
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to Approve a Petition for Annexation, Annexation 

Agreement, Map Amendment (Upon Annexation) and Preliminary 

Subdivision Plan (Bucki Single-Family Residential Subdivision)  

Presenter: Matthew O’Rourke 

Please check appropriate box: 

 Government Operations        Government Services 

X Planning & Development - (9/10/12)    City Council 

 Public Hearing   

 

Estimated Cost:  NA Budgeted:      YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 

Terry Bucki, applicant, has submitted a Petition for Annexation and Applications for a Map Amendment (upon 

annexation) and Preliminary Subdivision Plan.  The details of the proposal are as follows: 

 The applicant is proposing to be annexed into the City of St. Charles and enter into an annexation agreement 

that will specify in what manner the property can be developed.   

 This proposed map amendment will change the zoning of the property from RE-1 Single-Family Estate 

(default zoning upon annexation) to the RS-1 Low Density Suburban Single-Family, upon annexation.    

 The subject property will be subdivided into 5 single-family lots.  

o The applicant has requested a 5-year timeframe to subdivide the property, following approval of the 

Preliminary Subdivision Plan, in-lieu of the 2-year timeframe required by city code.    

 3 lots are accessed from the proposed cul-de-sac named Fred Bucki Circle. 

 2 lots will be accessed from a shared drive off of Rt.31. 

Plan Commission Recommendation 

The Plan Commission held a new public hearing on 8/21/2012 for this proposal. The original public hearing took 

place in 2008 and the Plan Commission originally recommended approval of the project in 2009.     

 

The Plan Commission recommended approval of the applications for a Map Amendment (upon annexation), and 

for a Preliminary Subdivision Plan on 8/21/2012.  The vote was 5-AYE to 0-NAY.   

Attachments: (please list) 

Staff Report; Petition for Annexation; Zoning Map Amendment Application; Subdivision Preliminary Plan 

Application; Traffic Memorandum; Letter from Thomas Gallenbach IDOT; Engineering Review Letter from 

Greg Chismark; Photos Submitted by Neighboring Property Owners of Rain Event Conditions; Preliminary 

Subdivision Plan, dated 7/8/2009; Preliminary Engineering Plans; dated 7/8/2009; Landscape Plan, dated 

7/8/2009. 

Recommendation / Suggested Action (briefly explain): 

Recommendation to approve a Petition for Annexation, Annexation Agreement, Application for a Map 

Amendment (upon annexation) from RE-1 Single-Family Estate to RS-1 Low Density Suburban Single-Family, 

and Application for a Preliminary Subdivision Plan and direct Staff to schedule the hearing for the annexation.   

For office use only: Agenda Item Number: 4a  
 



 
 
 
 
 
 
STAFF REPORT 
 
TO:  Chairman Cliff Carrignan 
  And the Members of the Planning & Development Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Bucki Single-Family Subdivision 
 
DATE:  August 29, 2012 
_____________________________________________________________________________ 
    
I. APPLICATION INFORMATION: 

Project Name: Bucki Single-Family Subdivision 

Applicant:  Terrance Bucki  

Purpose:  To develop the property owned by Terrance Bucki into a 5 lot single-
family residential subdivision 

 
General Information: 
 

Site Information 
Location West of Rt.31 and South of the St. Charles North High School property. 
Acres 4.6 Acres 

 
Applications: 1) Map Amendment Upon Annexation 

2) Preliminary Subdivision Plan 
Applicable     
City Code 
Sections 

Chapter 16.16 - Preliminary Subdivision Plan  

Chapter 17.12 - Residential Districts 
 

Existing Conditions 
Land Use Single-Family Residential/Accessory Home Based Business 
Zoning F Farming District and E-3 Estate Family Residential District (Kane County) 

 
Zoning Summary 

North PL- Public Land District St. Charles North High School 
East E-3 Estate Family (Kane County) Fieldcrest by the Fox 
South E-3 Estate Family (Kane County) Fieldcrest by the Fox 
West F – Farming District (Kane County) Farmington Subdivision 

 
Comprehensive Plan Designation 

Rural Residential 
 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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II. OVERVIEW 

 
A. LEGAL COUNSEL & PREVIOUS PLAN COMMISSION RECOMMENDATION 

 
A public hearing was held and closed by the Plan Commission on 11/4/08.  The Plan 
Commission recommended approval of this proposal on 8/4/09.  Due to extenuating 
circumstances, the application did not proceed further than the Plan Commission 
recommendation.   
 
