
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Prairie Winds of St. Charles (Bricher Commons PUD) 

City Staff: 
 

Ellen Johnson, Planner  
Russell Colby, Planning Division Manager 

PUBLIC HEARING 
  

MEETING 
12/20/16 X 

APPLICATION:  Concept Plan  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Concept Plan Application, received 12/5/16 

Bricher Commons PUD Ord. No. 2006-Z-7 Concept Plan 

SUMMARY: 
 

The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., directly 
west of Lowe’s.  The property is part of the Bricher Commons PUD.   
 

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 
regarding a proposed multi-family residential development on 20 acres of the subject property.  Details 
of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).  

o 50 one-bedroom units 

o 150 two-bedroom units 

o 50 three-bedroom units 

 300 garage spaces (at least one per unit) and 110 surface parking spaces.  

 Amenities including a clubhouse, pool, playground area, dog park, and outdoor grilling 
space. 

 Primary and secondary access points from Bricher Rd.  

 Stormwater detention along Bricher Rd.  
 

The Comprehensive Plan land use designation for the property is Industrial/Business Park, however the 
Plan states that this site may also be appropriate for residential uses, provided densities and built form 
are similar to that of adjacent residential parcels.  

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 MEMO 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Ellen Johnson, Planner 
  Russell Colby, Planning Division Manager 
 
RE:  Prairie Winds of St. Charles Concept Plan (Bricher Commons PUD) 
 
DATE:  December 16, 2016 
  
 

I. APPLICATION INFORMATION: 

Project Name: Prairie Winds of St. Charles  

Applicant:  Prairie Winds, LLC 

Purpose:  Concept Plan review for multi-family residential development   

 

Community & Economic Development 
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
Site Information 

Location North side of Bricher Rd., west of Lowe’s  
Acres 32 acres (existing parcel); 20.4 acres for proposed development 

 
Applications Concept Plan
Applicable 
Zoning Code 
Sections 

17.04 Administration 
17.12 Residential Districts 

 
Existing Conditions 

Land Use Agriculture 
Zoning BR Regional Business & PUD (Bricher Commons PUD) 

 
Zoning Summary 

North BR Regional Business & PUD 
(Bricher Commons PUD) 

Agriculture 

East BR Regional Business & PUD 
(Meijer PUD) 

Meijer, Lowe’s 

South City of Geneva: 
R-4 High Density Single-Family  
R-5Low Density Two- and Three-
Family  

Single-family homes, townhomes  

West Kane County: F Farming District Agriculture  
 

Comprehensive Plan Designation 

Industrial/Business Park with potential for residential uses  
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Aerial  

 
 
Zoning 
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II.  BACKGROUND 
 

A. HISTORY 

 
The subject property is a 32-acre undeveloped parcel located on the north side of Bricher Rd., 
directly west of Lowe’s.  The property is part of the Bricher Commons PUD.  The PUD was 
initially approved for commercial development under Ordinance No. 1999-Z-11, “An Ordinance 
Granting a Special Use as a Planned Unit Development (Bricher Commons PUD)”.  The 
property was also annexed into the City at that time.   

 
In 2006, the PUD was amended under Ordinance No. 2006-Z-7, “An Ordinance Amending 
Special Use Ordinance 1999-Z-11 (Second Amendment to Bricher Commons PUD)”.  In 
addition to the commercial uses already permitted on the property, the amendment allowed for 
multi-family residential uses on up to 34.5 acres of the property, subject to a density limitation 
(maximum of 250 units) and that 20% of the residential units must be affordable.  A conceptual 
site plan was included illustrating the intended residential and commercial land uses and internal 
circulation, including a roadway through the site connecting Bricher Rd. and Rt. 38. (The 2006 
PUD Ordinance and site plan are attached.) 

 
No preliminary plans were submitted for development of the property as contemplated under the 
2006 PUD ordinance.    

 

B. PROPOSAL 
 

Prairie Winds LLC, contract purchaser, has submitted a Concept Plan application for feedback 
regarding a proposed multi-family residential development on 20 acres of the subject property 
within Bricher Commons.  Details of the proposal are as follows:  

 250 residential units in 25 buildings (10 units per building).  

o 50 one-bedroom units 

o 150 two-bedroom units 

o 50 three-bedroom units 

 300 garage parking spaces (at least one per unit) and 110 surface parking spaces.  

 Amenities including a clubhouse, pool, playground area, dog park, and outdoor grilling 
space. 

 Primary and secondary access points from Bricher Rd.  

