
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Concept Plan for the Corporate Reserve Development 
(Multi-Family Residential and Mixed Use) 

Presenter: Matthew O’Rourke 

 
Please check appropriate box: 
   Government Operations       Government Services 

X Planning & Development (11/14/11)    City Council 

 Public Hearing   
 

Estimated Cost:  NA Budgeted:    YES  NO  

If NO, please explain how item will be funded: 
 
Executive Summary: 
 
JCF Real Estate, represented by Paul Robertson, has submitted a Concept Plan Application for the Corporate 
Reserve Business Park.  The applicant is proposing to change Lot – 8 (northwest 17.0 acres) of the property to a 
multi-family residential and mixed-use development.  The details of this proposal are as follows: 
 2 three-story mixed use (retail and residential) buildings at the entrance to the residential development. 

O 7,000 SQ FT of retail space. 
 5 four-story multi-family residential buildings and 3 three-story multi-family residential buildings. 

o 342 total residential units (51 affordable units required). 
 A fitness club use is shown along the east of the proposal area. 
 565 total off-street parking spaces. 
 
The Concept Plan was reviewed by the Plan Commission on 11/8/11. A summary of the Plan Comments is 
attached. 
 
Attachments: (please list) 

Concept Plan Set; BSB Design; dated 9-9-2011 
Future Overall Site Plan; Mackie Consultants LLC.; dated 3-18-08 

Recommendation / Suggested Action (briefly explain): 

 
Discuss the Concept Plan Proposal.  The following are some items to consider: 
 Is this a desired land use for this location? 

o If so at the densities shown? 
 Are the mixed-use buildings desirable for this location? 
 Are the proposed heights of the buildings suitable for the site? 
 Is the architecture of the buildings suitable for the site? 

 
For office use only: Agenda Item Number: 2g  

 



 
 
 
Staff Memo 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission; and 
 
  Chairman Cliff Carrignan  
  And the Members of The Planning & Development Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Concept Plan for Corporate Reserve (Multi-Family Residential Concept Plan) 
 
DATE:  November 4, 2011 
  
 
I. APPLICATION INFORMATION: 

Project Name: Corporate Reserve Concept Plan (Multi-Family) 

Applicant:  JCF Real Estate (Paul Robertson)  

Purpose:  Concept Plan Review of Proposed Changes from Office Development to 
Multi-Family Residential Development 

 

Community Development
Planning Division 

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

General Information: 
 

Site Information 
Location Lot 8 located west of the existing office building and north of Woodward 

Drive, in the Corporate Reserves business park 
Acres 17.0 

 
Applications 1) Concept Plan
Applicable 
Zoning Code 
Sections 

17.04.430 Changes in Planned Unit Developments 
17.12.Residential Districts 
Table 17.12-2 Residential District Bulk Requirements 

PUD ORD-
2008-Z-18 

 “An Ordinance Rezoning Property and Granting a Special Use as a Planned 
Unit Developed for Corporate Reserve of St. Charles PUD (A Portion of the 
West Gate Property)” 

 
Existing Conditions 

Land Use Vacant 
Zoning OR- Office and Research (PUD) 

 
Zoning Summary 

North Unincorporated Kane County/ PL 
Public Land 

Forest Preserve 

East OR- Office and Research (PUD) Vacant Office Land / Office Buildings 
South BC-Community Business (PUD) Vacant 
West RM-1 Mixed Medium Density 

Residential District 
Remington Glen Townhomes 

 
Comprehensive Plan Designation 

Business Enterprise 
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Aerial Photograph 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Zoning 

Subject Property 

Rt. 64

Woodward Drive 

Subject Property 

Rt. 64

Woodward Drive 
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II. PROJECT OVERVIEW: 

 
A. PROJECT HISTORY 

 
In 2008, the Corporate Reserve Business Park was approved by Ordinance 2008-Z-18 
“An Ordinance Rezoning Property and Granting a Special Use as a Planned Unit 
Developed for Corporate Reserve of St. Charles PUD (A Portion of the West Gateway 
Property)” on the former Cardinal Industries property. The 50.4 acre property was 
rezoned as follows: 
• The portion of the property north of Woodward Drive was zoned OR – Office 

Research PUD (29.8 acres) 
• The portion of the property south of Woodward Drive was zoned BC- Community 