Staff has conferred with the City’s Legal Counsel, Gerry Gorski of the Law Offices of Gorski 
and Good, regarding the amount of time that has passed and how this might affect the 
previous Plan Commission recommendation.  Counsel has stated that since a considerable 
amount of time has elapsed, that the proposal should be renoticed and that a new public 
hearing should be held.   Once these items have been completed the Plan Commission should 
render a new recommendation.  Legal Counsel’s concern is that some of the properties 
located within 250’ of the subject property may have changed ownership and that these 
potential new owners should be notified of the requested zoning changes.   
 

B. PROPERTY HISTORY 
 

The existing home was built on the subject property in the 1860’s.  The home and existing 
barn are among the first structures built along this portion of Rt. 31.  The Farmington 
Subdivision, to the east, was built in the late 1960’s through the 1970’s.  The Fieldcrest on 
the Fox Subdivision, immediately surrounding the subject property, was developed in the 
1980’s.  The general character of this area changed slowly from rural/agricultural to large-lot-
single-family. The bulk of this development was permitted through Kane County under Kane 
County’s Zoning Ordinance.  The school District property to the north was annexed to the 
City and developed in the 1990’s.   
 

C. PROPOSAL 
 

The applicant has submitted a Petition for Annexation and Applications for a Map 
Amendment (upon annexation) and Preliminary Subdivision Plan.  The details of the proposal 
are as follows: 
• The Applicant is proposing to be annexed into the City of St. Charles corporate limits.   
• This proposed map amendment will modify the zoning of the property from RE-1 

Single-Family Estate to the RS-1 Low Density Suburban Single-Family Zoning 
District, should the City Council vote to approve annexation of the property.    

• The subject property will be subdivided into 5 single-family lots.   
o The existing home will remain and is located on the proposed lot 5.   
o The balance of the site will be subdivided into 4 additional single-family lots.   

• 3 out of the 5 lots are accessed from the proposed cul-de-sac named Fred Bucki Circle. 
o The proposed cul-de-sac will provide access from Rt. 31 to lots 1, 2, and 3.   

• Access to Lots 4 and 5 will be from a shared access drive off of Rt.31 that will run along 
the property line between Lots 4 and 5. 

 
D. 2006 CONCEPT PLAN 
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A Concept Plan for the proposed development was presented to the Plan Commission and 
Planning & Development Committee in January of 2006.  Table 1 identifies the comments 
and modifications to the submitted Preliminary Subdivision Plan based on feedback from the 
Concept Plan Meetings.  
 
Table 1  

2006 Concept Plan Comments Current Plan 
Tree Conservation 
Preserve as many of the mature trees 
on the site as possible. 

 
 
 

A tree preservation area has been added to the Preliminary 
Subdivision Plan. 
 The footprints of the buildings have been situated to 

disturb as little of the existing trees as possible. 
 The Tree Preservation Plan does preserve more of the 

existing trees on the site.  Only trees necessary for 
construction will be removed.  Many of the preserved 
trees are of good quality. 

Storm Water Retention Proposal 
A variance and fee-in-lieu payment 
request was presented by the 
applicant.  This variance allows the 
applicant to pay a fee as opposed to 
providing stormwater retention on the 
property.  

 The variance request has been withdrawn. 
 A stormwater retention pond is added to the plans on 

portions of lots 1 and 2. 
 

Bike Path 
Incorporate a bike path into the site 
design providing pedestrian access to 
the St. Charles North High School 
property.   

A Pedestrian/Bike parallel to Rt.31 is shown to provide 
pedestrian access to the St. Charles North High School. 