 Stormwater detention area along Bricher Rd.  

 
III. COMPREHENSIVE PLAN  

 
Land Use Plan:  
The Comprehensive Plan Land Use Map identifies the Subject Property as “Industrial/Business 
Park.” The plan states:  
 

“Areas designated for industrial/business park are intended to accommodate a variety of uses 
ranging from light assembly, storage and distribution, low intensity fabrication operations, 
research and “tech” industry applications, intense commercial service uses, and more. These 
areas are also intended to provide for business park/office park uses, which could include “stand 
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alone” office buildings and complexes or several buildings incorporated into a “campus like” 
setting.” 

 
However, the site is also called out in the Residential Areas Framework Plan as one of two sites 
labeled “D”, where residential uses may also be appropriate (p.45).  The plan states: 
 

Although designated as Industrial/Business Park within the Land Use Plan, these sites may also 
be appropriate for residential uses, provided densities and built form are similar to that of 
adjacent residential parcels. 
 

Residential Land Use Policies:  
The following Residential Land Use Policies on p.43-44 are relevant to the review of the Concept 
Plan: 
 

Maintain a diverse and affordable mix of housing types to allow St. Charles to continue to 
attract and retain families and residents.  
The City defines affordable housing as “housing in which mortgage, amortization, taxes, 
insurance, and condominium or association fees, if any, constitute no more than 30% of the gross 
annual household income for a household of the size that may occupy the unit.” Making 
affordable housing available also provides workforce housing – housing that is affordable to 
“critical service” employees that contribute to the quality of life in the City, as well as providing 
a range of housing options for first time home buyers, young families and to facilitate “aging in 
place”. Title 17.18 [Now Title 19] Inclusionary Housing of the City Code seeks to provide 
Affordable Dwelling Units within new residential developments by requiring developers to 
provide a proportionate share of affordable housing, or fees in lieu thereof, to ensure that an 
adequate stock of affordable housing is, and remains, available in the City of St. Charles.  

 
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.  
Throughout the outreach exercises associated with the Comprehensive Plan, residents expressed 
concerns over the concentration of apartments on the City’s west side. Citing issues such as 
traffic, lack of pride in ownership, transient school children, and straining municipal 
infrastructure, residents are opposed to more “rentals” in the community. Apartments, however, 
are an important component of a healthy housing stock, expanding housing options for those 
wishing to live in St. Charles but cannot afford, or have chosen not to, own their home. 
Apartments are also only a subset of the dwelling types that comprise multi-family housing, which 
can be owner occupied (i.e. condominiums). 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.  

 
Consider the potential impact of new residential development on schools, municipal services 
and traffic.  
As a mature community, the City’s infrastructure is well established, particularly in the older 
areas of the community. Unlike emerging suburbs that are continuously growing, widening roads 
and building schools as necessary, the community infrastructure in St. Charles is well established 
and not as easily adaptable. Although road and intersections can be widened, and schools 
expanded, a less costly approach would be to work within the framework of the City’s well 
established infrastructure, evaluating proposed development’s impact on City systems and 
working with developers to mitigate and minimize strains on local systems.  
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Continue to work with the St. Charles Park District to ensure the residential areas of the City 
are well served by neighborhood parks and recreation.  
Parks are a contributing factor to the high quality of life in St. Charles. To ensure the community 
continues to be well served by parks and recreation, the City should continue to administer its 
parkland dedication as specified in Title 16.10 Dedications of the City Code. Although the 
existing parkland dedication requirements may satisfy the provision of open space for larger 
subdivisions, a provision in the Code allows for cash-in-lieu of a park dedication if the park size 
is not “practical.” As the City matures, it is expected that most of the future growth will consist of 
smaller infill development with smaller dedication requirements, and accepting cash donations 
may leave these developments under served by “close to home” park space. The City should work 
with the Park District to better define “practical” and better align this policy to reflect the 
changing character of residential development within the City and consider accepting smaller 
park dedications to provide adequate open space for infill subdivisions. 

 
West Gateway Subarea Plan:  
The entire Bricher Commons property is 
identified as a Catalyst Site in the West 
Gateway Subarea Plan (Site F).  The plan 
recommends residential or office/commercial 
service uses at the interior and southern end of 
the property (p.97).  The plan states:  
 

Situated between the Meijer on Randall Road 
and the Kane County Government Center is 
a 55-acre site known as Bricher Commons. 
Portions of the site have excellent visibility 
and frontage to Lincoln Highway, however 
not all of the site can capitalize on the 
visibility and access that IL Route 38 
provides. The northern areas of the site 
should develop with commercial uses 
fronting Lincoln Highway with either 
multifamily, single-family attached, or offices 
and commercial services, in the rear and 
interior of the site.”  

