
Please practice social distancing while attending this meeting.   
If social distancing is not possible please wear a mask. 

 
AGENDA 

CITY OF ST. CHARLES 
PLANNING & DEVELOPMENT COMMITTEE 

ALD. RITA PAYLEITNER – CHAIR 
MONDAY, DECEMBER 14, 2020 - 7:00 PM 

CITY COUNCIL CHAMBERS 
2 E. MAIN STREET 

 

1. CALL TO ORDER 
 

2. ROLL CALL 
 

3. OMNIBUS VOTE   
 
Items with an asterisk (*) are considered to be routine matters and will be enacted  
by one motion. There will be no separate discussion on these items unless a council 
member/citizen so requests, in which event the item will be removed from the consent 
agenda and considered in normal sequence on the agenda. 

 
 

4. COMMUNITY & ECONOMIC DEVELOPMENT 
 

a. Plan Commission recommendation to approve an Amendment to Special Use for 
PUD to allow an Assisted Living Facility at 2340 Dean Street, former Valley 
Medical Inn (Valley Ambulatory Surgery Center PUD) 

 
b. Plan Commission recommendation to approve an Amendment to Special Use for 

PUD to allow an Independent Living Facility and to approve a PUD Preliminary 
Plan for Anthony Place, Phase 2 (St. Charles Commercial Center PUD)   

 
c. Consideration of a request for a 1-year extension to record a Final Plat of 

Subdivision for Crystal Lofts PUD.   
 

d. Recommendation to Approve Amendments to Title 18 – Stormwater Management 
Ordinance (Extension of Project Exemptions to December 2021) 
 

e. Discussion and feedback on the proposed First Street Plaza configurations for 
expanded temporary outdoor dining in 2021 
 

f. 2020 St. Charles Housing Affordability Analysis – Information Only. 
 
 

5. ADDITIONAL BUSINESS 
 

 

6. EXECUTIVE SESSION 
 Personnel –5 ILCS 120/2(c)(1) 
 Pending Litigation – 5 ILCS 120/2(c)(11) 



 Probable or Imminent Litigation – 5 ILCS 120/2(c)(11) 
 Property Acquisition – 5 ILCS 120/2(c)(5) 
 Collective Bargaining – 5 ILCS 120/2(c)(2) 
 Review of Executive Session Minutes – 5 ILCS 120/2(c)(21) 

 

 7. ADDITIONAL ITEMS FROM MAYOR, COUNCIL, STAFF OR CITIZENS. 
 
 

 8. ADJOURNMENT 
 
 

ADA Compliance 
Any individual with a disability requesting a reasonable accommodation in order to 
participate in a public meeting should contact the ADA Coordinator, Jennifer McMahon, at 
least 48 hours in advance of the scheduled meeting. The ADA Coordinator can be reached in 
person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 4446 or 800 526 
0844 (TDD), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow 
for meeting participation.  Notices of this meeting were posted consistent with the 
requirements of 5 ILCS 120/1 et seq. (Open Meetings Act). 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4a  

Title: 

Plan Commission recommendation to approve an 

Amendment to Special Use for PUD to allow an Assisted 

Living Facility at 2340 Dean Street, former Valley Medical 

Inn (Valley Ambulatory Surgery Center PUD) 

Presenter: Rachel Hitzemann 

Meeting: Planning & Development Committee Date:  December 14, 2020 

Proposed Cost: N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

Marcelo Carlos has submitted a Special Use application requesting to amend the existing Valley 

Ambulatory Surgery Center PUD to permit an Assisted Living Facility use. The subject property, 2340 

Dean Street, located north of the Randallwood office center, was previously the Valley Medical Inn, a 

post-surgical recovery center connected to the Valley Ambulatory Surgery Center, but had been vacant 

for several years. The PUD only allows for a surgery center or medical use, but the underlying O-R  

(Office Research) zoning permits Assisted Living Facilities. 

The details of the PUD Amendment are as follows: 

• Allow for an Assisted Living Facility use

• No changes to the exterior of the building or site are being proposed

Plan Commission Recommendation 

Plan Commission held a public hearing on 11/17/20. The Commission unanimously voted to 

recommend approval of the Special Use for PUD Amendment.    

Attachments (please list):  

Plan Commission Resolution, Staff Report, Application, Correspondence from neighboring property 

owner, Valley Ambulatory Surgery Center PUD Ordinance  

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve an Amendment to Special Use for PUD to allow an 

Assisted Living Facility at 2340 Dean Street, former Valley Medical Inn (Valley Ambulatory Surgery 

Center PUD).   



City of St. Charles, Illinois 

Plan Commission Resolution No. 19-2020 
 

A Resolution Recommending Approval of an Application for Special Use to 

amend the Valley Ambulatory Surgery Center PUD Ordinance 1996-M-17 & 

1997-M-76 to allow an Assisted Living Facility.  

(Marcelo Carlos) 
  

Passed by Plan Commission on November 17, 2020 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review requests for Special Use; and, 

   

 WHEREAS, the Plan Commission held a public hearing and reviewed the application for 

Special Use to amend the Valley Ambulatory PUD Ordinance 1996-M-17 & 1997-M-76 to allow 

for an Assisted Living Facility use (Marcelo Carlos) and,  

   

WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the 

Special Use for PUD (PUD Amendment) to be in the public interest based on the following criteria 

for Planned Unit Developments: 

 

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

 

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 use advances several of the factors listed in Section 17.04.400.A in 
that: 
(1) it encourages the harmonious integration of an assisted living facility within a 
currently 
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vacant recovery care center; (2) it preserves all existing improvements and 

infrastructure; and (3) it promotes the economical adaptive re-use of a now obsolete 

facility.                        

 

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 proposed amendment advances the factors listed in Section 17.04.400.B and 

supports the requested variances from the original PUD standards in that it preserves 

all of the existing improvements, infrastructure another existing attributed of the 

PUD, while allowing the adaptive re-use of the existing building for an assisted living 

facility. 
 

 

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.   
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The proposed amendment will serve the public convenience by providing a use 

that is in demand in replacement of an obsolete use. The underlying OR - Office 

Research zoning district already allows assisted living facilities a permitted use, 

and the location of this use adjacent to the Randall Rd. corridor will provide 

convenience to the facility's residents and visitors.                                                     

                                              

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

necessary facilities have been, or are being, provided.   
 

The proposed use is located within an existing PUD already developed with all 
required utilities, access roads and drainage facilities, and the proposed use will 
have no adverse impact on the existing infrastructure as it is not increasing the 
intensity of development within the PUD. 

 

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 proposed amendment will not be injurious to nearby properties in that 
it utilizes the existing building and no additional exterior improvements or 
expansion is planned.                                                                                         
                            

 

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 proposed amendment will not impede the normal and orderly development of 
the surrounding property, and in fact will assist in the full utilization of the 
existing PUD. 

 

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 proposed amendment will not be detrimental to, nor will it endanger the 

public health, safety, comfort or general welfare in that it merely seeks to utilize 

an existing building for a use that is permitted in the underlying OR- Office/ 

Research zoning district, but which is not currently a permitted use under the 

PUD ordinance.               

 

F. Conformance with Codes: That the proposed Special Use conforms to all 

applicable provisions of the St. Charles Municipal Code and meets or exceeds all 
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applicable provisions of this Title, except as may be varied pursuant to a Special 

Use for Planned Unit Development.  

 

The proposed amendment conforms to all existing federal, State and local laws 

and meets or exceeds all applicable provisions of the St. Charles Municipal 

Code, except as may be varied pursuant to a Special Use or Planned Unit 

Development. The only departure from existing requirements is (the assisted 

living facility as a permitted use) is being addressed by this proposed 

amendment.       
                                                               

iv.   The proposed PUD will be beneficial to the physical development, diversity, tax base 

and economic well-being of the City. 

The proposed amendment will be beneficial to the physical development, diversity, 

tax base and economic well-being of the City in that it will encourage the adaptive 

re-use of a currently vacant building and will replace an obsolete use. 

 

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

 

The proposed amendment conforms to the purposes and intent of the 

Comprehensive Plan in that it: (1) Promotes orderly growth and change; (2) 

enhances the economic viability and productivity of the Randall Rd. corridor; and 

(3) Encourages the adaptive 

re-use of a functionally obsolete improvement, among others.                                        
             

 

NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend 

to City Council approval of a Special Use to amend the Valley Ambulatory Surgery Center PUD 

Ordinance 1996-M-17 & 1996-M- 17 to allow an Assisted Living Facility. (Marcelo Carlos) 

 

Roll Call Vote:   

Ayes:  Wallace, Becker, Holderfield, Kessler, Melton, Funke, Pretz, Purdy, Vargulich 

Nays: Absent: 0 

Recused:  0 

Motion carried:  9-0 

 

 PASSED, this 17th day of November 2020. 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



 

 

 
 

 

 

Staff Report 

 
TO:  Chairman Rita Payleitner  

  And Members of the Planning & Development Committee    

 

FROM: Rachel Hitzemann 

  Planner  

 

RE:  Amendment to Valley Ambulatory Surgery Center PUD to allow Assisted Living Facility 

 

DATE:  December 10, 2020 

  

 

I. APPLICATION INFORMATION: 

Project Name: Valley Ambulatory PUD  

Applicant: Marcelo Carlos  

Purpose:  Amend an existing PUD to allow for an Assisted Living Center Use   

 

 Community & Economic Development 
 

General Information: 

Site Information 

Location Northwest corner of Dean St. and N. Randall Rd. (Behind Randallwood Business 

Park) 

Acres 2.55 

 

Applications Special Use for a Standalone Drive-through Facility 

Applicable 

Code 

Sections 

 

17.16 “Office/Research, Manufacturing and Public Land Districts” 

 

 

Existing Conditions 

Land Use Surgery Center (Currently Vacant)  

Zoning OR- Office Research & Valley Ambulatory Surgery Center PUD  

 

Zoning Summary 

North CBD-1 - Central Business  Flagship/ Pollyanna  

East RM-2 – Multi-Family Residential 

M1- Manufacturing  

Unincorporated ST. Charles   

Multi-Family Residential  

Manufacturing Park  

Business Park  

South OR- Office Research/ PUD    Randallwood Business 

park  

West Unincorporated St. Charles  Residential  

 

Comprehensive Plan Designation 

Industrial/ Business Park   
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Aerial Photograph 
 

 
 

Zoning Map 

 

 

E. Main Street 
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II. BACKGROUND  

Marcelo Carlos has submitted an application for a Special Use to amend the Valley Ambulatory 

Center PUD to allow for an Assisted Living Use. The property, commonly known as 2340 Dean 

St., is located to the northwest of Dean St. and N. Randall Rd., behind the Randallwood Business 

park.   

 

The subject property was previously used as a surgery center, but has been vacant for several 

years.  The Valley Ambulatory Surgery Center PUD only permits a surgery center use. The 

applicant has filed the Special Use PUD amendment to allow for the additional use of an Assisted 

Living Facility.  

 

 

III. PROPOSAL 

The details of the PUD Amendment are as follows: 

• Allow for an additional permitted use of Assisted Living Facility within the PUD. 

• No changes to the outside of the building or site are being proposed. 

 

 

IV. STAFF ANALYSIS 

 

A. ZONING 

  

The site is zoned O-R- Office Research and is also located within the Valley Ambulatory 

Surgery Center PUD. The O-R District permits an Assisted Living Facility use, but the PUD 

does not. The proposed change would be consistent with what is permitted within the 

underlying zoning.  

 

B. ASSISTED LIVING FACILTIES  

 

Definition of Assisted Living Facility (17.30.020) : 

 

A facility providing residential accommodations and daily assistance for elderly or disabled 

residents that meets the definition of assisted living established in the Assisted Living and 

Shared Housing Act. 

 

According to the State’s definition of Assisted Living Facilities, at least 80% of the residents 

must be 55 years of age or older.  

 

C. PARKING 

 

Assisted Living Facility uses require .25 spaces per unit. The applicant intends on having 20 

residents in 10 rooms. Only 3 parking spaces are required for the use. The site has 55 parking 

spaces. 

 

 

V. PLAN COMMISSION RECOMMENDATION  

 



PUD Amendment for Assisted Living Use 
12/10/2020 

Page 4  

 

Plan Commission held a public hearing on 11/17/20. One email was received from a neighboring 

property owner asking for clarification regarding the Assisted Living Use. The email is attached 

to the packet. 

 

The Commission voted 9-0 to recommend approval.  

 

Staff has found the application materials to be complete.  Upon resolution of outstanding staff 

comments, the proposal has the ability to meet City Code requirements. 

 

 

VI. ATTACHMENTS 

• Application for Special Use, received 10/28/2020 

• Email from neighbor dated 11/8/2020 



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 60174-1984 

COMMUNITY DEVELOPMENT DIVISION PHONE: (630) 377-4443 EMAIL: cd@stcharlesil.gov 

SPECIAL USE APPLICATION 
(To request a Special Use or Amendment, or a Special Use for PUD or Amendment) 

For City Use 
Project Name: 

ST. CHARI.ES 
~IS(! J~~; 

Project Number: 

V.,a lJ e..y ~b q ( a +.o,..- y ("cvge .... y Ck1 -f-e:, .f'4 b 
~ 0 ,.;._:;) 0 -PR- 0 I 1 

Cityview Project Number: f L 5 01 J cr.;t O O Db S::c.") 
OCT l 8 2020 

To request a Special Use for a property, or to request to amend an existing Special Use Ordinance for a property, 
complete this application and submit it with all required attachments to the Planning Division. 

City staff will review submittals for completeness and for compliance with applicable requirements prior to establishing a 
public hearing date for an application. 

The information you provide must be complete and accurate. If you have a question please call the Planning 
Division and we will be happy to assist you. 

·--····---···--·····-···--·-·---··--··--····--··-·--··-·····---··----····----- ----·----------- -- ..... ····-·-···----·---------····-········-·····----· .. ·-··-~-···------·-··-···-·····--· -·--- ......... ·-·····--· - ----· ---·- ·- ... ·······--··-···-·------- ---·-

1. Property 
Information: 

2. Applicant 
Information: 

3. Record 
Owner 
Information: 

I Location: 2340 Dean St., St. Charles, IL 60175 
! 

I Parcel Number (s): 09-29-227-083 

[ Proposed Name: Valley Ambulatory Surgery Center PLanned Unit Development 
(Existing) 

/ Name Marcelo Carlos 
I (Contact: Patrick M. Griffin, Attorney) 
i Address 1122 GranclAve. . ....................... . 

···········--.-··········~·-· ----~·----·-

/ Phone 630-524-2566 

I Fax n/a 
Waukegan, IL 60085 

: Email 
i pgriffin@gwllplaw.com 

l Name Valley Medical Building Corporation i Phone 630-584-4659 
. _ (<;~11!~~t:_ §~~!! !,._ ~~E~P~i11,_Att~tI1~y) 

Address 2320 Dean St., Suite 104 Fax 

St. Charles, IL 60175 i-

l Email 
__ _ Lsls@seraphin:-law.com 

City of St. Charles Special Use Application 1 



Please check the type of application: 

Special Use for Planned Unit Development - PUD Name: 

D NewPUD 

l9' 
D 

Amendment to existing PUD- Ordinance #: 

PUD Preliminary Plan filed concurrently 

D Other Special Use (from list in the Zoning Ordinance): 

D Newly established Special Use 

D Amendment to an existing Special Use Ordinance#: 

Information Regarding Special Use: 

Valley Ambulatory Surgery Center PUD 

1996-M-17; 1997-M-76 

Comprehensive Plan designation of the property: Industrial/ Business Park 

Is the property a designated Landmark or in a Historic District? _N_o __ _ 

What is the property's current zoning? 

What is the property currently used for? 

PUD - OR - Office / Research 

Vacant Recovery Care Center 

If the proposed Special Use is approved, what improvements or construction are planned? 

No exterior constrction or improvements are planned. Applicant seeks to convert the property 

into an assisted living facility and will perform an interior remodel. 

For Special Use Amendments only: 

Why is the proposed change necessary? 

Although the underlying OR - Office Research zoning district includes assisted living facilities 

as a permitted use, the current PUD does not expressly allow for an assisted living facility. 

What are the proposed amendments? (Attach proposed language if necessary) 

Applicant seeks a single amendment which woul add assisted living as a permitted use under 

the PUD ordinance. 

Note for existing buildings: 

If your project involves using an existing building, whether you plan to alter it or not, please contact the St. 
Charles Fire Department (630-377-4458) and the Building and Code Enforcement Division (630-377-4406) 
for information on building, life safety and other code requirements. Depending on the proposed use, size of 
structure and type of construction, these requirements can result in substantial costs. 

City of St. Charles Special Use Application 2 



21. Provision of handicapped parking spaces 
22. Dimensions of handicapped parking spaces 
23. Depressed ramps available to handicapped parking spaces 
24. Location, dimensions and elevations of freestanding signs 
25. Location and elevations of trash enclosures 
26. Provision for required screening, if applicable 
27. Exterior lighting plans showing: 

a. Location, height, intensity and fixture type of all proposed exterior lighting 
b. Photometric information pertaining to locations of proposed lighting fixtures 

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

Record ·owner 
Valley Medical Buildin 
/ 0 ! r~1l <:~v~_) 1 1 

Applicant or Authorized Agent 
p ,A-$ q(_ N. -c.(q ffiA..t I ~fc.t,.JJcjf A-<v 

~-3,ct-0i2-IYJ) f\-ctfiJ,tr 

/0-/5:,-ZD 
Date 

City of St. Charles Special Use Application 5 



STATE OF ILLINOIS ) 

) ss. 
KANE COUNTY ) 

OWNERSHIP DISCLOSURE FORM 
CORPORATION 

I, Dr. Jerome Bettag , being first duly sworn on oath depose and say that I am the 

~--"'S~e~cr~e~t~a_ry,__ ___ of~ __ V...:......:..:a=ll=e~y~l\'1~e~d~ic=a=l~B~u=i=ld=i=n=g~C;;:;..a..or~p~o~r~a~t=io~n----------~ 

an Illinois Corporation and that the following persons are all of the shareholders of 7% or more 

of the common stock of said Corporation: 

Mr Ken Kowalski 

Dr. David Hemmer 

Dr. Stewart Odell 

Dr. Ernie Isadore 

Subscribed and Sworn before me this 

Dr. Ken Noffsinger 

Dr. Jerome Bettag 

- /L-/ r day of 

. SERAPHIN 
OFFICIAL SEAL 

Notary Public - State of Illinois 
My Commission Expires Sep 22, 2023 

City of St. Charles Ownership Disclosure Forms 2 



OWNER AUTHORIZATION 

The undersigned, Valley Medical Building Corporation ("Owner") certifies that it has authorized 
the foregoing Application for Special Use and/or Amendment to Planned Unit Development to be 
submitted to the City of St. Charles (the "Application"). 

The undersigned provides this authorization solely as Owner of the real estate that is the subject 
of the Application, and for the limited purpose of consenting to the Application. Owner makes no 
representation as to the Application's conformance with applicable ordinances. 

OWNER: 

Valley Medical Building Corporation 

Its:_-=-Se=c=r-=-et=a"'"ry,__ ___________ _ 

Date: 02.14.2020 



LEGAL DESCRIPTION 

PARCEL 1: 

LOT 1 OF VALLEY MEDICAL INN SUBDIVISION, IN THE CITY OF ST. 
CHARLES, KANE COUNTY, ILLINOIS. 

PARCELlA: 

EASEMENT FOR BENEFIT OF PARCEL 1 FOR INGRESS AND EGRESS 
AND PARKING PURPOSES AS SET FORTH AND DESCRIBED IN 
INSTRUMENT RECORDED OCTOBER 21, 1996 DOCUMENT 96K07513I. 
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CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDS) 

*For Special Use for PUD or PUD Amendment applications.* 

The St. Charles Zoning Ordinance requires the Plan Commission to consider the 
criteria listed below in making a recommendation to the City Council on whether a 
proposed Planned Unit Development is in the public interest. 

ST. CHARI.ES 
S I NC r _ _I S 5 4_ 

As the applicant, the "burden of proof" is on you to provide information that addresses the criteria below 
in order to demonstrate that the project is in the public interest. 

(You may utilize this form or provide the responses on another sheet.) 

Valley Ambulatory Surgery Center PUD 10-15-20 
PUDName Date 

From the St. Charles Zoning Ordinance, Section 17.04.410.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special 
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based 
on the application and the evidence presented at the public hearing that the PUD is in the public interest, 
based on the following criteria: 

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 ofland 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 use advances several of the factors listed in Section 17.04.400.A in that: 
(1) it encourages the harmonious integration of an assisted living facility within a currently 
vacant recovery care center; (2) it preserves all existing improvements and infrastructure; 
and (3) it promotes the economical adaptive re-use of a now obsolete facility. 
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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 proposed amendment advances the factors listed in Section 17.04.400.B and supports 
the requested variances from the original PUD standards in that it preserves all of the 
existing improvements, infrastructure an other existing attributed of the PUD, while 
allowing the adaptive re-use of the existing building for an assisted living facility. 
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iii. The proposed PUD conforms with the standards applicable to Special Uses (section 
17.04.330.C.2): 

A. Public Convenience: The Special Use will serve the public convenience at the proposed location. 

The proposed amendment will serve the public convenience by providing a use that is 
in demand in replacement of an obsolete use. The underlying OR - Office Research 
zoning district already allows assisted living facilities a permitted use, and the location 
of this use adjacent to the Randall Rd. corridor will provide convenience to the 
facility's residents and visitors. 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary facilities 
have been, or are being, provided. 

The proposed use is located within an existing PUD already developed with all 
required utilities, access roads and drainage facilities, and the proposed use will 
have no adverse impact on the existing infrastructure as it is not increasing the 
intensity of developemnt within the PUD. 

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 proposed amendment wil not be in,jurious to nearby properties in that it utilizes 
the existing existing building and no additional exterior improvements or expansion 
is planned. 

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 proposed amendment will not impede the normal and orderly development of the 
surrounding property, and in fact will assist in the full utilization of the existing PUD. 

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. 
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The proposed amendment will not be detrimental to, nor will it endanger the public 
health, safety, comfort or general wwelfare in that it merely seeks to utilize an existing 
building for a use that is permitted in the underlying OR- Office/ Research zoning 
district, but which is not currently a permitted use under the PUD ordinance. 

F. Conformance with Codes: That the proposed Special Use conforms to all applicable provisions 
of the St. Charles Municipal Code 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 proposed amendment conforms to all existing federal, State and local laws and 
meets or exceeds all applicable provisions of the St. Charles Municipal Code, except 
as may be varied pursuant to a Special Use or Planned Unit Development. The only 
departure from existing requirements is (the assisted living facility as a permitted use) 
is being addressed by this proposed amendment. 

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

The proposed amendment will be beneficial to the physical development, diversity, tax 
base and exonomic well-being of the City in that it will encourage the adaptive re-use of 
a currently vacant building and will replace an obsolete use. 

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

The proposed amendment conforms to the purposes and intent of the Comprehensive 
Plan in that it: (1) Promotes orderly growth and change; (2) enhances the economic 
viability and productivity of the Randall Rd. corridor; and (3) Encourages the adaptive 
re-use of a functionally obsolete improvement, among others. 
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November 8, 2020 
 
From: Sue Anderson 
3N681 Bittersweet Road 
Saint Charles, Illinois 60175 
630-584-4084 
sueanderson34@gmail.com 
 
TO: St. Charles Plan Commission: 
 
Thank you for contacting me, as a homeowner on Bittersweet Road, about the proposed change of 
zoning to allow the former Valley Ambulatory Surgery Center to be converted into a senior assisted 
living facility. 
 
Overall, this conversion seems like it would be a reasonable one.  However, I do have a concern, which I 
hope you will address. 
 
This is my concern: If the new zoning allows "Assisted Living Facilities" would this mean the building 
might subsequently be converted into a residential drug and/or alcohol treatment center? The wording 
for the special permit should spell out clearly that the intended use be limited to "senior assisted living." 
 
Thank you, 
 
Sue E. Anderson  
 

mailto:sueanderson34@gmail.com
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ORDINANCE NO. 1996-M-17 

AN ORDINANCE GRANTING 1~ SPECIAL USE AS A PLANNED 
UNIT DEVELOPMENT FOR THE VALLEY AMBULATORY 

SURGERY CENTER Rll:COVERY FACILITY PUD 
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ORDINANCE NO. 1996-M-17 

AN ORDINANCE GRANTING A SPECIAL USE AS A PLANNED 
UNIT DEVELOPMENT FOR THE VALLEY AMBULATORY 

SURGERY CENTER RECOVERY FACILITY PUD 

Rf.T::f, TO; 

3/¥/lf.; __ _ 

WHEREAS, a petition for rezoning to the O-R-1 Office Research 

District and for the granting of a Special Use as a Planned Unit 

Development for the real estate described in Exhibit "I" attached 

hereto and made a part hereof, (hereinafter sometimes referred as 

"Subject Realty") has been filed by ALPINE LAND CORPORATION, an 

Illinois Corporation, whose successor in interest is VALLEY 

AMBULATORY SURGERY CENTER, an Illinois Limited Partnership 

(hereinafter referred to as "RECORD OWNER") ST. CHARLES LAND 

COMPANY, an Illinois Corporation, and B&B ENTERPRISES, an Illinois 

partnership, agents for RECORD OWNER (hereinafter collectively 

referred to as "DEVELOPER"}, (said RECORD OWNER and DEVELOPER being 

collectively referred to as "OWNERS"), and 

WHEREAS, the Plan Commission has held a public hearing on said 

petition in accordance with law; and 

WHEREAS, the city Council of the city of st. Charles has 

received the recommendation of: the Plan Commission and has 

considered same; 

WHEREAS, the Subject Realty is the subject of an "Annexation 

Agreement City of st. Charles, Valley Ambulatory Surgery Center 

Recovery Facility PUD 11 dated February 16, 1996 (hereinafter 

referred to as the "Annexation Aqreernent"). 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
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OF ST. CHARLES, KANE AND DUPAGE •COUNTIES, ILLINOIS, as follows: 

SECTION 1. That Section 17.02.180 of Title 17 of the st. 

