PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY
Project Title/Address:

The Corporate Reserve at St. Charles – Lot 8

City Staff:

Ellen Johnson, Planner

PUBLIC HEARING
6/16/15
APPLICATION:

MEETING
6/16/15

X

Concept Plan

ATTACHMENTS AND SUPPORTING DOCUMENTS:
Staff Report

Plan documents

Letter from St. Charles Park District

Petition from Regency Estates homeowners

Concept Plan Application, received 5/13/15

Excerpts from PUD Ordinance No. 2008-Z-18

SUMMARY:
The subject property, a 22.6 acre vacant parcel north of Woodward Drive, is Lot 8 of the Corporate
Reserve of St. Charles PUD. The PUD ordinance identifies the property for use as an office park.
The applicant, Corporate Reserve Development Partners, LLC, is proposing a Concept Plan for a
residential development. Details of the proposal are as follows:
 Amend the PUD to rezone the property from O/R Office Research to RT-3 Traditional SingleFamily Residential.
 Construct 81 single-family homes on lot sizes of at least 5,200 sq. ft.
 Primary site access via a continuation of Corporate Reserve Blvd. north of Woodward Dr.
 Internal network of sidewalks and trail connection to the Great Western Trail.
The Land Use Plan designation for the property is Industrial/Business Park, however the Plan states that
this site may also be appropriate for residential uses.
SUGGESTED ACTION:
Provide feedback on the Concept Plan. Staff has provided questions Commissioners may wish to
consider to guide their feedback to the applicant.
INFO / PROCEDURE – CONCEPT PLAN APPLICATIONS:





Per Sec. 17.04.140, the purpose of the Concept Plan review is as follows: “to enable the applicant to
obtain informal input from the Plan Commission and Council Committee prior to spending
considerable time and expense in the preparation of detailed plans and architectural drawings. It also
serves as a forum for owners of neighboring property to ask questions and express their concerns
and views regarding the potential development.”
A formal public hearing is not involved, although property owners within 250 ft. of the property
have been notified and may express their views to the Commission.
No recommendation or findings are involved.

Community & Economic Development
Planning Division
Phone: (630) 377-4443
Fax: (630) 377-4062

Staff Report
TO:

Chairman Todd Wallace
And Members of the Plan Commission

FROM:

Ellen Johnson, Planner

RE:

The Corporate Reserve at St. Charles – Lot 8 Concept Plan

DATE:
June 12, 2015
_____________________________________________________________________________
I.

APPLICATION INFORMATION:
Project Name:

The Corporate Reserve at St. Charles – Lot 8

Applicant:

Corporate Reserve Development Partners, LLC

Purpose:

To construct 81 single-family homes

General Information:

Acres

Site Information
Woodward Dr. at Corporate Reserve Blvd. and Cardinal Dr. (north side of
Woodward Dr.)
22.6 acres (985,724 sf)

Application:

Concept Plan

Applicable
City Code
Sections

Title 17, Chapter 17.12 - Residential Districts

Location

Land Use
Zoning

North
East
South
West

Existing Conditions
Vacant
O/R- Office/Research District & PUD (Corporate Reserve of St. Charles)
Zoning Summary
N/A – unincorporated
O/R- Office/Research District & PUD
(Corporate Reserve of St. Charles)
BC- Community Business & PUD
(Corporate Reserve of St. Charles)
RM-1- Mixed Medium Density Residential
& PUD (Remington Glen)

Kane County Forest Preserve
Stormwater detention area, two
office buildings, vacant parcel
Vacant parcels
Townhome development

Comprehensive Plan Designation
Industrial/Business Park
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Aerial Photo

Zoning

Lot 8

Lot 7

Lot 6
Lot 1
Lot 5
Lot2
Lot 3

Lot 4
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II.

