
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Parkside Reserves, 1337 Geneva Rd.  

City Staff: 

 

Ellen Johnson, Planner 

PUBLIC HEARING 

9/19/17 
X 

MEETING 

9/19/17 
X 

APPLICATIONS:  
Map Amendment  

Final Plat of Subdivision   

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Plans; revised plans received 8/18/17 

Applications, received 1/20/16  

SUMMARY: 

The subject property is a vacant half-acre parcel near the St. Charles/Geneva border.  
 

Grandview Capital LLC, applicant and property owner, has filed applications for Map Amendment and 

Preliminary/Final Plat of Subdivision to allow construction of a three-unit townhome building on the property.  

Details are as follows: 

 Rezone the property from RS-3 Suburban Single-Family Residential to RM-1Mixed Medium Density 

Residential. 

 Subdivide the property into three lots, one for each unit, and a common area outlot.  

 The units will front on Geneva Rd. and each will have a two-car, front-loaded garage.  

 The existing access point off of Geneva Rd. will be utilized and widened.   

 

The proposal is similar to a Concept Plan reviewed for the property in March of 2015.  
 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject property as “Single-

Family Detached Residential”.  

SUGGESTED ACTION: 

Conduct the public hearing on the Map Amendment and close if all the testimony has been taken. The applicant 

has provided Findings of Fact for the Plan Commission to consider.  
 

Staff has placed the Map Amendment and Final Plat of Subdivision on the meeting portion of the agenda should 

the Plan Commission determine there is adequate information to make a recommendation to City Council.  
 

Staff has found the application materials to be complete.  A recommendation for approval should be conditional 

upon resolution of outstanding staff comments prior to City Council action.  

INFO / PROCEDURE ON APPLICATIONS: 

MAP AMENDMENT 

 Revision to the zoning map to change the zoning district of a specific property.  

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

 All findings need not be in the affirmative to recommend approval – recommendation based on the 

preponderance of evidence. 
 

FINAL PLAT OF SUBDIVISION 

 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 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. 

 



 

 

 

 

 

 

 

 

Staff Report 
 

TO:  Chairman Todd Wallace 

  And the Members of the Plan Commission 

 

FROM: Ellen Johnson, Planner 

 

RE:  Parkside Reserves – 1337 Geneva Rd.  

 

DATE:  September 15, 2017 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: Parkside Reserves  

Applicant:  Grandview Capital, LLC 

Purpose:  Develop a three-unit townhome building  

 

 
General Information: 

Site Information 

Location 1337 Geneva Rd. 

Acres 21,950 square feet (0.504 acres)  

 

Applications: Map Amendment 

Final Plat of Subdivision  

Applicable     

City Code 

Sections 

Title 17, Ch. 17.06 Design Review Standards & Guidelines  

Title 17, Ch. 17.12 Residential Districts 

Title 16 Subdivisions and Land Improvement  

 

Existing Conditions 

Land Use Vacant (contains a 96 sf shed) 

Zoning RS-3 Suburban Single-Family Residential  

 

Zoning Summary 

North RS-3 Suburban Single-Family Residential Single-family home 

East RS-3 Suburban Single-Family Residential & 

RM-1 Mixed Medium Density Residential 

(PUD) 

Single-family homes & 

townhomes (Willowgate) 

South RS-3 Suburban Single-Family Residential  Open space  

West RS-3 Suburban Single-Family Residential Open space & trail  

 

Comprehensive Plan Designation 

Single Family Detached Residential 

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial 

 
 

Zoning 
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II. BACKGROUND 

 

A. PROPERTY HISTORY 

 

The subject property is a half-acre parcel that is vacant except for a small shed.  The property 

was previously developed with a single-family home which was demolished in 2002. 