 
E. 11/4/2008 PUBLIC HEARING PLAN COMMISSION COMMENTS 

 
The Plan Commission held a public hearing on 11-4-08 to discuss the proposal.   
• Surrounding property owners expressed specific concerns with the stormwater retention. 

o It was suggested that Staff organize a meeting with the property owners to further 
examine the plans. 
 

F. STAFF MEETING WITH RESIDENTS 
 

On 11/11/08 City Staff and the engineers representing the applicant met with the surrounding 
property owners to discuss their concerns.  The details of the meeting are as follows: 
• Two of the neighboring property owners were in attendance. 
• Staff explained the development process, and that the engineering plans are not final and 

subject to further modification/review. 
• The residents expressed their concerns that the new pond would create additional 

flooding problems on their properties. 
• Staff explained that development of the site must not change or increase the amount of 

water that flows off the site during rain events.  Staff also explained that this development 
would not alter the area’s current drainage pattern. 
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III. ANALYSIS 
 

A. COMPREHENSIVE PLAN 
 

Future Land Use 
The subject site is located in the Red Gate Planning Area.  
The Future Land Use Plan recommends the following: 
 Future land use: rural and low-density residential infilling 
 Important area for open space linkages. 
 Route 31 is a gateway area to St. Charles, calling for increased setbacks and 

landscaping to emphasize the natural, rural setting. 
 

The Comprehensive Plan defines Low-Density Residential as follows: 
“Low density residential development generally characterized by single family 
detached homes served by public sewer and water systems. Maximum density 
ranges from 1 up to 2.5 dwelling units per acre.” 

 
Proposal 
The proposal does comply with the land use recommendations of the Comprehensive Plan based on 
the following: 
1. The proposed subdivision is a low-density residential development, and will be served by public 

utilities.  
2. The density of the proposed subdivision is 1.27 dwelling units per acre. 

 
B. ANNEXATION & ANNEXATION AGREEMENT 

 
The applicant is proposing to annex the subject property into the City of St. Charles.  As part 
of this proposal there will be an annexation agreement.  The applicant has requested that the 
following specific provisions be incorporated into that agreement: 
1. Per Title 16 (Subdivisions and Land Development) the applicant would have 2 years 

from the date of the Preliminary Subdivision Plat approval to submit a Final Plat of 
Subdivision Application.  Due to economic uncertainty, the applicant is requesting that 
this timeframe be extended to 5 years. 

2. Staff is suggesting that a provision be incorporated into the agreement that states in the 
event that Final Plat of Subdivision Application is not filed within the 5 year timeframe, 
the Preliminary Subdivision Plan approval will lapse.  This would require that any future 
proposals to subdivide the property past this 5 year period would have to file a new 
Subdivision Preliminary Plan Application for review and approved by the City Council.    

 
C. ZONING AND SUBDIVISION REVIEW 
 

Staff has reviewed the proposed Preliminary Subdivision Plan for conformance with the Standards for 
the RS-1 Low-Density Suburban Single-Family Residential District established in Table 17.12-2 
Residential Bulk Requirements of the Zoning Ordinance.  Table 2 summarizes Staff’s review: 
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Table 2 

 
Minimum Zoning Code 
Standards for the RS-1 

Zoning District  
Proposal 

Minimum Lot 
Area 18,000 SQ FT The smallest proposed lot area is 25,913 SQ FT, the largest 

proposed lot is 36,632 SQ FT. 

Minimum Lot 
Width 100 ft The smallest lot width is 143 ft. 

Minimum Front 
Yard 40 ft All lots are shown having at least a 40 ft front yard setback. 

Minimum Rear 
Yard 50 ft All lots are shown having at least a 50 ft rear yard setback. 

Minimum 
Interior Side 

Yard  
10 ft All lots are shown having at least a 10 ft interior side yard 

setback. 

Minimum 
Exterior Side 

Yard  
40 ft Lots 1 and 5 have exterior side yards.  These setbacks are 

shown at 40 ft. 

