
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

Charlestowne Mall PUD Redevelopment 

City Staff: Russell Colby, Planning Division Manager 
 

 Please check appropriate box (x) 

 PUBLIC HEARING 
10/22/13 X 

MEETING 
10/22/13 X 

APPLICATIONS UNDER CONSIDERATION: 

Special Use (Amendment to Charlestowne Mall PUD Ordinance) 

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report (dated 10/18/13) Special Use Application and attachments 

Traffic Trip Generation Study 
Concept Plans (site, engineering, landscape, 
pedestrian circulation, renderings) 

Chapter 17.06 of the Zoning Ord. (Design 
Guidelines) 

Existing Charlestowne Mall PUD & Amendments 

EXECUTIVE SUMMARY: 

 
Background: 
 
SC Main 3800, LLC, contract purchasers of the mall property, have requested to amend the Charlestowne Mall 
PUD ordinance to establish new standards to facilitate the redevelopment of the mall site as shown in their 
proposed site plan.  
 
At this time, the developer is requesting only to amend the Special Use for PUD Ordinance. The PUD ordinance 
will be amended to allow for the development shown on the site plan. The site plan will be used to demonstrate 
the design intent for future PUD Preliminary Plans to be submitted for review and approval. 
 
Follow up to 10/8/13 Public Hearing: 
 
The Plan Commission held a public hearing on this application on 10/8/13. The hearing was continued to allow 
staff and the applicant to modify the proposed PUD standards based on the Plan Commission discussion. 
 
Comments from the public hearing and responses are listed in the Staff Report. The PUD Standards exhibit to 
the Staff Report has been revised. 
 
The developer has submitted a revised Site Plan and a Pedestrian Circulation Plan. 
 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 
 
Conduct the public hearing and close if all testimony has been taken. 
 
Staff has provided a recommendation for approval of the Special Use Application and has provided draft 
Findings of Fact for the Plan Commission’s consideration. 
 

 



 
 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  Charlestowne Mall- Amendment to Special Use for Planned Unit Development 
 
DATE:  October 18, 2013 
  
 
I. APPLICATION INFORMATION: 

Project Name: Charlestowne Mall Redevelopment 

Applicant:  SC 3800 Main, LLC  

Purpose:  Approve new PUD standards for the redevelopment of 
 Charlestowne Mall 

 
 

 
General Information: 

Site Information 
Location 3700-3850 E. Main St. 
Acres 82 acres 

 
Applications Special Use Application (to amend existing PUD) 

Applicable 
Zoning Code 
Sections/ 
Ordinances 

17.04.430 Changes in Planned Unit Development 
Table 17.14-2 Business and Mixed-Use Districts Bulk Regulations 
Ordinance 1988-Z-10 (Charlestowne Mall PUD) and subsequent amendments 
(1989-Z-8, 1991-Z-2, 1994-Z-8, 1995-Z-16) 

 
Existing Conditions 

Land Use Enclosed shopping mall 
Zoning BR – Regional Business (PUD) 

 
Zoning Summary Current Land Uses 

North BC-Community Business (Oliver Hoffmann) 
RS-4 Residential PUD (Charlemagne Sub.) 

Vacant/farmed 
Single Family Residential 

East BC-Community Business & BR Regional Business Retail/Restaurant 
South BC-Community Business & BR Regional Business Retail/Restaurant/Office 
West BR- Regional Business PUD (Stuart’s Crossing) Retail/Restaurant 

 
Comprehensive Plan Designation 

Corridor/Regional Commercial 

     Community Development 
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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II. BACKGROUND: 
 
The Charlestowne Mall PUD was approved by the City in 1988 and the mall opened in 1991. 
Additions were constructed in 1994 (Kohl’s store) and 1995 (movie theater). 
 
The existing PUD was established in 1988 based on the City’s former Zoning Ordinance.  The 
PUD set requirements for the mall property to be developed as a single structure located at the 
center of the property. The only separate building that was contemplated was the Saver’s store 
(former Toy R Us), which is now a standalone property under separate ownership and is not part 
of this proposal. 
 
To construct any additional buildings on the mall property, the PUD ordinance must at a 
minimum be amended to: 1) reduce the perimeter building setback requirements (currently 200 ft. 
from all perimeter property lines) and 2) remove a “building envelope” plan that limits all 
structures to the center of the property. 

 
III. PROPOSAL: 

 
SC Main 3800, LLC, contract purchasers of the property, have requested to amend the 
Charlestowne Mall PUD ordinance to establish new standards to facilitate the redevelopment of 
the mall site as shown in their proposed site plan. 

 
The redevelopment concept includes removing the vacant former Sears anchor store, downsizing 
and relocating the food court, and reconfiguring the front entrances to the mall and movie theater 
with new retail and dining spaces to create a new "front" to the mall building. The building will 
remain an enclosed mall. 
 