Business PUD (8.00 acres) 
 
In addition to the rezoning of the entire property, the development of the site was 
bifurcated into two phases in the following manner: 
 
Phase I 
A preliminary PUD Plan was approved for lots 1, 4, 5, 6, and 7 which included: 
• Lots 1, 4, and 7 are all open space/storm water retentions ponds (7.30 acres). 
• Lot 5 - 1 three-story office building (3.75 acres). 
• Lot 6 - 2 one-story office buildings (3.46 acres). 
• The construction of Woodward Drive and Corporate Reserve Blvd. (4.78 acres). 

o A bike path on the north side of Woodward Drive is required as part of this 
phase.   

 
At this time the 2 one story office buildings on lot 6, Woodward Drive, Corporate 
Reserve Blvd., and the retention ponds on lots 1, 4, 5, 6, and 7 have been constructed. 
 
Phase II 
Lots 2, 3, and 8 of the site were not included in the PUD Preliminary Plan approval.  A 
potential layout for this portion of the property was included as an exhibit to the PUD 
Ordinance titled, “Future Overall Site Plan for Reference” (Attached to this Memo for 
Reference).   

Per Exhibit V Section 3, Subsection C Sketch Plan of Ordinance 2008-Z-18, 
“The primary purpose of the Sketch Plan is to analyze the sufficiency of utility, 
transportation and infrastructure capacity to service the Subject Property 
when fully developed, and to ensure that utility, transportation and 
infrastructure capacity improvements to be constructed with Phase I shall be 
sufficient to serve future Development Phases.  The Sketch Plan shall not be 
construed as approval of a preliminary plan, preliminary plat, preliminary 
engineering or final engineering under any provision of state law or CITY 
ordinance.  ”  

 
This Sketch Plan included the following: 
• Lot 8 - 2 five-story office buildings and 2 one-story office buildings (22.65 acres). 
• Lot 3 - 1 one-story office building (3.53 acres). 
• Lot 2 - commercial/retail space along Rt.64. (4.5 acres). 
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The construction of a traffic signal at the intersection of Rt.64 and Corporate Reserve 
Blvd. and related improvements to Rt. 64 were also stipulated.  The property developer is 
required to construct these improvements once there is a sufficient amount of building 
square footage developed on the site to warrant the traffic signal.   

 
  Corporate Reserve Lot Layout   
 

Lot 1

Lot 8
Lot 7

Lot 6 

Lot 5 
Lot 2

Lot 3

Lot 4 
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B. CONCEPT PLAN PROPOSAL 

 
JCF Real Estate, represented by Paul Robertson, has submitted a Concept Plan 
Application for the Corporate Reserve Business Park.  The applicant is proposing to 
change Lot – 8 (northwest 17.0 acres) of the property to a multi-family residential and 
mixed-use development.  The details of this proposal are as follows: 
• 2 three-story mixed use (retail and residential) buildings at the entrance to the 

residential development. 
O 7,000 SQ FT of retail space. 

• 5 four-story multi-family residential buildings. 
• 3 three-story multi-family residential buildings. 
• 342 total residential units. 

o 51 affordable units required. 
• A fitness club use is shown along the east of the proposal area. 
• 565 total off-street parking spaces. 

 
C. COMPREHENSIVE PLAN  

 
1. Land Use Designation 

The current Comprehensive Plan Land Use designation for this property is Business 
Enterprise.  Business Enterprise is defined as follows: 

 
“Business Enterprise.  Includes older manufacturing areas in transition and/or in 
need of rehabilitation.  Uses include light assembly, processing or other uses 
suitable for rehabilitation of the area.  The maximum Floor Area Ratio is 0.40.” 

 
2. West Gateway Planning Component 

 
This property is located in the West Gateway – Planning Component 18 subarea of 
the Chapter 13, Land Use of the Comprehensive Plan.  The pertinent 2003 Future 
Land Use Directions from this component are: 
• Consider development of this area as a unified whole, maintaining the overall 

average residential density with strong relationships and transitions between 
different residential neighborhoods. 

• The macro scale development pattern is retail commercial development along 
Randall Road; business enterprise, office and fairgrounds use in the next tier; 
and further west, higher density residential then lower density residential 
blending into county subdivisions.   