OVERVIEW
Property History
The subject property, a 22.6 acre vacant parcel, is Lot 8 of the Corporate Reserve of St. Charles
Planned Unit Development (PUD). The PUD was approved in 2008 under Ordinance No. 2008Z-18, “An Ordinance Rezoning Property and Granting a Special Use as a Planned Unit
Development for Corporate Reserve of St. Charles PUD (A Portion of the West Gateway PUD).”
A total of eight (8) lots are within the PUD (see zoning map on page 2 for lot locations). The four
(4) lots north of Woodward Dr., constituting approximately 34 acres, were designated for office
use and zoned O/R- Office/Research District. The four (4) parcels south of Woodward Dr.,
constituting approximately 12 acres, were zoned BC-Community Business and were intended for
commercial use.
The PUD Ordinance included approval of a PUD Preliminary Plan for the following lots:
 Lots 1, 4, and 7- open space/stormwater detention (constructed).
 Lot 6- two single-story office buildings (constructed).
 Lot 5- two single-story office buildings (yet to be constructed).
A PUD Preliminary Plan has not been approved for the remaining lots. These lots are currently
vacant. However, a conceptual “sketch plan” was approved with the PUD Ordinance, which
illustrated the following:
 Lot 3- one single-story office building.
 Lot 2- commercial/retail space fronting Rt. 64.
 Lot 8- two five-story office buildings, two single-story office buildings, and three
parking decks.
In 2012, zoning applications were submitted for a multi-family residential development on Lot 8.
This plan included 231 residential units. Plan Commission recommended approval of the
applications with a vote of 4-3. Planning & Development Committee unanimously recommended
denial of the application. The applications were withdrawn before going to City Council for vote.
Proposal
Corporate Reserve Development Partners, LLC, applicant and owner, is proposing to amend the
PUD ordinance to permit a single-family residential development on Lot 8 of the Corporate
Reserve PUD. Details of the proposal are as follows:
 Amend the PUD to rezone the property from O/R Office Research to RT-3 Traditional
Single-Family Residential.
 Construct 81 single-family homes on lot sizes of at least 5,200 sq. ft.
 Primary access provided by continuation of Corporate Reserve Boulevard, north of
Woodward Dr.
 Internal network of sidewalks on both sides of streets.
 Trail connection to the Great Western Trail.
 0.20 acre park.
Review Process
The purpose of the Concept Plan review is to enable the developer to obtain informal input on a
concept prior to spending considerable time and expense in the preparation of detailed plans and
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architectural drawings. The Concept Plan process also serves as a forum for citizens and owners
of neighboring property to ask questions and express their concerns and views regarding the
potential development. Following the conclusion of the Concept Plan review, the developer can
decide whether to formally pursue the project.
III.

STAFF ANALYSIS
A. COMPREHENSIVE PLAN
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the site as
“Industrial/Business Park.” The Plan states:
“Areas designated for industrial/business park are intended to accommodate a variety of
uses ranging from light assembly, storage and distribution, low intensity fabrication
operations, research and “tech” industry applications, intense commercial service uses,
and more. These areas are also intended to provide for business park/office park uses,
which could include “stand along” office buildings and complexes or several buildings
incorporated into a “campus like” setting.”
However, the site is also called out in the Residential Areas Framework Plan as one of two
sites labeled “D” (p.45). The plan states:
Although designated as Industrial/Business Park within the Land Use Plan, these sites
may also be appropriate for residential uses, provided densities and built form are
similar to that of adjacent residential parcels.
Staff Comments
 A map illustrating the location and densities of nearby residential developments is
attached. The density for the proposed development is 3.6 units per acre. The
densities of the three nearest residential developments range from 3.7 to 5.9 units per
acre (including open space and stormwater detention).
B. ZONING REVIEW
The applicant is proposing the property be rezoned to the RT-3 Traditional Single-Family
Residential District as the underlying zoning for the subject portion of the PUD. The zoning
ordinance states the purpose of the RT-3 District is as follows:
“To preserve higher density single-family residential development in older neighborhoods of
the City, and to accommodate new residential development with a similar character.”
Staff Comments:
 While the proposed RT-3 zoning designation is the most similar to the Concept Plan
in terms of lot size (see table below), the location and development form may not
meet the stated purpose of the RT-3 District. Existing RT-3 zoned properties are
located in St. Charles’ older neighborhoods, surrounding downtown. The character of
the proposed development differs from these older neighborhoods in roadway and lot
configuration. RT districts impose a number of design regulations on garage
configurations that may not be practical for this type of development. RT properties
also require Residential Architectural Consultation, which is meant to encourage
design compatibility with older neighborhoods. Staff believes that RT-3 designation
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for new developments should be restricted to new development/redevelopment within
the city’s older neighborhoods.
Staff suggests the RS-4 Suburban Single-Family Residential District as a more
appropriate zoning designation. The zoning ordinance states the purpose of the RS-4
District is as follows:
“To accommodate medium to high-density single-family residential development in
the City.”
o Unlike the stated purpose of the RT-3 District, the purpose of the RS-4
District does not describe a particular location where this zoning is
appropriate.
o The RS-4 zoning would be consistent with the zoning of newer single-family
developments west of Randall Rd., such as Reneaux Manor (RS-3) and
Harvest Hills (RS-4).