Charles Municipal Code, as amende~d, and as set forth in the Zoning 

District Map as described therein and on file in the Office of the 

City Clerk, is hereby amended by 1rezoning the Subject Realty to the 

O-R-1 Office Research District and by the granting of a Special Use 

as a Planned Unit Development, pursuant to the provisions of Title 

17 of the st. Charles Municipal Code, as amended, subject to the 

additional conditions, variatiom,; and restrictions hereinafter set 

forth. 

SECTION 2. That the Subject Realty may be developed only in 

accordance with all ordinances of the City as now in effect or 

hereafter amended (except as specifically varied herein}, and in 

accordance with the additional procedures, definitions, uses, and 

restrictions contained herein and as set forth in Exhibits, II, III 

and IV, all as attached hereto and made a part hereof. 

Zoning Requirements and Standards. The development of 

the Subject Realty shall conform with the provisions of the O-R-1 

Office-Research District as set forth in the St. Charles Zoning 

Ordinance, except as specifically provided herein. The permitted 

uses within the Subject Realty shall be limited to those set forth 

in Exhibit "II". 

1. Bulk Requirements: The minimum lot area, lot width, 

building height, floor area ratio, yard and setback 
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requirements applicable to the O-R-1 Office Research District 

shall apply to the Subject Realty, except as specifically 

provided in Exhibit "II". 

2. Off-street parking and loading: The off-street 

parking and loading provisions set forth in Chapter 17. 38, 

"Off-Street Loading and Par}dng" of the st. Charles Municipal 

Code in effect at the tim,e of application for a building 

permit shall apply to the Subject Realty, except as otherwise 

provided in Exhibit II. 

3. Signs: The sign provisions set forth in the St. 

Charles Zoning Ordinance applicable to the O-R-1 Office 

Research District in effect at the time of application for a 

sign permit shall apply to the Subject Realty. 

B. PRELIMINARY AND ENGINEERING PLANS AND FINAL PLAT 

No engineering plans or final plat for any part of the 

Subject Realty shall be approved prior to City Council 

approval of a Preliminary Plan for the entire Subject realty 

conforming to Title 16 and Title 17 of the St. Charles 

Municipal Code, as amended, in effect at the time of receipt 

by CITY of a complete submittal. 

Following approval of such Preliminary Plan OWNERS may 

submit final engineering plans and a final plat substantially 

in accordance with the approved Preliminary Plan and the 

provisions of the st. CharlE~s Municipal Code, as amended, in 
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effect at the time of receipt by CITY of a complete submittal; 

such engineering plans shall include engineering plans for any 

offsite improvements relate:d to that portion of the Subject 

Realty being developed, as determined by CITY. 

No final plat for any part of the Subject Realty shall be 

approved prior to approval of engineering plans for the 

Subject Realty and any offsite improvements necessary to 

service the subject Realty .as reasonably determined by CITY. 

No final plat for the Subject Realty shall be recorded prior 

to City Council approval and receipt of the guarantee for 

completion of the Land Improvements (as defined in Title 16 of 

the St. Charles Municipal Code) in relation to the Subject 

Realty and any offsite improvements, all as necessary to 

service the Subject Realty as reasonably determined by CITY. 

Such guarantee shall comply with the requirements of Title 16 

of the st. Charles Municipal Code. 

Prior to final approval and issuance of any building 

permit for a tunnel or other structure which is proposed to 

extend across or under any lot 1 ine of the Subject Realty onto 

adjoining property, CITY shall be satisfied that an adequate 

joint maintenance agreement exists for the construction and 

maintenance of the tunnel or other structure extending across 

or under the lot line. 

c. COMMENCEMENT OF CONSTRUCTION 
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No construction of Land Improvements shall be commenced 

prior to approval of engineering plans for the Land 

Improvements for the Subject Realty. 

No building permit shalll be issued for construction of 

any building, structure, or part thereof on the Subject Realty 

until a final plat has beem approved and recorded for the 

Subject Realty. In addition, no building permit shall be 

issued prior to the time that a) streets or construction roads 

are passable for ingress and egress by emergency and 

inspection vehicles, and b) water supply facilities adequate 

to provide fire protection to structures under construction 

have been accepted by the City Council. Determination of 

acceptable condition of the streets or roads shall be made by 

the Director of Public Works and the Building Commissioner, 

and determination of adequacy of water supply facilities shall 

be made by the Director of Public Works and the Fire Chief. 

D. COMPLETION OF IMPROVEMENTS PRIOR TO OCCUPANCY 

No occupancy permit shall be issued for any building 

within the Subject Realty until after City Council acceptance 

of the Land Improvements for the Subject Realty and related 

offsite improvements; howE~ver, sidewalks, street trees, 

parkway seeding, and final surface course of streets need not 

be completed prior to issuance of an occupancy permit. 

E. RESTORATION 
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OWNERS shall repair and replace, in accordance with the 

original sizes, standards and topography, in a manner 

satisfactory to the CITY, all CITY property damaged or 

disturbed by reason of any work in connection with the 

development of the Subject Realty. 

F. FACILITIES TO BE UNDERGROUND 

OWNERS shall provide that all utilities and 

communications facilities to be installed to serve the Subject 

Realty, including telephone, electric, and cable television, 

shall be underground, and this requirement shall be affixed to 

all final plats. 

G. EASEMENTS 

An easement or easements over, under and upon that 

portion of the Subject Realty reasonably determined by CITY to 

be necessary for access for emergency vehicles and for access 

for maintenance, repair, replacement and customary servicing 

of all electricity lines, sanitary sewer, storm drainage, 

stormwater detention and retention, and water main systems, 

telephone lines, natural gas supply systems, communication 

facilities and other utilities, shall be provided at CITY's 

request on all final plats i:n favor of the CITY and all of the 

involved utility and communications companies, now or in the 

future receiving a CITY franchise, their respective officers, 

employees, and agents, togetther with related emergency and 
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service vehicles and equipment. 

Prior to approval of a final plat for all or any part of 

the Subject Realty, OWNERS shall provide easements in a form 

acceptable to the CITY, providing for the following: 

H. 

1. Ingress and Egress across adjoining property from 

the Subject Realty to Dean street, at a minimum 

width of 24 feet, for access to and for the uses 

permitted within the Subject Realty. 

2. Ingress and egress across adjoining property from 

the Subject Realty to Dean Street, at a minimum 

width of 24 feet, for all emergency vehicles and 

for access for maintenance, repair, replacement and 

customary servicing of all electricity lines, 

sanitary sewer, storm drainage, stormwater 

detention and retention, and water supply systems, 

telephone lines, natural gas supply systems, 

communication facilities and other utilities, in 

connection with the development or maintenance of 

the Subject Realty. 

SOIL EROSION CONTROL 

OWNERS shall adhere to measures for the prevention of 

soil erosion during the development of the Subject Realty 

pursuant to the ordinances of the CITY, the "Standards and 

Specifications for Soil Erosion and Sedimentation Control" 
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published by the Illinois Environmental Protection Agency in 

1987, as amended, the "Illinois Procedures and Standards of 

Urban Soil Erosion and Sedimentation Control" published in 

1988, as amended, and the rE!commended procedures of the Kane­

DuPage Soil and water Conservation District and any other 

applicable regulatory agency, whichever is more restrictive, 

as determined by the CITY. An erosion control plan shall be 

submitted by OWNERS to the CITY with the final engineering 

plans for each unit or phase, and shall be subject to review 

and approval of the Director of Public Works and Director of 

Planning and Development. No earth moving or other 

construction activities shall commence prior to the CITY's 

approval of an erosion control plan and the installation of 

erosion control measures and field approval of those measures 

( as field modified at the CITY' s discretion) by the City 

Engineer. Upon five (5} day:s notice to OWNERS, the CITY shall 

have the right to stop any construction of Land Improvements, 

buildings and other structures if the City Engineer determines 

that the erosion control measures shown on the approved 

erosion control plan and as field modified are not being 

adequately maintained. Tht~ OWNERS agree that a stop work 

order may be issued against the violating party on these 

grounds and will not be lifted until all violations are 

corrected. The OWNERS shall indemnify and hold harmless the 
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CITY from any and all losses, claims, expenses and penalties 

including attorneys' fees arising out of the CITY's issuance 

of a stop work order on these grounds. 

I. TREE PRESERVATION 

OWNERS shall comply with the provisions of Exhibit "III" 

attached hereto and made a. part hereof. As part of the 

Preliminary Plan, OWNERS shall submit a tree survey which 

identifies all wooded areas of the Subject Realty and all 

individual trees over 6 inc:hes diameter at breast height by 

type and size, located within 100 feet of any proposed 

building, structure, gradin9, excavation or paving. 

J. LANDSCAPING AND SCREENING 

Landscaping for the Subject Realty shall be completed 

prior to the occupancy of any structure. However, if 

conditions beyond the control of the OWNERS prohibit the 

installation of the landscaping prior to a request for 

occupancy, a temporary certificate of occupancy may be issued 

for a period not to exceed six months. If the landscaping is 

not completed as of the expiration of the temporary 

certificate of occupancy, the Building Commissioner shall not 

be required to issue a final certificate of occupancy or any 

additional temporary certificates of occupancy, but may do so 

in his discretion as governed by the st. Charles Municipal 

Code. 
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The OWNERS shall maintain and replace as necessary all 

trees, shrubs and other plant materials, retaining walls, 

fencing, earth berms, and other landscaping features 

(hereinafter, "Landscaping") on the Subject Realty, in 

conformance with the Preliminary Plan and any amendments 

thereto including final engineering plans. In the event 

OWNERS fails to maintain, repair or replace the Landscaping, 

CITY may give OWNERS writtem notice of any such deficiency; 

upon receipt of such notice, OWNERS shall correct such 

deficiency within sixty (60) days thereof unless the nature, 

extent or weather conditions for the maintenance or 

replacement of the Landscaping prevents the OWNERS from 

correcting the deficiency within said time period. Under such 

circumstances, OWNERS shall correct such deficiency as soon as 

possible, but not later than six months from the date of 

notice. In the event of tht:! conveyance or assignment of any 

part of the Subject Realty to anyone other than CITY, any such 

conveyance or assignment shall contain an agreement between 

the parties involved as to the responsibility for maintenance 

and replacement of Landscaping as contemplated in this 

paragraph. 

If CITY enacts any ordinances or amendments thereto 

requiring more stringent standards with respect to maintenance 

and replacement of landscaping, such ordinances and amendments 
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shall apply to the Subject Realty. 

In the event OWNERS s:hall fail to satisfy any of the 

conditions set forth in this Paragraph, CITY may utilize any 

or all of the remedies available to it including, but not 

limited to: 

1. City may obtain a mandatory injunction requiring 

OWNERS to complete the installation or repair of the 

landscaping as required herein including any damages, 

expenses, costs and attorney's fees incurred in connection 

therewith; 

2. City may proceed to install or repair such 

landscaping and shall be paid all costs, expenses and 

attorney's fees associated with enforcing the provisions of 

this paragraph and to such extent CITY may estimate the amount 

thereof and obtain judgment in advance of actually completing 

such work and in advance of incurring such expenses, subject, 

however, to a refund of any costs not incurred within one year 

after receipt of such funds, and to the extent the expenses 

actually exceed the estimates, CITY shall have the right to 

additional relief for such additional expenses; 

3. CITY shall have the right to refuse any and all 

building permits and occupancy permits as well as any other 

permits associated with the use of the Subject Realty; 

4. City shall have tht~ right without objection from the 
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OWNERS to establish a Special Service Area to pay all of such 

costs, expenses and attorney's fees with no limitation on the 

time of such Special Service Area and a maximum tax rate of 

0.25 per cent ($0.25 per $100 of assessed valuation). 

K. MAINTENANCE OF PRIVATE FACILITIES 

The OWNERS shall repair and maintain all retention and 

detention basins, storm seiwer lines, and surface drainage 

facilities on the Subject Realty which are not conveyed to and 

accepted by the CITY. In the event OWNERS fails to maintain, 

repair or replace said basins, lines, facilities, or any 

tributary appurtenances thereto, then CITY may correct such 

deficiencies, and may, pursuant to Exhibit IV, levy a Special 

Service Area tax to pay for same. In the event of the 

conveyance or assignment of all or any part of the Subject 

Realty to anyone other than CITY, any such conveyance or 

assignment shall contain an agreement between the parties 

involved as to the responsibility for repair and maintenance 

as contemplated in this paragraph. 

L. SITE LIGHTING 

All exterior lighting fixtures within the Subject Realty 

shall be a maximum of 15 feet above grade. Lighting fixtures 

and standards shall be desi9ned to be "high-cutoff" or shall 

otherwise be designed and located so that glare from direct 

lighting is not visible from adjoining residential property. 
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M. MISCELLANEOUS 

Additional provisions set forth in Exhibit "IV" are 

hereby incorporated by reference as if fully set forth herein. 

SECTION 3. HOLD HARMLESS AND INDEMNIFICATION 

In the event a claim is made against the CITY, its officers, 

other officials, agents and employees or any of them, or if the 

CITY is made a party-defendant in any proceeding arising out of or 

in connection with the approval and issuance of a Special Use 

Permit for a Planned Unit Development for the Subject Realty, or 

the development of the Subject Realty, including matters pertaining 

to hazardous materials and other environmental matters, the OWNERS 

shall defend and hold the CITY and such officers, other officials, 

agents and employees harmless from all claims, liabilities, losses, 

taxes, judgments, costs and fees, including expenses and reasonable 

attorney's fees, in connection therewith. The CITY and such 

officers, other officials, agents and employees shall reasonably 

cooperate in the defense of such proceedings. 

SECTION 4. That this Ordinance shall become effective from 

and after its passage and approval in accordance with law. 

PRESENTED to the City Council of the City of St. Charles, Kane 

and DuPage Counties, Illinois this 4th day of __ M_a_r_c_h __ , 1996. 

PASSED by the city Council of the city of St. Charles, Kane 

and DuPage Counties, Illinois this 4th day of __ M_ar_c_h __ , 1996. 
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APPROVED by the Mayor of the City of st. Charles, Kane and 

DuPage Counties, Illinois this _4th day of~~M_ar_c_h~~ 

ATTEST: 

COUNCIL VOTE: 
AYES: 14 
NAYS: 0 
ABSENT:0 

1996. 



I. Permitted Uses: 

EXHIBIT II 
Zoning Standards 

a. Post-surgical Recovery Care Center not to exceed twenty 
(20) beds, with the length of a patient's stay not 
exceeding the time period permitted for such facilities 
by the State of Illinois. 

b. Business, Professional and Medical Offices and Medical 
and Dental Clinics. 

Any laboratory facilities, retail sales and other services 
shall be limited to those which directly support and are 
accessory to a permitted USE~. The hours of operation for any 
use on the site except the Post-surgery Recovery Care Center 
shall not commence prior to 6: 00 A.M. and shall not extend 
beyond 9:00 P.M .. 

II. The following setbacks shall be required for buildings and 
other structures: 

a. 140 feet from the Rand.all Road right of way. 
b. 10 feet from the northerly property line. 
c. O feet from the southerly property line. 
d. 15 feet from the westerly property line. 

III. Miscellaneous: 

a. All refuse and recycling containers shall be screened 
with a fence or other solid enclosure to a height of six 
feet. 

b. All lighting fixtures shall be a maximum of 15 feet high 
and shall be a high cutoff design so as to direct the 
glare of light downward. 

c. All rooftop equipment shall be screened from adjacent 
residential areas and streets. 

d. The number of required parking and loading spaces for a 
Post-surgical Recovery Care Center shall be determined in 
accordance with the provisions applicable to "hospitals" 
in Chapter 17.38 "Off-Street Loading and Parking". 



EXHIBIT III 
Tree Preservation 

a. If a tree identified for preservation on the Preliminary 
Plan cannot be saved, or if such a tree dies or is 
otherwise removed within two years of the recording of 
the final plat for the Subject Realty, OWNERS shall 
replace it with trees of the same or similar species 
having a minimum caliper of three inches each, and the 
aggregate caliper of the replacement trees shall equal or 
exceed the diameter att breast height of the dead or 
removed tree. The species and planting location of such 
replacement trees shall be subject to the approval of the 
Director of Planning ;and Development or his designee. 
For purposes of this Pctragraph, "caliper" shall mean the 
trunk diameter of a rmrsery stock tree, measured six 
inches above the proposed planted grade, and "diameter at 
breast height" shall metan the trunk diameter of a tree on 
the Subject Realty, me:asured at four and one half feet 
above the existing grade. 

b. All individual trees to be preserved shall be tagged by 
a professional Landscape Architect or Horticulturist 
before any grading, clearing or construction commences 
on-site. 

c. Wooded areas and individual trees that are to be 
preserved are to be protected with fencing. Fencing 
shall be installed prior to any construction equipment 
being brought on-site. Fencing shall extend to the 
dripline of the individual tree or wooded area and shall 
be a minimum of 24" high so as to be visible to all 
construction personnel., 

d. Grade changes (unless for purposes of constructing tree 
wells), utility trenches, and storage of construction 
equipment shall not be allowed within fenced areas. 

e. All trees to be saved which have been subjected to 
construction activity within the dripline shall be 
selectively thinned as directed by a professional 
arborist. Trees shall not be topped, headed back, 
skinned (removal of interior branches), or climbed with 
spikes. All dead wood shall be removed to reduce hazard. 

f. All accidental damage to existing trees intended to be 
saved shall be promptly treated as required in accordance 
with recognized horticultural practices and the 
instructions of a profe~ssional arborist. 

g. Broken or badly bruised branches shall be removed with a 
clean cut. 
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h. No equipment, materials, or supplies shall encroach upon 
the areas designated as tree protection zones (including 
but not limited to thos:e areas within the dripline of the 
trees) at any time during construction of the project. 

i. Contractors shall avoid damaging trees and vegetation 
with material, machinery, equipment and engine exhaust. 

j. Contractors shall avoid damaging trees and vegetation 
with spills or discharge of fuel, oil, hydraulic fluid, 
anti-freeze and coolants, calcium chloride, lime and any 
other substances which can be harmful. 

k. No cutting or trimming of trees is permitted without 
first obtaining specific written permission from the 
City. 

1. No fires of any type are permitted on the site at any 
time. 

m. City or its arborist may make periodic tours of the site 
in order to determine how best to protect the trees as 
construction progresses. 

n. City shall have the riglh.t to stop construction to enforce 
compliance with these requirements. 



EXHIBIT IV 

3. REQUIRED LAND IMPROVEMENTS 

OWNERS shall be responsible for and pay for the design, 
engineering, construction engineering and all other costs for 
installation of all onsite Land Improvements as required by the 
provisions of Title 16 of the st. Charles Municipal Code, as 
amended, and all offsite Land Improvements determined by the City 
Council to be necessary for the development of the SUBJECT REALTY. 
All such Land Improvements shall be included in the guarantee for 
completion required by the provisions of Title 16 of the St. 
Charles Municipal Code, as amended. 

4. OFFSITE EASEMENTS AND EMINENT DOMAIN 

OWNERS are responsible for obtaining all offsi te easements and 
rights of possession for all onsite and offsite Land Improvements 
necessary for the development of the SUBJECT REALTY. In the event 
OWNERS are unable to obtain such •~asements or rights of possession, 
the CITY agrees to exercise its: power of eminent domain at the 
request of OWNERS, to obtain .any such title to real estate, 
easements and rights of possessie>n required by the CITY, or by the 
OWNERS which are reasonably acceptable to the City council, for the 
installation and maintenance of onsi te and offsi te Land 
Improvements; provided, however 1, that the OWNERS shall pay all 
costs, expenses, judgments, and settlements including reasonable 
attorneys fees of the CITY arising out of or in connection 
therewith. Upon CITY' s request 1, a guarantee of payment ( in the 
form of a letter of credit, cash deposit or performance bond as 
designated by OWNERS) shall be 1;ubmitted to and approved by the 
CITY prior to CITY incurring such costs, expenses, judgments, and 
settlements including reasonable attorneys fees. The form, amount, 
and provider of such letter of credit or performance bond and 
amount of such cash deposit shall be subject to review and approval 
by the City Council. Payment to or for CITY for all such costs, 
expenses including attorneys fees, judgments and settlements shall 
be made within 30 days after invoicing or other appropriate demand. 
Further, in the event payment is not timely made, CITY may 
discontinue any action on behalf of OWNERS, and may refuse to issue 
any permits requested by OWNERS. 

5. LIMIT ON CITY RESPONSIBILITY FOR UTILITIES 

The CITY shall not be held responsible for its inability to 
install any utility, or for any loss or damage including 
consequential damage, or delay in installation caused by inability 
to obtain financing upon such terms as the City council may 
determine, strikes, riots, el,ements, embargoes, failure of 
carriers, inability to obtain material, or other acts of God, or 
any other cause beyond CITY' s reasonable control, including but not 
limited to the acquisition of easements, modifications of 
Facilities Planning Area boundaries, Army Corps of Engineers 
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permits, and Illinois Environmental Protection Agency permits. 

6. REQUIREMENTS OF OTHER JURISDICTIONS 

It is agreed that the CITY is not liable or responsible for 
any restrictions on CITY's obligations under this Agreement that 
may be required or imposed by any other governmental bodies or 
agencies having jurisdiction over the SUBJECT REALTY, CITY or 
OWNERS including but not limit1ed to county, state and federal 
regulatory bodies. 

7. BUILDING CODE 

OWNERS shall comply in all respects with the applicable 
provisions of Title 15 of the St. Charles Municipal Code and other 
CITY ordinances pertaining to building which are in effect at the 
time OWNERS make application to the CITY for a building permit or 
permits in connection with thei construction of buildings and 
structures on the SUBJECT REAL'rY, whether or not any of such 
ordinances are amended after the date hereof. 

8. MAINTENANCE OF PRIVATE FACILITIES 

The OWNERS agree to repair and maintain all private retention 
and detention basins, storm sewer lines, surface drainage 
facilities, and any other land. improvements, common areas or 
facilities which are not conveyed to and accepted by CITY. In the 
event any are conveyed to the CITY, the OWNERS shall pay such 
Special Service Area tax or other tax or user fee of general 
applicability for maintenance and operational costs and expenses. 
In the event of the conveyance or assignment of all or part of the 
SUBJECT REALTY, the record title holders shall be responsible for 
such repair and maintenance as contemplated in this paragraph. 

9. SPECIAL SERVICE AREAS 

OWNERS agree not to object to the formation of and any 
amendment to one or more Special Service Areas including all or 
part of the SUBJECT REALTY, for the purpose of maintaining any or 
all of the following: Storm water detention and retention 
facilities and drainage ways within easements on or for the SUBJECT 
REALTY for a perpetual duration with a maximum rate of .03% per 
year ($0.03 per $100.00) of the assessed value, as equalized, of 
the taxable SUBJECT REALTY, eixcluding all taxable personal 
property. The OWNERS agree to cooperate in the formation thereof 
in such manner as the CITY shall deem reasonably necessary at 
whatever time the CITY proposes such Special Service Area. 
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10. REIMBURSEMENT 

The OWNERS shall reimburse the CITY for reasonable attorney's 
fees, engineering and planning consultants, and CITY staff review 
time incurred by the CITY in connection with the processing and 
review of matters pertaining to this Annexation Agreement, 
including the drafting and negotiation hereof. Payment by OWNERS 
to the CITY shall occur promptly within thirty (30) days after 
receipt by the OWNERS of invoices for such work. 

14. HOLD HARMLESS 

In the event a claim is made against the CITY, its officers, 
other officials, agents and emp1oyees or any of them, or if the 
CITY is made a party-defendant in any proceeding arising out of or 
in connection with the approval and issuance of a Special Use 
Permit for a Planned Unit Oevelcipment for the SUBJECT REALTY, or 
the development of the SUBJECT RE1~LTY, including matters pertaining 
to hazardous materials and other environmental matters, the OWNERS 
shall defend and hold the CITY and such officers, other officials, 
agents and employees harmless from all claims, liabilities, losses, 
taxes, judgments, costs and fees, including expenses and reasonable 
attorney's fees, in connection therewith. The CITY and such 
officers, other officials, agents and employees shall reasonably 
cooperate in the defense of such proceedings. 



STATE OF ILLINOIS ) 
) ss. 

COUNTIES OF KANE AND DUPAGE ) 

C E R T I F I C A T E 

I, KRISTIE A. DARULA, certify that I am the duly elected 
and acting municipal clerk of the city of St. Charles, Kane and 
DuPage Counties, Illinois. 

I further certify that on March 4, 1996, the Corporate 
Authorities of such municipality passed and approved Ordinance 
No. 1996-M-17, entitled 

"AN ORDINANCE GRANTING A SPECIAL USE AS A 
PLANNED UNIT DEVELOPMENT FOR THE VALLEY 
AMBULATORY SURGERY CENTER RECOVERY FACILITY 
PUD" I 

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

The pamphlet form of Ordinance No. 1996-M-17, including the 
Ordinance and a cover sheet thereof was prepared, and a copy of 
such Ordinance was posted in the municipal building, commencing 
on March 8, 1996, 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 
March, 1996. 

Municipal Clerk 

(S E A L) 

day of 



City of St. Charles, Illinois 

Ordinance No. 1997-M-76 

An Ordinance Amending: Ordinance No. 1996-M-17 
(Valley Ambulatory- Setback) 

Adopted by the 

City Council 

ofthe 

City of St. Charles 

June 16, 1997 

Published in pamphlet form by 
authority of the City Council 
of the city of St. Charles, 
Kane and Du Page Counties, 
Illinois, June 20, 1997 

(SEAL) 



l 
REFER TO: 

MINUTES f.e/!&/'11 
iAGF. --· ____ -----. ----·>·~ ... -~ __ ,.,. 