 

In March of 2015, Plan Commission reviewed a Concept Plan submitted by the property 

owner, Grandview Capital, LLC.  The Concept Plan proposed development of a three-unit 

townhome building on the property.  Rezoning to the RM-1 Mixed Medium Density 

Residential zoning district was also contemplated to allow for the change in land use from 

single-family to townhome.  It was identified that deviations from certain zoning standards 

would need to be granted through a Planned Unit Development to permit the development as 

proposed at that time. Building coverage and building height exceeded that permitted in the 

RM-1 district and the side yard setback was less than required.   

 

Plan Commission and Planning & Development Committee provided generally positive 

feedback on the Concept Plan, including support for the change in land use and building 

architecture.  However, it was expressed that a PUD would not be appropriate since the 

proposal had the ability to meet all zoning standards with relatively minor adjustments.    

 

B. PROPOSAL 

 

Grandview Capital, LLC has filed applications for Map Amendment and Preliminary/Final 

Plat of Subdivision to allow construction of a three-unit townhome building on the property.  

The proposal is similar to the Concept Plan.  Details are as follows: 

 Rezone the property from RS-3 Suburban Single-Family Residential to RM-1Mixed 

Medium Density Residential. 

 Subdivide the property into three lots, one for each unit, and a common area outlot.  

 The units will front on Geneva Rd. and each will have a two-car, front-loaded garage.  

 The existing access point off of Geneva Rd. will be utilized and widened.   

 Three guest parking spaces will be provided. 

 

Based on the feedback received during Concept Plan review, a PUD is not being requested.  

The plans have been modified to comply with all zoning standards.  

 

III. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the site as 

“Single-Family Detached Residential.” The Plan states: 

 

“An important objective of the Plan is to continue to protect and enhance the City’s 

single-family residential neighborhoods. Future development should be respectful and 

sensitive to the existing homes while allowing reinvestment in the form of rehabilitation, 

additions, and new construction in existing neighborhoods. Wherever possible, single-
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family neighborhoods should be buffered and protected from adjacent incompatible 

uses… 

 

Single-family residential areas should consist primarily of detached homes on lots 

subdivided and platted in an organized and planned manner. There are however, existing 

townhomes and/or duplexes scattered among the areas which are designated in the Plan 

as single-family detached residential. Within the single-family areas, it is the overall 

single-family character that serves as the rationale for the Plan’s designation. Single-

family residential areas must remain flexible and consider context. There may be 

situations where single-family attached and multi-family uses are considered appropriate 

within predominately single-family detached areas. For example, street frontage, lot 

depth, and the presence of neighboring non-residential uses should be considered on a 

case-by-case basis for other types of compatible residential development.   

 

The Residential Areas Framework Plan provides Land Use Policies on p. 43.  A number of 

the policies are applicable to this project, including: 

 

 Preserve the character of the City’s existing single family residential 

neighborhoods: The City’s residential areas are composed of a number of unique 

and distinct neighborhoods. While they may differ in configuration, unit type, and lot 

size, these neighborhoods are well established and have their own character. 

Development and reinvestment within these neighborhoods should be context 

sensitive, and compatible with the established neighborhood character and fabric. 

Regardless of the location or housing type, residential development or redevelopment 

should be carefully regulated to ensure compatibility with the scale and character of 

surrounding and adjacent residential neighborhoods. New infill development, 

teardown redevelopment, and alterations to existing development should maintain a 

setback, height, bulk, and orientation similar to its surroundings. 

 

Other relevant Comprehensive Plan recommendation (p. 122): 

 

 Development Character and Urban Design: New neighborhood development or 

local infill should respect the surrounding context in the design of street networks, 

infrastructure, housing stock, and other built elements. Infill development should 

strive to reflect the context in terms of site design, massing and scale, and 

architectural design… 

 

B. PROPOSED USE / ZONING  

 

The proposed three-unit building is defined in the Zoning Ordinance as a “Townhouse 

Dwelling”:  

 

A building with three (3) or more dwelling units arranged side-by-side, sharing common fire-

resistive walls without openings, where each dwelling unit occupies an exclusive vertical 

space with no other dwelling unit above or below, and where each dwelling unit has at least 

one individual exit directly to the outdoors.” 