The table below compares the RT-3 and RS-4 zoning requirements with the Concept Plan.
Deviations from the RT-3 District that would be required to accommodate the development
are denoted in bold italics. Deviations from the RS-4 District that would be required to
accommodate the development are highlighted.
RS-4 District
RT-3 District
(zoning suggested by
Concept Plan
(proposed zoning)
staff)
Min. Lot Area

5,000 sf

6,600 sf

5,200 sf

Min. Lot Width

50 ft.

60 ft.

52 ft.

25 % for structures over 1
½ stories;
30% for structures 1 ½
stories or less
32 ft. or 2 stories,
whichever is less

30%

34.6%

34 ft. or 2 stories,
whichever is less

TBD

Min. Front Yard

20 ft.

20 ft.

20 ft.

Min. Interior Side Yard

For structures 1 ½ stories or
less, 5 ft. or 10% of lot
width, whichever is greater;
For structures over 1 ½
stories, 6 ft. or 10% of lot
width, whichever is greater

Combined width of 14
ft., neither less than 5
ft.

5 ft.

Min. Exterior Side Yard

15 ft.

15 ft.

15 ft.

Min. Rear Yard

30 ft.

30 ft.

20 ft.

Off-Street Parking

2 per unit

2 per unit

Width of attached,
front-loaded garage

Garage width shall not
exceed 50% of dwelling
width (including garage)

N/A

TBD

Setback of attached,
front-loaded garage

Garage shall be set back 5
ft. from front wall of
dwelling

N/A

TBD

Max. Building Coverage

Max. Building Height

2 per unit
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As proposed, the development does not conform to the building coverage, interior side yard,
and rear yard requirements in the RT-3 District. Deviations from these requirements may be
granted through the PUD. If the underlying zoning designation were to be RS-4, as suggested
by staff, deviations from the lot area, lot width, building coverage, interior side yard, and rear
yard requirements would require approval through the PUD.
C. SITE LAYOUT
Principal features of the site layout include the following:
 Primary access to the site will be provided from Woodward Dr. via an extension of
Corporate Reserve Blvd., which connects to W. Main St. A secondary access point is
provided from the access drive to the office buildings adjacent to the east.
 Lots will be accessed from the internal road network, which includes a ring road and
additional road splitting the center portion in two.
 Attached, front loaded garages are proposed, although building elevations have not
been provided.
 The existing sidewalk along Woodward Dr. will remain and an internal network of
sidewalks will be provided on both sides of the internal roads.
 The existing trail at the northeast corner of the site will be relocated to the east,
towards the detention pond to provide room for the new lots.
 An additional trail at the northwest side will connect to the existing trail that runs
north of Woodward drive and connects to the Great Western Trail.
 The general location of common area landscaping is shown. A full landscape plan
will be required if the project moves forward.
 A 0.20 acre park area is provided adjacent to Lot 50.
Staff Comments
 The road width does not appear adequate to accommodate on-street parking. Per the
Fire Code, a width greater than 26 ft. is required for parking on one side of the street.
The standard road width per the Subdivision Code is 33 ft., which can accommodate
parking on both sides of the street. Staff suggests a width adequate to accommodate
parking on at least one side of the street.
 The applicant should clarify whether the secondary access point will be available for
use by the public or will be restricted to emergency vehicles only.
D. BUILDING DESIGN
Architectural elevations were not submitted as part of the Concept Plan. If the project moves
forward, the applicant will have the option of whether or not to include architectural
elevations as part of PUD Preliminary Plan approval.
E. ENGINEERING REVIEW
The applicant has been provided with a detailed engineering review memo. The comments
raised in the memo will need to be addressed if the project moves forward.
Assessment of the following will be required should the project move forward:
 Stormwater detention has already been provided, but capacity will need to be
reviewed based on the plan.
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Utility service will need to be assessed based on the change in land use from
commercial to residential.
A traffic study will be required. Plans for installing a traffic signal at Rt. 64 and
Corporate Reserve Blvd. were prepared as a result of a traffic study performed when
the site was initially entitled as an office park. The traffic study will need to be
updated in relation to the change in land use.