ORDINANCE NO. 1997-M-76 

AN ORDINANCE AMENDING ORDINANCE No. 1996-M-17 
(Valley Ambulatory- Setback) 

WHEREAS, a petition to amend Ordinanet~ No. 1996-M-17 entitled "AN ORD1NANCE 

GRMT'fING A SPECIAL USE AS A PLANNED UNIT DEVELOPMENT FOR THE VALLEY 

AMBULATORY SURGERY CENTER RECOVERY FACILITY PUD" (hereinafter referred to as 

the "ORDINANCE"), for the real estate described in Exhibit "I" attached hereto and made a part 

hereof (hereinafter referred to as "SUBJECT REALTY"), has been filed by Valley Ambulatory 

Surgery Center, an Illinois Limited Partnership, record owner of the SUBJECT REAL TY (hereinafter 

referred to as "OWNER"); and 

WHEREAS, said petition requests an amendment to the ORDINANCE for the purpose of 

decreasing the setback along the westerly property line of the SUBJECT REALTY; and 

WHEREAS, the Plan Commission has held a public hearing on said petition in accordance 

with law; and 

WHEREAS, the City Council of the City of St. Charles has received the recommendations of 

the Plan Commission and has considered same; 

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

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

SECTION 1. That ORDINANCE be and is hereby amended as follows: 

A. Exhibit II to the ORDINANCE shaill be deleted in its entirety, and that Exhibit II-A 

attached hereto shall be substituted therefor. 
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SECTION 2. That the ORDINANCE as herebv amended shall remain in full force and effect. 
J 

SECTION 3. That this Ordinance may be recorded in the office of the Kane County 

Recorder of Deeds by OWNER or City; the OWNER shall pay the recording fee. 

SECTION 4. That this Ordinance shall become effective from and after its passage and 

approval in accordance with law 

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

Illinois this 16th day of June 1997. 

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties, I11inois 

this 1..6.tb._ day of .J1 me , 1997. 

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

16th day of June , 1997. 

~z~ 
MAYOR 

ATTEST: 
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COUNCIL VOTE: 
AYES: 11 
NAYS: O 
ABSENT: 1 



;. 

f 
f 

.. 
THAT PART OF THE NORTHEAST 1/4 OF SECTION 29, TOWNSHIP 40 NORTH, RANGE~ EAST OF 
THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: ~CING AT "IJjE NORTHEAsT 
CORNER OF SAID NORTIIEAST l / 4 ; THENCE SOUTH ALONG THE EAST LINE OF SA!If QUARTER 
SECTION 943 .1 FEET; THENCE WEST ALONG A LINE FORMING AN ANGLE OF 90 DEGREES, 46 
MINUTES, 0 SECONDS TO THE RIG~ WITH THE PROLONGATION OF THE LAST DESCRJ'.BED 
COURSE, 217 .8 FEET; THENCE SOO'l'Hl::RLY .ALONG A LINE FORMING AN ANGLE OF 93 DEGREES, 
08. MINOTES, 30 SECONDS TO THE LEFT Wlffl THE PROLONGATION OF THE LAST DESCRIBED 
COURSE,. 160.0 FEET; THENCE SOOTHEASTE:RLY ALONG A CURVE TO THE LEFT HAVING A 
RADIUS OF-146.58 FEET AND BEING TANGENT TO THE LAST. COORSE AT THE LAST DESCRIBED 

POINT, .72 .• 48 .FEET; THENC¥.,S00THEASTE~LY ALONG A Lr~--:"f~ENT."° THE:~ 
• DESCRIBED CURVE AT THE,LMT,,DESCRIBED1 POINT, 49.0,_~~;-_~iqg: SooniWESTERLY 

ALONG A .LINE FORMING AN1 ,AN,GLE OF :99 D1EGREES, 28 MINql'E~, ,30 SECONDS TO THE RIGHT 
WITH THE··PROLONGATION OF THE LAST DESCRIBED COURSE, 341.54 FEET TO THE EASTERLY 
LINE EXTENDED SOUTHERLY OF BITI'ERSWEET MANOR; THENCE SOUTHERLY ALONG SAID 
EASTERLY LINE.EXTENDED SOUI'HERLY, 169.0 FEET; THENCE EASTERLY AT RIGHT ANGLES TO 
THE THE EASTERLY LINE EXTENDED SOOTH.ERLY OF SAID BITI'ERSWEET MANOR, 135.29 FEET; 
THENCE NORTHEASTERLY ALONG A LINE THA.T FORMS AN ANGLE OF 10 DEGREES, 25 MIIBITES, 
0 SECONDS TO THE LEFT WITH THE PROLONGATION OF THE LAST DESCRIBED COURSE, 200.0 
FEET; THENCE EASTERLY .ALONG A LINE THAT FORMS AN ANGLE OF _10 DEGREES, 08 MINUTES, 
4 0 SECONDS TO THE RIGHT WITH THE PROI.ONGATION OF THE LAST DESCRJ'.BED COURSE, 55. 24 
FEET TO-THE WESTERLY RIGHT OF WAY LIN'E OF RANDALL ROAD AS ESTABLISHED BY 
DEDICATION RECORDED APRIL 23, 19 64 AS DOCUMENT 1021 755; THENCE SOUTHERLY ALONG 
SAID WBSTERLY)RIGHT OF WAY LINE OF RANDALL ROAD, 420.20 FEET TO AN JrnGLE POINT; 
THENCE CQNTINUING SOUTHERLY ALONG SAID WESTERLY RIGHT OF WAY LINE OF RANDALL 
ROAD, BEING ALONG A LINE THAT FORMS J\N ANGLE OF O DEGREES,- 49 MINUTES, ,·O .,SECONDS . . .- ........ .... ,,. ~ 

TO THE LEFT WITH•THE PROLONGATION OF THE LAST DESCRIBED COORSE,; 138.~~ ~~- FOR 
THE POINT OFtBEGINNING; THENCE CONTINUING SOOTIIERLY ALONG THE LAST DESCRIBED 
COURSE, 165.15 FEET TO A LINE DRAWN EASTERLY AT RIGHT ANGLES TO THE EASTERLY LINE 
OF DMil.' S SUBDIVISION, TOWN. OF ST. O:IARLES, KANE COUNTY, ILLINOIS FROM ~ POINT ON 
SAID-~~-WHICH :rs· sn-~is FEET NORTHERLY OF, AS MEASURED ALO_NG.·SAID 

EASTERLY LINE., -THE NORnmRLY LINE OF DEAN STREET; THENCE WESTERLY ALONG SAID LINE 
THA'ItFORMS AN ANGLE OF 89 DEGREES, 01 MINOTES, 51 SECONDS MEASURED 
COUNTERCLOCKWISE FROM THE LAS,- ~ESCRIBED COURSE, .,345.0 ,FEET TO ,A POINT_,so._o_ FEET 
EASTERLY OF :THE -~Y Lt:NE· OF SAID DAHL'S SUBDIVISION; THENCE NORnmRLY ALONG 

· A LINE THAT FORMS AN ANGLE OF 89 DEGREES, S6 MINUTES, 41 SECONDS MEASURED 
COUNTERCLOCKWISE FROM THE LAST DES~BED COURSE, 165.13 FEET; THENCE EASTERLY 
ALONG A LINE'THAT FORMS AN ANGLE OF 90 DEGREES, 03 MINUTES, 19 SECONDS;;_MEASURED 
-COUNTERCLOCKWISE FROM THE LAST DESCRIBED COURSE, 341. 71 FEET TO THE POINT OF 
BEGINNING, IN THE TOWNSHIP OF ST. CHJ\RLES, -KANE COUNTY, ILLINOIS. 



I. Permitted Uses: 

EXHIBIT II-A 
Zoning Standards 

a. Post-surgical Recovery Care Center not to exceed twenty (20) beds, with the length of 
a patient's stay not exceeding the time period permitted for such facilities by the State 
of Illinois. 

b. Business, Professional and Medical Offices and Medical and Dental Clinics. 

Any laboratory facilities, retail sales and othc~r services shall be limited to those which directly 
support and are accessory to a permitted use. The hours of operation for any use on the site 
except the Post-surgery Recovery Care Center shall not commence prior to 6:00 AM. and 
shall not extend beyond 9:00 P.M .. 

II. The following setbacks shall be required for buildings and other structures: 

a. 140 feet from the Randall Road right of way. 
b. 10 feet from the northerly property ]line. 
c. 0 feet from the southerly property line. 
d. 7 feet from the westerly property line. 

III. Miscellaneous: 

a. All refuse and recycling containers shall be screened with a fence or other solid 
enclosure to a height of six feet. 

b. All lighting fixtures shall be a maximum of 15 feet high and shall be a high cutoff design 
so as to direct the glare of light do\.\mward. 

c. All rooftop equipment shall be screened from adjacent residential areas and streets. 

d. The number of required parking and loading spaces for a Post-surgical Recovery Care 
Center shall be determined in accordance with the provisions applicable to "hospitals" 
in Chapter 17.38 "Off-Street Loading and Parking". 
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State of lliinois ) 
) ss. 

Counties of Kane and DuPage ) 

Certi.ficate 

I, KRISTIE A. DARULA, certify that I am the duly elected and acting 
municipal clerk of the city of St. Charles, Kane and DuPage Counties, Illinois. 

I further certify that on June 16, 1997, the Corporate Authorities of such 
municipality passed and approved Ordinance No. 1997-M-76, entitled 

"An Ordinance Amending Ordinance No. 1996-M-17 
(Valley Ambulatory - Setback)", 

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

The pamphlet form of Ordinance No. 1997-M-76, including the Ordinance 
and a cover sheet thereof was prepared, and a copy of such Ordinance was posted 
in the municipal building, commencing on June 20, 1997, 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 ___ ··_' day of June, 1997. 

(SEAL) 



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:

Title:

Plan Commission recommendation to approve an
Amendment to Special Use for PUD to allow an
Independent Living Facility and to approve a PUD 
Preliminary Plan for Anthony Place, Phase 2 (St. Charles 
Commercial Center PUD)

Presenter: Rachel Hitzemann

Meeting: Planning & Development Committee Date: December 14, 2020

Proposed Cost: N/A Budgeted Amount:  N/A Not Budgeted:

Executive Summary (if not budgeted please explain):

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 has filed zoning applications 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. The plan is similar to a Concept Plan reviewed by the City in September of this year.
Proposed is the following: 

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 applicant is requesting a Special Use to amend the St. Charles Commercial Center PUD to allow for the use and to 
deviate from certain bulk standards. The property will remain zoned BR- Regional Business. A PUD Preliminary Plan for 
the development has been provided which includes building elevations, preliminary engineering, landscape plan, and plat of 
subdivision.

The applicant is also requesting that the Development Cost Offsets for Affordable Units be applied to the entire project. 
This is being requested through the PUD and the request is specific to this project. If approved, all fees, including building 
permit, utility connection, and school and park land-cash contributions, would be waived.

Plan Commission Recommendation 

Plan Commission held a public hearing on 11/17/20. The Commission unanimously voted to recommend approval, but 
did offer the following comments:
- Parking east of the building along the access road: Questioned the need for this parking and expressed concern over

vehicles backing out of the angled parking into the road
- Landscaping: Suggestion to remove trees on south side of patio to provide for views and potential to add shade

trees for the patio.
- Building: Consider revisions to downplay the size of the roof, incorporate additional brick, add more

articulation/windows/colors to the garage door facades.

Attachments (please list):
Plan Commission Resolution, Staff Report, Application, St. Charles Commercial Center PUD Ordinance 
Recommendation/Suggested Action (briefly explain):
Plan Commission recommendation to approve a an Amendment to Special Use for PUD to allow an Independent 
Living Facility and to approve the PUD Preliminary Plan for Anthony Place, Phase 2 (St. Charles Commercial 
Center PUD).

The applicant submitted updated elevation drawings on 12/11 that have been added to this packet. The drawings address the 
building concerns the Plan Commission raised about the facade. 



City of St. Charles, Illinois
Plan Commission Resolution No. 20-2020

A Resolution Recommending Approval of a Special Use to amend Ordinance 
1982-Z-6 (St. Charles Commercial Center PUD), Special Use for a 

Independent Living Facility, and PUD Preliminary Plan for Anthony Place 
Phase 2, Lot 2 of Anthony’s Place Phase 2 Subdivision, St. Charles 

Commercial Center PUD (GC Housing Development LLC)

Passed by Plan Commission on November 17, 2020

WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 
hearings and review requests for Special Use and PUD Preliminary Plan; and,

WHEREAS, the Plan Commission held a public hearing and reviewed the Application for 
Special Use to amend Ordinance 1982-Z-6 (St. Charles Commercial Center PUD), Special Use 
for an Independent Living Facility, and PUD Preliminary Plan for Anthony Place Phase 2, Lot 2
of Anthony’s Place Phase 2 Subdivision, St. Charles Commercial Center PUD (GC Housing 
Development LLC ); and,

WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the 
Special Use for PUD (PUD Amendment) to be in the public interest based on the following criteria
for Planned Unit Developments:

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs)

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
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Anthony Place St. Charles Phase 2 Senior Apartments, an Independent Living Facility as the 
proposed Special Use, meets #1, #3, #5, #6 in the following manner: Criteria #1 - The proposed 
project will result in a new, 4- story residential senior community with outdoor parking and green 
space in which the proposed architectural design will fit into the physical context of adjacent retail 
uses and the residential uses south of Bricher Road. Criteria #3 - The proposed Special Use project 
is located in West Neighborhood Center in the West Gateway Subarea identified in the 2013 
Comprehensive Plan as ideal for mixed uses. The Special Use project will be an independent senior 
community in which 100% of the units will be affordable housing supporting the mixed-use
initiative the Comprehensive Plan recommends. Criteria #5 - The proposed Special Use project will 
add new residential units which may result in increased customer activity for surrounding
businesses and stimulated economic growth in the surrounding area. The proposed Special Use will 
utilize existing sewer and water connections that were designed for future development of the Site. 
Additionally, existing storm water detention volume was also provided for future development of 
the Site. Criteria# 6 – The proposed project will result in the redevelopment of a vacant lot as infill 
development, which is an appropriate mixed use to support the adjacent uses.

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 proposed Special Use will be a 100% affordable development in which seventy-five (75) 
of the units will be affordable units, exceeding the minimum affordable housing provision 
requirements outlined in Title 19 – Inclusionary Housing of the Municipal Code. The 
proposed Special Use will be in conformance with the existing PUD requirements in that it 
will feature new landscaping and outdoor recreational space for residents that will be superior 
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to the existing vegetation on site, and will be a new construction residential building of high-
quality architectural design which will feature many energy efficiency elements within the 
design,

WHEREAS, the Plan Commission adopts the following Findings of Fact for Special Use in 
accordance Section 17.04.330.C of the Zoning Ordinance:

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.  
Anthony Place St. Charles Phase 2 Senior Apartments, an Independent Living 
Facility. as the proposed Special Use, will be a private, independent living, affordable 
housing development for seniors. This proposed use will provide interior common 
and exterior common area for residents but will not serve as a public convenience to 
the surrounding community. However, the proposed Special Use will allow older 
residents in the Fox Valley area the opportunity to remain in St. Charles, as a housing 
option.

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 
necessary facilities have been, or are being, provided.  
The existing road network, utilities (gas, water, electrical, sewer), and stormwater detention 
facility have been preliminarily assessed to provide adequate capacity and service to the 
proposed Special Use.                  

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 Independent Living Facility, as the proposed Special Use, aligns with the residential 
and mixed-use land use policies detailed in the 2013 Comprehensive Plan in that this multi-
family housing project will add to residential density in the area that will continue to support 
the economic base with increased consumer activity. The senior population that will occupy 
this development will not have impact on surrounding school populations. The senior 
population will consist of smaller households so increased traffic activity will be nominal 
and increased usage of physical infrastructure will not overwhelm the current networks in 
place.

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.
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The Independent Living Facility, as the proposed Special Use, will not impede the 
development and improvement of surrounding uses in the following manner: 1) the 
allowed road and pedestrian crosswalk ingress/egress points and amount of parking 
spaces for a development with a senior population will be provided m a manner that will 
not obstruct or prohibit existing auto traffic volume or circulation activity from the 
surrounding uses, and 2) the Independent Living Facility will be designed to align with 
physical infrastructure requirements to prevent existing systems from operating over 
capacity.

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 Independent Living Facility, as a Special Use, will involve the new construction of 
quality, affordable housing in which the construction approach, building design, and 
ongoing maintenance will not be an environmental detriment to the surrounding area, 
particularly in not disrupting or overwhelming the detention pond south of the proposed 
Special Use project site or impacting retail activity in the adjacent retail shopping area to 
the west.

F. Conformance with Codes: That the proposed Special Use conforms to all applicable 
provisions of the St. Charles Municipal Code 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 Independent Living Facility, as the proposed Special Use, conforms with Title 19 -
Inclusionary Housing requirements by providing affordable housing in a new residential 
development. In the case of this proposed project, the 75 affordable units will exceed the 
eight (8) units that would be required as the minimum amount of affordable units for the total 
units, 75, that will make up this development.

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

The proposed Special Use will be beneficial to the City through the addition of new, quality affordable 
rental housing stock for seniors (age 55 and older) in an area in which additional residential units 
may boost retail activity and be a catalyst for long term economic growth by attracting other 
uses that fit into the within the mixed-use framework of the Comprehensive Plan.

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

The proposed Special Use conforms with the 2013 Comprehensive Plan by the following: 1) 
instrumental in redeveloping a portion of the St. Charles Mall site (identified in the West 
Neighborhood Center in the West Gateway Subarea Plan section of the Comprehensive Plan) 
in a manner that will complement Randall Road and maintains the character of the surrounding 
neighborhood, 2) potential customer base for adjacent businesses, 3) will not require site 
assembly or participation from surrounding property owners., 4) new landscaping, attractive 
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building design and material, and appropriate signage that will enhance the character of the 
proposed development, and 5) addition of sidewalks and crosswalks in an efficient 
manner to promote more pedestrian traffic.

WHEREAS, the Plan Commission finds said PUD Preliminary Plan to be in conformance 
with the applicable PUD and Zoning Ordinance requirements, except as varied per the application 
for Special Use (PUD Amendment), subject to resolution of any outstanding staff review comments.

NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to
the City Council approval of a Special Use to amend Ordinance 1982-Z-6 (St. Charles 
Commercial Center PUD), Special Use for an Independent Living Facility, and PUD Preliminary 
Plan for Anthony Place Phase 2, Lot 2 of Anthony’s Place Phase 2 Subdivision, St. Charles 
Commercial Center PUD (GC Housing Development LLC). 

Roll Call Vote:  
Ayes:  Pretz, Purdy, Kessler, Wallace, Holderfield, Funke, Vargulich, Melton
Nays:  None
Abstain: Becker 
Absent:  None
Motion carried:  8-0

PASSED, this 17th day of November 2020.

____________________________
Chairman                    

St. Charles Plan Commission



 
 
 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Rita Payleitner  
  And Members of the Planning & Development Committee  
 
FROM: Rachel Hitzemann, Planner 
 
RE:  Anthony Place Phase 2- PUD Amendment and PUD Preliminary Plan  
 
DATE:  December 11, 2020 
_____________________________________________________________________________ 
    
I. APPLICATION INFORMATION: 

Project Name: Anthony Place Phase 2   

Applicant:  Chealon Shears, GC Housing Development LLC.  

Purpose:  Development Approvals 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 
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Aerial  

 
 
Zoning 

 
 

BR 

BR 
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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. CONCEPT PLAN

In September 2020, the Plan Commission reviewed a Concept Plan for a 75-unit affordable
senior housing apartment building called Anthony Place Phase 2, submitted by GC Housing
LLC. The Plan Commission expressed general support for the proposed multi-family land
use, and offered the following feedback:

Concerns were expressed about the lack of outside parking for visitors.
Open space such as terraces or patios should be incorporated where possible.
Provide sidewalks and crosswalks to facilitate pedestrian traffic.
Provide landscaping on the site where possible.
Questions about the future use of the remaining vacant parcels and whether they
would be compatible with the development.

C. PROPOSAL

Chealon Shears of GC Housing Development LLC has submitted following Zoning
Applications for approval of the project:

1. Special Use for Planned Unit Development – To amend the current PUD with
unique development standards for the property.

2. PUD Preliminary Plan – To approve preliminary engineering plans, landscape plan,
and preliminary plat of subdivision.

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
Permit Independent Living Facilities as a permitted use on Lot 2
4 story building with 75 affordable senior residential units on Lot 2
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.
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III. 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 
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.
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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 
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.
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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.

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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IV. ANALYSIS

The subject property is zoned BR- Regional Business and is located within the St. Charles 
Commercial Center PUD, under Ordinance No. 1982-Z-6. The Applicant is proposing to 
leave the underlying BR zoning and permit the proposed use and the bulk standards via their 
filed PUD Amendment. This procedure is similar to how the Prairie Center PUD was
approved. The amended PUD Ordinance will 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”
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The applicant is proposing the following bulk standards for the property:

BR District
(Underlying 

zoning)

RM-3 District
(For comparison) Proposed PUD

Preliminary 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.

A. LANDSCAPING

A landscape plan has been provided for the development. The plan meets all landscape 
requirements.

Staff Comments: 

Because the Public Utility Easements provide on this site are blanket easements, consider
revising the provision to move closely align with the intention of the site use.  Example,
the provisions state that no trees can be placed in the easement but it is obviously not the
intent to prevent tree planting on the site.   However, care should be exercised when
planting trees and other landscaping on the site to avoid planting directly over or near
underground utilities.

B. BUILDING ARCHITECTURE

The applicant has submitted elevation drawings for the building. The proposed elevations 
meet design review standards. 

C. SITE ACCESS/STREET IMPROVEMENTS

Access to the site is provided by a private road with connections to Bricher Rd and Rt. 38. 
There are 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
and South.
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Staff Comments
The private site road that serves the building meets the 2-way access drive requirements.
However, in front of the building, the drive splits into two drives with a landscape island
in the middle, with one of the drives potentially serving as a “drop off” area. If the drive

furthest from the building is intended to be used as a two-way drive, the plans will need
to be revised to have at least a 24ft wide road to meet City Code.

D. PARKING

Independent living facilities require .5 parking spaces per dwelling unit. The proposal
includes 75 units. According to the Zoning Code, this development is only required to have
37.5 spaces. The applicant is proposing to include 70 garage parking spaces and 12 surface
spaces for a total of 82 parking spaces, which exceeds the Code Requirement.

In comparison, “regular” multi-family developments require more parking spaces per unit,
based on the unit size. The Zoning Code requires 1-bedroom dwelling units to provide 1.2
spaces per unit and 2-bedroom dwelling units to provide 1.7 spaces per unit. Under this Code
requirement, the development would be required to have 98 off-street parking spaces, based
on their proposal to include 57 1-bedroom units and 18 two-bedroom units.

Staff Comments
It appears there will be conflict with vehicles parked in the handicap stalls and parking
stalls in the front the building with the proposed truck turning template.  This will impact
both fire and PW vehicle access and should be addressed.

E. ENGINEERING

Engineering review comments have been provided to the developer. Comments center around
stormwater management and detention areas. All comments will need to be addressed prior to
City Council approval of the PUD Preliminary Plan.

F. PLAT OF SUBDIVISION

A Preliminary Plat of Subdivision has been submitted as part of the PUD Preliminary Plan.
The plat proposes the following:

Splits the property into 3 lots.
Provides 26’ access easement for Lot 2.
Provides blanket utility easement on Lot 2 wherever the building is not located.

Approval of a Final Plat of Subdivision will be required after PUD Preliminary Plan 
approval. 

Staff Comments: 
All public utilities, including existing utilities, shall be located in a public utility and
drainage easement.  A blanket easement is provided on Lot 2.  Recommend providing a
blanket easement across Lots 1 and 3 as well.
Provide a stormwater detention easement for the existing facility on Lot 1.
There is a typo in the Access Easement Provisions, “OS” should be ”IS” in the first

sentence.
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Revise the provisions to allow the City of St. Charles ingress and egress across the entire
site, not restricted “to the public right of way”, as there is no publicly dedicated roadway.

G. INCLUSIONARY HOUSING

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

H. SCHOOL AND PARK FEE-IN-LIEU & DEVELOPMENT COST OFFSETS

The Inclusionary Housing Ordinance (Title 19 of the City Code), Section 19.02.090,
“Development Cost Offsets”, allows the City to waive City, 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 requested the City apply the
Development Cost Offsets to the entire project due to the entire development (75 Units) being
100% affordable. This would effectively waive all City permit fees and school and park land
cash contribution requirements.

The applicant’s request letter has previously been provided to the School and Park districts.

During the Concept Plan review, the Planning & Development Committee supported
applying the Development Cost Offset to the entire project as part of the PUD Amendment.

Fee estimate:

City building permit fees, including utility connection fees 
(based on Anthony Place at Prairie Centre

$250,000

School District fee-in-lieu $32,923
Park District fee-in-lieu $323,852

PLAN COMMISSION RECCOMENDATION

Plan Commission held a public hearing on 11/17/20. No members of the public spoke at the

hearing.

The Commission voted 9-0 to recommend approval, but had the following comments:

-

-

-
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VI. ATTACHMENTS
Applications: Special Use for PUD Amendment; PUD Preliminary Plan; received 9/30/2020
Preliminary Plat of Subdivision
Preliminary Engineering Plans
Landscape Plan
Building Elevations



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 60174-1984 

COMMUNITY DEVELOPMENT DIVISION PHONE: (630) 377-4443 EMAIL: cd@stcharlesil.gov 

SPECIAL USE APPLICATION 
(To request a Special Use or Amendment, or a Special Use for PUD or Amendment) 

ST. CHAJU.F.S 
U !f C'I' 1 J j .a 

----------------------- I 

For City Use 
Project Name: An H10 1') 'l f )C< ~f fA.::tL-e. .:Z 

llU16JtNJ:n : 
St. Charles, IL: 

Project Number: 2 V ~ o -PR---=0:::.......:....t ,_I __ _ 

Cityview Project Number: P L S u ::)O:lo o oo Lt 8 

I 
I 
I 

SEP 3 0 2020 : 
I 
I 

CDD : 
:l?lan.niag-Divisioh 

To request a Special Use for a property, or to request to amend an existing Special Use Ordinance for a property, 
complete this application and submit it with all required attachments to the Planning Division. 

