR Conveyance Floodway agreement,
existing regulatory FEMA floodplain, and proposed FEMA floodplain
mapping, compensatory storage shall be provided in accordance with the City
Code, and shall be subject to review and approval by the Director of
Community & Economic Development and the Director of Public Works at

the time of final engineering and stormwater permit review. A recorded
covenant running with the land requiring maintenance of the compensatory
storage volume shall be provided per the requirements of the City Code.

2.  The detached garages proposed on Lots 1 through 9 shall be individually
permitted and constructed. Information submitted with the building permit
applications shall demonstrate compliance with all applicable requirements of
the City Code regarding detached structures within a floodplain. Details shall
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be provided regarding anchoring of the structure, use of flood resistant
material, use of water proof materials below the flood protection elevation,

installation of service facilities above the flood protection elevation,

construction cost, design of garage doors and flood vents, and signage and

other preventative measures taken to prevent storage in area below 2 ft. above

the base flood elevation. Elevation certificates shall be provided for each

detached garage following the installation of the foundation and floor for
approval by the Director of Community& Economic Development and the

Director of Public Works prior to any additional work being completed on the
structures.

3.  For the attached garages proposed on Lots 10 through 14, information

submitted with the building permit applications shall demonstrate compliance
with all applicable requirements of the City Code regarding elevations of the
structure outside of the floodplain areas.  Elevation certificates shall be

provided each garage following the installation of the foundation and floor for
approval by the Director of Community& Economic Development and the

Director of Public Works prior to any additional work being completed on the
structures.

c.   Owners' Association: An owner' s association shall be formed for purpose of

maintaining all common elements within the development, including but limited to:
the driveway parcel ( Outlot A), all stormwater drainage improvements within the

subdivision, and any private improvements approved to be located within City right-
of-way. The association shall be responsible for enforcing the covenant over the
compensatory storage area and maintaining or enforcing the maintenance of all
structures or other improvements located within areas of the site subject to the IDNR

Conveyance Floodway agreement, existing regulatory FEMA floodplain, proposed
FEMA floodplain mapping and compensatory storage areas in accordance with final
engineering plans, building permit approved plans and City Code requirements. The
Declaration of Covenants establishing the owner' s association and identifying all
maintenance responsibilities of the association shall be provided for the review and

approval by the Director of Community& Economic Development and Director of

Public Works prior to the recording of the Final Plat of Subdivision.

d.  Special Service Area: Following a recording of the Final Plat of Subdivision, the City
shall initiate the formation of a Special Service Area for the purpose of maintaining
and repairing stormwater management facilities ( including all compensatory storage
areas) and other related facilities serving the Subject Property. Such Special Service
Area shall be of perpetual duration with a maximum rate sufficient to provide for

maintenance, repair, and reconstruction of such facilities. Such Special Service Area

may provide for maintenance by the City in the event that stormwater management
facilities or other related facilities are not adequately maintained by the Owner' s
Association, lot owners or successors.
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e.   Utilities:

1.  The existing overhead utility poles along the Indiana Avenue frontage of the
subject property, including all attached electrical wires and equipment and all
other public or private utilities attached to the poles, shall be removed and

relocated below grade.

2.  Utilities services to the residential units shall be provided in accordance with

the requirements of the City Code, and subject to review and approval of the
Director of Community & Economic Development and the Director of Public

Works at the time of building permit.
3.  The Sanitary Sewer located east of the building may be considered for

realignment as determined by the City after an evaluation and determination
of hydraulic impacts. If adverse impacts are determined and cannot be

mitigated to the satisfaction of the Director of Public Works, the sanitary
sewer shall not be realigned, and the building footprint shall be adjusted to
provide an adequate separation from the sanitary sewer.

f.   School and Park Contributions: The Park and School contributions shall be

provided by the Applicant as cash in lieu of land contribution in accordance with
the provisions of Title 16 of the St. Charles Municipal Code, as the same may be
amended from time to time.

g.  Inclusionary Housing: The Inclusionary Housing contribution shall be provided
by the Applicant as cash in lieu of affordable units in accordance with the
provisions of Title 19 of the St. Charles Municipal Code, as the same may be
amended from time to time.

6. That after the adoption and approval hereof, the Ordinance shall ( i) be printed or

published in book or pamphlet form, published by the authority of the Council, or( ii) within
thirty (30) days after the adoption and approval hereof, be published in a newspaper published in
and with a general circulation within the City of St. Charles.

PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this

18th

day of December, 2017.

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this

18th

day of December, 2017.

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties,
Illinois this 18`

h
day of December, 2017.

I 1p
Raymond P. Rogina, Mayor

Attest:
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Chuck enta, City Clerk w       ,,

Vote:

Ayes:    Q i  ,:
r

ry;;,  .  ,. . s!)