 

The property is currently zoned RS-3 Suburban Single-Family Residential (8,400 sf 

minimum lot size).  Townhomes are not permitted in the RS-3 District.   
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The applicant has requested rezoning the property to the RM-1 Mixed Medium Density 

Residential District.  Townhomes are permitted in the RM-1 District.  The purpose of the 

RM-1 District as stated in the Zoning Ordinance is as follows:  

 

To accommodate a mix of single-family, two-family and townhouse residential development 

in the City, at a maximum density of approximately 8 units per acre.  

 

The subject property is predominately surrounded by RS-3 zoning.  However, there is 

precedent for multi-family zoning in the vicinity.  The Willowgate townhome development 

northeast of the subject property is zoned RM-1 while The Oaks townhome development to 

the west is zoned RM-2.   

 

C. ZONING STANDARDS 

 

The engineering plans submitted as part of the Final Plat of Subdivision have been reviewed 

for compliance with the bulk standards of the requested RM-1 District.  The property was 

considered one zoning lot for the purposes of determining zoning compliance.  All bulk 

standards have been met, with the exception of building height (see Staff Comment below).  

 

Category RM-1 District Proposed 

Min. Lot Area 5,445 sf per unit  7,317 sf per unit 

Min. Lot Width 24 ft. per unit 54.7 ft. per unit 

Density in units per acre 8 du/acre 5.9 du/acre 

Max. Building Coverage 30% 29.7% 

Max. Building Height 35 ft. or 3 stories 34.83 ft.  

Min. Front Yard 30 ft. 49.36 ft. 

Min. Side Yard 10 ft. 
10.06 ft. (north)  

10.12 ft. (south)  

Min. Rear Yard  25 ft. 28.42 ft. 

Off-Street Parking 2 per unit 2 per unit + 3 guest stalls 

 

Staff Comments:  

 Per the Zoning Ordinance, building height is measured as the vertical distance from 

grade at the midpoint of the required front building setback to the top of the ridge of 

the highest point of the roof.  The building height is marked on the architectural 

elevations as just under 35 ft.  However, grade at the midpoint of the front building 

setback (30 ft.) is approximately 3 ft. lower than grade at the building foundation, 

meaning the building height is greater than 35 ft.  The building will need to be 

modified to meet the height limitation.  
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D. FINAL PLAT OF SUBDIVISION  

 

A Final Plat of Subdivision has been submitted.  Combined Preliminary-Final Plat review has 

been requested.  Final Engineering plans have been submitted as required for the Final Plat.  

 

Proposed is division of the property into three lots and an outlot. The lots generally cover the 

footprint of each unit and the back patio areas.  The outlot covers the common area including 

the access drive, parking area, and open space surrounding the building.  A homeowners’ 

association will need to be created to enable maintenance of the outlot.    

 

A blanket public utility and drainage easement is proposed over the outlot.  City utilities are 

located within the blanket easement.  Water will be provided from the City of Geneva.  A 

watermain easement to be granted to the City of Geneva is proposed, as is a drainage 

easement along the property frontage which covers existing Geneva storm sewer.  These 

easements will need to be granted to Geneva under a separate Plat of Easement.  
 

E. ENGINEERING REVIEW 

 

Detailed engineering review comments are being prepared and will be provided to the 

applicant.  Comments are technical in nature and will not substantially impact the site plan.  

The engineering plans will need to be revised in response to these comments prior to City 

Council action.  

 

An Intergovernmental Agreement (IGA) between the cities of St. Charles and Geneva will 

need to be entered into to allow the water connection to Geneva’s system.  A draft IGA has 

been provided for review by both cities.   

 

The proposed sanitary sewer connection runs north of the property through land owned by the 

St. Charles and Geneva park districts.  A public utility easement will need to be prepared and 

approved by the City and both park districts.  The park districts have stated they are agreeable 

to granting the easement in exchange for a fee to pay for repaving of the bike path north of 

the subject property.  