City staff will revie1-11 submittals for completeness and for compliance with applicable requirements prior to establishing a 
public hearing date for an application. 

The information you provide must be complete and accurate. If you have a question please call the Planning 
Division and we will be happy to assist you. 

1. Property Location: Lot area generally located South ofIL Route 38, North of Bricher Road, and 

Information: West of the Bricher/lL Route 38 Intersection. 

Parcel Number (s): 

09-33-351-025 

Proposed Name: 
Anthony Place St. Charles Phase 2 Senior Apa1tments 

2. Applicant Name GC Housing Development LLC Phone 
Information: (847) 291-3400 

Address 343 Wainwright Drive Fax 

Suite B 
(847) 291-1691 

Northbrook, IL 60062 Emtil cs ears@gchdev.com 

3. Record Name 
The Shodeen Family Property Company, L.L.C. 

Phone 
Owner (630) 444-8252 

Information: Address Fax 
77 N. First Street (630) 232-4520 
Geneva, IL 60134 Email 

dave@shodeen.com 

City of St. Charles Special Use Application 



Please check the type of application: 

D Special Use for Planned Unit Development - PUD Name: St. Charles Commercial Corridor PUD 

CJ NewPUD 
IX) Amendment to existing PUD- Ordinance#: 1982-Z-6 

~ PUD Preliminary Plan filed concurrently 

D Other Special Use (from list in the Zoning Ordinance): 

D Newly established Special Use 

CJ Amendment to an existing Special Use Ordinance #: 

Information Regarding Special Use: 

Comprehensive Plan designation of the property: Corridor/Regional Commercial 

Is the property a designated Landmark or in a Historic District? -'-N"""o'--

What is the property's current zoning? 

What is the property currently used for? 

BR - Regional Business and St. Charles Commercial Center 

Vacant/ Agriculture 

If the proposed Special Use is approved, what improvements or construction are planned? 

Anthony Place St. Charles Phase 2 Senior Apartments will involve new construction of seventy-five (75) one and 
two bedroom affordable units for seniors 55 years and older. 

For Special Use Amendments only: 

Why is the proposed change necessary? 

The proposed change will allow for an Independent Living Facility, a multi-family residential use, to be a 
___ __ __._p_e_rm_itt""'e..;..d use within the St. Charles Commercial Corridor PUD. 

What are the proposed amendments? (Attach proposed language if necessary) 

Maintain the BR zoning designation and amend the PUD to 1) allow Independent Living Facilities as a permitted 
use, and 2) allow proposed bulk standards to construct the specific proposed project. Please see the attached for the 
Independent Living Facilities definition. 

Note for existing buildings : 

If your project involves using an existing building, whether you plan to alter it or not, please contact the St. 
Charles Fire Department (630-377-4458) and the Building and Code Enforcement Division (630-377-4406) 
for information on building, life safety and other code requirements. Depending on the proposed use, size of 
structure and type of construction, these requirements can result in substantial costs. 

City of St. Charles Special Use Application 2 



21. Provision of handicapped parking spaces 
22. Dimensions of handicapped parking spaces 
23. Depressed ramps available to handicapped parking spaces 
24. Location, dimensions and elevations of freestanding signs 
25. Location and elevations of trash enclosures 
26. Provision for required screening, if applicable 
27. Exterior lighting plans showing: 

a. Location, height, intensity and fixture type of all proposed exterior lighting 
b. Photometric information pertaining to locations of proposed lighting fixtures 

nts submitted with it are true and correct to the best ofmy (our) 

Jeffrey D. Crane. Manager 
GC Housing Development LC 

Date 

9/30/2020 

Date 

C/ry of Sr. Charles Special Use Applica1io11 5 



OWNERSHIP D ISCLOSURE F ORM 
LI MIT ED L IABILITY COMPANY (L.L.C.) 

STATE OF ILLINOIS ) 

) ss. 
KANE COUNTY ) 

I, __ c_ra_i_g_A_._S_h_o_d_e_e_n _ ____ , being first duly sworn on oath depose and say that I am 

Manaoer of The Shodeen Family Property company, L.L.C. , an Illinois Limited Liability 
::> - ------------------- • 

Company (L.L.C.), and that the following 

Shodeen Real Estate Company, L.L.C. 

By: 

Generation Two, L.L.C. 

Generation Three, L.L.C. 

~ ~,,,.,,c_ . Manager 
~hodeen 

are all of the members of the said L.L.C.: 

29th Subscribed and Sworn before me this ________ day of 

July , 20 20 - -------- ---

Cuy ofS1. Clwrles 0 1:·11ers/11p /)1sclos11re 1-orms 4 



OWNERSHIP DISCLOSURE FORM 
LIMITED LIABILITY COMPANY (L.L.C.) 

ST A TE OF ILLINOIS ) 
) ss. 

KANE COUNTY ) 

I, __ J_e_ffi_re-"y_D_ . _C_ra_n_e _____ , being first duly sworn on oath depose and say that I am 

Manager of __ G_C_H_o_u_s_in_g_D_ev_e_I_op_m_en_t_L_L_c ______ , an Illinois Limited Liability 

Company (L.L.C.), and that the following persons are all of the members of the said L.L.C.: 

Crane GCLLC 

Grande GG LLC 

Subscribed and Sworn before me this --'~=--Q_.J;h ____ day of 

Notary Public 

OFFICIAL SEAL 
DENNIS ANTON 

Notary Public - Stare of Illinois 
My Commission Expires 10/31/2020 

City o/St. Charles Ownership Dlsclosul'e Forms 4 



FINDINGS OF FACT-SPECIAL USE 

*Use this form for all Special Uses, except for PUDs or PUD Amendments* 

The St. Charles Zoning Ordinance requires the Plan Commission to consider the 
factors listed below in making a recommendation to the City Council. 

As the applicant, the "burden of proof" is on you to show how your proposed 

ST. CHARLES 
~1XCTl'7~ 

Special Use will comply with each of the applicable standards. Therefore, you need to "make your case" 
by explaining specifically how your project meets each of the following standards. 

Anthony Place St, Charles Phase 2 Senior Apartments 

Project Name or Address 

From the Charles Zoning Ordinance, Section 17.04.430.C.2: 

9/30/2020 

Date 

No Special Use or amendment to Special Use shall be recommended by the Plan Commission unless it 
finds that the proposed Special Use or amendment to Special Use will conform with each of these 
standards. The Plan Commission shall submit its written findings together with its recommendations to 
the City Council after the conclusion of the Public Hearing, and also may recommend such conditions as 
it may deem necessary to ensure conformance with these standards. 

On the basis of the evidence presented at the public hearing, the Plan Commission shall record its reasons 
for recommending approval or denial of the petition (findings of fact) in accordance with the following 
standards: 

A. Public Convenience: The Special Use will serve the public convenience at the proposed 
location. 

Anthonv Place St. Charles Phase 2 Senior Apartments, an [ndependent Living Facility, as the 
proposed Special Use, will be a private, independent living, affordable housing development 
for seniors. This proposed use will provide interior common and exterior common area for residents but will 

not serve as a public convenience to the surrounding community. However, the proposed Special Use will 
allow older residents in the Fox Valley area the opportunity to remain in St. Charles, as a housing option. 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary 
facilities have been, or are being, provided. 

The existing road network, utilities (gas. water, electrical. sewer), and stormwater detention facility have 
been preliminarily assessed to provide adequate capacity and service to the proposed Special Use. 

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. 

City of St. Charles Findings of Fact for Special Use l 



The Independent Living Facility, as the proposed Special Use. aligns with the residential and roixd-use land 
use policies detailed in the 2013 Comprehensive Plan in that this multi-family housing project will add to 
residential density in the area that will continue to support the economic base with increased consumer 
activity. The senior population that will occupy this development will not have impact on surrounding 
school populations. The senior population will consist of smaller households so increased traffic activity will 
be nominal and increased usage of physical infrastructure will not overwhelm the current networks in place. 

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 Independent Living Facility.as the proposed Special Use, will not impede the development and 
improvement of surrounding uses in the following manner: 1) the allowed road and pedestrian crosswalk 
ingress/egress points and amount of parking spaces for a development with a senior population will be 
provided m a manner that will not obstruct or prohibit existing auto tra 1c vo ume or circulation activity 
from the surrounding uses, and 2) the Independent Living Facility will be designed to align with 
physical infrastructure requ1rements to prevent existing systems from operating over capacity. 

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 Independent Living Facility, as a Special Use, will involve the new construction of quality, affordable housing in 
which the construction approach, building design , and ongoing maintenance will not be an environmental detriment to 
the surrounding area, particularly in not disrupting or overwhelming the detention pond south of the proposed Special 
Use project site or 1mpactmg retali act1v1ty m the adjacent retali sfioppmg area to the west. 

F. Conformance with Codes: That the proposed Special Use conforms to all applicable 
provisions of the St. Charles Municipal Code 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 Independent Living Facility, as the proposed Special Use, conforms with Title 19 - lnclusionary Housing 
requirements by providing affordable housing in a new residential development. In the case of this proposed project, the 
75 affordable units will exceed the eight (8) units that would be required as the minimum amount of affordable units for 
the total umts, 75, that will make up this development. 
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CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDS) 

*For Special Use for PUD or PUDAmendment applications.* 

The St. Charles Zoning Ordinance requires the Plan Commission to consider the 
criteria listed below in making a recommendation to the City Council on whether a 
proposed Planned Unit Development is in the public interest. 

ST. CHARI.ES 
s, . ..:c~ 

As the applicant, the "burden of proof" is on you to provide information that addresses the criteria below 
in order to demonstrate that the project is in the public interest. 

(You may utilize this form or provide the responses on another sheet.) 

St. Charles Commercial Corridor PUD 9/30/2020 

PUDName Date 

From the St. Charles Zoning Ordinance, Section 17.04.410.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special 
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based 
on the application and the evidence presented at the public hearing that the PUD is in the public interest, 
based on the following criteria: 

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 ofland 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 

Anthony Place St Charles Pbase 2 Senior Apartments, a Independent I iving Facility as the proposed Special 
Use, meets #1. #3, #5, #6 in the following manner: Criteria #1 - The proposed project will result in a new. 4-
story residential senior community with outdoor parking and green space in which the proposed architectural 
design wiJJ fit into the physical context of adjacent retail uses and the residential uses south of Bricher Road. 
Cntena #3 - The proposed Special Use prOJect 1s located m West Ne1gliborhood Center rn t1ie West Gateway 
St1barea identified in the 2013 Co111p1ehensi,e Plan as ideal for mixed ttses. The Special Use project l"lill be an 
it:1depet:1det:1t set:1ior cornrn•mity it:1 wbich J 00% of the 11t:1its will be affordable housit:1g supportiAg the rnixed use 
initiative the Comprehensive Plan recommends. Criteria #5 - The proposed Special Use project will add new 
residential units which may result in increased customer activity for surrounding 
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businesses and stimulated economic growth in the surrounding area. The proposed Special Use will utilize 
existing sewer and water connections that were designed for future development of the Site. Additionally, 
existing storm water detention volume was also provided for future development of the Site. Criteria# 6 - The 

proposed project will result in the redevelopment of a vacant lot as infill development, which is an appropriate 
mixed use to support the adjacent uses. 

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 reUef from requirements: 

I. The PUD will provide community amenities beyond those required by ordinance, such as 
recreational faci lities, 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 proposed Special Use will be a I 00% affordable development in which seventy-five (75) of the units will 
be affordable units, exceeding the minimum affordable housing provision requirements outlined in Title 19 -
lnclus1011ary Housmg of the Municipal Code. The proposed Special Use will oe m conformance with the 
existing PUB 1eqtti1e111ents in that it will fcatttre new landscaping and otttdoor 1ee1e11tional space fot 
residents that will be superior to the existing vegetation ot1 site, at1d will be a new cor:istruction residet1tial 
building of high quality architectural design which will feature many energy efficiency elements within the 
design, 
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iii. The proposed PUD conforms with the standards applicable to Special Uses (section 
17.04.330.C.2): 

A. Public Convenience: The Special Use will serve the public convenience at the proposed location. 

Anthony Place St. Charles Phase 2 Senior Apartments, an Independent Living Facility, as the proposed 
Special Use, will be a private, independent living, affordable housing development for seniors. This 
proposed use will provide interior and exterior common area space for residents but will not serve as a public 
convenience to the surroundmg community. However, the proposed Special Use will allow older residents 
m the Fox Valley area the opportunity to remam m St. Charles, as an housing opt10n. 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary facilities 
have been, or are being, provided. 

The existing road network, utilities (gas, water, electrical, sewer), and stormwater detention facility have 
been prehmmanly assessed to provide adequate capacity and service to the proposed Special Use. 

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 Independent Living Facility, as the proposed Special Use, aligns with the residential and mixd-use land use policies 
detailed in the 2013 Comprehensive Plan in that this multi-family housing project will add to residential density in the 
area that will continue to suppott the economic base with irwreased consumer activity. The senior population that will 
occupy this development will not have an impact on surrounding school populations. The senior population will consist 
of smaller household so increased auto traffic activity will be nominal and increased usage of physical infrastructure will 
not overwhelm the current networl<s m place. 

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 Todepeodeot r iviog Eaciliry,as the proposed Special r Ise, will oat impede the development and 
improvement of surrounding uses in the following manner: I) the allowed road and pedestrian crosswalk 
ingress/egress points and amount of parking spaces for a development with a senior population will be 
provided in a manner that will not obstruct or prohibit existing traffic volume or circulation activity from 
the surrounding uses, and 2) the Independent Living Facility will be designed to align with physical 
infrastructure requirements to prevent ex1stmg systems from operating over capacity. 

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. 

City of St. Charles Criteria/or Planned Unit Developments 3 



Tbe lodepeodeot I iviog Facility, as a Special I Ise, wil) involve the oew coostr11ctiot1 of quality, affordable 
housing in which the construction approach, building design , and ongoing maintenance will not be an 
environmental detriment to the surrounding area, particularly in not disrupting or overwhelming the 
detention pond south of the proposed Special Use project site or impacting retail activity in the adjacent 
retail shopping area to the west. 

F. Conformance with Codes: That the proposed Special Use conforms to all applicable provisions 
of the St. Charles Municipal Code 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 Todepeodeot T iviog Facility, as the pcaposed Special J Tse, coofoans with Title ] 9 - Ioclusiooacy 
Housing requirements by providing affordable housing io a new residential development Io the case ofthis 
proposed project, the 75 affordable units will exceed the eight (8) units that would be required as the 
minimum amount of affordable units for the total units, 75, that will make up this development. 

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

The proposed Special Use wilt be beneficial to the City through the addition of new, quality affordable 
rental housing stock for seniors (age 55 and older) in an area in which additional residential units may boost 
retail activity and be a catalyst for long term economic growth by attracting other uses that fit into the within 
the mixed use framework of the Comprehensive Plan. 

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

The proposed Special Use conforms with the 2013 Comprehensive Plan by the following: I) instrumental 
in redeveloping a portion of the St. Charles Mall site (identified in the West Neighborhood Center in the 
West Gaterway Subarea Plan section of the Comprehensive Plan) in a manner that will complement 
Randall Road and mamtam tfie character of the surrounding ne1gh6orhood, 2) potential customer 6ase for 
adjacent b1:1sinesses,J) ~ill not 1eq1:1ire site assembly 01 participation from s1:111ot111ding ptoperty owne1s., 
4) t1ew lat1dscapit1g, attractive building design at1d materials, at1d appropriate signage that will enhance tbe 
character of the proposed development, and 5) addition of sidewalks and crosswalks in an efficient manner 
to promote more pedestrian traffic. 

City of St. Charles Criteria for Pla11ned Unit De1•elop111ents 4 



RESIDENTIAL ZONING COMPLIANCE TABLE 

Name of Development: Anthony Place St. Charles Phase 2 Senior Apartments 

Zoning District 
Existing 

PUD Requirement 
Requirement 

(if annlicable) 
District: Ordinance#: 

Proposed 

1982-Z-6 

Minimum Lot Area 1.55 Acres 

Minimum Lot Width 150' 

Maximum Building Coverage 68% 

Maximum Building Height 4 Stories 

Minimum Front Yard 40' 

Interior Side Yard NIA- Comer 

Exterior Side Yard NIA -Corner 

Minimum Rear Yard 10' 

Landscape Buffer Yards1 NIA 

% Overall Landscape Area 32% 

Building Foundation 
8' 

Landscaping 
Public Street Frontage 20' 
Landscaping 

Parking Lot Landscaping 10' 

# of Parking Spaces 82 Spaces 

1 Within the RM-3 zoning district, a Landscape Buffer Yard shall be provided along any lot line that abuts or is across a street from 
property in any RE, RS, or RT District. See Chapter 17.26 for planting and screening requirements for Landscape Buffers. 



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 6017 4-1984 
ST. CHARI.ES 
:ot I~ CJ: 1 •, '4 

COMMUNITY DEVELOPMENT DIVISION PHONE: (630) 377-4443 EMAIL: cd@stcharlesil.gov 

PUD PRELIMINARY PLAN .APPLICATION 

For City Use 
Project Name: A n.};, () /I v P 'a "( f1J, C,J (, ;), 

d D :::2. -o -PR-_CJ=-:.../ -'-I __ 

-----~t~~~.~~ 
I 
I 
I 

Project Number: SEr 3 0 2020 : 
' I Cityview Project Number: f L PIA h Q D ...l O tJ O 6l-/ 7 

I CDD : 
l Planning Divisi~n 
L-----------------------1 

To request approval of a PUD Preliminary Plan, complete this application and submit it with all required plans and 
attachments to the Planning Division. Normally this application will track with an application/or Special Use/or a PUD, 
unless a Special Use/or a PUD has previously been granted and no amendment is necessary. 

When the application is complete staff will distribute the plans to other City departments for review. When the staff has 
determined that the plans are ready for Plan Commission review, we will place the PUD Prelimina,y Plan on a Plan 
Commission meeting agenda. 

The information you provide must be complete and accurate. If you have a question please call the Planning Division and 
we will be happy to assist you. 

1. Property Location: Parcel located in the St. Charles Commercial Center North ofBricher Road, South ofIL 
Information: Rt. 38 and West of Bricher Road/IL Rr. 38 Intersection, St. Charles, Illinois. 

Parcel Number (s): 

09-33-351-025 
Proposed PUD Name: 

Anthony Place St. Charles Phase 2 Senior Apartments 

2. Applicant Name Phone 

Information: GC Housing Development LLC (847) 858-0530 

Address Fax 
343 Wainwright Drive, Suite B (847) 291-1691 
Northbrook, IL 60062 Email 

cshears@gchdev.com 

3. Record Name The Shodeen Family Property Company, L.L.C. Phone 

Owner 
(630) 444-8252 

Information: Address . 
77 N. f Irst Street Fat630) 232-4520 

Geneva, IL 60134 Email 
dave@shodeen.com 

CII)> o/St. Charles PVD Prelimina,y Plan Application 



]ij PUBLIC BENEFITS, DEPARTURES FROM CODE: 

A description of how the PUD meets the purposes and requirements set out in Section 17.04.400 of the Zoning 
Ordinance. Any requests for departures from the requirements of Title 16, "Subdivisions and Land 
Improvement," and Title J 7, "Zoning," shall be listed and reasons for requesting each depa1ture shall be given. 

~ SCHEDULE: Construction schedule indicating: 

a. Phases in which the project will be built with emphasis on area, density, use and public facilities, such as open 
space, to be developed with each phase. Overall design of each phase shal I be shown on the plat and through 
supporting material. 

b. Approximate dates for beginning and completion of each phase. 

c. If different land use types are to be included within the PUD, the schedule must include the mix of uses to be 
built in each phase. 

01 PARK AND SCHOOL LAND/CASH WORKSHEETS 

For residential developments, Park and School land/cash worksheets in accordance with Title 16 of the St. 
Charles Municipal Code with population projections establishing anticipated population and student yields. 

IX INCLUSIONARY HOUSING SUMMARY See the attached Summary. 

For residential developments, submit information describing how the development will comply with the requirements 
of Title 19, "Inclusionary Housing" of the St. Charles Municipal Code. 

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our) 
knowledge and belief. 

Reroro t2 a f!J;ft Date 

~. ~ 9/30/2020 

d Agent - Jeffrey D. Crane, Manager Date 
GC Housing Development LLC 
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INCLUSIONARY HOUSING WORKSHEET 

Name of Development 
Date Submitted: 
Prepared by: 

Anthony Place St. Charles Phase 2 Senior Apartments 
9/30/2020 
Chealon Shears 

- ...... - - ·- · ' 

ST. CHARLES 
1Ts"c0]:..D._ 

Use this worksheet to detennine the affordable unit requirement for the proposed development and to propose 
how the development will meet the Inclusionary Housing requirements of Title 19. 

Calculate the number of affordable units required: 

Unit Count Range # of Units Proposed % of Affordable 
in Development Units Required 

1 to 15 Units X 5% = 

More than 15 Units 75 X 10% = 

How will the lnclusionary Housing requirement be met? 

IX Provide on-site affordable units 

D Pay a fee in-lieu of providing affordable units (calculate fee in-lieu below) 

D Provide a mixture of affordable units and fee in-lieu 

o # of affordable units to be provided: ____ _ 

o Amount offee in-lieu to be paid (calculate below): ____ _ 

Fee In-Lieu Payment Calculation 

# of Affordable 
# of Affordable Units Proposed to Fee-In-Lieu Amount 
Units Required Pay the Fee-In- Per Unit 

Lieu 

8 X $39,665.75 = 

# of Affordable 
Units Required 

8 (Rounded from 7.5) 

Total Fee-In-Lieu 
Amount 

$0.00 



. -
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EXHIBIT "A" 
LEGAL DESCRIPTION 

ll!AT PART OF THE SOIJTHWEST 1/4 OF SECTION 33, TOWNSHIP 40 NORTH, RANGE 8 EAST OF 
THE TiilRO PRINC IPAL MERIDIAN DESCRIBED AS FOLLOWS: BEGINNING AT THE MOST EASTERLY 
CORNER OF ST. CHARLES COMMERC IAL CENTER, UNIT NO . EIGHT, ST. CHARLES, KANE 
COUNTY, ILLINOI S, BEING ON THE S011THWESTERLY LINE OF ILLINOIS STATE ROUTE NO. 38; 
THENCE SOUTlfEASTERLY ALONG SAID SOUTHWESTERLY LINE 26.67 FEET; THENCE 
SOIITHWESTERL Y AT RIGHT ANGLES TO THE LAST DESCRIBED COURSE 50. 0 FEET; THENCE 
SOUTHERLY ALONG A LINE FOR.MING AN ANGLE OF 156 DEGREES 53 MINllTES 54 SECONDS WITH 
THE LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFROU) 54 .36 FEET; THENCE 
SOUTHWESTERLY PARALLEL WITH THE PENULTIMATE DESCRIBED ~OURSE 21 .0 FEET TO THE 
SOUTHIWESTERl Y LI NE EXTENDED SOUTHEASTERLY OF SAID UN IT NO. ·E I GHT; THENCE 
CONTINUING SOl/TH\IESTERLY ALONG THE PROLONGATION OF THE LAST DESCR IBED COURSE 
104.0 FEET TO THE UOST WESTERLY CORNER OF ST. CHARLES COMMERCIAL CENTER, UNIT NO . 
TEN, ST. CHARLES, KANE COUNTY, ILLINO IS; THENCE SOlfTHEASTERLY AT RIGHT ANGLES TO 
THE LAST DESCRIBED COURSE 205.36 FEET TO THE UOST SOLITHERLY CORNER OF SAID UNIT 
NO. TEN; THENCE NORTHEASTERLY ALONG A LINE FORUING AN ANGLE OF 90 DEGREES 34 
MINUTES 25 SECONDS WITH THE LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFROM) 
224.85 FEET TO THE MOST EASTERLY CORNER OF SAIC UNIT NO. TEN, ~EING ON SAID 
SOUTHWESTERLY LINE; THENCE SOUTHEASTERLY ALONG SAIO S0UT}jWESTERLY LINE, BEING A 
CURVE TO THE RIGHT HAVING A RAD I US OF 3123 . 23 FEET, 335. n FEET TO THE MOST 

, NORTHERLY CORNER OF ST. CHARLES COMMER ICAL CENTER, UNIT NO . NINE. ST. CHARLES. 
1 KANE COUNTY, ILLINOIS; .THENCE SOUTHWESTERLY ALONG A NORTHIIESTERLY LINE OF SAID 
i UNIT NO . NINE 169.77 FEET 'ro NJ ANGLE IN TlfE WEST LINE OF SAID UNIT NO. NINE; 
/ THENCE SOUTHERLY ALONG SAID IEST LINE FORMING AH ANGLE OF 141 DEGREES 42 MINUTES 
! 17 SECONDS WITH THE LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFROU) 141.50 
, FEET TO THE SOUTlf LINE OF SAID QUARTER; THENCE WESTERLY ALONG SAID SOUTH LINE AT 
i ! RIGlfT ANGLES TO THE LAST DESCRIBED COURSE 1522.34 FEET TO THE EASTERLY LINE OF 

