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Project Title/ 
Address: 

Pine Ridge Park – Lot 19 

 

City Staff: Matthew O’Rourke, Planner 

 Please check appropriate box (x) 

 PUBLIC HEARING 
 

 
 

MEETING 
4/19/2011 

 
X 

APPLICATIONS UNDER CONSIDERATION: 
Amendment to a Special Use for a Planned Unit 
Development Final Plat of Subdivision 

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report, Dated 4-15-2011 Letter dated 7-18-07 from the Army Corps of 
Engineers 

Application for Final Plat of Subdivision Letter dated 9-26-07 from the Midwest Office of The 
Conservation Fund 

Lot 19 Grading and Utility Plan dated 3-10-08 and 
received 3-31-11 

Revised Concept Plan for Regency Estates Pine Ridge 
Park dated 3-10-08 received 9-27-10 

Public Hearing Transcripts, 12-7-11  

EXECUTIVE SUMMARY: 
In 2006, the City Council approved the Pine Ridge Park/ Regency Estates Planned Unit Development.  The Pine 
Ridge Park portion of that PUD was approved for 18 commercial lots.  Since the development was approved, 
ownership of the property has been turned over to the Real Property Holding St. Charles LLC. 
 
That group, represented by James Cooke, have submitted a Applications for an Amendment to a Special Use for 
a Planned Unit Development and Final Plat of Subdivision to allow for the creation of a 19th commercial lot.  
The salient features of this proposal are: 
• The applicant is proposing to create a new commercial lot in the area approved for stormwater/open space 
• This lot will be created at the southwest portion of the open space area, immediately east of lot 3 
• The lot will utilize the already constructed infrastructure, and access will be provided from Woodward Drive 
• The applicant is not proposing any additional changes or modifications to the approved Planned Unit 

Development. 
 
RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

 
Staff is recommending approval of the Application for a Special Use to amend the Pine Ridge Business Park and 
the Application for a Final Plat of Subdivision to create a 19th commercial lot.   
 
 
For office use only: 

 
Agenda Item Number: 

 
 

 





















 
 Legal Description 

Pine Ridge Park Lot 19 
 

Beginning at the easterly corner of Lot 1 of said Pine Ridge Park; thence northeasterly along a southeasterly 
line of said Parcel 4.03 feet to a point of curvature therein; thence northeasterly along a southeasterly line of 
said Parcel being along a curve to the right having a radius of 3040.0 feet tangent to the last described course 
35.60 feet to a point of tangency; thence northeasterly along a southeasterly line tangent to the last described 
curve at the last described point 321.95 feet; thence northwesterly along a line perpendicular to the last 
described course 21.87 feet; thence westerly along a line forming an angle of 136'25'57" from the last 
described course (measured clockwise there from) 162.81 feet; thence northwesterly along a line forming an 
angle of 196'21'49" from the last described course (measured clockwise there from 91.12 feet; thence 
westerly along a line forming an angle of 128’37'06" from the last described course (measured clockwise 
there from) 247.35 feet to the northerly corner of said Lot 1; thence southeasterly along the northeasterly 
line of said Lot forming an angle of 71'15'22" from the last described course (measured clockwise there 
from) 272.31 feet to point of beginning in the City of St. Charles, Kane County, Illinois and containing 
1.639 acres  



 
 
Staff Report 
 
TO:  Chairman, Todd Wallace and  
  the Members of Plan Commission 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Public Hearing for Pine Ridge Lot - 19 
 
DATE:  April 15, 2011 
 
 
I. APPLICATION INFORMATION: 

Project Name: Pine Ridge – Lot 19 

Applicant:  Real Property Holding – St. Charles LLC  

Purpose:  Applications for an Amendment to a Special Use for a Planned Unit 
Development (Pine Ridge Park) and Final Plat of Subdivision to create 
one additional commercial lot (Lot – 19). 