 

F. BUILDING DESIGN 

 

The building is subject to the Design Review Standards and Guidelines applicable to the RM-

1 District contained in Section 17.06.050.  Building elevations have been submitted to 

illustrate the intended appearance of the building.  However, the building elevations will not 

be approved until building permit.  The following comments related to compliance with the 

Design Review Standards and Guidelines will need to be addressed at that time:  

 Use of uniform exterior building materials is required on all facades.  This 

requirement is not met as shown; brick, shake siding and wood or fiber-cement 

panels are used on the front elevation and horizontal siding is used on the sides and 

rear.   

 Vinyl and aluminum siding are prohibited. Siding must be wood or fiber-cement. 

 

G. LANDSCAPING  

 

A landscape plan is not required at this time.  A landscape plan that conforms to the 

requirements of Ch. 17.26 will be required at the time of building permit.  Building 
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foundation and public street frontage landscaping in compliance with Ch. 17.26 will need to 

be provided.    

 

H. INCLUSIONARY HOUSING 

 

The Inclusionary Housing Ordinance was reinstated in March of 2016.  At that time, a 

provision was added to exempt pending developments from the requirement to provide 

affordable units or pay a fee in-lieu thereof.  Any development for which applications for 

PUD or Preliminary/Final Plat of Subdivision were filed before February 16, 2016 is exempt 

from the IHO requirements.  The Preliminary/Final Plat of Subdivision applications for the 

subject property were filed in January of 2016.  Therefore, there is no requirement to provide 

affordable units or pay a fee in-lieu.   

 

I. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 

 

School and Park Land-Cash worksheets have been submitted.  Full cash contributions are 

proposed.  Copies of the worksheets have been forwarded to the School and Park districts for 

review.  

 

IV. SUGGESTED ACTION  
 

Conduct the public hearing on the Map Amendment and close if all testimony has been taken.  

The applicant has provided Findings of Fact for the Plan Commission to consider.  

 

Staff has placed the Map Amendment and the Final Plat of Subdivision on the meeting portion of 

the agenda for a vote should the Plan Commission feel that they have enough information to 

make a recommendation.  

 

Staff has found the application materials to be complete.  A recommendation for approval should 

be conditional upon resolution of outstanding staff comments prior to City Council action.  

 

V. ATTACHMENTS 

 Application for Map Amendment; received 1/20/16 

 Applications for Preliminary & Final Plat of Subdivision; received 1/20/16  

 Plat of Subdivision  

 Plans   

































 

City of St. Charles Tree Preservation Plan Requirements 1

TREE PRESERVATION REQUIREMENTS FOR PRELIMINARY PLANS 
 
When is a Tree Preservation Plan required: 
 
 Where trees six inches (6”) or more DBH exist on the property to be developed or 

redeveloped, a  Tree Preservation Plan shall be submitted with the preliminary plan of 
subdivision or planned unit development. If the preliminary plan stage is omitted or is combined with final 
engineering plans, the Tree Preservation Plan shall be submitted with the final engineering plans.  

 
 The requirement to provide a Tree Preservation Plan as a part of an initial preliminary plan submittal may be 

waived by the City Administrator or their designee where: 
1) Existing vegetation on the parcel is comprised primarily of undesirable species and/or low 

quality specimens that do not warrant preservation, or  
2) the area of the parcel identified for land development will be substantially modified such that 

any existing vegetation is unlikely to be successfully preserved.  
The City Administrator or their designee may require information demonstrating that a parcel meets the 
criteria prior to waiving the requirement. Notwithstanding the waiver of the requirement, the Plan 
Commission or City Council may require a Tree Preservation Plan prior to approval of a preliminary plan.  