BR I CHER ADD IT I ON TO ST. CHARLES. TOWNSHIP, KANE COUNTY, I LL I NO IS; THENCE 
NORTHERLY ALONG SAID EASTERLY LINE FORMING AN ANGLE OF 89 DEGREES 24 MINlfTES 28 
SECONDS WITH THE LAST DESCRIBED COURSE (MEASURED COUNTER-CLOCKWISE THEREFROM) 
566.32 FEET TO A SOUTHWESTERLY CORNER OF ST. CHARLES COIGIERICAL CENTER, UNIT NO . 
TIO, ST. CHARLES, KANE COUNTY, ILLINOIS; THENCE SOUTHEASTERLY ALONG A 
SOUTHWESTERLY LINE OF SAID UNI T NO. TWO FORMING AN ANGLE OF 58 DEGREES 59 MINUTES 
27 SECONDS Willi THE LAST DESRIBED COURSE (MEASURED COUNTER-CLOCKWISE THEREFROM) 
330 .0 FEET TO AN ANGLE IN SAID SOUTHWESTERLY LINE; THENCE SOUTHERLY ALONG A 
WESTERLY LINE OF SAID UNIT NO. TWO FORM ING AN ANGLE OF 135 DEGREES 00 MINUTES 
WITH THE LAST DESCRIBED COURSE (MEASURED COUNTER-CLOCKWISE TiiEREFROM) 39.60 FEET 
TO AN ANGLE IN SAID WESTERLY LI NE ; THENCE SOUTHEASTERLY. ALONG A SOUTHWESTERLY 
LINE OF SAID UN IT NO . TWO FORM ING AN ANGLE OF 135 DEGREES 00 MINUTES WITH THE 
LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFRON) 152.96 FEET TO THE MOST 
SOUTHERLY CORNER DF LOT 3 IN SAID UNIT NO . TWO; THENCE NORTHEASTERLY ALONG A 
SOUTHEASTERLY LINE OF SAID LOT 189.50 FEET TO AN ANGLE IN SAID SOUTHEASTERLY 
LINE; THENCE SOUTHEASTERLY ALONG A SOUTHWESTERLY LINE OF SAID LOT AT RIGHT 
ANGLES TO THE LAST OESCRIBED COURSE 74.50 FEET TO AN ANGLE IN SAID SOUTHWESTERLY 
LINE; THENCE NORTHEASTERLY ALONG A SOUTHEASTERLY LINE OF SAID LOT AT RIGHT ANGLES 
TO THE LAST DESCRIBED COURSE 105 .50 FEET TO AN ANGLE IN SAID SOutHEASTERLY LINE; 
ll!ENCE S0l1THEASTERLY ALONG A SOUTHWESTERLY LINE OF SA ID LOT AT RIGHT ANGLES TO 
THE LAST DESCRIED COURSE 32 . 54 FEET TO AN ANGLE IN SAID SounnYESTERL Y LI NE ; 
THENCE NORTHEASTERLY ALONG A SOUTHEASTERLY LINE OF SAID LOT AT RIGffT ANGLES TO 
THE LAST DESCR IBED COURSE 235 .0 FEET TO THE MOST WESTERLY CORNER OF SAID UNIT 
NO . EIGHT; THENCE SOUTHEASTERLY ALONG THE S0l1THWESTERLY LINE OF SAID UNIT NO. 
EIGHT TO MOST EASTERLY CORNER OF SA ID UN IT ND . E 1 GHT; THENCE NORTHEASTERLY ALONG 
THE SOUTHEASTERLY LINE OF SA ID UNIT NO . . EIGHT TO TH[ PO INT OF BEGINNING (EXCEPT 
PART IN ST. CHARLES COMMERCIAL CENTER UNITS 12,13, 14 ANO 15 AND EXCEPT PART IN. 
RANDAU ROAD COMMERCIAL PROPER.TIES PHASE V ANO PHASE II AND EXCEPT PART IN 
LEFFLER'S FOLLY SUBD IVISION AND EXCEPT PART IN GIBSON 'S CAR WASH SUBDIVIS ION AND 
EXCEPT PART IN TRUST T-303 TRACT DESCRIBED IN DOCUMENT 1483858) ALL IN THE CITY 
OF ST. CHARLES, KANE COUNTY, ILLINO IS. 

2009K028346 3/4 

I 
I 

I 

I 
r 

I 
J 

I 



lnclusionary Housing Requirements 

Title 19 - lnclusionary Housing Ordinance Compliance 

Anthony Place St. Charles Phase 2 Senior Apartments will be a Seventy-Five (75) unit affordable, 
independent senior residential community. This proposed project complies with Title 19 -
Inclusionary Housing Ordinance by including 100% affordable rental units in which the rents for 
a majority of the units will be at or below 60% of the Area Median Income, adjusted for household 
size, aligning with the current Qualified Allocation Plan guidelines issued by the Illinois Housing 
Development Authority. Providing 75 affordable units exceeds the eight (8) Inclusionary Housing 
Plan calculation listed in this application. 

Anthony Place St. Charles Phase 2 Senior Apartments will consist of approximately 
Seventy-Five (75) affordable independent senior rental units, in which the proposed unit mix will 
include approximately Fifty-Seven (57) One Bedroom Units and Eighteen (18) Two Bedroom 
Units. The proposed rents, based on current available data from 2020 Low Income Housing 
Tax Credit Rent L imits, will be approximately $850 for a one bedroom unit and $1,010 for a 
two bedroom unit. (NOTE: These rents are preliminary estimates and are subject to change upon 
ongoing project underwriting to ensure the proposed project will be financial feasible to 
develop and operate.) 



Public Benefits, Departures From Code 

The St. Charles Commercial Corridor Planned Unit Development (PUD) meets the purposes and 
requirements stated in the Section 17.04.400 in the City of St. Charles Zoning Ordinance. The 
existing PUD allows for a variety of permitted uses, and also allows for a public benefit beyond 
current requirements to provide affordable housing units, in conformance with St. Charles 
Municipal Code Title 19 - Inclusionary Housing requirements, in an amount that exceeds 
requirements. In this instance, the proposed project, Anthony Place St. Charles Phase 2 Senior 
Apartments, will a 100% affordable senior community of seventy-five (75) affordable units, 
exceeding the eight (8) Inclusionary Housing Plan calculation listed in this application. 

For the purposes of this application, the City of St. Charles Staff has recommended that underlying 
BR zoning classification be maintained and that a PUD amendment allow for 1) permitted bulk 
design standards to accommodate this proposed affordable housing development, and 2) allow 
Independent Living Facilities as a Special Use which is defined as 

" A multiple1amily dwelling that is limited to occupancy by persons who are fifty-five (55) years 
of age and older or, if two (2) persons occupy unit, at least one (I) 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". 

This Special Use will be in conformance with Section 17.04.400 by providing new construction 
development of high quality design that will include energy efficiency features in the build ing and 
site design, featuring landscaping that will be superior to the existing surrounding landscaping and 
foliage in adjacent uses, and will provide new sidewalks and crosswalks that will support safer 
pedestrian traffic, particularly to the adjacent retail uses west of the proposed Special Use project 
site. 



Schedule 

A. Proiect Phases 

Anthony Place St. Charles Phase 2 Senior Apartments will consist of only phase of 
development and construction. 

B. Beginning and Completion Dates 
The proposed construction schedule is as follows: 

Proposed Construction Schedule 
The projected construction schedule for this development is as follows: 
Issuance of Building Permit Early May 2022 
Project Financial Closing May 2022 
Construction Sta1t May 2022 
Issuance of Temporary Certificate of Occupancy Late May 2023 
Issuance of Final Certificate of Occupancy June 2023 

C. Different Land Use Types 
There will be only be one land us type involved in this proposed project - Independent 
Living Facility as permitted Special Use through a PUD amendment. The proposed 
schedule detailed above will apply to this use. 



Exhibit A - LEGAL DESCRIPTION 

THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 40 NORTH, RANGE 
8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS: COMMENCING AT 
THE MOST EASTERLY CORNER OF LOT 3, ST, CHARLES COMMERCIAL CENTER, UNIT NO. 
TWO, ST. CHARLES, KANE COUNTY, ILLINOIS; THENCE SOUTHEASTERLY ALONG THE 
SOUTHWESTERLY LINE OF ILLINOIS STATE ROUTE NO. 38, 325.46 FEET; THENCE 
SOUTHWESTERLY AT RIGHT ANGLES TO THE LAST DESCRIBED COURSE 121.00 FEET FOR 
A POINT OF BEGINNING; THENCE NORTHEASTERLY ALONG THE LAST DESCRIBED COURSE 
121.00 FEET TO SAID SOUTHWESTERLY LINE; THENCE SOUTHEASTERLY ALONG SAID 
SOUTHWESTERLY LINE 26.67 FEET; THENCE SOUTHWESTERLY AT RIGHT ANGLES TO THE 
LAST DESCRIBED COURSE 50.00 FEET; THENCE SOUTHERLY ALONG A LINE FORMING AN 
ANGLE OF 156 DEGREES 53 MINUTES 54 SECONDS WITH THE LAST DESCRIBED COURSE 
(MEASURED CLOCKWISE THEREFROM) 54.36 FEET; THENCE SOUTHWESTERLY PARALLEL 
WITH THE PENULTIMATE DESCRIBED COURSE 369.00 FEET; THENCE NORTHWESTERLY 
PARALLEL WITH SAID SOUTHWESTERLY LINE 63.00 FEET; THENCE SOUTHWESTERLY 
ALONG A LINE FORMING AN ANGLE OF 135 DEGREES 00 MINUTES 00 SECONDS WITH THE 
LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFROM) 73.54' THENCE 
NORTHWESTERLY PARALLEL WITH SAID SOUTHWESTERLY LINE 129.00 FEET; THENCE 
SOUTHWESTERLY ALONG A LINE FORMING AN ANGLE OF 135 DEGREES 00 MINUTES 00 
SECONDS WITH THE LAST DESCRIBED COURSE (MEASURED CLOCKWISE THEREFROM) 
22.63 FEET; THENCE SOUTHWESTERLY AT RIGHT ANGLES TO THE PENULTIMATE 
DESCRIBED COURSE 114.00 FEET TO A LINE DRAWN PARALLEL WITH SAID 
SOUTHWESTERLY LINE FROM THE MOST SOUTHERLY CORNER OF SAID LOT 3; THENCE 
NORTHWESTERLY PARALLEL WITH SAID SOUTHWESTERLY LINE 220.50 FEET TO SAID MOST 
SOUTHERLY CORNER; THENCE NORTHEASTERLY ALONG A SOUTHEASTERLY LINE OF SAID 
LOT 189.50 FEET TO AN ANGLE IN SAID SOUTHEASTERLY LINE; THENCE SOUTHEASTERLY 
AT RIGHT ANGLES TO THE LAST DESCRIBED COURSE ALONG A SOUTHWESTERLY LINE OF 
SAID LOT 74.50 FEET TO AN ANGLE IN SAID SOUTHWESTERLY LINE; THENCE 
NORTHEASTERLY AT RIGHT ANGLES TO THE LAST DESCRIBED COURSE ALONG A 
SOUTHEASTERLY LINE OF SAID LOT 105.50 FEET TO AN ANGLE IN SAID SOUTHEASTERLY 
LINE; THENCE SOUTHEASTERLY AT RIGHT ANGLES TO THE LAST DESCRIBED COURSE 
ALONG A SOUTHWESTERLY LINE OF SAID LOT 32.54 FEET TO AN ANGLE IN SAID 
SOUTHWESTERLY LINE; THENCE NORTHEASTERLY AT RIGHT ANGLES TO THE LAST 
DESCRIBED COURSE ALONG A SOUTHEASTERLY LINE OF SAID LOT 235.00 FEET TO A LINE 
DRAWN PARALLEL WITH THE SOUTHWESTERLY LINE OF SAID STATE ROUTE FROM THE 
POINT OF BEGINNING; THENCE SOUTHEASTERLY ALONG SAID PARALLEL LINE 325.46 FEET 
TO THE POINT OF BEGINNING, IN THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS. 
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PR-3.1EXTERIOR CONCEPTi-lDJ ~~'~CRANE"'------,v, CONSTRUCTION COMPANY LLC 

Hooker DeJong rnc GC HOUSING DEVELOPMENT LLC 
AACH•T[Clft • CNGIN£[RS • PLANNER~ 



PR-3.2EXTERIOR ELEVATIONS



PR-2.1OVERALL FLOOR PLANS
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neYaa�[iô]]_��abcdef�gffZ�Ye�kh\̀m�dlefa

defd�acppdeq

_̀r\\r\][r̀j]

FIIDHH�DFHDTDOM�LJNUKHKNOH


��
�������
������������� �������!���3���
���6�
���������	���%�����3�������
��	��������
����5��	����	����5�����������5


���6���
�����!�����5�
�������	�����7��3������	
����5�3����	�����������3���6�����
����6���������	��������������

ONMDHs

�	�������������������7�t����� ����6���
�� ��������

HQJUDSNJuH�HMFMDTDOM

�	��
 �!����
��%
������
�����������7�������

�����!������3�����V�����6��������5��
���
�����
���

CNIFMKNO�TFL
���������
��

HMNJTvFMDJ�GDMDOMKNO�DFHDTDOM�LJNUKHKNOH


�����
����������V�����!���
����������	��� 7�6�
���������	�����7��3������	
�����
�������	���������������
��


���6��5���5�����5�
�����5��!��5������5�
����	���6	��	��
��
���	�%�� 7��
�	���������
����
 �����$�����%
���

�����������
������$�����	����
���3��� ��!������	��������
%��3����	�����������3�����
����65������������65

���������65�����
���65�����
���65�����%��65�
������65����
�6��65�����!��65����
����65����
���65�
����
���
����6������

��%���5���
��
6��%
7�5�������%
��������������
�������������
���
�7�
���
����
�	����5������5������������5��
��	

 
����5�
���%��	���������
����5����	���	�������
��
������
���
7� ����4���������3�����	������%
����������������	�

��6	���3�
������
�������	����
�����
�����
�����	������3����	��������
�7�����������
����4������������
���
�7���


����3��	��
 �!��%�������� ������6��	
��� ����
��������
����
����������������%��	����������%���������������3���

�	�����7��3������	
�������	���������� ����7��3��
���
����6��	������������
��
��
��������	
��� �� �����6�����	��	����5

�V�������5�
��������
����5������������
���
���6����3��	���
���%�����������������	
���������7��������37�������

�����	��%����
33�����	������������!������%��	����	
!��6�3����������!���%�������
����!
��3�����	�����7��3����

�	
�������	�����7��	
���	
!���	����6	�� ��������	��� ��6
����������������
�7�����������!������������	���6	

��
��	���t���
���!������



.,,. -... 
. 

f ORDINANCE NO~ 1962-Z-6 __ .... ______ _ 
AN ORDINANCE REZONING PROPERTY 

TO THE R-5 MULTIPLE RESIDENCE DISTRICT 
AND B-3 SERVICE BUSINESS DISTRICT 

4/19/82 

'/ . 

DATE OF PUB.UCATION 1l :!~ 
NEWSPAPER t.:.:.._~,;,, 

AND GRANTING A SPECIAL USE AS A 
PLANNED UNIT DEVELOPMENT FOR THE 

ST. CHARLES COMMERCIAL CENTER PROPERTY 
RfLl"iR TO: ~ 

MINIJTES __ 'f:_:t_'/:_f.:_ 
PAGE ___ (_'/:_1._f_ __ 

. . . 

-= . • WHEREAS , a petition for rezoning to R-5 Multiple Residence District 

and B-3 Service Business District with a special use as a planned unit develop­

ment has been filed by the State Bank of St. Charles as Trustee under Trust 

No. T-303, owner of the property described in Exhibit 11A11 (hereafter the 

Subject Realty), attached hereto and made a part hereof; and 

WHEREAS, the Plan Commission of the City of St. Charles has held a 

hearing on said petition in accordance with law; and 

WHEREAS, the City Council of the City of St. Charles has received 

the recommendation of the Plan Commission and has considered the same; 
;o 
!"Tl 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City 0~ 
:;;a 
::::J 

St. Charles, Kane and DuPage Counties, Illinois, as follows: n1 
:XJ 

r 
~t\ 

. 0 • 

Charles pursu~~ Section 1. That the zoning map of the City of St. 

to Section 17.07.040, "Official Map-Adopted", of the St. .Charles Muni<?ipal r;, ~ 
Code be and is hereby amended by rezoning the property l egally described as 

Lot 1 in Exhibit "A" to R-5 Multiple Residence District and the property 

legally described as Lot 2, Lot 3, Lots 4 through 9 and PARCEL TWO in Exhibit 

11A11 to B-3 Service Business District with all of the Subject Realty being 

granted a special use as a Planned Unit Development. 

Section 2 . That the development of the Subject Realty as a planned 

unit development pursuant to this Ordinance shall be in accordance with all 

applicable ordinances of the City of St. Charles as now in effect or as here­

after amended, including but not limited to, Title 17 entitled "Zoning 11 and 

Title 15 entitled 11Subdi visions and Land Improvement" of the St. Charl es 

1614145 
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O:rp.inanQe No. 1982-Z-6 
Page 2 ' 

4/19/82 

Municipal Code (sometimes respectively referred to as the "Zoning Title" and 

"Subdivision Title") and in accordance with the additional procedures, defini­

tions, uses and restrictions contained herein and set forth in Exhibits "B'', 

"C", and "D", attached hereto and made a part hereof. 

A. Concept Plan 

The concept plan for the Subject Realty, ·attached hereto as 

Exhibit "C", is hereby approved. Said approval does not constitute authority 

to proceed with construction. Rather it is an approval of the general features 

of the development and is a basis for preparing more detailed preliminary plans 

for each phase. More restrictive standards and site design criteria than those 

shown on Exhibit "C" and described herein or set forth in the underlying 

zoning district may be required by the City Council at the time of presentation 

of a preliminary plan or final plan. Approval of the concept plan in no way 

obligates the City Council to approve preliminary plans and final plans which 

do not conform to this Ordinance and all other ordinances of the City and such 

addi tional s tandards and site design c~i teria required by the City except for 

the standards set or variations granted herein at the time of City Council action 

on such preliminary and f inal plans 

B. Uses 

Only those uses listed in Exhibit 11B11 , Paragraph I, "Permitted 

Uses", shall be permitted. 

C. Phases 

The Planned Unit Development shall be developed in no more than 

eleven (11) phases in the order shown and described in Exhibit 11D11 • 

D. Density 

The maximum density for residential uses a nd the maximum total 

square f ootage of buildings for non-residential uses allowed for each lot shall 

be as provided i~_Exhibit "B". 

1614145 
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• Or'1,inane:e No. 1982-Z-6 
Page 3 

E. Building Permits 

4/19/82 

No building permit shall be issued for construction or recon­

struction of any structure or addition until after the preliminary plans, 

engineering plans, landscaping plans, architectural plans and final plans have 

been approved and a final plat recorded for the phase or subphase in which the 

building permit or permits are requested. Plans and specifications for any 

construction shall in all respects conform to the applicable ordinances of the 

City of St. Charles. At his option, the Building Commissioner of the City of 

St. Charles may require submission of plans to and the approval of Building 

Officials and Code Administrators International, Inc, (BOCA), or comparable 

organization before a building permit shall be issued. The cost of such BOCA 

review shall be borne by the applicant and shall be paid prior to the 

issuance of a building permit. 

F. Curb Cuts 

Curb cuts shall be permitted only as shown on the Concept Pla.n 

shown in Exhibit 11D11
• Specifically, no more than one (1) curb cut shall be 

allowed on Prairie Street. No more than two (2) curb cuts shall be allowed on 

14th Street and no more than three ( 3) curb cuts shall be allowed on Bricher 

Road (not shown on Concept Plan), Curb cuts allowed on Illinois Route 38 shall 

be as follows: 

1. One (1) access to the southerly side as a "right..:in, right-out" 

approximately 430 feet easterly of Randall Road centerline. 

2. One (1) full access main entry way to the southerly side 

directly aligned with the exi sting main entrance to the north which 

is approximately 950 feet easterly of the Randall Road centerline. 

3. One (1) full access main entry way to the southerly side 

aligned with the existing entrance t o the north which is approximately 

1650 feet easterly of the Randall Road centerline. 3 
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4. One (1) "right-in, right-out only" access to the northerly 

side with the centerline between Lots 6 and 7 approximately 1890 

feet easterly of the Randall Road centerline. A barrier curb island 

to control unauthorized entry shall be provided by Owner. 

5. One (1) full access to the northerly side having a center­

line coinciding with the lot line between Lots 4 and 5 approximately 

440 feet westerly of 14th Street. 

6. One (1) full access to the southerly side having a center­

line coinciding with the extension of the lot line between Lots 4 

and 5 approximately 440 feet westerly of 14th Street. 

G. Access 

Emergency access for fire and police vehicles shall be provided 

on all sides of all buildings. 

H. Off-Street Loading and Parking 

Loading berths and parkings spaces shall be provided in accordance 

with the provisions set forth in the Zoning Tit l e except as otherwise provided 

in Exhibit 11B". 

I. Yards 

No yard or setback shall be less than the requirements of the Zoning 

Title or as shown in Exhibit "B", as the case may be, unless the City Council 

shall have determined otherwise at the time of approval of the preliminary plan. 

The City Council may reasonably r equire a greater yard or setback than s hown in 

the Zoning Title or Exhibit "B11 • 

J. Streets 

1. The Owner s hall be responsible for the construction and cost 

of all required street improvements for a 38-foot wide street in 

accordance with t he standards f or subdivision streets as set fo~th 

1614145 
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in the Subdivision Title including pavement and the curbs, gutters, 

storm sewers, sidewalks, street lights, street trees and other 

related improvements on the following streets: 

a. The south half of Prairie Street between the west 

property line of Lot 1 and the easterly line of 14th 

Street including acceleration and deceleration lanes, 

if required by City, and not including sidewalks east 

of the east property line of Lot 1 on Prairie Street. 

b. The west half of 14th Street between the northerly line 

of Prairie Street and the southerly line of Illinois 

Route 38 including acceleration and deceleration lanes, 

if required by City. 

c. The north half of Bricher Road between the westerly 

property line of Lot 11 and the easterly line of the 

intersection of Bricher Road, Illinois Route 38 and 14th 

Street including acceleration and deceleration lanes . 

The City may at its option delay installation of the improvements on 

Bricher Road by r equiring the Owner to establ ish an escrow account 

based on the developer's consulting engineer's estimated cost to be 

approved by the City Council. Such escrow account shall be in a 

form and amount acceptable to the City Council to allow the City to 

procure the funds solely for the construction of improvements on 

Bricher Road and shall be established prior to execution of a final 

plat. Owner shall not be required to pay any additional funds once 

t he escrow account has been establi s hed nor s ha ll Owner be entitled 

to interest on the escrow or to any refund of funds in excess of 

actual cost of construction . 

1614145 
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A required street improvement shall be made at the time a 

phase or subphase which abuts that street is developed and the entire 

length of the street shall be improved regardless of whether or not 

the phase being developed abuts the entire length of the street. 

Prior to the constructi on of any improvements, or the escrowing of 

funds in the case of Bricher Road, the Owner·shall dedicate the 

additional r ight-of-way required to provide at l east f or ty (40) 

feet of right-of-way along the southerly and easterly edge of 

Subj ect Realty unless more or less than one-half C!z) of the road 

right-of-way is on Subject Realty in which event Owner shall dedicate 

the right-of-way for all of the road and right-of-way easterly and 

southerly of the centerline which is part of Subject Realty. 

Owner shall, however, be r esponsible only for the installation of 

impr ovement s a long the nor t herl y one-ha l f (!z) of Br icher Road. In 

the event Owner is able to obtain an agreement with the property 

owner southerl y of Subject Realty f or pur poses of centering the 

improved Bricher Road and installation of same and provided such 

agreement is acceptable t o City , the l ocat i on of Bricher Road as 

improved in relation to Subject Realty may be modified. Owner shall 

not be required to pay for acquis i t i on costs of additiona l r ight -of­

way not on Subject Realty as part of the development. 

2. The Owner s hall be responsible for the cons t r uc tion a nd cost 

of a ll street improvements on Illinoi s Route 38 r equired by the City 

or the Illinoi s Department of Tr ansportati on including entr a nceway 

improvements and t he following ; 

1614145 
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a. Additional widening of pavement to 38 feet at 14th Street 

to install an east-bound left-turn lane. 

b. Painted median striping modifications and additions to 

delineate the left-turn lanes as phasing of the develop­

ment requires. 

K. Utilities 

1. As necessary for this development, the Owner shall construct 

and pay for all on-site and off-site extensions and improvements for: 

a. water mains; 

b. sanitary sewer lines; 

c. storm water facilities; 

d. retention and detention basins; 

e. surface drainage ways and facilities; 

f . electric facilities in accordance with City policy in 

effect at time of construction. 

Owner shall also construct and pay for related appurt enances 

for the foregoing, and shall obtain for and grant to or cause to be 

granted to the City, a t no cost to the City, on-site and off-site 

easements for said utilities and for any other utilities and communication 

facilities that. the City may request. Prior to the approval of a final 

plat for a phase, the City shall have the right to designate which ease-

ments, on- site and off-site extensions, and improvements for water mains, 

sanitary sewers, storm sewers, surface drainage facilities, retention and 

detention basins and other utilities will be accepted by the City for that 

phase. For those easements and improvements accepted , t he Owner shall 

transfertothe City or cause to be transferred to the City (free and clear 

of all liens and encumbrances ) title to all on- site and off-site exten-

I. 8 I l~ I 4 5 1 
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sions (except domestic service connections) for water mains, sanitary 

sewer lines and storm sewer lines, electric lines and the related 

appurtenances for each of the foregoing. 

2. For those improvements not to be accepted by the City, 

Owner shall, however, comply with all provisions of the Subdivision 

Title including the posting of a proper guarantee and collateral to 

assure installation. 