  
The West Gateway Subarea Plan recommends a number of infrastructure improvements for the area, 
including a new north-south collector street from Bricher Rd. to Main St.  Part of this collector 
would extend from Bricher Road to Rt. 38, through the Kane County-owned property directly west 
of the proposed development and the northern part of Bricher Commons (p.96; see map on next 
page).  The plan states:  
 

A complete street network is important for efficient movement of vehicles and 
pedestrians…Extending or establishing local streets where appropriate will break up the large 
super-block development pattern and improve circulation along the corridor and surrounding 
neighborhoods for both vehicles and pedestrians and will minimize traffic travelling along 
Randall Road.  

 
 

Bricher Commons  

Proposed 
Development
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IV.  STAFF ANALYSIS  
 

A. ZONING 
 

The applicant is proposing the property be rezoned to the RM-3 General Residential District as 
the underlying zoning for the development.  This is the highest density residential district outside 
of downtown, at a maximum density of 20 dwelling units per acre.  The zoning ordinance states 
the purpose of the RM-3 District as follows:  
 

“To accommodate a range of housing densities, including higher density residential up to 
approximately twenty (20) units per acre, at locations that will provide efficient use of 
land and infrastructure. The RM-3 District also provides for limited institutional uses 
that are compatible with surrounding residential neighborhoods.” 
 

The table below compares the RM-3 District zoning requirements with the Concept Plan.  The 
development would likely be considered one zoning lot for the purpose of determining 
compliance with zoning requirements.  The site plan is conceptual so much of the zoning 
information for the development is yet to be determined.   

 
 RM-3 District Concept Plan 

Min. Lot Area 2,200 sf/dwelling unit 3,554 sf/dwelling unit 

Density 20 units per acre 12.25 units per acre 

Min. Lot Width 65 ft. TBD 

Max. Building Coverage 40% TBD 

Max. Building Height 
45 ft. or 4 stories, whichever is 

less 
TBD 

Min. Front Yard 30 ft. TBD 

Min. Interior Side Yard 25 ft. each side TBD 

Min. Rear Yard  30 ft. TBD 

Off-Street Parking 

1-bedroom unit: 1.2 per unit  
(60 required) 

2-bedroom unit: 1.7 per unit  
(255 required) 

3-bedroom unit: 2 per unit  
(100 required) 

Total: 415 spaces required 

410 spaces 

 
B. SITE DESIGN/ACCESS 
 

Access from Bricher Rd. 
The site has two proposed access points from Bricher Rd.  The primary entrance lines up with 
the entrance to the residential subdivision to the south (City of Geneva).  The secondary entrance 
is west of the proposed detention area.   
 
Access locations on Bricher Rd. are subject to an Intergovernmental Agreement between the 
City of St. Charles and the City of Geneva.  Per the agreement, two full access intersections are 
permitted along the north side of Bricher Road to access the property, subject to the review of a 
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traffic impact study by both cities.  Additionally, there is a limitation that no access point can be 
located within the area 270 ft. east of Fisher Drive. 
 
Private Drive Stub to Randall Road  
A private drive currently exists between Lowe’s and Meijer and stubs at the east property line of 
the subject property.  Connecting to this private drive would provide a third means of access into 
the site and would allow an alternative route for residents to reach Randall Rd.  It could also 
provide access to the northern portion of Bricher Commons in connection with a future 
development. 
 
Plans for Connector Roadway between Bricher Rd. & Rt. 38 
As mentioned previously, both the 2013 Comprehensive Plan and the 2006 Bricher Commons 
PUD ordinance contemplate a roadway connection from Bricher Rd. to Rt. 38.  The 
Comprehensive Plan shows this roadway just beyond the west boundary of the proposed 
development site and through the northern portion of Bricher Commons, while the 2006 PUD 
shows the roadway through the proposed development site.   
 
The property immediately to the west is owned by Kane County (as a part of the Judicial Center 
property); therefore the road is not likely to be installed in connection with a private 
development of the adjacent property.  The Judicial Center property is in Geneva’s planning area 
and is not planned for annexation into St. Charles based on the City’s boundary agreement with 
Geneva.  

 
Based on the Concept Plan, it may be possible to place the roadway along the west property line 
of the proposed development without impacting the positioning of the buildings on the site.  A 
road along the west property line could also serve as the secondary entrance to the property. 
 