Nays:   01.
1

Absent: 0
y

Abstain:  0

Date:

APPROVED AS TO FORM:

City Attorney

DATE:



State of Illinois

ss.

Counties of Kane and DuPage     )

Certificate

I, CHUCK AMENTA, certify that I am the duly elected and acting
Municipal City Clerk of the City of St. Charles, Kane and DuPage Counties,
Illinois.

I further certify that on December 18, 2017, the Corporate Authorities of
such municipality passed and approved Ordinance No. 2017-Z- 21, entitled

An Ordinance Granting Approval of a Map
Amendment, Special Use for Planned Unit

Development and PUD Preliminary Plan for Crystal
Lofts (214 S. 13th Ave)."

which provided by its terms that it should be published in pamphlet form.

The pamphlet form of Ordinance No. 2017-Z- 21, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such Ordinance was
posted in the municipal building, commencing on December 27, 2017, and
continuing for at least ten days thereafter.  Copies of such Ordinance were also

available for public inspection upon request in the office of the municipal clerk.

DATED at St. Charles, Illinois, this 18th day of December, 2017.
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EXHIBIT "A"

LEGAL DESCRIPTION

THAT PART OF BLOCK 5 OF W. H. WILCOX SECOND ADDITION TO ST. CHARLES

AND THAT PART OF VACATED INDIANA AVENUE, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF SAID BLOCK 5; THENCE SOUTH

ALONG THE WEST LINE OF SAID BLOCK AND SAID WEST LINE EXTENDED 131. 5

FEET TO A LINE DRAWN PARALLEL WITH AND 4 FEET SOUTHERLY OF,

MEASURED AT RIGHT ANGLES THERETO THE SOUTHERLY LINE OF SAID BLOCK

5; THENCE EASTERLY ALONG SAID PARALLEL LINE AND SAID LINE EXTENDED

TO THE EASTERLY LINE OF SAID BLOCK 5; THENCE NORTHERLY ALONG SAID

EASTERLY LINE TO THE NORTHEAST CORNER THEREOF; THENCE NORTHERLY

ALONG SAID NORTHERLY LINE 344.4 FEET TO THE POINT OF BEGINNING, IN THE

CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS.



EXHIBIT " B"

FINDINGS OF FACT FOR MAP AMENDMENT

1.  The existing uses and zoning of nearby property.

The current zoning of the existing property is manufacturing M- 1. The neighboring
properties to the north and east are also M- 1. The neighboring properties to the south and
west are residential; RT-3.

2.  The extent to which property values are diminished by the existing zoning
restrictions.

The existing M- 1 zoning prohibits the use of residential for the existing building and
existing property. Economics, location, the existing building and site prohibit its existing
zoning use. The building is deteriorating under the current conditions. The residential
use will allow for a new use for the building and site. This proposed use will complement
the existing residential to the south and west and offer a great transition to the

manufacturing to the north and east of the site.

3.  The extent to which the reduction of the property' s value under the existing zoning
restrictions promotes the health, safety, morals or general welfare of the public.
The existing building does not lend itself to a modern manufacturing facility. The
building is deteriorating and in the future, walls and the roof will collapse if the building
is not renovated.

4.  The suitability of the property for the purposes for which it is presently zoned, i.e.
the feasibility of developing the property for one or more of the uses permitted
under the existing zoning classification.

The existing M- 1 zoning is not suitable for this type of property. To the south and the
west you have single- family homes creating zoning uses that do not complement each
other. The location of the site does not lend itself to truck and manufacturing traffic. The
building is not adequate for a modern manufacturing facility. The size and location
prohibit the function of such a use.

5.  The length of time that the property has been vacant, as presently zoned, considered
in the context of the land development in the area where the property is located.

The building in its current state is deteriorating and does not function as a warehouse. If
the property is not re- developed the building will eventually need to be demolished to
avoid collapse if left on its own.

6.  The evidence, or lack of evidence, of the community' s need for the uses permitted
under the proposed district.

Currently there is a need for new housing product in the St. Charles area. The proposed
residential district will allow for new residential product. The existing zoning, M- 1, is



obsolete and does not allow for vehicular traffic, building size and location suitable for
industrial and/ or manufacturing.

7.  The consistency of the proposed amendment with the City' s Comprehensive Plan.

Multi- Family Residential will make for a great buffer to the commercial buildings to the
north and the east. It will also blend in nicely with scale and its use to the residential
zoning on the south and the west.

8.  Whether the proposed amendment corrects an error or omission in the Zoning
Map.

The proposed zoning will facilitate residential development in the area. The renovation of
the existing building and the new( 5) town homes will activate Indiana Avenue.