3. As of the date of this Ordinance, the Subject Realty has been 

placed on restrictive status by the Illinois Environmental Protection 

Agency (IEPA), prohibiting future sanitary sewer extensions in certain 

areas. No sanitary sewer extensions requiring IEPA permits shall be 

extended to serve the Subject Realty without the approval of the Illinois 

Environmental Protection Agency. The City shall have no obligation 

to assist or participate in any proceedings, construction of improve­

ments, or other activities for the purposes of expediting the receipt 

of a permit for sanitary sewer or water extension or connection from 

the Illinois Environmental Protection Agency or other regulatory 

agencies. The Owner of t he Subject Realty or its agent shall ha ve 

no right to enforce speedier action by the City on projects related to 

s uch Illinois Environmental Protection Agency approval or such other 

regulatory agency approval. 

4. Except as provided in Paragraph K, 5, below, in the event 

the City requests Owner to over-size certain on-site water mains 

installed on Subject Realty, s uch over-sizing shall t a ke place on 

the following basi s : t he developer's consul t ing engineer s hall have 

prepared cost estimates subject to City Council approval indicating 

the cost f or the normal sewer or wa t er main s ize and tha t rectuested by 

l6t4145 
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the City for over-sizing. Such actual cost difference and no more will 

be assumed by the City, and such reimbursement made upon acceptance by 

the City Council and receipt of a Bill of Sale conveying title to such 

mains to the City free and clear of all liens and encumbrances. At 

City's election, Owner shall pay for over-sizing provided City shall 

enter a recapture agreement pursuant to Chapter 24, Section 9-5-1, of 

the Illinois Revised Statutes, providing for recovery of the over -si zing 

costs with a maximum time period of six (6) years with interest at the 

rate of eight percent (8%) per annum on the amount unpaid. At the end of 

six (6) years, the City shall pay for any unrecovered over-sizing costs. 

City may, however, recover such payment from those properties which 

would have been r equired to pay but for the 6-year payoff by City. 

All engineering and construction costs shall be paid by Owner. 

5. The Owner s hall procure an easement for City and construct a 

12-inch sanitary sewer from the existing sanitary sewer on Gray Street: 

to the east property line of t he Subject Realty. The City shall reim­

burse the Owner for one-half(~) the cost of installing said sanitary 

sewer or $25,000, whichever is less provided Owner shall have obtained 

an easement for City in a form acceptable to City extending easterly from 

14th Street to Gray Street a t or prior to the time of presentation of 

engineering plans. In the event such easement shall not have been 

procured, Owner shall pay for the necessary extensions to alternative 

sewer lines . 

6. In the event the City desires to install utilities to service 

areas beyond the Subject Realty sooner than the Owner is required to 

install s uch utilities, the Owner shall grant the necessary easements 

on or across the Subject Realty at such time as City shall request. 

The City shall pay for and install such utilities and be reimbursed 
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by Owner for Owner's share of the cost of installation of such utilities 

at or prior to the time of approval of a final plat or plats for portions 

of the subject property benefiting f rom the utilities. Owner shall pay 

City eight percent (8%) interest per annum on Owner's share of such cost. 

7. Owner s hall not obj ect to the e s t ablishment of a special service 

area covering Subject Realty for the purpose of care, maintenance, re­

placement and reconstruction of storm water distribution system and 

storm water facilities and sanitary sewers or for the engineering and con­

struction of traffic signals with the maximum levy of $.10 per $100.00 

of assessed value per year. 

8. Prior to the approval of a fina l plat f or any phas e of the planned 

unit development, the Owner shall have provided City a release in a form 

acceptable to City, releasing City from any and all obligations of certain 

agreements i f appl i cable to the r eal estate involved i t would have ac­

quired by virtue of accepting land within the planned unit development 

and a ny amendments to said agreements , said agreements be ing an agree­

ment entitled "Declaration of Easements and Agreement for Use and Main­

t enance of Storm Dra i nage System" r ecorded February 13 , 1 979 , as 

Document No. 1494073 a nd agreement entitled "Reciprocal Construction 

Operating and Easement Agreement" recorded february 13 , 1979 , a s 

Document No. 1494080. 

L. Si gnali zation 

Prior to approva l of a f i nal pl at f or any pha se of the plann ed uni t 

development, Owner and any mortga gee or ot her encumbrancer s ha l l have approved and 

execut ed a r ecor dabl e document s i gnif y i ng their approva l of a nd t he Owner ' s agree­

ment t o pay for t he proportionate s hare of the cost of s i gnalizati on for the i nt er­

secti on on Ill i noi s Route 38 approximately 950 f eet easterly of Randall Road based 

on s t andard origin/destinat i on procedures at such time a s war r ant ed. Said 
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agreement shall create a lien against Lot 11 as shown on Exhibit 11 c11 which shall 

be enforceable as a foreclosure of a mortgage and shall be in a form acceptable 

to City. 

M. Signs 

Upon submittal of the final plans for each phase, the Owner 

and/or Developer shall submit written and graphic descriptions of the sign 

standards, including location, for each phase. Such sign standards shall be 

subject to the review and approval of the City Council and shall be as set 

forth in Exhibit 11B11 and provisions of all City ordinances . 

N. Landscaping 

All unpaved areas shall be landscaped in accordance with the plans 

reviewed by the Plan Commission and approved by the City Council. Landscaping 

for a phase or subphase shall be completed prior to the occupa~cy of any 

structure for that phase or subphase. However, if conditions beyond the control 

of the Developer prohibit the installation of the landscaping prior to a request 

for occupancy of a structure, a performance bond or irrevocable letter of 

credit in a form and amount given by a firm acceptable to the City shall be 

posted until such time as the landscaping is completed. 

0. Land/Cash Donation 

The Owner shall dedicate land or cash in accordance with the 

provisions of Chapter 16.32 entitled 11Dedications 11 of the St. Charles Municipal 

Code as in effect at the time a final plat i s completed for any phase . 

P. Variations Granted 

The following variations from the Zoning Title and Subdivision 

Title are granted : 

1. A variation from Section 16.16.040 of the St. Charles Municipal 

Code, 11Proposed Subdivision Design Features 11
, paragraph A, 2, to 

f,6 f 4 J 4 5 /l 
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permit private streets to serve the project as shown on the Concept 

Plan. For those improvements not to be accepted by the City, Owner 

shall, however, comply with all provisions of the Subdivision 

Title including the posting of a proper guaranty and collateral to 

assure installation. 

2. A variation from Section 16.16.040, C, 3, to allow Lot 9 

to not abut a publicly dedicated street, provided there are easements 

for ingress and egress which are in conformity with State law. 

3. A variation to eliminate the installation of sidewalks along 

the north and south sides of Illinois Route 38, provided there is a 

network of sidewalks within the Subject Realty and provided there 

shall be a continuous sidewalk along 14th Street, Prairie Street 

and Bricher Road for the full frontage of Subject Realty, all in a 

form acceptable to the City Council. 

4. A variation to permit one (1) sign for Lot 9 to be located 

on Lot 8. 

Q. Dedication of Land 

Upon request by the City, the Owner s hall dedicate to the City 

a 33-foot wide strip of land along the westerly edge of Lot 11 between Illinois 

Route 38 and Bricher Road. Such dedication shall be for street purposes and 

those public and quasi-public utilities deemed necessary by the City Council. 

Such dedication shall be free and clear of all liens and encumbrances, covenants 

and restrictions, and at no cost to the City. 

Section 3. Hold Harmless and Indemnification. In the event a claim is 

made against the City, or if the City is made a party-defendant in any legal 

proceeding arising out of the approval of this Ordinance or the development 

of the Subject Realty, the Owner shall at City's election defend the City and 

L6t~l4S 
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hold the City harmless from all losses, judgments, costs, fees, including 

attorney fees, and expenses in connection therewith. The City shall reasonably 

cooperate in the defense of such proceedings. 

Section 4. List of Exhibits 

A. Legal Description of the Subject Realty 

B. Standards and Site Design Criteria 

C. Concept Plan for the Subject Realty 

D. Phasing Schedule 

E. Consent 

Section 5. The provisions of this Ordinance shall be deemed not to 

be separable and if any provision which limits Owner or requires payment to 

City shall be held invalid, then at the option of the City, any unplatted 

areas of Subject Realty shall not be developed other than at a density or for 

the non-residential uses p ermitted in the R~1 Single Family Residence District. 

Section 6. Upon petition and full compliance with all applicable 

ordinances, the City at its sole discretion may amend this Ordinance for all 

of Subject Realty or a portion thereof, 

Section 7. This Ordinance s hall constitute a covenant running with 

the land and is binding upon the owners, lessees, other grantees, successors in 

interest, and assigns. This Ordinance may be recorded in the Recorder of Deeds 

Office, Kane County, Illinois. 

Section 8. This Ordinance shall be in full force and effect from and 

after its passage and approval in accordance with law, but only if all owners, 

lessees, a nd mortgagees of Subject Realty shall have consented in writing and 

delivered such written consent in the form attached as Exhibit 11E11 to t he City 

within thirty (30) days a fter the date hereof. 

1614/liS 
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PRESENTED to the City Council of the City of St. Charles, Kane and 

DuPage Counties, Illinois, this 19th day of April , 1982. --------
PASSED by the City Council of the City of St. Charles, Kane and 

.PuPage Counties, Illinois, this 19th day of April , 1982. '· -----=------

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

Du'.Page Counties, Illinois, this 19th day of April , 1982. -----=------

MAYOR 

Council Vote: 

This document prepared by: 
Al Jen L. Landmeier 
City Attorney 
City of St. Charles 
2 East Main Street 
st. Charles, IL 60174 

1814145 

Ayes: 9 
Nays: 0 
Absent: 1 



Lot 1 

EXHIBIT "A" 

-S 
DONAHUE and THORNHI LL 

ft~QISY~RED LANO SURVEYOR S 

SUBOIVIS!ON - JNOUSTR rAL - FARMS 

TOPOGRAPHICAL. - llESIOENTIAL - MOrtTCACE 

CALCULATINO - LEOAL DESCRIPTIONS - MAPPING 
RIGHT-OF-WAY 

ELECTRONIC OISTANCE Ml:I\SURt:M£NT 

20 SOUTH SECOND STREET 

GENEVA. ILLINOIS 60134 

232-7418 

PARCEL ONE: 

~U1EffH[DJ 
APR O 6 1982 

PLANNING OffiCE 
ST. CHARI.Es, ILL; 

March 18, 1982 

That part of the Southwest Quarter of Section 33, Town s hip 40 North, 
Range 8 Eas~ of the Third Principal Meridian described as foll6ws : 
Commencing at the southeast corner of Joe Keim ' s Randall Road Sub­
division; St . Charles Township, Kane County, Illinois ; thence south­
easterly along the northeasterly line of Illinois State Route No . 
38, 1440.0 feet; thence northeasterly at right angles to the last 
described course 935 . 0 feet for a point of beginning; thence south ­
westerly along the last described course 275.0 feet; thence south­
easterly at right angles to the last described course 310 . 0 feet; 
thence southeasterly along a line forming an angle of 175 °42 ' 43tt 
with the last described course (measured clockwise t herefrom) 
217.38 feet to the west line of . Fourteenth Street South; thence 
northerly along said west line 1024 . 06 feet to a point that is 
208 . 67 feet southerly of the center line (measured along said west 
line) of Prairie Street; thence westerly parallel with said center 
line 283 . 67 feet ; thence northerly parallel with said west line 
168.67 feet to a point that is 40.0 feet southerly of said center 
line (measured at r~ght angles thereto); thence westerly parallel 
with said center line 581 , 84 feet to a point that is 1134. 54 feet 
easterly of the east line of said Subdivision (measured along said 
center line); thence southerly parallel with said east line 321.03 
feet to a line drawn parallel with said northeasterly line from the 
point of beginning; the nce southeasterly parallel with said northeast­
erly Lfne 677 . 64 feet to ·the point of beginniRg in the City of St . 
Charles, Kane County, I1lin6is, and containing 1 3 . 782 acres . * 

Lot 2 

That pa~t of the Southwest Quarter of Section 33, Township 40 North, 
Range 8 East of the Third Principal Meridian described as follows: 
Commencing at the ~outheast corner of Jo e Keim's Randall Road Sub­
division, St. Charles Township; Kane County, Illinois; thence south­
easterly along t he northeasterly line of Illinois State Route No . 
38, 1440.0 feet ; thence northeasterly at right angles to the last 
described course 660 . 0 feet; thence southeasterly at right angles to 
the last described course 310 . 0 feet; thence southeasterly along a 
line forming an angle of 175°42 ' 43" with the last described course 
(measured clockwise therefrom) 217.38 feet to the west line of 
Fourteenth Street South for a point of beginning; thence horthwest ­
erly along the last described course 217 . 38 feet ; thence sou t hwest ­
erly along a line drawn at right angles to said n ort~easterly line 
450.0 feet ; thenc e southeasterly at right angles to the last described 
course 230 . 05 feet; thence easterly along a line forming an angle of 
147°24'40 tt with the last described course (measured clockwise there ­
from) 239 . 93 feet to said west line of Fourteenth Street South; 
thence northerly along said west l ine 400.0 feet to the point of 
beginning in the City of St. Charles, Kan e County, Illinois, and 
containing 3 . 452 acres . * 

Lot 3 

That part of the Southwest Quarter of Sectiori 33, Township 40 North, 
Range 8 East of th e Third Principal Meridian described as follows : 
Commencing at the southe~st corner of Joe Keim's Randall Road Sub­
division, St . Charles Township, Kane County, Illinois ; thence south­
easterly along the nor theasterl y line of Illinois State Route No . 
38 , 1440.0 feet ; thence northeasterly at right angles to the last 
described course 210.0 feet; th~nce southeasterly at right angles 
to the last described course 510.0 feet; thence southwesterly at 
right angles to the last described course 227.60 feet to said north-

*and also that par t of the west half of 14th Street South, lying ~ 
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Parcel One cont ' d 

e a~terfy line for a point of b~ginriing; thence northeaster!~ alcing 
the last described course 227.GO feet; thence south e aste rly at right 
angles to the last described course 30 . 05 feet ; thence easterly along 
a line forming a n angle of 147°24 1 40'' with the last described course 
(measured clockwise therefrom) 239 . 93 feet to the west line of 
Fourteenth Street South; thence southerly and southwesterly along 
said 1,;est line lJ45. 70 fee t to said northea s t e rly line; thenc e north­
westerly along sa i d northeasterly line 331 . 37 fee t t o th e po i nt of 
beginning in the City o f St. Charles, Kane Coun t y, Ill i nois, and 
contain i ng 2 . 416 acres . * 

Lots 4 th rough 9 

That part of the Southwest Quarter of Section 33 , Township 40 North, 
Range 8 East of the Third Principal Meridian described as follows: 
Commencing at the southeast corner of Joe Keim ' s Randall Road Sub­
division, St . Charles Township, Kane County, Illinois;·thence south­
easterly along the northeasterly line of Illinois State Route No . 
38, 1440 . 0 feet for a point of beginning; thence northeasterly at 
right angles·to the l ast descri bed course 660.0 feet ; thence south­
easterly at right a ngles to the last described course 310 . 0 (eet; 
thence southwesterly at right angles to the last described course 
450 . 0 feet; thence southeasterly at right angl~s to the last des­
cribed course 200 . 0 fee t ; thence southwesterly at right a ngles to 
the last described course 227.60 feet to said northeasterly line; 
thence northwesterly along said northeasterly line 510 . 61 feet to 
the point of beginn i ng in t h e City of St . Charles, Kane County, 
Illinois, and containing 5 .706 acres . 

PARCEL TWO 

Tract Lying South of Route 38 

That part of the Southwest - Quarter of Section 33, Town s h ip 40 North, 
Range 8 East of t he Third Principal Meridian described as follows : 
Beginning at the northeast . corner -of Knell Subdivision, St . Charles 
Township, Kane County, Illinois; thence northe rly along the easterly 
line of said Knell Subdivision extended northerly 224 . 37 feet to t he 
southwesterly line of Ill i nois State Route No. 38; thence southeast­
erly along said so u t hwesterly line 1541 . 09 feet to a point of curva­
ture; t h e nce continuing southeas t erly Hlong said southwesterly line, 
being along a curve to the right having a radius of 3123.23- feet that 
is tangent to the l ast described course at the last described po i nt 
630 . 73 feet to the most northerly corner of tract No . 91C as des ­
cribed in Circuit Court Case 6 4-147 3 ; thence southwesterly along the 
northwesterly and no rtherly lines of said tract 308 . 65 feet to t h e 
most westerly corn~r of said tract; thence westerly along t he south 
line of said Quarter 1546 . 31 feet to t h e easterly line of Bricher 
Addition to St. Charles Townsh i p, Kane County, I llinois; thence 
northerly along the easterly l i ne of said Bricher Addition 689 . 79 
feet to t he northeast · corner thereof; thence westerly along the north­
erly l i ne of said Bricher Addit i on 1 . 01 feet to the southeast corner 
of Knell Subdiv i sion; thence northerly along the easterly line of 
su i d Knell Subdivision 378 . 75 feet to the point of beginning in the 
City of St . Charles , Kane Count y, Ill i nois, and containing 30 . 352 
acres . 

*and also that part of the west h alf of 14th Street South, lying 
easterly of and adjacent to the foregoing described tract. 
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EXH i BIT "B" 

STANDARDS AND SITE DESIGN CRITERIA 

I. PERMITTED USES 

A. The fol lowing uses are permitted on Lots 4, 5 6, 7, 8, 
9, 10 and 11 as shown on the Concept Plan: 

1. 

2. 
3. 
4. 
5. 
6. 
7. 
8. 
9. 

10. 

11. 
12. 
13. 
14. 
15. 
16. 
17. 
18. 
19. 
20. 
21. 
22. 
23. 
24. 
25. 
26. 
27. 
28. 
29. 
30. 
31. 
32. 
33; 
34 . 
35. 

36. 
37 . 

38. 
39. 
40, 
41. 

r 6 ·I 4 I 4 5' 

Amusement establishments including bowling alleys, pool 
hal Is , dance hal Is, skating rinks 
Animal hospitals 
Antique shops 
Art galleries and museums 
Art and school supply stores 
Auction rooms 
Automobile accessory stores 
Automobile laundries 
Automotive vehicle and automotive equipment sales 
Bakeries where not more than 50% of the floor area is 
devoted to processing, and not employing more than 
eight (8) persons 
Banks and financial institutions 
Barber shops 
Beauty parlors 
Bicycle stores, sales, rental and repair 
Blueprinting and photocopying establishments 
Book and stationery stores 
Business machine sales and service 
Camera and photographic supply stores 
Candy and ice cream stores 
Carpet and rug stores 
Casket s and casket supplies 
Catering establishments 
China and glassware stores 
Churches, rectories and parish houses 
Clothing establishments 
Clubs and lodges, private, fraternal or religious 
Coin and philatelic stores 
Contractors and construction offices 
Costume rental 
Currency exchanges 
Custom dressmaking 
Department stores 
Drive-in restaurants 
Drugstores 
Dry cleaning establishments, retai I, employing not more 
than four persons 
Dry goods store 
Electrical a nd househo ld appliance s tores including 
r ad io and television sa les 
Employment agencies 
Ext erminating shops 
Flower s hops and conservatories 
Food stores, inc luding grocery stores , meat ma rkets , 
bakers and delicatessens (retai I sales only) 

11 
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42. 

43. 
44. 
45. 

46. 
47. 
48. 
49. 
50. 
51. 
52. 
53. 
54. 
55. 

56. 
57. 
58. 

59. 
60. 

61. 
62. 
63. 
64. 
65. 
66. 

67. 
68. 

69. 
70. 
71. 
72 . 
73. 
74. 
75 . 
76 . 
77. 
78 . 
79. 

80. 

Frozen food stores, including locker rental in conjunction 
therewith 
Fuel and ice sales, retai I only 
Furniture stores, including upholstery 
Furrier shops, including the incidental storage and 
conditioning of furs 
Garden supply, tool and seed stores 
Accessory uses 
Gift shops 
Greenhouses 
Haberdasheries 
Hardware stores 
Health centers 
Hobby shops 
Hospital 
Interior decorating shops, including upholstery and making 
of draperies, slipcovers, and other simi Jar arti c les 
wh en conducted as part of the r et a il operat ions and 
secondary to the principal use 
Hotels 
Jewelry stores, including watch repair 
Job printing shops , us ing press es having beds of not 
more than 14 inches and 20 inches 
Laboratories, medical and dental, also research and testing 
Laundries, coin-operated or automatic self-s ervice type 
or ha nd, employing not more than two per sons in addition 
to one owner or manager 
Leather goods and luggage stores 
Libraries 
Liquor stores, r et a i I sal es 
Loan offi ces 
Loe ksm i th shops 
Machinery and equipment safes, but not including service 
r epair or r econditioning and storage of al J machinery 
s ha l J be within enclosed buildings 
Ma i I o rder service storage 
Meat markets, including the sale of meat and meat products 
t o restaurants, motels, clubs, and oth er simi far 
establi s hments when conducted as part of the ret ail 
bus iness on t he premises 
Meeting ha I Is 
Medi cal and dental c linic 
Mi I I i nery s hops 
Musica l instrument sa les and r epa ir 
Newspaper offices, but not including printing 
Offices, business , prof essi ona l and pub I ic 
Of f ice machine sa les and s ervi c ing 
Off ice su pp ly s tores 
Open sa les lots 
Opticians and optometrists 
Orthopedi c and medi cal appliance stores, but not inc luding 
t he assemo ly or ma nufacture of s uc h a r t icl es 
Pa int a nd wa r I paper 
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81. Pet shops 
82. Phonograph record and sheet music stores 
83. Photography studios, including developing and printing 

of photographs when conducted on the premises as a part 
of the retail business 

84. Physical culture and health services, gymnasiums 
85. Picture framing when conducted on the premises for 

reta i I trade 
86. Plumbing showrooms and shops 
87. Post offices 
88. Radio and television broadcasting studios and towers 
89. Radio and television service and repair shops 
90. Recording s t udios 
91. Restaurants, including I ive entertainment and dancing 
92. Restricted production and repair limited to the fol lowing: 

art needlework, clothing, custom manufacturing and alter­
ations for retail only 

93. Schools, commercial or trade not involving any danger of 
fire, explosion, nor of offensive noise, vibration, smoke, 
dust, odor, glare, hear, or other objectionable' influences 

94. Schools of music, dance or business 
95. Second-hand stores and rummage shops 
96. Sewing machine sales and services, household machines only 
97. Shoe stores 
98. Shoe and hat repair stores 
99. Signs as regulated in thi s Ordinance 

100. Sporting Goods stores 
101 . Tai I or shops 
102. Taverns and cockta i I I ounges 
103. Taxidermists 
104. Te legraph offices 
105. Temporary bui I dings tor construction pruposes for a 

period not to exceed the duration of such construction 
106. Theaters - indoor 
107 . Ticket agenc i es, amusements 
108. Tobacco shops, retail sales 
109. Toy shops 
110. Travel bureaus and transportation ticket office 
111. Typewr iter and add ing machine sa les and servi ce establishments 
11 2 . Undertaking esta bli s hments a nd funera l parlors 
113. Variety stores 
114. Wear ing apparel shops 

8 . The fol low ing uses are permitted on Lot 1 as shown on the 
Concept Plan: 

l. Mul t ipl e-fam ily dwellings 

C. The fo l low ing uses are permitted on Lot 2 as shown on the 
Concept PI an: 

1'61~145 

Business service establishments whi c h perform serv ices on 
the prem ises : 
l. Better business bureau 
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2. Business and/or management consultant 

4/19/82 

3. Business office, in which chattels or goods, wares or 
merchandise are not displayed or sold on the premises 

4. Chamber of commerce 
5. Credit agency 
6. Funeral parlor or undertaking establishment 
7. Insurance office 
8. Interior decorating studio 
9. Investment company 

TO. Labor union and/or organization 
11. Mai J order house 
12. Photographic studio 
13. Real estate o ffice 
14. Secretarial service 
15. Social and fraternal association 
16. Trade association 

Professiona l of f ice est ablishments : 
l. AccountJng, auditing and bookkeeping 
2. Architect's office 
3. Arti s tand indus tri a l des igner's offi c e 
4. Attorney and law office 
5. Chiropodist's office 
6. Chiropractor's office 
7. Dentist' s office 
8 . Doct or' s , s urgeon' s and/or phys ici a n' s of f ice 
9. Engineering office 

10. Landscape architect's office 
11 . Land surveyor's office 
12 . Minister' s offi ce . 
13 . Opti c ia n' s off ice 
14. Osteopath's office 

Reta i I bus iness , which s upp ly commod iti es on the premi s es 
I imi ted to : 
1 . Art ga I I ery 
2. Antique shop 
3 . Books tore 
4 . Gif t s hop 
5 . Flower s hop 
6 . Leather and luggage goods stores 
7. Equestri an riding ap pa rel s hops 

Publi c, quas i - pub I ic and governmenta l bui I dings o r fac i J i t ies : 
1. Church 
2 . Off-street parking f ac i I ity 
3 . Museums , art ga ll e ry 

D. The fo l lowing uses are permi tted on Lot 3 as s hown on the 
Concept PI an: 

1. The uses perm itted on Lot 2 I is t ed in Parag r a ph I, C, a bove 
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2. 
3. 
4. 
5. 
6. 
7. 
8. 
9. 

10. 
11. 
l 2. 
13. 
14. 
15. 
16. 
17. 
18. 
19. 