 
 

 

General Information: 
Site Information 

Location Intersection of Woodward Dr. and Regency Ct.; North of Rt.64 and East of Oak St. 
Acres 1.639 

 
1) Application for a Special Use (Amendment to Special Use for a Planned 
Unit Development) 

Applications 

2) Application for Final Plat of Subdivision 
17.04.430 – Changes in Planned Unit Developments 

ORD 2006-Z-4 An Ordinance Rezoning Property and Granting a Special Use as a 
Planned Unit Development for Pine-Ridge Park and Regency Estates PUD (A 
Portion of the West Gateway PUD 

Applicable 
Zoning Code 
Sections/ 
Ordinances ORD 2006-M-8 Twelfth Amendment to and Restatement of Annexation 

Agreement City of St. Charles and West Gateway property owners (Regency 
Estates/Pine Ridge PUD) 

 
Existing Conditions 

Land Use Open Space –Stormwater Detention 
Zoning BC – Community Business 

 
Zoning Summary Current Land Uses 

North BC- Community Business (PUD) Open Space (Pine Ridge) 
East BC- Community Business (PUD) Vacant (Pine Ridge) 
South BC- Community Business (PUD) Vacant (Pine Ridge) 
West BC- Community Business (PUD) Vacant (Pine Ridge) 

 
Comprehensive Plan Designation 

Retail and Service 

Community Development
Planning Division 

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

RT. 64

Site

Zoning Map 

Woodward Dr.

RT. 64

Site

Woodward Dr.
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II. BACKGROUND: 
 
In 2006, the City Council approved the Pine Ridge Park/Regency Estates Planned Unit 
Development.  The PUD included the following: 
• The total site is 60.17 acres. 
• Pine Ridge Park was approved as a 27.43 acre, 18 lot commercial development 

o At that time, this portion of the site was zoned as B-3 Service Business District 
• Regency Estates was approved as a 13.17 acre, 61 unit townhome development 

o At that time, this portion of the site was zoned as R-4-A Attached Single Family-
Residence District 

• 14.39 acres of open space/stormwater retention 
• 7.98 acres of public right-of-way 

o Woodward Drive has already been constructed 
Typically, when a PUD is approved there is an associated PUD Preliminary Plan approved for the 
entire development.  However, the City’s Zoning Ordinance does contain provisions to allow a 
developer to request that a PUD Preliminary Plan be approved for a first phase of the 
development and a Concept Plan for the remainder of the property.  In this case, there was a PUD 
Preliminary Plan approved for the Regency Estates portion of the development and a Concept 
Plan entitled, “Concept Plan Regency Estates and Pine Ridge Park” that generally approved the 
layout of Regency Estates and Pine Ridge Park.   
 
1. ZONING ENTITLEMENTS 
 

The Council approved the following ordinances/agreements/resolutions in relation to this 
PUD development: 
• Ordinance 2006-M-8 “Twelfth Amendment to and Restatement of Annexation 

Agreement City of St. Charles and West Gateway property owners (Regency Estates/Pine 
Ridge PUD) 

• Ordinance 2006-Z-4 “An Ordinance Rezoning Property and Granting a Special Use as a 
Planned Unit Development for Pine-Ridge Park and Regency Estates PUD (A Portion of 
the West Gateway PUD)” 

 
Both properties were rezoned in 2006 as part of the City’s Zoning Ordinance update.  The 
Pine Ridge development was rezoned to the BC Community Business District and Regency 
Estates was rezoned to the RM-1 Mixed Medium Residential District.   

 
2. COMPREHENSIVE PLAN 
 

The Comprehensive Plan land use designation for the area proposed as Lot-19 is Retail 
Service.  The Retail Service designation encapsulates most businesses such as stores, 
restaurants, and professional offices and is consistent with the uses permitted in the Pine 
Ridge Park PUD.   
 

3. DEVELOPMENT HISTORY 
 

Since the PUD was approved, there has been limited development activity in both the 
commercial and residential sections.  An ALDI was constructed on lots 10 & 11 in Pine 
Ridge Park, and one townhome building, containing 5 units, was constructed in Regency 
Estates.  At this time none of those units has been purchased.   
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 The original developer does not own this development.  Real Property Holding St. Charles, 
LLC became the owner of all the properties and assets in 2009. 

