
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:   

Title: 
Motion to approve an Ordinance Amending Ordinance No. 
2017-Z-15 (Hillcroft Estates PUD) and Granting Approval of a 
PUD Preliminary Plan for Hillcroft Estates, 1147 Geneva Road 

Presenter: Rita Tungare  

Meeting:  City Council                  Date:  July 16, 2018 

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

At the July 9, 2018 meeting, Planning & Development Committee recommended approval of a PUD 
Amendment and PUD Preliminary Plan for Hillcroft Estates by a vote of 4-3.   

Hillcroft Estates LLC is proposing to add a second single-family house on the property at 1147 Geneva 
Rd. Under consideration is a request for a departure from the Subdivision Code to permit division of the 
property into two parcels without submitting a Plat of Subdivision. 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 provided his opinion that the City can recognize Plat Act exemptions in certain 
circumstances and that the City may grant a departure from the 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.  

P&D Committee discussed that code requirements triggered by a subdivision would not apply if the 
requested were granted, including the Land/Cash Ordinance. The total School & Park fee would be 
$13,995 for a 3-bedroom house, $21,261 for a 4-bedroom house, and $18,656 for a 5-bedroom house.   

Attachments (please list):  
PUD Ordinance 

Recommendation/Suggested Action (briefly explain): 
Motion to approve an Ordinance Amending Ordinance No. 2017-Z-15 (Hillcroft Estates PUD) and 
Granting Approval of a PUD Preliminary Plan for Hillcroft Estates, 1147 Geneva Road 
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City of St. Charles, Illinois 

Ordinance No. 2018-Z-  
 

An Ordinance Amending Ordinance No. 2017-Z-15 (Hillcroft Estates PUD) 

and Granting Approval of a PUD Preliminary Plan for Hillcroft Estates, 1147 

Geneva Road  

WHEREAS, on or about April 27, 2018, Hillcroft Estates LLC (the “Applicant”) filed 

petitions for Amendment to Special Use for Planned Unit Development 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”, and PUD 

Preliminary Plan, both for the real estate commonly known as 1147 Geneva Road and legally 

described in Exhibit “A”; said Exhibit being attached hereto and incorporated herein (the 

“Subject Property”), for the purpose of adding a second single-family home on the property and 

requesting that a Plat of Subdivision not be required to divide the property into two buildable 

parcels; and,  

WHEREAS, Notice of Public Hearing on said petition for Amendment to Special Use for 

Planned Unit Development was published on or about May 21, 2018 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 June 5, 2018 on said petition 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 

petition and all interested parties had an opportunity to be heard; and, 

WHEREAS, the Plan Commission recommended approval of said Amendment to Special 

Use for Planned Unit Development and PUD Preliminary Plan petitions on or about June 5, 

2018; and,  

WHEREAS, the Planning & Development Committee of the City Council recommended 

approval of said petitions on or about July 9, 2018; 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. 
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2. That passage of this Ordinance shall constitute approval of an Amendment to 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 Amendment to Special Use for Planned Unit 

Development is in the public interest and adopts the Criteria for Planned Unit Developments, set 

forth on Exhibit “B”, which is attached hereto and incorporated herein.  

 

3. A PUD deviation is hereby granted to waive the requirement of Title 16 of the St. 

Charles Municipal Code, “Subdivisions and Land Improvement”, to provide a Plat of 

Subdivision for the purpose of dividing the Subject Property into two buildable parcels as 

depicted on the PUD Preliminary Plan. Prior to issuance of a building permit for a second single 

family home on the property, the applicant shall provide documentation demonstrating that 

Subject Property has been legally divided under the Illinois Plat Act into parcels conforming to 

the PUD Preliminary Plan. 

 

4. That passage of this Ordinance shall constitute approval of the PUD Preliminary Plan, 

incorporated herein as Exhibit “C”, such that the following documents and illustrations are hereby 

approved, reduced copies of which are attached hereto, 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, and 

subject to submittal of a Plat of Easement at the time of building permit for the 20 ft. Public Utility 

Easement shown on the PUD Preliminary Plan: 

 Topographical Site Development & Tree Preservation Plan; Engineering 

Resource Associates; revisions dated 6/1/2018 

 Architectural Elevations (Parcel 2); Marshall Architects, Inc.; not dated 

 Tree Inventory and Preservation Plan; SaveATree; not dated  

 

5. 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 16th day of July 2018.  