 
D. TRAFFIC ANALYSIS 

 
In 2008, the applicant submitted a traffic memorandum prepared by Western Surveying & 
Engineering P.C. and Trans/Land.  This analysis states the following: 
• The 5 single-family homes will generate 48 trips per day.   
• There will be 4 total trips generated in AM peak hour, 1 in and 3 out. 
• There will be 5 total trips generated in the PM peak hour, 3 in and 2 out.   
 

E. ACCESS ONTO RT. 31 
 
IDOT has submitted a letter (attached to this report), dated June 29, 2009, that IDOT can in 
concept approve the new access point on Rt. 31, as shown on the Preliminary Subdivision 
Plan. 

 
F. LANDSCAPE PLAN 

 
The Applicant has submitted a Landscape Plan.  Staff has reviewed the plan to ensure 
conformance with the applicable standards of the City’s ordinances. The following 
summarized this review: 
• Tree preservation areas denoted on the plans. 
• The required parkway trees are shown along the new cul-de-sac and west of Rt. 31. 
• Landscaping is provided along the south property line to buffer the proposed retention 

pond from the surrounding property owners.   
 

G. ENGINEERING REVIEW 
 
In 2009, the City had Wills, Burke, Kelsey Associates (WBK) review the most recent 
preliminary plans dated July 8, 2009.   Their comments are stated in a letter addressed to 
Chris Tiedt dated August 13, 2009 (attached to this memo).  At that time, there were a few 
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review comments that needed to be addressed.  There was information submitted to respond 
to these comments in 2009.  Staff is currently in the process of reviewing this information.  
Addition information or plan revision may be required before the City Council can approve 
the applications.   
 

H. INCLUSIONARY HOUSING 
 
This development is subject to the standards set forth in Chapter 17.18 Inclusionary Housing 
of the City’s Zoning Ordinance.  Per Section 17.18.040 Affordable Units Required, the 
proposed development is subject to the following: 
 

% of Units Required as Inclusionary 5% 
Total Number of Units proposed 4 
Number of Inclusionary Units Required 0.2 

 
Since the number of units proposed is under 10 dwelling units, the applicant has the option to 
pay a fee-in-lieu to satisfy the entire inclusionary housing requirement.  The total amount of 
required fee-in-lieu is as follows: 
 

Number of Inclusionary Units Required 0.2 
Per Unit Fee-In-Lieu Amount $104,500 
Total Required Fee-in-Lieu Amount $20,900 

 
The fee-in-lieu will be required to be paid at the time the first building permit is issued for the 
proposed development.  
 

I. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 
 
The applicant is proposing to provide both the School and Park Districts with a cash 
contribution in lieu of physical land per the standards established in Section 16.32.090 of 
Title 16 Subdivisions and Land Improvement.   
 
The applicant has submitted a land cash worksheet that indicates the following contributions 
will be owed to the School and Park Districts: 
• Park District - $36,209.68. 
• School District - $48,883.24.  
 
These fee-in-lieu amounts are required to be paid before the first building permit is issued.  
These amounts are subject to change depending on when the first building permit for the 
development is issued.   

 
IV. PLAN COMMISSION RECOMMENDATION  

 
The Plan Commission held a second public hearing on 8/21/2012 for this proposal.   
 
The Plan Commission recommended approval of the Application for a Map Amendment, upon 
annexation, and for a Preliminary Subdivision Plan on 8/21/2012.  The vote was 5- AYE to 0-
NAY.   
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V. RECOMMENDATION 
 
Staff recommends approval of the Applications for a Map Amendment, upon annexation, from 
RE-1 Single-Family Estate to RS-1 Low Density Suburban Single-Family and for a 
Preliminary Subdivision Plan.  Staff has provided draft findings of fact to support the positive 
recommendation for the Map Amendment Application.   