9.  The extent to which the proposed amendment creates nonconformities.

The proposed amendment will help the existing property to conform with the surrounding
residential properties. The re- use of a vacant building will promote development and
compliment the residential community around the site.

10. The trend of development, if any, in the general area of the property in question.

The new zoning will activate the residential development in the area. The town homes
will offer amenities that will promote residential and increase property values in the
neighborhood.



EXHIBIT " C"

CRITERIA FOR PLANNED UNIT DEVELOPMENTS

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 new development will re-purpose an existing deteriorated building. It will also create
new residential housing that will increase the values of the neighboring properties, create
density and create a beautiful setting for architecture, landscape and a residential
presence that will complement the street and neighborhood.

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 PUD will offer the new use of an existing historic building. It will also activate a once
dormant building. Relocation of power lines underground, new sidewalks, landscaping and
fencing will also beautify the area.
The Heinz Crystal building has been a part of the St. Charles fabric for over 100 years. The
renovation of the existing building will allow residents to enjoy its history and architecture.
The new( 5) town homes offer a modern design that will complement the existing building
and offer design innovations not found in the market place.

The existing and new buildings will be renovated with energy- efficient materials lowering
the utility costs of the future residents. The storm water management techniques are being
modernized to facilitate the new development.

Coverage deviates from the code to allow for the renovation of the existing building. Factors
include the existing site conditions, building size and economics restricting the development
from adhering to all of the RM- 3 requirements. The required Front Yard Setback, Side Yard
Setbacks, Lot Width and Building coverage will deviate from the RM-3 District.

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 architecture of the Crystal Loft Townhomes incorporates a historic building
that has been an economic and architectural staple in the community. The
building has stood on its location for over 100 years and originally served as the
leading manufacturing of crystal in the United States. The architecture will be
preserved and serve as an architecturally significant structure for many years to
come.



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

necessary facilities have been, or are being, provided.

The Crystal Lofts will be relocating the existing power lines on Indiana to
underground. New sidewalks and decorative fencing will surround the site on the
west, north and east ends. The drainage and utilities will be improved to

accommodate the new development.

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 Crystal Lofts development team has been working with the City of St.
Charles to produce a product that compliments the current needs in St. Charles.

We have also addressed the public concerns about parking adding additional
parking spaces on the north side of the property to accommodate guests.

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 townhomes compliment the residential single family homes to the west and
the south and act as a nice architectural transition to the industrial buildings on

the east and the north.

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 Crystal Lofts will be relocating the existing power lines on Indiana to
underground. New sidewalks and decorative fencing will surround the site on
the west, north and east ends the drainage and utilities will be improved to

accommodate the new development.

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, expect as may be varied
pursuant to a Special Use for Planned Unit Development.

The Crystal Loft Town homes will adhere to all State and local building codes

iv.     The proposed PUD will be beneficial to the physical development, diversity, tax base
and economic well-being of the City.



The architecture of the Crystal Loft Townhomes incorporates a historic building that
has been an economic and architectural staple in the community. The building has
stood on its location for over 100 years and originally served as the leading
manufacturing of crystal in the United States. The architecture will be preserved and
serve as an architectural significant structure for many years to come.

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

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

by the renovation of an existing historic building that has been in the city of St.
Charles for over 100 years. The development of new residential units in an existing
warehouse maintains the character of the street. It will provide a catalyst for

residential development on the east side of town. The development will create a

transition from single family homes to the industrial to the east.



EXHIBIT "D"

PUD PRELIMINARY PLAN
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EXHIBIT " E"

PUD DEVIATIONS

Table 17. 12- 2 Residential District Bulk Requirements—RM-3 District

Minimum Lot Area 2, 363 sf. per unit based on total site area

Minimum Lot Width 18. 98 ft. per townhome lot

Maximum Building Coverage 58% of total site area

Maximum Building Height 40 ft./ 3 stories

Minimum Front Yard 0 ft. along Indiana Ave.

Minimum Interior Side Yard 0 ft. for townhome lots, 10 ft. from building to east property line

Minimum Exterior Side Yard 0 ft. along 13th Ave.

Minimum Rear Yard 0 ft. for townhome lots, 14. 75 ft. from buildings to north property
line

Landscape Buffer Yard None required

Chapter 17.26 Landscaping and Screening
Minimum percentage of a

parcel that is landscaped-    To be provided per Preliminary Landscape Plan
17.26.060

Building Foundation
To be provided per Preliminary Landscape Plan

Landscaping- 17.26. 080

Public Street Frontage
To be provided per Preliminary Landscape Plan

Landscaping- 17.26.090

Chapter 17.06 Design Review Standards& Guidelines

Maximum number of

townhomes attached in a row 14 townhomes units may be attached in a row
17.06. 050.A.4