F. INCLUSIONARY HOUSING
Based on the most recent Affordable Housing Update, the requirement to provide affordable
units is set a zero. Therefore, no additional units or fees are currently required for the
development. However, the City is in the process of reviewing the annual Affordable
Housing Update which could potentially result in the requirement being reactivated in some
form.
G. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS
School and Park Land-Cash worksheets have been completed and submitted. A copy of the
Concept Plan has been forwarded to the school and park districts for any comments.
The St. Charles Park District has submitted a response letter (see attached), in which they
express interest in dedicating three lots adjacent to the utility/trail corridor as a public park
(lots 12-14). The Park District also requests the developer complete the installation of the
asphalt bike path within the NICOR easement, from Woodward Dr. south to the intersection
of Corporate Reserve Blvd. and Rt. 64.
H. ANNEXATION AGREEMENT
Property within the Corporate Reserve PUD is subject to the provisions of an annexation
agreement between the City and property owner. The agreement includes language regarding
the developer’s responsibilities for on- and off-site improvements. The annexation agreement
will need to be revisited as part of a formal development proposal.
IV.

APPROVAL PROCESS
The applicant would need to gain approval of the following in order to permit the development as
proposed in the Concept Plan:
1. Map Amendment: To rezone the property from O/R to RT-3 or other residential zoning
district.
2. Special Use for PUD Amendment: To amend the Corporate Reserve PUD ordinance to reflect
the zoning standards for the subject property.
3. PUD Preliminary Plan: To approve the physical development of the property, including site
plan, landscape plan, and engineering plans. Elevations may or may not be included as part of
the PUD Preliminary Plan.
4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat that
will be recorded with the County.
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V.

SUGGESTED ACTION
Review the Concept Plan and provide comments to the developer. Staff is recommending the
Commission provide feedback on the following:





VI.

The change in land use from office to single-family.
The proposed number of units, lot size, setbacks, and building coverage.
The proposed residential zoning district.
The overall site layout.

ATTACHMENTS





Map of surrounding residential densities
Letter from St. Charles Park District, dated 6/9/15
Application for Concept Plan; received 5/13/15
Excerpts from PUD Ordinance No. 2008-Z-18 applicable to the subject property

Surrounding Residential Developments

Densities:
Gross calculation w/ detention
areas:
Corporate Reserve- 3.6 units/acre
Regency Estates- 3.7 units/acre
Remington Glen- 5.9 units/acre
Reneaux Manor- 5.4 units/acre

Remington Glen
(townhomes)
RM-1 / PUD

Corporate Reserve - Lot 8
(proposed single-family)
Proposed RT-3 / PUD

Net calculation w/out detention
areas:
Corporate Reserve- 4.0 units/acre
Regency Estates- 4.8 units/acre
Remington Glen- 7.4 units/acre
Reneaux Manor- 5.9 units/acre

Regency Estates
(townhomes & single-family)
RM-1 / PUD

Renaux Manor
(townhomes)
RM-2 / PUD

June 09, 2015
Mr. Russell Colby
Planning Division Manager
City of St. Charles
Community Development Department
2 East Main Street
St. Charles, IL 60174
RE: Corporate Reserve

Dear Russell:
In response to your request for comment and our review of the concept plan rendering for
the Corporate Reserve dated May 11, 2015, the Park District has the following comments
and requests with regard to the proposed plan
Park District Board has expressed interest in obtaining a park site within the development
to serve the recreational needs of the neighborhood. The preferred site would minimally be
the area of three lots, or approximately 0.4-0.5 acres. It ideally would be located adjacent to
the NICOR right-of-way, with the utility trail corridor connection provided just within or
adjacent to its boundary. Park staff would assist with the review any park configuration
that might be proposed, and coordinate any grading and seeding requirements for the site
with the developer.(see Fig. A.)