11. DENSITY 

Antique shop 
Art galleries or collector shop 
Camera and photography store 
Clock shop 
Clothing stores 
Clothing stores 
Crystal, china or 
Furniture stores 

men's, women's 
sports 
glass shop 

Gift shop with specialty theme 
Home entertainment center store 
Jewe I ry 
Leather goods and luggage stores 
Linen or lace shop 
Restaurant 
Shoe stores 
Tobacco shop 
Trave t bureaus 
Banks and financial institutions 

4/19/82 

The maximum density for residential use and the maximum total 
square footage of bui I ding for non-residential use al towed 
for each tot shown on the Concept Plan shalt be as fol tows: 

A. Lot - 15 units per acre for a maximum of 210 units 

B. Lot 2 - 12,000 square feet 

C. Lot 3 - 25,000 square feet 

D. Lot 4 - 10,000 square feet 

E. Lot 5 - 10,000 square feet 

F. Lot 6 - 10,000 square feet 

G. Lot 7 - 10,000 square feet 

H. Lot 8 - 10,000 square feet 

t. Lot 9 - 19,000 square feet 

J. Lot 10 - 75,000 square feet 

K. Lot 11 - 180,000 square feet 

11 I. YARDS 

There shal I be a minimum setback of thirty feet (30') from 
Prairie a nd 14th Streets and twenty feet (20 1 ) from Route 38 . 
No parking or structures, including but not limited to, al I 
accessory buildings, swimming pools, signs and fences over 
six feet (6') tal I s~al I be permitted within said setback areas. 
Said setback areas shal I be s uitably landsca ped and planted so 
as to provide open green space. Bui !dings s hal I be s et back 
at least thirty feet (30') from al I pub I le rights-of-way. 

614145 
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Any yard adjoining residential property shal I be a minimum of 
thirty feet (30 1 ) in depth. 

IV. SIGNS 

Al I signs exceeding 12 square feet in .surface area shal I be 
submitted to the Plan Commission for reviev, and approval prior 
to issuance of a building permit. 

A. Non-flashing but ii luminated business signs with no moving 
parts, awnings and marquees are permitted on Lots 4, 5, 6, 

'll 6 I 4 · I 4 5 · 

7, 8, 9, 10 and 11 subject to regulations set forth el s ewhere 
in City ordinances and the fol lowing: 

1. The i J lumination of any exterior sign shal J be only 
during business hours or 11 :00 pm - whichever is later. 
Where a s ign is i I luminated by light reflected upon it, 
direct rays of I ight shal I not beam upon any part of any 
existing residential bui I dings, nor into a Residence 
District, no~ into a street. A sign in direct I ine of 
a t raffic signal shal I not be in red, green, or amber 
ii lumination. 

2. The gross surface area in square feet of al I signs on a 
lot or bui I ding s hal I not exceed three (3) times the 
number of I inea l feet of the bui I ding frontag e ; and each 
side of a building which abuts a street or frontage road 
shal I be considered as a separate frontage; and the gross 
area of al I signs located on a side of a lot or bui !ding 
a butt ing a s treet sha l I not exceed the number o f J ineal 
feet of such building frontage. 

3. S igns shal J not proj ect Into the pub I ic way. 

4. Any s ign located within ten feet (10 1 ) of the paved 
surface of a street or within ten feet ( 10 1 ) of a 
sidewalk or driveway, or within fifty feet (50 1 ) of the 
intersection o f two (2 ) or more street s s hal I have the 
lowes t e levati on a t least twe lve f eet (1 2 1 ) above c urb 
level. 

5. A s ign affi xed t o a building shal I not proj ect higher 
than th e buil d ing he ight , or thirt y f eet (30 1 ) a bove 
the c ur b level, whichever is lowe r, except in the case 
of a one-story bui I ding where the sign may proj ect not 
more than three feet ( 3') a bove t he bu i Id i ng he ight. 
A ground s ign s hal I not exc eed forty feet (40 1 ) in 
hei ght above c urb leve l. 

6 . No more than one (1) free standing ground sign may be 
er ected on each of the f ol lowing Jots : 4, 5, 6 , 7, 8 , 
9, and 10 a nd no mor e t ha n four (4 ) s uc h s igns on Lot 11, 
one (1) of which may be erected having a total gross 
di s pl ay a r€a of not more than .75/ 1.00 'of th e gross 
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floor area of the bui !ding situated on the property, 
provided, however, that no one display surface shal I 
contain more than 300 square feet, and the total area 
of al I display surfaces shal J not exceed 600 square 
feet; such sign struct ure shal I be set back at least 
halt the required yard depth from the abutting street, 
and the bottom edge of any display surface shall be at 
least eight feet (8 1 ) above the level of the ground, 
a nd its overall height sha l I not exceed 24 f eet a bove 
the curb I eve I. I ts overa I I vii dth sha 11 not exceed 
twenty feet (20 1 ). 

B. Non-flashing but i I ruminated bus in ess signs vlith no moving 
parts are permi tted on Lots 2 and 3 subject to al I City 
Ordinances and the to I I owing: 

C. 

1. The ii lumination of a ny sign sha l J be only during 
business hours . Wh er e a s ign is ii fuminat ed by light 
reflected upon it, the lighting shal I be shielded in 
such a manner as to prevent direct rays of I ight_ from 
shining on bui I dings oth er than those on th e immediate 
pr emi ses , or from s hining into a s treet . 

2. The gross surface area in square feet of al I signs on a 
lot or building shal I not exceed the number of I inea l 
feet of t he bui I ding f rontage; except, that on a corner 
lot the gross s urface area of a l I s igns on a s ide str eet 
frontage shal I not exceed one-half square foot area 
for each lineal foot of the bui !ding frontage on suc h 
side s treet. £ach street front age s ha ll be consider ed 
a sepa r at e front age and the separate permi t ted gr oss 
surface sign areas shal J not be combined. 

3. Signs sha l J be af f ixed fl at aga ins t the bui !ding wal Is 
and s ha l I not proj ect theref rom fo r more than t we lve 
inches (1 2 11

) except in t he case of a ya rd s ign. 

4. A sing le free- s tanding ya rd s ign on eac h of the sa id 
two lot s is permitted . Such ya r d s ign s ha l I not exceed 
t hi r ty-two (32 ) square feet in gross s urface area , nor 
shall it exceed the gross surfac e area permitted in 
Subsection 2 of t his Section. No yard si gn s ha l I be 
permi tted wi t hin the r equired s etbac k adjo in ing a str eet. 

5 . No s ign s ha l I proj ect higher tha n twe lve feet (1 2 1 ) 

above the established grade o f the building. 

S igns I oca t ed on Lot 1 s ha I I be in accor dance 1-li t h the 
underlying zon ing d istri ct. 
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V. OFF-STREET PARKING AND LOADING 

Off-street parking spaces and loading berths shal I be provided 
in accordance with the provisions set forth in the Zoning Title 
except the parking spaces for uses other than grocery stores 
and multiple family dwel J ings may be 9 feet by 18} feet. The 
size of parking spaces for grocery stores and multiple family 
dwel I ings shal I conform to the provisions of the Zoning Title. 

1614145 
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EXH i'B IT II[)" 

P H A S I N G 

The Subject Realty shal I be developed in no more than eleven (11) 
phases. A phase shal I consist of one or more lots as described on 
the Concept Plan. Subject to Council approval, there may be subphases, 
in which case the final plan shal I constitute only that portion of the 
approved preliminary plan which the appl leant proposes to record and 
develop. For any subphase al I improvements shal I be completed for 
the entire phase unless the City Counci I approves otherwise. 

The Owner may vary the fol lowing phasing schedule provided al I off-site 
extensions and improvements for streets, access drives, water mains, 
sanitary sewers, storm water faci I ities, retention and detention basins, 
surface drainage 111ays and faci I ities and electrical faci I ities necessary, 
as determined by the City Counci I, to service the phase being presented 
shal I be completed and paid for by Owner as part of that phase, 
including the applicant's obtaining and granting al I necessary off-
site easements and dedication of rights-fa-way. _ If there is concurrent 
phasing or subphasing, the completion schedule of al I the aforesaid -
extensions and improvements shal_l require a sequence which provides 
for usage by the phase or subphase furthest from the existing utilities 
at the time such phase or subphase is completed. ff there are two·or'.more 
phases being developed at one time the sequence shal I provide for 
service to the phase first requiring such service. 

Al I on-site and off-site extensions and improvements for water mains, 
sanitary sewers, storm water faci I ities, retention and detention 
basins, surface drainage ways and facilities and electrical faci I ities 
shal I be installed as necessary to serve each phase . In addition 
certain on-site and off-site improvements shal I occur in accordance 
with the fol lowing schedule: 

1. The deve I opment of Lots 9 and 6 ( Phase 1) s ha JI inc I ude the 
fol lowing improvements: 

a. Construction of the fu I I \'/ i dth access road betv1een 
Lot 9 and Lots 6, 7 and 8. 

b. Cons truction of the fu 1 1 width access road between 
Lots 6 and 7 and installat ion of the barrier curb and 
necessary widening of 111 inois Route 38 for the "right--in, 
right-out 11 curb cut on Route 38. 

c . Completion and restoration of detenti.on basin on Lots 1 
and 2 in accordance with the requirements of the City. 

2. The development of Lot 10 shal I include the fol lowing improve­
ments: 

a. Al I r equired improvements to I I J inoi s Route 38 along 
the frontage of Lot 10 or a subphase of Lot 10, including 
intersection improvements on Route 38 at Bricher Road. 

1614145 
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b. Dedication of right-of-way and escrowing of funds for 
future Bricher Road improvements b9sed on the frontage 
of Lot 10 or a subphase of Lot 10 along Bricher Road 
as more fully described in the body of this Ordinance. 

3. The development of Lot 11 shal J include the fol lovling 
improvements: 

a. Al I remaining improvements to I I linoi s Route 38. 

b. Al I rema1n1ng dedications of right-of-way and escrowing 
of funds for the future improvement of Bricher Road. 

c. The dedication of a 33-foot wide strip of land along 
the west property I ine of Lot 11. 

4. When Lots 1, 2 or 3 are developed, or the access drive 
between Lots 2 and 3 i s completed t o 14th Street , whichever 
occurs first, the Owner shal I complete the fol lo0ing improve­
ments: 

a. The dedi cation of right -of-way and improvement t o t he 
wes t half of 14th Street from I I I inois Route 38 to 
Prairie Street. In the event the necessary right-of­
way along the east side of 14th Street is attained 
a nd the City Council dec ides t he f ul I width of 14th 
Street s hould be improved, the Owner s ha l I improve 
the ful I width of 14th Street and be reimbursed by 
the City for the costs of improving the east half o f 
14th Street. 

b. lnstal lation of the water main loop along 14th Street. 

5. The devel o pment of Lot 1 s ha l I inc lude the improvement of 
the south ha lf of Pra iri e Street a long t he north property 
J i ne of Lot 1 . 

6. Th e deve lopment of Lot s 3 or 4, whichever occurs firs t, 
sha l I inc lude the constructi on of t he f ul I width of th e 
access drive between Lot s 3 and 4 inc ludi ng any r equired 
improvements to l I I ino is Route 38 f or said access drive. 

l:61~14$ 
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EXHIBIT- HEIi 

C O N S E N T 

We, the Owners and Lessees of the Subject Realty described in Exhibit 11A", 

approve of accept and agree to the terms and conditions set forth in the Ordi­

nance to which this Consent is attached. 

( SEAL) 

COUNTY OF Adf..}e-
ss 

State Bank of St. Charles as Trustee 
under the Provisions of a Trust 
Agreement dated November 22, 1972, and 
known as Trust No. T-303 

BY: 

VJCE PRESIDENT & T UST OFFICER 

I, -f"~ t/;tflJcl!:.::;l<SA/EIJ:I , a NOTARY PUBLIC in and for said 

County, in the st ate afo r esa id, DO HEREBY CERTIFY that &e,/.. 1(/. £1/12!JtfJ/.I-
Vice President - Trust Officer of 677-fr E ,"511-,A(K c1 £ & d/tfll:?L€5 tl¢-

Sy/ l//14 H. ;?CJ<!,J-·fE!(_ ~ ASST. CASHIER Ass i atan±.. 

Seccetar¥ of sa id bank, persona lly known to me to be the sa id persons whose 

names are subscribed to the foreRoing in~trument as such Vice President -

Trust Officer and ~sis~gTuCf'~~~otary respectively, appeared before me this 

day in person and acknowl edged t hat th ey signed and de livered the sa id 

instrument as their own free and vo luntary act, and as the free and voluntary 

act of said bank, for the uses and purposes therein set forth and the said 
.ASST. CASHIER 

Assistant Sccrota r y did a lso then and there acknowl edge that he as cus t od ian 

of t he corporate sea I of sad bank, did aft ix the··s';ii}ci'''cor,porate sea I of said 
• ' • • \ :',, ~ •, I • ~ - • , •,,. 

bank to sci id i nstrumont as h Is own free and von.r~1ar,(·a~f )rnd as the free and 

voluntary act of sa id bank, for t he uses an_d .,p~-~-p·6;ek \h~:~e in set forth . 

GIVEN under my hand and Notariallea -{~{~.(~/d~/ of ?J¥ 
1982. ~- ,::~:Jf.T'_.· . d-

1 6 I 4 I 4 5 -~~::~~OTARY PUBL IC 
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\'le, the Mortgagees of the Subject Realty described in Exhibit 11 A", 

approve, accept and consent to the terms, and conditions set forth in the 

Ordinance to which this Consent is attached. 

STATE OF ILLINOIS) 

COUNTY OF ~ ~ SS 

By: 

~537805, ' 

corporation, and ~___j~~~T....4~~.......I..Jd~~~'.JC~ 

personally known to me to be the Secretary of said corporation, and personally 

known to me t o be the same per sons whose names are s ubscribed t o the foregoing 

instrument, appeared before me this day in person and several Jy acknowledged 

tha t as s uc h ~~~- Pres ident and ~~~~- Secretary of said corporation, 

a nd caus ed th e corporat e seal of sa id corporati on to be a ffi xed t her eto , 

pursuant to authority, given by the Board of -~~!5,C~-~~~==-=~~:-=.~~~~~~~~­
of said corporat Ion as th e i ~ t\,~~.~-lflf}J:Lt ~Jary act, and a s the fr ee and 

vo I un t ary act and deed of _ :~~···co~Jor 'af..~~·; fo r the uses a nd purposes therein 
-'. .. . • ; "-\ l Q L44 ,._ \ ·. y;, set forth. . . . ,--,, ,.,. . 

GIVEN under my hand ~ip\,;{o~)~t~i~/'{ •day o f ~ , 1982 . 

- 't->: : ... .- :->·0;-<~:.:' A b 
•· .. t i I .,· a 

I 6 I 4 I 4 5 .· .. . . . ---;;a;;,~ c · !?<zt '-
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STATE OF ILLJNOIS) 
) ss 

COUNTY OF~) 

4/19 /82 

First National Bank of Elgin as Mortgagee 
nt No. 1591511, this /c;t' 

_ __,-:.L.-/-~~~--' 1982. 

By: 

I ' 

aforesaid, that ""' tJ 

said County, in the State 

persona 11 y 

I H:E hesr 
known to me to be the E~. \l,ie- President of the-----------

,Jr:rncm~J ~nl of 88 ,·o corporation, and Ltotl& L. tEJ\.:\lv@Z, 

___________ persona lly known t o me to be the ~-~A-~s......,.u~i=-4--..- Secretary 

of said corporation, and personally known to me to be the same persons whose 

names are s ubsc ribed to the foregoing instrument, appear ed before me this day 

in person a nd severa I I y acknow I edged that as such & . \/1 c..e - President and 

Ass+. Secretary' they s j gned and de I i vered the said instrument as ex...\[, cQ, 
President and t\ss~ Secretary of said corporat ion, and caused the corporate 

sea l of said corporation to be affixed thereto, pursuant to authority, given 

by the Board of J')1~cio,~S. of said corporation as their free and 

voluntary act, and as the free and voluntary act and deed of sa id corporat ion, 

for the uses and purposes therein set forth. 

GIVEN under my hand and seal thi s /~d,;day of ~~<....:....,c....:?'----''-----' 1982 . 
-._ ,,Ll , , , .. ·• 

__ ..... -..... \\ /\/·/!./ 
. ·.,\\J '. .... 1," ,. /,>::· · .. ~ 

. /~\:'S"-P.J/. - Y::1 

\JJ}i,; "21(: v ",'., 
·. ,, ~- ....... ·.-. < \\., .• 

· · ·.·,,, () 0 U' '-11·'{ • :-,,· 
, 1,1

1 
le • '",);' 

. . . IJIJn~I\\\\\ · 

NOTARY PUBLIC 
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STATE OF ILLINOIS ) ) 
COUNTIES OF .KANE AND DUPAGE) 

CITY OF ST. CHARLES 
) 
) 

ss. 

This is to certify that the foregoing is a true and correct 

copy of Ordinance No. 1982-Z-6 entitled AN ORDINANCE REZONING 

PROPERTY TO THE R-5 MULTIPLE RESIDENCE DISTRICT & B-3 SERVICE 

BUSINESS DISTRICT & GRANTING A SPECIAL USE AS A PLANNED UNIT 

DEVELOPMENT FOR THE ST. CHARLES COMMERCIAL CENTER PROPERTY 

passed by the City Council of the City of St. Charles on the 19th ---'------
day of ~--~~-A~p~r~i=1~-' 19 82 A.O., as morefully appears from the 

records and files of said City in my custody. 

Given under my hand anq the official seal of said City of 

St. Charles, this 17th . day of ----~M;.;:;a~y ___ , 1982 A.D. 

jrp 
11 

/ 
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4c   

Title: 
Consideration of a request for a 1-year extension to record a 
Final Plat of Subdivision for Crystal Lofts PUD.   

Presenter: Russell Colby  

Meeting: Planning & Development Committee Date:  December 14, 2020 

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

In December 2017, the City approved the Crystal Lofts PUD under Ord. 2017-Z-21. Approved plans 
involve conversion of the former Lamp Factory building at the northeast corner of S. 13th and Indiana 
Aves. into nine (9) townhome units with five (5) additional townhomes constructed at the east end of 
the existing building.  

In 2018, the City approved Ord. 2018-Z-31 which granted approval of a Final Plat of Subdivision for 
Phase 1 of the project, encompassing work on the existing building. The 2018 ordinance also approved 
changes to the plans to shift the garages outside of the floodplain and modifications to landscaping and 
building design.  

While the Final Plat for Phase 1 has been approved, it cannot be recorded until the City receives a 
financial guarantee from the developer for the cost of public improvements, as required by the 
Subdivision Code (Title 16). A building permit application for Phase 1 is currently on file; however, a  
permit cannot be issued until the  Final Plat is recorded. Additionally, the site needs to be enrolled in 
the Illinois EPA Site Remediation Program due to soil contamination that was discovered at the site. 

Under Section 17.04.420 of the City Code, if an approved Final Plat for, at a minimum, the first phase 
of a development, is not recorded within 3 years following the PUD approval (12/18/17), the Special 
Use for PUD, PUD Preliminary Plan and Final Plat approvals shall lapse.    

City Council, at its discretion and for good cause, may extend the period for recording of the Final Plat 
for up to 1 year at a time. 

A letter has been submitted by Ascher Wolmak of Crystal Lofts LLC, property owner, requesting a 1-
year extension of the PUD/Final Plat approval. The letter provides an explanation for the delay in the 
project. The letter states a target of April 1, 2021 to begin construction. Construction is estimated at 9 
months for Phase 1.   

The property has remained in a partially demolished state for an extended period of time. Staff is 
aware of concerns from neighbors regarding the property condition and site security. In the event City 
Council does not grant the requested extension, all project approvals will expire, and the property 
owner will be required to address the condition of the property by permanently securing the building or 
demolishing the structure. 

Attachments (please list):  
Letter from Ascher Wolmak dated 12/1/2020; Aerial photo of site, 2018 Project Renderings, PUD 
Minor Change Ord. 2018-Z-31; PUD Ord, 2017-Z-21 
Recommendation/Suggested Action (briefly explain): 
Consideration of a request for a 1-year extension to record a Final Plat of Subdivision for Crystal Lofts 
PUD.   



Attention: 

Ellen Johnson  City Planner 

P: 630.762.6901   | E: ejohnson@stcharlesil.gov 

2 E. Main Street, St. Charles, IL 60174-1984 

stcharlesil.gov 

From: 

Ascher Wolmark 

Manager- Crystal Lofts LLC 

1847 W Berteau  

Chicago Illinois 60613 

December 1, 2020 

Dear Mrs. Johnson, 

As managing member of the Crystal lofts LLC I wanted to bring you to date on the development of 14 

Townhomes proposed at 214 Indiana Avenue in St. Charles, Illinois. Over the last year the Development 

team has encountered numerous obstacles that have impeded the construction start of the development. 

Construction cost over runs have incurred because of numerous existing issues with the existing site. The 

Phase II, requested by our construction lender, brought to light contamination with the existing soils. 

Delays, revised site retention designs and the relocation of the Utility Lines on Indiana, have also brought 

increases to our original construction budget.  

The development team is working on acquiring a partner to develop the project to offset the increased 

costs. With the Covid Pandemic it has slowed the process considerably. We are looking to get everything 

finalized and construction started by April 1, 2021. Construction on the first phase has been projected at 9 

months to complete. 

Crystal Lofts LLC is requesting a 1 Year extension of the Crystal Lofts PUD approval and Final Plat of 

Subdivision.  

We appreciate all the help and feedback working with The City of St. Charles Planning and Building 

Departments and look forward to a successful development. 

Sincerely, 

Ascher Wolmak 

Manager Member 

Crystal Lofts LLC. 

mailto:ejohnson@stcharlesil.gov
http://www.stcharlesil.gov/
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City of St. Charles, Illinois 

Ordinance No.: 2018-Z-31 

An Ordinance Granting Approval of a Final 
Plat of Subdivision for Crystal Loft 

Condominiums, Phase 1 and a Minor Change 
to PUD Preliminary Plan for Crystal Lofts 

PUD (214 S. 13th Ave.) 

Adopted by the 

City Council 

ofthe 

City of St. Charles 

November 5, 2018 

Published in pamphlet form by 
authority of the City Council 
of the City of St. Charles, 
Kane and Du Page Counties, 
Illinoi , N ve her 12, 2018 

(SE AL) 

/ 



City of St. Charles, Illinois 
Ordinance No. 2018-Z-31 

An Ordinance Granting Approval of a Final Plat of Subdivision for Crystal 
Loft Condominiums, Phase 1 and a Minor Change to PUD Preliminary Plan 

for Crystal Lofts PUD (214 S. 13th Ave.) 

WHEREAS, a petition to approve a Final Plat of Subdivision for Crystal Loft 
Condominiums, Phase 1 and a petition for a Minor Change to the PUD Preliminary Plan 
approved by Ordinance 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.)" were filed with the City of St. Charles ("City") on or about August 29, 2018, by Jeffrey 
Funke for the property commonly known as 214 S. 13th Ave., said realty being legally described in 
Exhibit "A", attached hereto and incorporated herein; and, 

WHEREAS, the Plan Commission reviewed said petitions in accordance with law and 
recommended approval on September 4, 2018; and, 

WHEREAS, the Government Operations Committee of the City Council recommended 
approval of said petitions on September 17, 2018; and, 

WHEREAS, the City Council of the City of St. Charles received the recommendation of 
the Government Operations Committee of the City Council and has considered the same; and, 

WHEREAS, the City Council of the City of St. Charles has determined that under 
Section 17.04.430 B. of the St. Charles Zoning Ordinance, the requested plan modifications 
constitute a minor change to the approved PUD Preliminary Plan. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF ST. 
CHARLES, KANE AND DUP AGE COUNTIES, ILLINOIS, as follows: 

1. That passage of this Ordinance shall constitute approval of a Final Plat of Subdivision, 
such that the following documents are hereby approved, reduced copies of which are attached 
hereto and incorporated herein as Exhibit "B", 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 and Economic Development and the Director of Public 
Works to comply with the requirements of the St. Charles Municipal Code: 

• Final Plat of Subdivision for Crystal Loft Condominiums, Phase 1; CEMCON, 
Ltd.; revisions dated 9/28/18 

2. That passage of this Ordinance shall constitute approval of a Minor Change to PUD 
Preliminary Plan, such that the following documents and illustrations are hereby approved, 
reduced copies of which are attached hereto and incorporated herein as Exhibit "C", subject to 
compliance with such conditions, corrections, and modifications as may be required by the 



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

• Landscape Plan; Funke Architects; revised 10/8/18 
• Architectural Elevations; Funke Architects; revised 10/8/18 
• Preliminary Site/Engineering Plans (sheets 04-08); CEMON, Ltd.; revised 

10/8/18, subject to Final Engineering review and approval 

3. 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 5th day of November 2018. 

PASS ED by the City Council of the City of St. Charles, Kane and DuPage Counties, 
Illinois this 5th day of November 2018. 

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counti s, 
Illinois this 5th day of November 2018. · 

Attest: 

Vote: 
Ayes: q 
Nays: 0 
Absent: ! 
Abstain: 
Date: -------

APPROVED AS TO FORM: 

City Attorney 

DATE: --------



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" 

FINAL PLAT OF SUBDIVISION FOR CRYSTAL LOFf CONDOMINIUMS, PHASE 1 
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EXHIBIT "C" 

MINOR CHANGE PLANS 



SHEET NO.

SHEET TITLE:

#001-017106
EXPIRES 11.30.2020

10.08.18 ISSUED FOR PERMIT CORRECTIONS

NO. DATE DESCRIPTION

CRYSTAL LOFT
TOWNHOME
CONDOMINUMS.
CONVERSION OF
EXISTING BUILDING TO:
9 TOWNHOMES AND
ADDITION OF 5 NEW
TOWNHOMES

214 S. 13TH AVENUE
ST.CHARLES ILLINOIS
60174

I HEREBY CERTIFY THAT THESE
DRAWINGS AND SPECIFICATIONS
WERE PREPARED UNDER MY
PERSONAL SUPERVISION, AND
TO THE BEST OF MY KNOWLEDGE,
CONFORM WITH ALL PERTINENT
CITY CODES AND ORDINANCES

OWNER:
CRYSTAL LOFT
TOWNHOMES LLC
1847 W. BERTEAU
Chicago, IL 60614
T: 312.209.9502
michaelheyse@gmail.com

PHASE 1

PHASE 2



SHEET NO.