Additional retail/commercial buildings are planned around the mall, including a number of new 
outlot building pads to be located along East Main Street (Illinois Route 64). 
 
No changes are proposed to the detention basins or landscaping along the north property line of 
the mall. 

 
IV. ANALYSIS: 
 

A. COMPREHENSIVE PLAN 
 
The City recently adopted a new Comprehensive Plan that addresses the Charlestowne Mall site 
in detail. The site is located in the East Gateway Subarea Plan located in Chapter 8 of the 
document. The East Gateway area was subject to considerable discussion during the 
comprehensive planning process, including a visioning workshop designed specifically to gather 
input on how the mall site could be redeveloped. Feedback from that workshop was used to draft 
the Charlestowne Mall Framework Plan (p. 105) and Repositioning Alternatives (p. 106).  
 
Additionally, the East Gateway Improvement Plan (p. 103) identifies other potential 
improvements to the mall site and the commercial area surrounding it, including: the need for a 
landscaping reduction along Main St.; the need for better pedestrian connections to commercial 
sites; and the need for cross access between commercial sites. 
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B. REVIEW AND APPROVAL PROCESS 
 
At this time, the developer is requesting only to amend the Special Use for PUD Ordinance. The 
PUD ordinance will be amended to allow for the development shown on the site plan. The site 
plan will be used to demonstrate the design intent for future PUD Preliminary Plans to be 
submitted for review and approval. 
 
PUD Preliminary Plan applications will need to be submitted for the overall site, and future 
applications can be submitted as each outbuilding is developed. PUD Preliminary Plans include 
preliminary engineering plans, building architectural elevations, and landscape plans. The review 
process for a Preliminary Plan includes a review and recommendation by Plan Commission and 
approval by City Council. During the review process, the Preliminary Plans are reviewed for 
conformance with the PUD ordinance and other applicable zoning requirements. No public 
hearing is required for a Preliminary Plan review where the plans are in conformance with the 
established PUD and other applicable zoning standards. 
 
A future public hearing would be required to change any of the PUD requirements being 
established as a part of this current amendment or to establish a new Special Use on the property 
(such as a drive-through associated with a restaurant). 

 
C. PLAN COMMISSION PUBLIC HEARING COMMENTS 
 
The following comments were discussed at the public hearing on 10/8/13. Staff met with the 
developer to discuss responses to each item. These responses are summarized below. 
 
1. Concern about the PUD deviation for 15 ft. parking setback along Rt. 64 and 

whether spaces would remain for sidewalk along Rt. 64: 
 
a. The PUD standard has been changed to 15 ft. for drive-through circulation drives 

only; parking will maintain a 20 ft. setback. 
b. Landscape plans will reserve a 5 ft. strip where a future sidewalk could be installed. 

 
2. Adequacy of parking outside the ring road for outlots and concern about 

pedestrians crossing the ring road: 
 
a. A PUD standard has been added to require 4 parking spaces per 1,000 square feet 

outside of the ring road for outlot buildings located outside of the ring road. 
b. The developer has designated pedestrian crossing locations on the Pedestrian 

Circulation Plan. 
 
3. Contrast of the new mall architecture with the existing anchor buildings: 

 
a. A PUD standard will require complementary architecture on the reconstructed 

portions of the building, but allow for variation as shown in the renderings. 
 
4. Future cross access connection to Stuart’s Crossing: 

 
a. An area for potential future cross access has been shown on the site plan. 

 
5. Extension of the entry drive from 38th Ave. to the mall building: 
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a. The developer analyzed this change and concluded an extension of the entry drive in 
this location will be detrimental to the parking count. Also, the developer is 
concerned with causing traffic issues at the 38th Ave. entrance from Rt. 64, which has 
a shorter throat length than the western entrance, where the drive is planned to extend 
to the mall. 

 
6. Walkability/pedestrian connections/crossings and accommodating bicycle 

traffic/transit: 
 
a. The developer has provided a Pedestrian Circulation Plan showing existing 

sidewalks/crosswalks around the mall, proposed sidewalks, and possible future 
connection points. 

b. A location can be designated for potential transit service. (Note: Currently the mall is 
not served by a fixed-route bus, but is within the St. Charles-Geneva Call-and-Ride 
Service Area.) 

 
7. Screening of existing loading areas: 

 
a. A PUD standard will be included. 

 
8. PUD deviation for over 10% EIFS (Exterior Insulated Finishing System) on a 

façade: 
 
a. A PUD standard will clarify that EIFS is primarily for accent features, not a primary 

façade material. 
 