Pedestrian and Bike Circulation 
An internal network of sidewalks should be provided throughout the site to allow for safe 
pedestrian movement within the site and to adjacent pedestrian paths.  Sidewalk extension along 
Bricher Rd. may also be required.  A bike trail currently exists on the south side of Bricher Rd., 
which provides a connection to a regional trail to the west along Peck Road. 

 
C. BUILDING DESIGN  

 
Photographs showing examples of the potential design for the buildings were submitted as part 
of the Concept Plan.  If the project moves forward, building design will be subject to the 
requirements of Ch. 17.06 Design Review, Section 17.06.050 Standards and Guidelines – RM1, 
RM2, and RM3 Districts.  
 

D. LANDSCAPING 
 
The Concept Plan illustrates general areas for greenspace and plantings.  A landscape plan that 
meets the requirements of Ch. 17.26 Landscaping and Screening will be required if the project 
moves forward.  
 

E. ENGINEERING  
 
Conceptual level engineering review comments have been provided to the applicant.  

o Sanitary Sewer: The property is served by the City’s Westside Treatment Facility.  A 
sewer connection will need to be provided from the site northward to an existing sanitary 
sewer along Route 38.  
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o Water Service: Watermain will connect to the site from the east, and will need to be 

looped through the site, with future connection locations provided along the north and 
west property lines.  An analysis will need to be completed to verify the adequacy of fire 
flow to the site. 

o An internal site Autoturn analysis will need to be performed to ensure the access drive 
layout is adequate for expected vehicle movements within the site. 

o Right-of-way dedication for Bricher Road will be required along the western half of the 
site frontage to maintain a consistent right-of-way width across the property. 

o A traffic study will be required if the project moves forward to the zoning entitlement 
phase.  The study will need to consider the proposed site access locations, as well as any 
roadway extensions (if part of the proposal) and off-site intersections that will be 
impacted by site-generated traffic. 
 

F. SCHOOL & PARK DISTRICT 
 

The Concept Plan and Land-Cash Worksheets submitted by the developer have been forwarded 
to St. Charles School District #303 and the St. Charles Park District for review and comment. 
The applicant has proposed cash in-lieu of land dedication.  The Park District is currently 
reviewing the plan and has not yet provided comments regarding any interest in a land donation.  

 
G. INCLUSIONARY HOUSING 

 
The City has an Inclusionary Housing Ordinance, Title 19 of the City Code, that requires 
construction of, or fee-in-lieu for, affordable units as a percentage of any new residential 
development.  The decision as to whether to accept affordable units or a fee-in-lieu is 
determined by the City Council. 
 
The applicant submitted the required Inclusionary Housing Summary worksheet as a part of the 
Concept Plan application.  They are proposing payment of a fee in-lieu rather than providing 
affordable units.  
 

H. ANNEXATION AGREEMENT 
 

Property within the Bricher Commons PUD is subject to the provisions of an annexation 
agreement between the City and property owner, expiring in 2019.  The annexation agreement 
will need to be revisited as part of a formal development proposal.  
 

V.  APPROVAL PROCESS 
 

If the developer decides to pursue approval of the development after the Concept Plan process is 
complete, the following zoning applications would need to be filed and approved:  

 
1. Map Amendment: To rezone the property from BR Regional Business to RM-3 General 

Residential.  
2. Special Use for PUD: To amend the Bricher Commons PUD ordinance in order to create new 

development standards for the subject property.  
3. PUD Preliminary Plan: To approve the physical development of the property, including 

engineering plans, landscape plan, and architectural elevations.  
4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat that will 

be recorded with the County.   
 
 



Staff Memo – Prairie Winds Concept Plan 
12/16/16 
Page 11  

 
VI. SUGGESTED ACTION 
 

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

 Land Use  
 

 Zoning and Density  
 

 Site Layout  
 

 Building Type/Architecture  
 

 Access: 
 
o Should a road connection between Bricher Rd. and Rt. 38 be planned in this area? (If so, 

should the road be provided through the proposed development site, or should the road be 
planned along the west property line?) 
 

o Should connections be provided to the north portion of Bricher Commons and/or to the 
private drive between Lowes/Meijer? (The proposed site layout would prevent future 
connection of the north half of Bricher Commons to the private drive.) 
 

VII. ATTACHMENTS 
 

 Bricher Commons PUD Ordinance No. 2006-Z-7  
 Application for Concept Plan; received 12/5/16 

 




























