 
8.30.070 Requirements for Tree Preservation Plans 
 
1. A proposed Tree Preservation Plan shall include the following written and graphic information:  

1.1 A survey of existing trees six inches (6”) or more DBH within the entire site or lot, identifying their locations, 
size and species, and a plan overlaid on the survey or at the same scale showing proposed Construction Zones and 
Tree Preservation Zones.  
1.2 The proposed Tree Preservation Zone shall encompass all of the property having six inch (6”) DBH or larger 
trees that will not be disturbed by construction activities. All buildings,  
structures, parking areas, driveways, stormwater management facilities, utilities, and other site improvements shall 
be located to minimize tree damage and removal; preference shall be  
given to tree preservation when reasonable alternatives are available for the location of buildings and other site 
improvements.  
1.3 The proposed Construction Zone shall include only the areas to be directly affected by  
buildings, site improvements and grading activities related to the approved construction. The Construction Zone 
shall be as small as possible, considering factors such as the depth of excavation, necessary spoil areas, and space 
required for access to construction activity.  
1.4 The location and description of protective fencing, root pruning, canopy pruning and other protective and 
conservation measures necessary to protect the trees within the Tree  
Conservation Zone shall be indicated.  
 

2. Standards: Removal of trees shall be authorized by Tree Preservation Plans only when one or more of the following 
conditions exist, as determined by the City:  

2.1 The tree is diseased, dead or dying.  
2.2 The tree is damaged or injured to the extent that it is likely to die or become diseased, or such that it becomes a 
hazard.  
2.3 Removal of the tree is consistent with good forestry practices, that is, consideration is given  
to the species of the tree, location, conditions, age, safety, and the historic and aesthetic value of the tree to be 
removed.  
2.4 Removal of the tree will enhance the health of remaining trees within the immediate vicinity.  
2.5 Removal of the tree is required to repair a sewer line or water main, or excavation for such repair will damage 
the tree to the extent that it is likely to die or become diseased.  
2.6 All reasonable efforts have been undertaken in the land planning, architectural and engineering design of the 
proposed building, building addition, development or site improvement to minimize tree damage and/or removal, 
and the tree or trees must be removed to provide adequate space for the permitted construction. 
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SEDIMENT CONTROL, INLET FILTERS CLEANING

DESCRIPTION:  THE WORK SHALL CONSIST OF CLEANING SEDIMENT OUT OF A DRAINAGE STRUCTURE INLET FILTER WHEN

DIRECTED BY THE ENGINEER.  THIS CLEANING WORK IS TO BE PERIODICALLY PERFORMED AS DIRECTED BY THE ENGINEER,

FOR THE DURATION OF THE USE OF EACH DRAINAGE STRUCTURE INLET FILTER ASSEMBLY.  THE ENGINEER WILL BE THE

SOLE JUDGE OF THE NEED FOR CLEANING, BASED ON THE RATE THAT DEBRIS AND SILT IS COLLECTED AT EACH INLET

FILTER LOCATION.

CLEANING OF THE INLET FILTER SHALL CONSIST OF INSPECTING, CLEANING (INCLUDES REMOVAL AND PROPER DISPOSAL

OF DEBRIS AND SILT THAT HAS ACCUMULATED IN THE FILTER FABRIC BAG), BY VACTORING, REMOVING AND DUMPING OR

ANY OTHER METHOD APPROVED BY THE ENGINEER.

METHOD OF MEASUREMENT:  CLEANING OF THE DRAINAGE STRUCTURE INLET FILTER SHALL BE MEASURED FOR

PAYMENT EACH TIME THAT THE CLEANING WORK IS PERFORMED AT EACH OF THE DRAINAGE STRUCTURE INLET FILTER

LOCATIONS.

BASIS OF PAYMENT: THE WORK WILL BE PAID FOR AT THE CONTRACT UNIT PRICE PER EACH SEDIMENT CONTROL, INLET

FILTERS CLEANING, WHICH PRICE SHALL INCLUDE ALL COSTS FOR LABOR, MATERIALS, EQUIPMENT, AND INCIDENTALS

NECESSARY TO PERFORM THE WORK.
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