  

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

Illinois this 16th day of July 2018. 

  

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties, 

Illinois this 16th day of July 2018. 

 

 

 

      ___________________________ 

         Raymond P. Rogina, Mayor 
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Attest: 

 

____________________________ 

Charles Amenta, City Clerk 

 

Vote: 

Ayes: 

Nays: 

Absent: 

Abstain: 

Date:_______________ 

 

APPROVED AS TO FORM: 

 

________________________ 

City Attorney 

 

DATE: __________________ 



 

 

EXHIBIT “A” 

 

LEGAL DESCRIPTION 

 

THAT PART OF LOTS 2 AND 3 IN BLOCK 1, FOX GLADE PUD SUBDIVISION, UNIT 

NO. 1, ST. CHARLES, KANE COUNTY, ILLINOIS AND PART OF THE SOUTHEAST ¼ 

OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL 

MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE WESTERLY 

LINE OF GENEVA ROAD (ILLINOIS STATE ROUTE NO. 31) THAT IS 185.0 FEET 

SOUTHERLY OF THE SOUTHERLY LINE OF HORNE STREET, AS SHOWN ON THE 

PLAT OF RIVERVIEW ADDITION (MEASURED ALONG SAID WESTERLY LINE); 

THENCE SOUTH 19 DEGREES, 45 MINUTES, 0 SECONDS EAST ALONG SAID 

WESTERLY LINE 298.58 FEET TO A NORTHEAST CORNER OF LOT 97 IN THE OAKS 

OF ST. CHARLES, FOX GLAD PUD SUBDIVISION, UNIT NO. 2, ST. CHARLES, KANE 

COUNTY, ILLINOIS; THENCE SOUTH 83 DEGREES, 52 MINUTES, 0 SECONDS WEST 

ALONG A NORTHERLY LINE OF SAID LOT 97, 279.68 FEET TO A POINT THAT IS 20.0 

FEET NORTH 83 DEGREES, 52 MINUTES, 0 SECONDS EAST OF THE SOUTHEAST 

CORNER OF LOT 4 IN BLOCK 1, FOX GLADE PUD SUBDIVISION, UNIT NO. 1; 

THENCE NORTH 14 DEGREES, 32 MINUTES, 24 SECONDS WEST 273.12 FEET TO A 

POINT ON THE NORTH LINE OF LOT 2 IN SAID BLOCK 1 THAT IS 20.0 FEET NORTH 

86 DEGREES, 55 MINUTES, 26 SECONDS WEST OF THE NORTHEAST CORNER OF 

SAID LOT 2; THENCE SOUTH 86 DEGREES, 55 MINUTES, 26 SECONDS EAST ALONG 

THE NORTH LINE OF SAID LOT 2, 20.0 FEET TO THE NORTHEAST CORNER OF SAID 

LOT 2; THENCE NORTH 6 DEGREES, 10 MINTUES, 25 SECONDS WEST ALONG THE 

EASTERLY LINE EXTENDED NORTHERLY OF SAID BLOCK 1, 59.62 FEET TO A LINE 

DRAWN NORTH 87 DEGREES, 07 MINUTES, 14 SECONDS WEST PARALLEL WITH 

THE SOUTHERLY LINE OF SAID HORNE STREET FROM THE POINT OF BEGINNING; 

THENCE SOUTH 87 DEGREES, 07 MINUTES, 14 SECONDS EAST PARALLEL WITH 

SAID SOUTHERLY LINE 232.48 FEET TO THE POINT OF BEGINNING, IN THE CITY OF 

ST. CHARLES, KANE COUNTY, ILLINOIS.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

EXHIBIT “B” 

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS 

 

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 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 plat of 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.0): 

 

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 property 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. 

            

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. 

 

 

 

 

 

 

 



 

 

EXHIBIT “C” 
 

PUD PRELIMINARY PLAN 
(13 Pages)  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 



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






