Fig. A
Secondly, The Park District would like to request that the developer complete the Phase 2
installation of the asphalt bike path within the NICOR easement from Woodward Drive
south to the Corporate Reserve Boulevard entrance at Rt. 64 (depicted as a red line, per
Fig. A). A construction plan and detailed estimate of cost would be submitted for review
and approval by the City and Park District, and the determined materials and installation
costs would be applied toward the current land/cash requirement.
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If you have any questions or comments, or if the developer would be interested in meeting
to discuss these proposed changes, please contact me at your convenience. Thank you.
Sincerely,

ST. CHARLES PARK DISTRICT

John Wessel RLA
Assistant Superintendent of Planning, Design & Construction
37W755 Bolcum Road, St. Charles, IL 60175
(630) 513-4373 direct
PC:
Laura Rudow
Board of Park Commissioners
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Please check the type of application:



PUD Concept Plan:

Proposed Name:

Lot 8 - The Corporate Reserve at St. Charles
___________________________________



Subdivision Concept Plan

Proposed Name:

___________________________________



Other Concept Plan

___________________________________

Zoning and Use Information:

OR - Office / Research PUD
_______________________

Current zoning of the property:

No
Is the property a designated Landmark or in a Historic District? __________
Current use of the property:

Undeveloped
_______________________________________________________

Proposed zoning of the property:

RT-3
_____________________

Proposed use of the property:

Single Family Residential Homes
______________________________________________________

Comprehensive Plan Designation:

Industrial / Business Park w/ alternative for residential use
__________________________________________________

Yes
PUD? _____________

Attachment Checklist


REIMBURSEMENT OF FEES AGREEMENT:
An original, executed Reimbursement of Fees Agreement and deposit of funds in escrow with the City, as
provided by Appendix B of the Zoning Ordinance.



REIMBURSEMENT OF FEES INITIAL DEPOSIT:
Deposit of funds in escrow with the City. Required deposit is based on review items (number of applications
filed) and the size of the site:
Number of
Review Items
1
2 or 3
4 or more



Under 5 Acres

5-15 Acres

16-75 Acres

Over 75 Acres

$1,000
$2,000
$3,000

$2,000
$4,000
$5,000

$3,000
$5,000
$7,000

$4,000
$7,000
$10,000

PROOF OF OWNERSHIP and DISCLOSURE:
a) a current title policy report; or
b) a deed and a current title search.
If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to
act on his/her behalf is required. If the owner or applicant is a Trust, a disclosure of all beneficiaries; if the owner
or applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a disclosure of
all owners with an interest of at least ten percent (10%).
NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land
even though the City’s Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that
City of St. Charles Concept Plan Application
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you perform a title search on the property to determine if there any private covenants containing use restrictions
or other deed restrictions. As those private covenants and deed restrictions may conflict with the City’s Zoning
Ordinance, it is further recommended that you consult with an attorney to obtain an opinion with respect to
whether your intended use is compatible with those restrictions.


LEGAL DESCRIPTION: For entire subject property, on 8 ½ x 11 inch paper



PLAT OF SURVEY:
A current plat of survey for the Subject Realty showing all existing improvements on the property, prepared by a
registered Illinois Professional Land Surveyor.



AERIAL PHOTOGRAPH:
Aerial photograph of the site and surrounding property at a scale of not less than 1”=400’, preferably at the same
scale as the concept plan.



PLANS:
All required plans shall be drawn on sheets no larger than 24” x 36”, unless the Director of Community
Development permits a larger size when necessary to show a more comprehensive view of the project. All
required plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale
may be used to show details or specific features). All plans shall include the name of the project, developer or
owner of site, person or firm preparing the plan, and the date of plan preparation and all revisions. A pdf
document file or files of all plans shall be required with each submittal. The number of paper plans required shall
be as determined by the Director of Community Development, based upon the number of copies needed for
review.
Copies of Plans:
Initial Submittal - Ten (10) full size copies for non-residential projects OR Twelve (12) full size copies for
residential projects; Three (3) 11" by 17"; and a PDF electronic file (On a CD-ROM or may be emailed to the
Project Manager). For subsequent submittals, please contact the Project Manager to determine how many copies
are required.
Concept Plans shall show:
1. Existing Features:
 Name of project, north arrow, scale, date
 Boundaries of property with approximate dimensions and acreage
 Existing streets on and adjacent to the tract
 Natural features including topography, high and low points, wooded areas, wetlands, other vegetative
cover, streams, and drainage ways.
 General utility locations or brief explanation providing information on existing sanitary sewer, storm
sewer, water, and other utilities necessary to service the development.
2. Proposed Features:
 Name of project, north arrow, scale, date
 Boundaries of property with approximate dimensions and acreage
 Site plan showing proposed buildings, pedestrian and vehicular circulation, proposed overall land use
pattern, open space, parking, and other major features.
 Architectural elevations showing building design, color and materials (if available)
 General utility locations or brief explanation providing information on existing sanitary sewer, storm
sewer, water, and other utilities necessary to service the development
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Project Team
Corporate Reserve Development Partners