   
III. PROPOSAL:   

 
Real Property Holding St. Charles LLC., represented by James Cooke, has submitted an 
application for an Amendment to a Special Use for a Planned Unit Development to modify the 
approved Concept Plan for Regency Estates and Pine Ridge Park to create one additional 
commercial lot.  The salient features of this proposal are as follows: 
• The applicant is proposing to create a new commercial lot in the area approved for 

stormwater/open space 
• This lot will be created at the southwest portion of the open space area, immediately east of 

lot 3 
• The lot will utilize the already constructed infrastructure, and access will be provided from 

Woodward Drive 
• The applicant is not proposing any additional changes or modifications to the approved PUD 

or Approved Concept Plan. 
 

IV. ANALYSIS: 
 

1. ZONING 
 
The underlying zoning district for this property is BC- Community Business District.  
However, the approved PUD includes specific regulations for permitted uses, bulk, and 
architectural design.  Staff has reviewed the submitted revised Concept Plan for conformance 
with the relevant standards of the Pine Ridge Park PUD and the BC Zoning District.  Table 1 
details Staff’s review.  The proposed lot does conform to the standards established in the Pine 
Ridge Park PUD and underlying zoning district.    
 
Table 1 
 

ZONING CATEGORY 

STANDARDS 
ESTABLISHED PER 
ORD 2006-Z-4 (PINE 
RIDGE PARK PUD) 

STANDARDS 
PER THE BC 

ZONING 
DISTRICT 

LOT - 19 

Minimum Lot Area None 1 - Acre 1.639 Acres 

Minimum Lot Width None 50’ 350’ 

Building Setbacks: 

Setback from Woodward 
Drive 40’ 20’ 80’ 

Interior Side 5’ 5’ 42’ 
Exterior Side N/A N/A N/A 
Rear 5’ 25’ 58’ 

 
2. REDUCTION IN OPEN SPACE 
 

The approved Concept Plan showed the area where Lot-19 is proposed as part of a 14.39-acre 
stormwater/open space area.  The creation of Lot-19 will result in a reduction of this area by 
1.63-acres to 12.70-acres.  The percentage of open space for the PUD will be reduced from 
23.9% to 21.2%.  There was no specific greenspace requirement listed in the Pine Ridge Park 
PUD.  However, the minimum greenspace requirement of the current zoning ordinance is 
20%.  

morourke
Text Box
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Army Corp of Engineers Review 
 
This stormwater/open space area is considered a wetland by the Army Corps of Engineers.  
The creation of Lot-19 will require fill within this wetland.  However, it was discovered after 
mass grading of the entire development that a majority of this site is at a higher topographical 
elevation than the wetlands area, and would be considered low-quality wetlands by the Army 
Corps.  The previous property owner had the Army Corps of Engineers review this proposal 
in 2007.  That property owner had received a letter from the Army Corps dated July 18, 2007 
(Attached to this Memo) stating that they approved this fill.  The previous owner was 
required to pay $179,010.00 to mitigate the loss of wetlands.   A letter from The Conservation 
Fund dated September 26, 2007 confirms that the previous property owner paid the full 
amount owed to the Northeast Illinois Wetlands Conservation Account (NEIWCA).   

 
V. FUTURE APPLICATIONS: 

 
Application for PUD Preliminary Plan  
The approved PUD was structured so that any future development on any lot within Pine Ridge 
Park is required to file a PUD Preliminary Plan Application for review by the Plan Commission 
and City Council.  This provision will extend to Lot-19 if this proposal is approved.   
 

VI. PUBLIC HEARING 
 
The Plan Commission held a public hearing on the application for an amendment to the Special 
Use for a PUD on 12-7-2010.  The Plan Commission did not state any concerns with the proposal 
at that time.  
 

VII. PROPOSED FINDINGS OF FACT 
 

AMENDMENT TO SPECIAL USE FOR A PUD ORDINANCE  
2006-Z-4 (An Ordinance Granting a Special Use as a Planned Unit Development for Pine-Ridge 

Park and regency Estates PUD (A Portion of the West gateway PUD) 
 

The proposed amendment to the Special Use as a Planned Unit Development for Pine-Ridge Park 
and Regency Estates PUD (A Portion of the West gateway PUD) is found to be 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 Section 17.04.400.A. 
 