• Behind the Randall Road frontage property west to the NiGas right of way 
should be developed for business enterprise uses.  Support desired land uses with 
an interconnected network of streets west of Randall Road. 
 

3. Regency Estates Approval 
 
In 2006, the City Council approved the Pine Ridge/Regency Estates PUD.  The 
Regency Estates portion of this PUD is a residential development north of Woodward 
Drive.   
 
It is important to note that the Regency Estates residential portion of that site is also 
designated as Business Enterprise in the Comprehensive Plan. However, the Staff 
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Report dated 4-8-05, composed at the time of the original project and PUD approval, 
indicated that the Plan Commission and City Council considered the residential 
component appropriate during the concept plan review of this PUD.  It was further 
stated that, given the site’s unique development challenges, that residential units 
would act as a catalyst and fuel retail and business enterprise development in this 
area. 

 
III. ANALYSIS OF CONCEPT PLAN 

 
Staff performed a preliminary analysis of the submitted concept plans to identify pros, cons, and 
any issues/challenges created by the proposed change in use.  The following is a detailed 
description of Staff’s analysis.   
 
A. PROPOSED LAND USES 

 
PROS 
 

Category Support 

Mix of Land 
Uses 

The Concept Plan does indicate that there will be an interesting 
mix of multi-family development, mixed-use development, and a 
fitness center.  These uses will provide some services to the 
residents within this community and the adjacent office park 
buildings, as opposed to having to travel by automobile for similar 
services. 

Rt. 64 Frontage 
The Applicant is not proposing any changes to the commercial and 
office uses along Rt.64.  This will create a consistent development 
pattern with the development to the east and west. 

Architecture 

The Applicant has submitted conceptual elevations for the 
development.  Based on the size of the buildings, the elevations do 
show the required changes in building form such as; changes in the 
depth of the elevations, sloped roofs, changing of the roof forms, 
and material and color changes.  These preliminary elevations do 
meet the standards of Section 17.06.050 Standards and 
Guidelines – RM1, RM2, and RM3 Districts of the Zoning 
Ordinance.  However, Staff has not reviewed the plans for 
conformance with the Section 17.06.050.F Building Materials 
since there in not enough information at this time.   

 
CONS 
 

Category Support 

Building Height 

The proposed building height is approximately one to two -stories 
taller than that of the surrounding residential developments. 
 
* However, the approved PUD plan did contemplate that 2 five-
story office buildings could potentially be constructed on this 
portion of the Corporate Reserves development.   
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Layout 
 

The layout as shown does not utilize the street pattern or internal 
greenspaces efficiently.  This could be redesigned to create 
linkages to the surrounding greenspaces and orient the 
development towards the existing street patterns. 

 
B. SURROUNDING LAND USES  

 
PROS 
 

Category Support 

Proximity to 
Commercial 
Uses 

This site is located in close proximity to existing commercial and 
retail uses as well as a number of commercially-zoned 
undeveloped lots.  This site will provide a convenient location for 
services and shopping for the residents of the proposed 
development.  Additionally, the increase in number of residential 
units will increase the number of patrons/rooftops in the area to 
benefit existing businesses and planned commercial developments. 

Location to 
Employment 
Centers 

This site is in close to existing and planned employment centers 
such as Geneva Commons, Delnor Hospital, the Zylstra 
development, and the existing offices of the Corporate Reserve 
PUD.   

Connectivity 
and Pedestrian 
connections 

There is a substantial existing and planned bike path and sidewalk 
network around and through the proposed development.  This will 
enable residents of the development to easily walk to existing and 
planned office/work areas (such as the existing and planned 
Corporate Reserve office buildings), surrounding forest preserves, 
and regional and local parks. 

Existing Land 
use Pattern 

There is a precedent with the properties to the east and west of this 
site for having commercial uses facing Rt. 64 and residential uses 
north of Woodward Drive.   