Property Owner
270 Saint Paul Street, #300
Denver, CO 80206
www.thepaulscorporation.com

Stahl Cowen Crowley Addis LLC
Attorney
55 West Monroe Street, Suite 1200
Chicago, IL 60603
www.stahlcowen.com

Wills Burke Kelsey Associates

Entitlement Coordinator, Site Engineer, Surveyor
116 West Main Street, Suite 201
St. Charles, IL 60174
www.wbkengineering.com
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Contact
Peter J. Tobin
Due Diligence Coordinator
Corporate Reserve Development Partners
c/o The Pauls Corporation
303.801.0888
Pete.Tobin@paulscorp.com

The Corporate Reserve
Ms. Rita Tungare
Director, Community & Economic Development
City of St. Charles
2 E. Main Street
St. Charles, IL 60174
Re: The Corporate Reserve at St. Charles – Lot 8 PUD Amendment Concept Plan
Dear Ms. Tungare,
I am pleased to present our Concept Plan for Lot 8 in the Corporate Reserve at St. Charles, a
single family community in the City of St. Charles.

ABOUT THE DEVELOPER

Corporate Reserve Development Partners, LLC purchased the Corporate Reserve at St. Charles
in October 2014. Corporate Reserve Development Partners, LLC is an affiliate of The Pauls
Corporation.
The Pauls Corporation is a diversified real estate organization experienced in the acquisition,
development and ownership of land and buildings in the United States and Canada.
Headquartered in Denver, Colorado, The Pauls Corporation has a 30 year history of identifying
and managing successful real estate opportunities during varied marketing conditions.
Historically, The Pauls Corporation has developed and owned over 9,300,000 s.f. of commercial
real estate and 6,200 units of residential property, including luxury condominums, apartments
and single family homes.

OVERVIEW OF THE SITE

The Corporate Reserve at St. Charles is a 45.56 acre development consisting of 9 lots. The
enclosed Concept Plan proposes to amend the existing PUD to allow for single family
residential use on Lot 8. The proposed plan consists of 81 single family homes on 22.63 acres,
located off of Woodward Drive and Corporate Reserve Boulevard in St. Charles, IL. The plan
features a minimum lot size of 52 feet by 100 feet, with a minimum lot area of 5,200 square
feet.
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As illustrated in the “Location,” the Corporate Reserve neighborhood features a number of
positive qualities that make the site a premium location for residential development. These
features include: quick and efficient access to IL Route 64; walkability to local commercial
services; proximity to 11.4 acres of St. Charles Park District parkland; and, is located under
one half mile to regional commercial along Randall Road.

Current Zoning

Currently, the parcel carries a zoning designation of O-R Office Research as part of existing PUD
Ordinance No. 2008-2-18. The Corporate Reserve of St. Charles is comprised of nine (9) lots
totaling approximately 45.56 acres. The subject property is Lot 8 and consists of about 50%
of the total developable land area. The proposed development will require an amendment to
the existing PUD.

Proposed Zoning

In addition to an amendment to the existing PUD, Corporate Reserve Development Partners,
LLC proposes an RT-3 Traditional Single Family Residential District base zoning. The purpose
of the RT-3 zoning is to preserve higher density single-family residential development in older
neighborhoods of the City and to accommodate new residential development with similar
character. The minimum lot size in this district is 5,000 square feet.
The proposed plan meets the minimum lot size and setback requirements for this district and
is consistent with surrounding residential uses.