SHEET TITLE:

#001-017106
EXPIRES 11.30.2020

10.08.18 ISSUED FOR PERMIT CORRECTIONS

NO. DATE DESCRIPTION

CRYSTAL LOFT
TOWNHOME
CONDOMINUMS.
CONVERSION OF
EXISTING BUILDING TO:
9 TOWNHOMES AND
ADDITION OF 5 NEW
TOWNHOMES

214 S. 13TH AVENUE
ST.CHARLES ILLINOIS
60174

I HEREBY CERTIFY THAT THESE
DRAWINGS AND SPECIFICATIONS
WERE PREPARED UNDER MY
PERSONAL SUPERVISION, AND
TO THE BEST OF MY KNOWLEDGE,
CONFORM WITH ALL PERTINENT
CITY CODES AND ORDINANCES

OWNER:
CRYSTAL LOFT
TOWNHOMES LLC
1847 W. BERTEAU
Chicago, IL 60614
T: 312.209.9502
michaelheyse@gmail.com
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SHEET TITLE:

#001-017106
EXPIRES 11.30.2020

10.08.18 ISSUED FOR PERMIT CORRECTIONS

NO. DATE DESCRIPTION

CRYSTAL LOFT
TOWNHOME
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CONVERSION OF
EXISTING BUILDING TO:
9 TOWNHOMES AND
ADDITION OF 5 NEW
TOWNHOMES
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I HEREBY CERTIFY THAT THESE
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WERE PREPARED UNDER MY
PERSONAL SUPERVISION, AND
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CONFORM WITH ALL PERTINENT
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OWNER:
CRYSTAL LOFT
TOWNHOMES LLC
1847 W. BERTEAU
Chicago, IL 60614
T: 312.209.9502
michaelheyse@gmail.com
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VERIFIED IN FIELD PRIOR TO ORDERING.

NOTE: ALL WINDOWS BEING REPLACED MUST HAVE
A
U-FACTOR VALUE OF 0.32 OR LESS.
ALL EXISTING AND/OR NEW DOOR GLASS TO BE
TEMPERED SAFETY GLASS
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SHEET NO.

SHEET TITLE:

#001-017106
EXPIRES 11.30.2020

10.08.18 ISSUED FOR PERMIT CORRECTIONS

NO. DATE DESCRIPTION

CRYSTAL LOFT
TOWNHOME
CONDOMINUMS.
CONVERSION OF
EXISTING BUILDING TO:
9 TOWNHOMES AND
ADDITION OF 5 NEW
TOWNHOMES

214 S. 13TH AVENUE
ST.CHARLES ILLINOIS
60174

I HEREBY CERTIFY THAT THESE
DRAWINGS AND SPECIFICATIONS
WERE PREPARED UNDER MY
PERSONAL SUPERVISION, AND
TO THE BEST OF MY KNOWLEDGE,
CONFORM WITH ALL PERTINENT
CITY CODES AND ORDINANCES

OWNER:
CRYSTAL LOFT
TOWNHOMES LLC
1847 W. BERTEAU
Chicago, IL 60614
T: 312.209.9502
michaelheyse@gmail.com
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State of Illinois 

Counties of Kane and DuPage ) 

) 
) ss. 

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 November 5, 2018, the Corporate Authorities of such 
municipality passed and approved Ordinance No. 2018-Z-31 entitled: 

An Ordinance Granting Approval of a Final Plat of Subdivision for Crystal Loft 
Condominiums, Phase 1 and a Minor Change to PUD Preliminary Plan for Crystal 

Lofts PUD (214 S. 13th Ave.) 

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

The pamphlet form of Ordinance No. 2018-Z-31, including the Ordinance and a cover 
sheet thereof was prepared, and a copy of such Ordinance was posted in the municipal 
building, commencing on November 12, 2018, 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 5th day of November, 2018. 

(SEAL) 
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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). 

Adopted by the 

City Council 

ofthe 

City of St. Charles 

December 18, 2017 

Published in pamphlet form by 
authority of the City Council 
of the City of St. Charles, 
Kane and Du Page Counties, 

::::w]rber 27, 2017 

(SEAL) 



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 Ml 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 Ml 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 ofthis 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 Hom, dated 12/11/17 
• Landscape Plan, prepared by Kimley Hom, dated 12/11/1 7 
• 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 AlO, 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 A venue 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. lnclusionary 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 18th day of December, 2017. , 

V 
Attest: 
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Vote: 
Ayes: \0 
Nays: 0 
Absent: 0 
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. 

Municipal Clerk 
(SEAL) 



EXHIBIT "A" 

LEGAL DESCRIPTION 

THAT PART OF BLOCK 5 OF W. H. WILCOX SECOND ADDITION TO ST. CHARLES 
AND THAT PART OF VA CA TED INDIANA A VENUE, 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 

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 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 modem 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 "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 



 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 4d 

Title: 
Recommendation to Approve Amendments to  
Title 18 – Stormwater Management Ordinance (Extension of 
Project Exemptions to December 2021) 

Presenter: Monica Hawk, Development Engineer II 

Meeting:  Planning & Development Committee                  Date:  December 14, 2020 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐  
In June of 2019, City Council approved revisions to the City Code to adopt the 2019 updates to the 
Kane County Stormwater Management Ordinance.  The revisions included a list of developments to be 
exempt from the changes to the ordinance. The exemption allowed those projects, which were under 
review by the City at the time of the update, to continue following the requirements of the “old” 
ordinance without having to redesign their plans to meet the revised ordinance.  Developers of these 
“exempt” projects would then have the option to follow either the old or new ordinance.  The list of 
exempt developments, along with their Stormwater permit status, is attached as Table 1.   
 
The exemption will expire on December 31, 2020.  An extension is needed for developments to 
continue being exempt from the changes to the ordinance.  Staff recommends a 1-year extension, set to 
expire on December 31, 2021, for certain projects as outlined below:   
 

• Stormwater Permit Issued/Under Construction: The exemption is no longer needed for projects 
where permit was issued, as is the case for five developments.  These projects can be removed 
from the exemption list as their permits will remain valid going forward. 

 
• Stormwater Permit/Engineering Review Complete, Pending Approval: Staff recommends 

extensions for developments with approved engineering that are pending administrative 
submittal, such as a financial guarantee.  This is the case for two developments.  

 
• Approved Project Plans: Staff recommends extensions for developments with approved 

Subdivision or Planned Unit Developments (PUD’s) that have not yet obtained stormwater 
permits, as is the case for three developments.    

 
• Inactive Project/No plan approval: Staff does not recommend extension for developments where 

a PUD or a preliminary design has not been submitted for review or approved.  Staff does not 
believe there is a basis for an extension, as is the case for Prairie Place Lofts, which was 
reviewed as a Concept Plan only.  Staff recommends the development be removed from the 
exempt development list as the project is inactive since the Concept Plan review in June 2019.  

 
 
Attachments (please list):  
Exhibit A - Recommended Amendments to City Code Title 18 – Stormwater Management Ordinance 
Table 1 - Exempt Development List and project status 
 
Recommendation/Suggested Action (briefly explain): 
Recommendation to Approve Amendments to Title 18 – Stormwater Management Ordinance 

 



 Exhibit A - STORMWATER MANAGEMENT ORDINANCE 
 

 

 
 
  

O.  Article XV, 9-403.E is deleted in its entirety and the following inserted therefore: 
The exemption for projects listed in Article XV, 9-403.F shall expire on December 31, 2021, unless 
an extension is granted by the oversight committee. 

P.   Article XV, 9-403.F shall be appended to Article XV, 9-403 and shall read as follows: 
 “The following list of projects defined by Tax Assessment P.I.N. numbers or address shall be 

considered exempt from the changes to the Kane County Stormwater Management Ordinance at the 
Revision Date: 

1. Crystal Lofts – 214 S. 13th Ave – 14-unit multi-family residential – PIN 0927484005 
2. Parkside Reserves - 1337 Geneva Rd – 3-unit multifamily residential – PIN 0934476002 
3. Hillcroft – 1147 Geneva Rd.  – 2 lot residential – PIN 0934404024, 0934404025 
4. Pride Gas Station – 33W573 Rt. 64 – PIN 0925100036 
5. 60 S. 14th St. – 8-unit apartment – PIN 0933128026 

 
 



Table 1 - Exempt Development List and project status

Permit Issued 
Under 

Construction1

Stormwater 
Permit/Engineering 
Review Complete, 
Pending Approval

Approved 
Project Plans

Inactive 
Project/No plan 

approval

1 Extreme Clean Car Wash – 1625 W. Main Street x
2 Cityview Subdivision – 895 Geneva Road x
3 Crystal Lofts – 214 S. 13th Ave x 2

4 Parkside Reserves - 1337 Geneva Rd x
5 Hillcroft – 1147 Geneva Rd.  x
6 Meijer Outlots x
7 Brooke Toria Estates x
8 Pride Gas Station x
9 60 S. 14th St. x
10 Prairie Place Lofts – Lot 7 of Pheasant Run Crossing x
11 1812 and 1818 Riverside x

1 - extension not needed
2 - subject to PUD extension

Recommend for Removal
Recommend for Extension

Exempt Developments



AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4e   

Title: 
Discussion and feedback on the proposed First Street Plaza 
configurations for expanded temporary outdoor dining in 2021 

Presenter: Ciara Miller, Economic Development Planner 

Meeting: Planning & Development Committee Date:  December 14, 2020 

Proposed Cost:  $ Budgeted Amount:  $0 Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 
On November 24th, staff was notified of a request from Alter Brewing asking that the City begin 
reviewing the Temporary Outdoor Dining program for 2021 as soon as possible. The reason for this 
request is so the restaurants have time to plan for the upcoming outdoor dining season and order any 
necessary equipment and furniture which may take weeks to come in. Staff is seeking feedback on the 
redesigned configurations for the use of the City’s plazas presented as Option A (First Street Open) and 
Option B (First Street Closed) below. 

Revised West Plaza Dining Plan - Option A (First Street Open): 
Option A (see attached map and exhibits) contemplates a scenario where First Street remains open to 
vehicle traffic while increasing the amount of plaza space that is open to the general public. The area 
that restaurants can use for table service is scaled back compared to the plan that was approved for the 
2020 outdoor dining season, but it is still extended beyond what was permitted pre-COVID. 

 By shifting La Mesa’s outdoor dining area to the front of the building (facing First Street) it is
possible to open significantly more space in the heart of the West Plaza to be utilized by the
general public while still offering expanded outdoor seating for the adjacent restaurants.

 La Za Za’s is primarily occupying their private property, with the exception of the sidewalk café
area that they typically install annually at the corner of Main and First Street.

 Gia Mia’s has full access to the western-most circle of the plaza but is using less of the sidewalk
compared to 2020.

 As proposed McNally’s would utilize the space that is immediately adjacent to their building, a
portion of which is on their private property. This configuration eliminates the issue of carrying
food and drinks across the public walkway to the tables that were physically separated from
their private patio area in 2020.

 Alter Brewing is given the same access to the East Plaza as they were granted in 2020, but they
are not permitted to use the sidewalk in front of their building for outdoor dining in this option
due to First Street being open.

Revised West Plaza Dining Plan - Option B (First Street Closed): 
Option B (see attached map) presents an alternative where First Street is temporarily closed to vehicle 
traffic again as we did in 2020. This allows restaurants to be able to use more space than is possible in 
Option A. The advantage to closing First Street is that it increases pedestrian and diner safety by 
eliminating traffic and creating a unique, pedestrian-friendly environment and experience. However, 
with First Street Building 2 attracting new tenants and getting closer to full occupancy, it is necessary 
to consider the other businesses who would be directly impacted by the road closure that were not a 
factor in Summer 2020.  



Even if First Street is closed, staff would prefer that sidewalks remain open for pedestrian movement. 
The sidewalks are too narrow to accommodate both outdoor dining and an ADA walkway, and since 
the sidewalks and ramps were designed to be compliant with ADA requirements, it would be preferred 
that we maintain them as dedicated walkways and shift any additional restaurant-specific outdoor 
dining area to the street (as shown in the attached Option B map). 

This layout presents an opportunity for La Mesa, La Za Za’s and Alter Brewing to expand their outdoor 
dining area and establishes a significant amount of additional space to be used by the general public. It 
was observed over the past outdoor dining season that the areas designated for use by the general public 
in the closed portion of First Street and East Plaza were widely used and popular among residents, 
especially on weekends and in the evening hours.  

Design Standards  
If the Committee is interested in establishing design standards for fencing (used to demarcate a 
restaurant’s exclusive outdoor dining area) and table umbrellas, staff can bring back a proposal at a 
future meeting with suggested guidelines. It is staff’s recommendation to not include design standards 
on features such as tables and chairs since this is a way for the restaurants to distinguish themselves 
from each other and incorporate an aesthetic that represents their brand.  

Licensing/Permit Fees 
Staff received direction at the Fall Council Retreat that the Council was generally in agreement that the 
City would not seek permit fees or a license-fee option until our region was in Phase 5. Staff is seeking 
affirmation that this is still the direction from the Council.  

Next Steps: 
Staff is not proposing any amendments to the previously approved Temporary Outdoor Dining Program 
Guidelines or Permit Application. Restaurants will still be required to submit an indemnification form 
that the City’s Legal Counsel drafted specifically for this purpose. Additionally, restaurants utilizing 
public property for temporary outdoor dining are required to provide the City with a certificate of 
insurance demonstrating adequate coverage and listing the City as additionally insured.  
 
Staff is seeking feedback from the Committee on the proposed use of the public plazas and First Street 
for expanded temporary outdoor dining Spring – Fall 2021. Based on the feedback from Committee, 
staff will bring back the necessary Ordinances and Resolutions required for the program to continue in 
2021.  
Attachments (please list):  
Option A – Map   
Option B – Map  
Exhibit Images 
Recommendation/Suggested Action (briefly explain): 
Discussion and feedback on the proposed First Street Plaza configurations for expanded temporary 
outdoor dining in 2021 

 



First Street Outdoor Dining (Spring - Fall 2021)
    OPTION A - First Street Open, reduced private use of plaza
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AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4f  

Title: 
2020 St. Charles Housing Affordability Analysis – 

Information Only    

Presenter: Ellen Johnson 

Meeting: Planning & Development Committee Date:  December 14, 2020 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

Staff has prepared the St. Charles Housing Affordability Analysis for 2020. This report is prepared on 

an annual basis to assess the state of housing affordability in St. Charles.  

“Affordable housing” is defined as housing that has a sales price or rental amount that is within the 

means of a household with an income at or below 80% Area Median Income for owner-occupied units 

and at or below 60% Area Median Income for rental units. To be considered affordable, housing costs 

cannot exceed 30% of a household’s annual income. 

Based on the calculations outlined in the report, a total of 21.8% of St. Charles’ housing stock is 

considered affordable. 25.3% of owner-occupied units are affordable and 14% of rental units are 

affordable. 

Overall affordability has fallen slightly from last year’s analysis, which found 23.4% of the housing 

stock to be affordable. Owner-occupied affordability remained almost constant from last year. Rental 

affordability decreased from 18% to 14% due to rising rents at a handful of apartment complexes and 

new construction of market-rate apartment units.  

The Affordability Analysis is sometimes reviewed in conjunction with the Committee’s discussion 

regarding the Inclusionary Housing Fee In-lieu for the next year. However, the IHO Fee for 2021 was 

previously discussed by the Committee in October. The 2021 fee was set as follows:   

• Multi-Family Developments: $39,665.75 per required affordable unit (calculated as the cost

of a 25% downpayment for one affordable unit)

• Townhome Developments: $27,766.03 per required affordable unit (calculated as the cost of

a 17.5% downpayment for one affordable unit)

• Single-Family Developments: $15,866.30 per required affordable unit (calculated as the cost

of a 10% downpayment for one affordable unit)

Attachments (please list):  

2020 St. Charles Housing Affordability Analysis 

Recommendation/Suggested Action (briefly explain): 

Information Only – No action needed 



 
 

 

2020 St. Charles Housing Affordability Analysis 
December 2020 

 
I. BACKGROUND & PURPOSE 

 
City staff has performed an analysis of St. Charles’ housing stock beginning in 2009 and in most years 
thereafter to assess the state of housing affordability in the community and to track basic housing 
market indicators. The analysis is also used to track compliance with the State of Illinois’ Affordable 
Housing Planning and Appeals Act (AHPAA) which requires communities to have a minimum affordable 
housing share of 10%.  

 
For the purposes of this report and consistent with the City’s Inclusionary Housing Ordinance and 
AHPAA, “affordable housing” is defined as housing that has a sales price or rental amount that is within 
the means of a household with an income at or below 80% of the Area Median Income (AMI) for owner-
occupied units and at or below 60% AMI for rental units, based on household size. To be considered 
affordable, housing costs cannot exceed 30% of gross annual household income.  

 
Table 1 lists staff’s findings of St. Charles’ affordable housing share since 2009.  
 
Table 1 

 2009 2010 2011 2013 2014 2017 2018 2019 

Staff’s Findings – St. Charles’ 
Affordable Housing Share 

16.3% 16.6% 18% 25.6% 23.1% 22.3% 23.7% 23.4% 

No report was completed in 2012, 2015, or 2016 due to availability of Township Assessor data.  
 

In addition to staff’s annual affordability update, every five or so years the Illinois Housing Development 
Authority releases a listing of each community’s affordable housing share. This report is used by IHDA to 
determine compliance with the Affordable Housing Planning and Appeals Act and to identify 
communities with a low stock of affordable housing. Per the law, “Non-Exempt Local Governments” 
have less than 10% of the local housing stock that is considered affordable. These communities must 
adopt an Affordable Housing Plan and are subject to developer appeals to the State Housing Appeals 
Board. “Exempt Local Governments” have more than 10% of the local housing stock that is considered 
affordable. These municipalities do not need to adopt an Affordable Housing Plan and are not subject to 
developer appeals. 
 
Table 2 lists IHDA’s findings of St. Charles’ affordable housing share. IHDA’s last report in 2018 found St. 
Charles’ housing stock to be well over 10% affordable, meaning St. Charles is in compliance with AHPAA 
and is considered an Exempt Local Government. IHDA is expected to release the next update in 2023. 

 
Table 2 

 2004 2013 2018 

IHDA’s Findings – St. Charles’ 
Affordable Housing Share 

16.3% 11.2% 17.1% 
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Staff’s finding of St. Charles’ affordable housing share has been higher than IHDA’s determination in the 
years both entities have conducted analyses. The 2013 report released by IHDA reflected a different 
methodology to calculate each community’s affordable housing share than used for the initial report in 
2004. Staff has continued to use IHDA’s original methodology in order to provide a consistent means of 
comparison. Reasons for the difference between staff’s and IHDA’s findings are related to the data used 
for the calculations, including:   

• Median income: Staff uses median income adjusted for a four-person household while IHDA 
uses the overall area median income. 

• Home prices and rents: Staff uses local Township Assessor data to determine the assessed 
market value of owner-occupied homes in St. Charles and actual collected rents from each 
apartment complex in the city. IHDA uses American Community Survey (ACS) 5-year estimates 
to determine home prices and rents.  

• Housing unit count: Staff uses Township Assessor data for this information, while IHDA uses ACS 
5-year estimates.  

• Property taxes: Staff uses a formula provided by IHDA in the 2004 AHPAA report to determine 
the affordable owner-occupied housing price. The property tax rate is built into this formula. 
IHDA uses the median real estate taxes per month for all houses within St. Charles, based on 
ACS 5-year estimates, resulting in a monthly tax that is higher than would be expected for a 
house valued at a price affordable to a household at 80% AMI.  
 

II. AFFORDABILITY IN ST. CHARLES – 2020 UPDATE  
 

This analysis separates owner-occupied (purchased) and rental housing units and combines the results 
to determine the total percentage of housing in St. Charles that is considered affordable.  

 
Affordable Owner-Occupied Home Price  

 
In order to determine the number of affordable owner-occupied units, first the affordable home 
price was calculated. The affordable home price was determined by calculating the monthly 
mortgage payment a family of four earning 80% of the Area Median Income could afford (30% 
of income) and factoring in property taxes and insurance based on a formula.   
 
Table 3 details the calculation used to determine the maximum affordable owner-occupied 
home price. The affordable home price of $230,303 is up from $225,339 in 2019. This increase is 
due to a 2% rise in Area Median Income.   
 
Table 3 

Chicago Metropolitan Statistical Area Median 
Income (four-person household)1  

$91,000 

80% of AMI $72,800 

30% of Annual Income $21,840 

Affordable Monthly Payment $1,820 

Owner-Occupied Housing Price Affordable to 
Family Earning 80% of AMI 

$230,303 

 
 
 
 

                                                 
1 Source: IHDA’s Schedule of Maximum Income Limits for Most of its Housing Programs – 7/1/2020 
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Affordable Rents  
 
Affordable rents are determined by IHDA on a yearly basis. Table 4 shows the maximum rent 
affordable to a household earning 60% of AMI, adjusted for family size. For example, the 
affordable rent for a 3-bedroom unit is based upon 60% AMI for a four-person household 
($54,600). Since last year, the amount of rent considered affordable increased by $20-40/month 
depending on bedroom size, again due to the increase in Area Median Income.  
 
Table 4 

Affordable Rental Units for Chicago Metro Area – 2020 

 0 
Bedroom 

1 
Bedroom 

2 
Bedroom 

3 
Bedroom 

4 
Bedroom 

5 
Bedroom 

Affordable Rent 
Limits for HH @ 60% 
AMI 

$955 $1,023 $1,228 $1,419 $1,584 $1,748 

Source: IHDA’s 2020 Owner-Occupied and Rental Unit Affordability Charts  
 
Affordability Findings & Analysis  

 
St. Charles Township Assessor data was collected to determine the number of owner-occupied units 
that fall at or below the affordable home price of $230,303, based on the market value assigned by the 
Assessor. The Assessor data used is a year behind the current calendar year to account for a full year of 
data. The Assessor data examined in this report is for the 2019 calendar year.   

 
The number of affordable rental units was derived by using local rental rates collected by staff. These 
rates were then compared to the maximum allowed rents established by IHDA.  

   
Table 5 breaks down the number of affordable housing units and total housing units by unit type, 
followed by the resulting percentage of affordable units. The total percentage of affordable units was 
determined by combining the owner-occupied and rental unit findings.  

 
Table 5 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                 
2 Two-unit or more conversions and single-family rentals identified in the Assessor date were added to the total number of 
rental units. However, staff cannot readily determine the rents charged for these units so they were only counted as part of the 
total rental units; none were counted as affordable. 

Unit Type2 Affordable Units Total Units % Affordable 

Owner-Occupied Units 

Single-Family 1,432 7,693 18.6% 

Two-Family Duplex 7 50 14.0% 

Condo 827 944 87.6% 

Townhome 207 1,072 19.3% 

Owner-Occupied Total 2,473 9,759 25.3% 

Rental Units 

Rental Units  612 4,384 14.0% 

COMBINED TOTAL 

Total Owner-Occupied & 
Rental Units 

3,085 14,143 21.8% 
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According to the above analysis, the percentage of affordable owner-occupied units remained fairly 
steady at 25.5% in 2019 to 25.3% in 2020. Although the affordable home price increased from $225,339 
to $230,303 due to a 2% rise in Area Median Income, rising market values resulted in a slight decrease in 
affordable owner-occupied units.   

 
Rental affordability decreased from 18.7% in 2019 to 14% in 2020, although the 2020 percentage is still 
higher than 2018’s value of 13.7%. The decrease in affordable rentals from 2019 to 2020 was caused by 
rising rents at a few apartment complexes. Most significantly, Fox Run Apartments on Walnut Dr. 
(fronting Randall Rd. near Rt. 64) lost 160 affordable 1-bedroom apartments due to higher rental rates. 
The loss in affordable rental units from this and other complexes was partially off-set by 75 new 
affordable units constructed at Anthony Place, the senior affordable development within Prairie Center.  
An additional 48 non-affordable units were added to the rental stock with completion of another 
market-rate apartment building at Prairie Center.  

 
In total, 21.8% of housing units in St. Charles are considered affordable. This is a 6.8% decrease from the 
2019 finding of 23.4% affordable, and is the lowest total percentage since the 2011 Affordability 
Analysis.  

 
III. ST. CHARLES HOUSING MARKET TRENDS – 2019  
 
Township Assessor sales data was used to analyze the price of homes sold in St. Charles in 2019. Figure 1 
shows the median home sale price over the past 15 years. The median sale price peaked in 2006 at 
$302,000 before dropping in 2010 to a low point of $225,000. The 2019 median sale price of $295,000 is 
a $15,600 increase compared to 2018 and is the highest since the 2006 peak, continuing the trend of 
rising prices seen over the past five years.  
 
In terms of affordability, the median sale price is about $65,000 over the affordable home price. A total 
of 103 of the 466 homes sold in 2019, or 22%, were under the $230,303 affordable price. This is in 
keeping with last year’s figures.  
 
Figure 1 
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Figure 2 shows the median home sale price separated by unit type. This figure reflects a steady increase 
in the sale price of single-family homes, condos, and townhomes since 2015. Of the 369 single-family 
homes sold in 2019, 14% were under the affordable price of $230,303, compared to 16% of townhomes 
and 88% of condominiums. 
 
Figure 2 

 
IV. CONCLUSIONS 
 
St. Charles’ affordable housing stock remains above 20% despite decreases in both owner-occupied and 
rental affordability over the past year. Additions to the affordable rental stock (Anthony Place) helped 
but did not completely off-set rising rents. Trends in rising home values and sale prices may indicate 
further loss of affordable owner-occupied homes in coming years, unless Area Median Income rises 
comparably. This may be unlikely due to the COVID-19 pandemic, the impact of which on the housing 
market remains to be seen. Decreases in Area Median Income as a result of the pandemic will likely 
result in a lower affordable home price and lower affordable rents. Whether the local housing market 
responds by lowering rents and home prices is unknown.  
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