Surrounding 
Greenspace and 
Proximity to 
Parks 

Higher density multi-family developments should be located 
within close proximity to greenspace areas.  This site is located 
directly south of a large forest preserve area, there is a Park 
District park to the west of this site, and access to regional 
facilities such as the James O. Breen Park facility and the Great 
Western Trail bike path.   
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CONS 
 

Category Support 

Surrounding 
Residential 
Density 

While there are residential developments to the west (Remington 
Glen) and east (Regency Estates) of this location, the densities of 
these two development are lower as detailed below: 
• Remington Glen:  11.0 units/acre* 
• Regency Estates:  5.6 units/acre* 
• Corporate Reserve Proposal: 23.5 units/acre* 
The proposed development may provide a stark contrast to these 
existing residential areas.   
 
*Based on Staff estimates and do not include retention/pond areas 

Surrounding 
Residential 
Building Types 

The developments to the east and west of this site are single-family 
and townhome construction types.  The proposed buildings are 
taller and more massive.   
 
*Staff has suggested lowering the height of buildings 4 and 5 to 
create a buffer to the Remington Glen townhomes west of this site.  

Loss of Office 
Space 

The loss of the projected office spaces may impact some of the 
commercial areas.  There will be less daytime population than 
originally anticipated.   

 
C. INFRASTRUCTURE 

 
Wills, Burke, Kelsey and Associates (WBK) have reviewed the proposed concept plans 
to identify any potential items that would need to be considered should the Applicant 
decide to proceed with formal applications.  The following details the items that they 
have identified: 
 
1. Utility Capacities 

 
WBK identified that the change from office use to residential use will create an 
increase in the Sanitary Sewer system peak hour demand, and this increase may 
exceed the amount of sewer capacity anticipated in this area.  WBK has stated that 
should the developer proceed with formal applications, the developer should study 
the capacity of the westside sewer treatment plant to verify there is adequate capacity 
for the proposed development and future development in the area.  
  

2. Traffic 
 
WBK has stated that a traffic study is warranted as part of a PUD Preliminary Plan 
and Preliminary Engineering review as, “the change in use will most likely cause an 
increase in peak trips and result in a distribution that adds to the predominant a.m. 
and p.m. peak hour direction.”  It was assumed that the majority of traffic generated 
by the development would be heading west (or against) the majority of the traffic in 
the morning and east in the evening.  The proposed change in use would generate 
traffic that would be heading in the same direction as the morning and evening rush 
hours.     
 
This study should also examine whether the change in use will warrant the 
installation of the proposed traffic signal at Rt.64 and Corporate Reserves Blvd. 
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WBK also states that this development would benefit from the future connection of 
Woodward Drive to Randall Road being completed. 
 
 
 

IV. ITEMS TO CONSIDER 
 

 Is this a desired land use for this location? 
o If so at the densities shown? 

 Are the mixed-use buildings appropriate for this location? 
 Are the proposed heights of the buildings appropriate? 
 Is the architecture of the buildings appropriate? 
 Should the applicant proceed with formal applications? 

 



 
 
 
 
 
 
 
Staff Memo 
 
TO:  Chairman Cliff Carrignan  
  And the Members of The Planning & Development Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Addendum to the Staff Memo for the Concept Plan for Corporate Reserve (Multi-Family 

Residential Concept Plan) 
 
DATE:  November 9, 2011 
  
 
PLAN COMMISSION COMMENTS 

 
The Plan Commission held a public meeting on November 8, 2011 to discuss the Corporate Reserve 
Multi-Family and Mixed-Use Concept Plan Application.  The following is a bullet point summary of the 
Plan Commission’s Comments: 
• There was general support for residential use on this portion of the Corporate Reserve development, 

especially considering the general development pattern of the surrounding properties. 
o The Commissioners opinion’s differed on the appropriate density levels; some felt that the 

density (as shown) was too high, while others felt that a density close to what is proposed is 
acceptable.  There were also differing opinions on the proposed height and what would be 
compatible. 

• That the layout of the site should be more cohesive and should be laid out along streets in a regular or 
more grid-like pattern. 

• The surface parking lots dominated too much of the site plan and would like to see the parking areas 
broken up and/or designed in a manner in which they are not so visually prevalent. 

• The open and park spaces should be more clearly defined and useable as social interaction places. 
• Views to and from the Leroy Oaks Forest Preserve and the surrounding properties should be 

considered in the layout of the proposed buildings. 
• The applicant should consider an Architectural style that is more compatible with surrounding 

developments or representative of the Midwest such as “Prairie Style”.  
 
 
 

 

Community Development
Planning Division 

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
