Adjacent Land Uses

A NICOR Gas easement follows the western edge of the site with single-family attached,
townhome development beyond the easement. Property to the north includes open space
owned by the Forest Preserve District of Kane County and a portion of the Great Western Trail.
Adjacent to the east there are two single story office structures and further to the east, there
is a small lot single-family residential development with one townhome structure. Adjacent to
the west is a bike path and hedgerow with a completed townhome development just to the
west of the hedgerow.

Districts

The property is served by the St. Charles Fire Department. According to the “Maximum Projected Travel Distance by Time Intervals,” exhibit included with this application, the property
is serviced by the shortest emergency response interval, with an emergency response time of
0-4 minutes.
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The site is also located in the St. Charles Library District, the St. Charles Park District, and St.
Charles 303 School District. The estimated student yield by grade has been determined via the
School Land Cash Worksheet provided with this application. However, this number is based
on an estimated of the final bedroom count. School-age children will attend Davis-Richmond
Elementary campus, Wredling Middle School, and St. Charles East High School.

Access & Circulation

Circulation of the site is generally provided by a long ring road along lots 1 through 49 with a
short block south of lots 69 through 81.
Primary access to the site is provided via the continuation of Corporate Reserve Boulevard at
Woodward Drive. A secondary access is provided off of Cardinal Drive, which will be used as a
shared access drive between the owners of the subject property and users of the office buildings east of the site.

Trails

The Corporate Reserve site plan facilitates trail connectivity at both the Northwest and Southeast area of the site. The site utilizes its proximity to the Great Western trail through a segment
of trail between lots 14 and 15. A second trail segment is proposed just north of lot 41 and will
connect the Corporate Reserve development to the existing trail east of Cardinal drive.

Parkland

A park space is provided in the conceptual plan for the subject property via a 0.2 acre park
space adjacent to lot 50.

Stormwater Management and Drainage

All stormwater management and detention requirements for the CR development have been
addressed by the original development of the property. There are three separate detention
facilities on or surrounding the property. All drainage runoff associated with the new site plan
will be directed to one of the existing basins. The existing basins were designed and permitted
through the City of St. Charles and the basins will not need to be expanded for the new single
family subdivision.
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Utilities

The property has access to existing water main, sanitary sewer, and storm sewer. There is 12”
water main along the north side of Woodward Drive and 10” water main along the east side of
the site from Cardinal Drive extended north approximately 700 feet. The proposed water main
will tie in at these two locations creating a loop through the site. There is existing sanitary
sewer along the south side of Woodward Drive and also sanitary sewer at the far northwest
corner of the property. Most of the property, based on topography, will drain via gravity to
the northwest sanitary sewer connection. The existing storm sewer piping is minimal in length
and most of the site will drain with the construction of a new storm sewer network. All new
storm sewer will be directed to one of the existing detention facilities.
We look forward to working with the City on the development of this property and our
upcoming Concept Plan presentation to the Plan Commission on June 2nd.
Sincerely,
Peter J.Tobin
Due Diligence Coordinator
Corporate Reserve Development Partners
c/o The Pauls Corporation
270 St. Paul Street, #300
Denver, CO 80206
Phone: (303) 801.0888
Pete.Tobin@paulscorp.com
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RESIDENTIAL ZONING COMPLIANCE TABLE
Lot 8 - The Corporate Reserve at St. Charles
Name of Development: ___________________________________________________
Proposed

Zoning District
Requirement
District:

Existing
PUD Requirement
(if applicable)
Ordinance #:

Proposed

RT-3
Minimum Lot Area

5,000 s.f.

5,200 s.f.

Minimum Lot Width

50’

52’

Maximum Building Coverage

30%

34.6%

32’ or 2 stories,
whichever is less

unknown

20’

20’

Interior Side Yard

5’ or 10% of lot width

5’

Exterior Side Yard

15’

15’

Minimum Rear Yard

30’

20’

% Overall Landscape Area

n/a

n/a

Building Foundation
Landscaping
% Interior Parking Lot
Landscape

n/a

n/a

n/a

n/a

Landscape Buffer Yards1

n/a

n/a

# of Parking spaces

n/a

n/a

Maximum Building Height
Minimum Front Yard

* Departure

Within the zoning districts specified, 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. See
Chapter 17.26 for planting and screening requirements for Landscape Buffers. Landscape Buffer Yards may include or overlap with
other required yards.