 
VI. ATTACHMENTS 

 
• Petition for Annexation; recieved 1/03/2008 
• Zoning Map Amendment Application from RE-1 Single-Family Estate to RS-1 Low Density 

Suburban Single Family; Received 1/29/2008. 
• Subdivision Preliminary Plan Application Bucki Single-Family Residential Development, 

received 1/03/2008. 
• Traffic Memorandum; Western Surveying & Engineering P.C. and Trans/Land; dated 

10/29/2008. 
• Letter from Thomas Gallenbach IDOT; dated 6/29/2009. 
• Engineering Review Letter from Greg Chismark; Wills, Burke, Kelsey Associates (WBK); 

dated 8/13/2009. 
• Exhibit C from the 11/4/2008 Public Hearing – Photos Submitted by Neighboring Property 

Owner of Rain Event Conditions; received 11/4/2008. 
• Exhibit D from the 11/4/2008 Public Hearing – Photos Submitted by Neighboring Property 

Owner of Rain Event Conditions; received 11/4/2008. 
• Preliminary Subdivision Plan for the Bucki Subdivision, Western Surveying & Engineering 

P.C. and Trans/Land; dated 7/8/2009. 
• Preliminary Engineering Plans; Western Surveying & Engineering P.C. and Trans/Land; 

dated 7/8/2009. 
• Landscape Plan; Western Surveying & Engineering P.C. and Trans/Land; dated 7/8/2009.   
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VII. FINDING OF FACT 

 
APPLICATION FOR MAP AMENDMENT 

 
1. The existing uses and zoning of nearby property. 

Properties to the west, south, and east are large-lot single-family homes.  The northern 
property is the St. Charles North High School.  Rezoning this property to the RS-1 Low 
Density Suburban Single-Family Residential District is consistent with the large-lot single-
family zoning surrounding the subject property.   

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

The value of the subject property for residential use under Kane County’s zoning regulations 
is similar to the proposed residential zoning in St. Charles.  However, if annexed and zoned in 
St. Charles, the owner will be able to develop more homes on this property.  This will 
increase the value of the property. 

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 property is zoned for private residential use.  Adding additional lots, at a similar density 
to the surrounding area, does not decrease the public benefit of this lot. 

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 property is suitable for residential use under the current and proposed zoning.  The 
subject property will be used for residential purposes in the County or if annexed and zoned 
in St. Charles.    

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 property is not vacant.  There is one existing home on the property. 

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

Development trends in the surrounding area indicate that large-lot single-family development 
is the prevalent development type in this area.  The development of this property into large-
lot single-family homes will continue the existing trend of the surrounding community.  

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

The proposed rezoning is consistent with Comprehensive Plan land use designation of “Rural 
Residential,” as only residential use will be permitted on the property and will maintain the 
large-lot rural character.  The Comprehensive Plan recommends a density of 1 up to 2.5 
dwelling units per acre in this area.  The density of the proposed Bucki Single-Family 
Subdivision is 1.27 dwelling units per acre.   

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

Not applicable. 



Staff Report – Bucki Subdivision 
8/29/2012 
Page 10 

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

No new non-conformities will be created. The petitioner has demonstrated that the site can be 
developed for the intended use within the proposed zoning requirements. 

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

Development trends indicate that large-lot residential development is acceptable in the 
surrounding area. 

 
 

Cc:  Russell Colby, Planning Division Manager 
      Terrance Bucki 
  

















































Revised to $36,209.28 Per Staff's Review

























Exhibit C From the
11/4/2008 Public Hearing











Exhibit D from the
11/4/2008 Public Hearing



















Key Quantity Botanical Name Common Name Size

Deciduous Trees

AF 19
Acer and Freemani 

'Jeffersred' Autumn Blaze Maple 2.5" Cal.

GT 4
Gleditsia Triacnathos 
var. Inermis 'Skycole' Skyline Honeylocust 2.5" Cal.

GD 2 Gymnocladus Dioica Kentucky Coffee Tree 2.5" Cal.

Evergreen Trees

PP 3
Picea Pungens F. 

Glauaca Colorado Blue Spruce 8' Ht.

TO 13
Thuja Occidentalis 

Cultivars Eastern Arborvitiea 8' Ht.

Evergreen Shrubs

JH 4
Juniperus Chinensis 

Cultivars Upright Juniper 3 Gal.

Landscape Plan Schedule