Purpose # 5 states the following, “to promote the economical development and efficient use of 
land, utilities, street improvements, drainage facilities, structures and other facilities.”  The 
location of the proposed Lot 19 was intended to be used as part of a wetland area.  However, 
after mass grading of the site was completed, it was discovered that this site was at a higher 
topographical elevation and was not suitable for those purposes.  By turning this lot into a 
commercial property it promotes the continued economic development of the entire 
development, as opposed to leaving this area underutilized as a wetland.  There is the potential 
for a well-planned commercial development as opposed to an area that will not function well 
as a wetland and could potentially deter development due to unsightly future conditions.   
  

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:  
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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.  

 
The underlying zoning of this property is BC - Community Business.  The proposed 
commercial lot will conform to the standards of the underlying Zoning District and those 
established in ORD 2006-Z-4 An Ordinance Rezoning Property and Granting a Special Use 
as a Planned Unit Development for Pine-Ridge Park and Regency Estates PUD (A Portion 
of the West Gateway PUD 
 

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.  
 
A Special Use for the PUD is already approved on this site.   

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

necessary facilities have been, or are being, provided;  
 
The utilities and infrastructure already exist through the Pine Ridge Business Park.   

 
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 amendment to the existing Special Use for the PUD will permit the development of 
one additional commercial lot.  This lot will have a positive effect on the nearby properties 
by creating a collaborative commercial business park as opposed to a wetland area that will 
not function properly.  Therefore, the additional commercial lot will encourage 
development of the surrounding properties. 

 
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 surrounding properties are already developed or located within PUD that contain 
specific development standards and entitlements.  This amendment to the Special Use for a 
PUD will not effect the orderly development of those properties as they are already 
developed or entitled to develop.    

 
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 Special use for the Pine Ridge Business Park has already been approved and entitled.  
This proposed amendment will simply add an additional commercial lot that will have to 
conform to the standards established in the approved Planned Unit 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, except as may be varied pursuant to a Special Use for Planned 
Unit Development.  

 
This Special Use for a PUD amendment will conform to all applicable regulations of Title 
17 (Zoning Ordinance) and the development standards established in the ORD 2006-Z-4 
An Ordinance Rezoning Property and Granting a Special Use as a Planned Unit 
Development for Pine-Ridge Park and Regency Estates PUD (A Portion of the West 
Gateway PUD.   

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

and economic well being of the City. 
 
The PUD is already approved in this location.  This amendment will create an additional 
commercial lot that will be beneficial to physical development of the site by allowing a 
commercial development on a portion of the property that would be underutilized as a 
wetland.   

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

 
The Comprehensive Plan Land Use Designation for this location is Retail and Service.  The 
uses permitted in ORD 2006-Z-4 An Ordinance Rezoning Property and Granting a Special 
Use as a Planned Unit Development for Pine-Ridge Park and Regency Estates PUD (A Portion 
of the West Gateway PUD) are consistent with the Retail and Service uses specified in the 
Comprehensive Plan.   
 

VIII. RECOMMENDATION: 
 
Staff is recommending approval of the Application for a Special Use to amend the Pine Ridge 
Business Park and the Application for a Final Plat of Subdivision to create a 19th commercial lot.   

 
IX. ATTACHMENTS 
 

Concept Plan Regency Estates and Pine Ridge Park; Transland, Ltd.; Dated 9-24-10 
Pine Ridge Park – Lot 19 Grading & Utility Plan; Western Surveying & Engineering, P.C., Dated 
3-10-11 
Final Plat of Subdivision, Western Surveying & Engineering, P.C., Received on 3-31-11 
Public Hearing Transcripts from the 12-7-11 Public Hearing 
Letter dated 7-18-07 from the Army Corps of Engineers 
Letter dated 9-26-07 from the Midwest Office of The Conservation Fund 
 
 
Cc: Rita Tungare, Director of Community Development 

   James Cooke, Law Offices of James Cooke 


























