1

*

*

PARK LAND/CASH WORKSHEET
City of St. Charles, Illinois

Type of Dwelling

# Dwelling
Units (DU)

Population Generation
per Unit

41
40
0

DU x 2.899
DU x 3.764
DU x 3.770

=
=
=

DU x 1.193
DU x 1.990
DU x 2.392
DU x 3.145

=
=
=
=

DU x 1.294
DU x 1.758
DU x 1.914
DU x 3.053

=
=
=
=

Detached Single Family
 3 Bedroom
 4 Bedroom
 5 Bedroom
Attached Single Family
 1 Bedroom
 2 Bedroom
 3 Bedroom
 4 Bedroom
Apartments
 Efficiency
 1 Bedroom
 2 Bedroom
 3 Bedroom
Totals

Name of Development
Date Submitted:
Prepared by:

81
___________
Total Dwelling Units

Lot 8 - The Corporate Reserve at St. Charles
____________________________
____________________________
May 11, 2015
____________________________
Anna Franco

Estimated Population
118.86
150.56
0

269.42
____________
Estimated Total Population

Park Site Requirements
269.42
2.69
Acres
Estimated Total Population ____________
x .010 Acres per capita = ____________

Cash in lieu of requirements 22.69 ac.
Total Site Acres _________________
x $240,500 (Fair Market Value per Improved Land)

=

646,945.00
$ _______________________

Lot 8 - The Corporate Reserve at St. Charles
____________________________
May 11, 2015
____________________________
____________________________
Anna Franco

Name of Development
Date Submitted:
Prepared by:

SCHOOL LAND/CASH WORKSHEET
City of St. Charles, Illinois

Estimated Student Yield by Grades
Type of Dwelling

# of dwelling
Units (DU)

Detached Single Family
 3 Bedroom
 4 Bedroom
 5 Bedroom
Attached Single Family
 1 Bedroom
 2 Bedroom
 3 Bedroom
 4 Bedroom
Apartments
 Efficiency
 1 Bedroom
 2 Bedroom
 3 Bedroom

Elementary
(Grades K to 5)

41
40
0

DU x .369
DU x .530
DU x .345

=
=
=

DU x .000
DU x .088
DU x .234
DU x .322
DU x .000
DU x .002
DU x .086
DU x .234

81
_________
TDU

Totals

Middle
(Grades 6 to 8)

15.13
21.20
0

DU x .173
DU x .298
DU x .248

=
=
=

=
=
=
=

DU x .000
DU x .048
DU x .058
DU x .154

=
=
=
=

DU x .000
DU x .001
DU x .042
DU x .123

36.33 TE
_________

High
(Grades 9 to 12)

7.09
11.92
0

DU x .184
DU x .360
DU x .300

=
=
=

=
=
=
=

DU x .000
DU x .038
DU x .059
DU x .173

=
=
=
=

=
=
=
=

DU x .000
DU x .001
DU x .046
DU x .118

=
=
=
=

19.01
_________
TM

7.54
14.40
0

21.94
_________
TH

School Site Requirements
Type
Elementary (TE)
Middle (TM)
High (TH)

# of students

36.33
19.01
21.94

Acres per student
x .025
x .0389
x .072
Total Site Acres

Site Acres
=
.91
=
.74
=
1.58

3.23
_____________

Cash in lieu of requirements 3.23
_______________
(Total Site Acres)

x

$240,500 (Fair Market Value per Improved Land) =

776,815.00
$ _______________________
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Chapter 4 Land Use Plan

40 | City of St Charles Comprehensive Plan • Adopted September 2013

Industrial/Business Park

Single Family Detached Residential

Comprehensive Plan Land Use
Corporate Reserve Development Partners is proposing a
change in land use from Industrial/Business Park to Single
Family Detached Residential.
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Site Data
81 units

52’

Min. Front Yard

20’

Min. Interior Side Yard

5’

Min. Exterior Side Yard

15’

Min. Rear Yard

20’

E

Min. Lot Width

AI

IV

5,200 s.f.

N

DR

Min. Lot Area

W
.M

AL

52’ x 100’

ST

RE

IN

22.63 ac.

Min. Lot Size

RD

Total Site Area

ET

CA

Total Units
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