9. Sustainability/permeable pavement products 

 
a. Detention basins will be naturalized. Bioswale/rain garden designs will be considered 

in certain landscape islands. 
b. Permeable pavers will not be practical because areas of the site that are to be 

reconstructed have existing compacted soil and the recycled fill that will be used will 
not be permeable. 
 

D. PUD STANDARDS 
 
An attached table (Exhibit “A”) compares the PUD requirements currently applicable to the 
property, the current BR Regional Business zoning of the site, and what standards are requested 
as a part of the current proposal. Based on the 10/8/13 Plan Commission discussion, the 
summary below and the attached table (Exhibit “A”) have been revised. Revisions are 
highlighted in bold below. 
  
Staff has worked with the developer to compile the standards on this list. Staff’s intent is to create 
an entirely new PUD ordinance for the property that reflects the City’s current Zoning Ordinance 
standards and also accommodates their conceptual proposal. 

 
The following is a summary of the significant requirements that will change based on the PUD 
proposal: 
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 Permitted and Special Uses: The BR use list located in Table 17.14-1 will replace the 
existing PUD use list that is based off of the City’s former Zoning Ordinance. 

o The developer has requested that 3 drive-through uses for the outlots be 
granted as permitted uses in the PUD ordinance (and therefore no public 
hearing would be required for each drive-through). The developer would 
still need to present a PUD Preliminary Plan for the proposed outlot 
building and site, and the Plan Commission would have the opportunity to 
review the site circulation and any request for a drive-through stacking 
reduction.  

 
 Setback requirements:  

o The existing PUD requirement for a 200 ft. building and 40 ft. parking setback 
will remain along the north property line adjacent to the Charlemagne 
Subdivision, but under the new PUD the other perimeter property line setbacks 
will change to the current BR Regional Business district requirements. 

o The developer has requested a variance to reduce the parking setback along Main 
St. from 20 ft. to 15 ft. 
 The reduced 15 ft. setback would only apply to drive-through 

circulation drives. Parking spaces will be set back 20 ft. 
 

 Building Size:  
o Height: Given the varied grade of the site, building height will be regulated based 

on the elevation of the property at the tallest portion of the building (currently the 
roof peak at the center court of the mall). 
 The developer has provided data on the existing and proposed 

building heights. The proposed standards would be: 
 Mall roofline max. elevation: 829 ft. (existing mall skylights) 
 Mall parapet max. elevation: 846 ft. (existing mall skylight 

peak at center court) 
 Mall feature elements: 854 ft. (8 ft. above skylight peak), for 

theater marque, architectural elements, etc. 
 All other buildings: 50 ft. based on surrounding grade 

(existing PUD requirement) 
o Square footage: The permitted maximum square footage of the PUD will not 

change. The maximum square footage permitted is 1,200,000 square feet of 
Gross Floor Area or GFA (stores + internal hallway spaces) and 925,000 square 
feet of Gross Leasable Area or GLA (stores only). The current proposal 
contemplates around 800,000 square feet of GLA, which is lower than the 
maximum permitted. 
 

 Parking Requirements: 
o The existing PUD parking requirement is 5 spaces per 1,000 square feet of gross 

leasable area (GLA), or the City’s Zoning Ordinance, whichever is less. 
o The Zoning Ordinance requires 4 spaces per 1,000 square feet of gross floor area 

(GFA) for a shopping center, but makes no distinction between an enclosed vs. 
unenclosed shopping center. Also, the Zoning Ordinance requires uses with 
higher parking requirements, such as a restaurants, to follow the higher 
requirement. Restaurants require 10 spaces per 1,000 square feet. 
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o For the new PUD, the developer has proposed a parking requirement for 4 spaces 
per 1,000 square feet of Gross Leasable Area (based on the square footages of all 
leasable floor area of stores, restaurants and the theater). 

o The proposed parking standard takes into account practical considerations such 
as shared parking that will occur between different uses on the property at any 
given time (i.e. a single customer visiting multiple stores or visiting a restaurant 
and a store on the same trip; or customers attending the theater in the evening 
when the number of shoppers is less or the stores are closed). 

o Parking for outlot buildings located outside of the ring road will be provided 
outside of the ring road at 4 spaces per 1,000 sf. of GLA. Where outlot 
buildings share a parking lot, shared parking can be used (for example, if 
the outlot buildings sharing a lot were a bank and a restaurant, the 
requirement could be reduced). 
 

 Freestanding Signs 
o The existing PUD restricts freestanding signage. Two pylon signs advertising 

only the mall name exist today, each with a face area of 140 square feet and a 
height of 25 ft. Additional sign face area is allowed for a theater readerboard 
sign, which is attached to the west pylon sign. An off-site sign for the Saver’s 
store is also located at the east edge of the mall property. 

o For the new PUD, the developer is proposing to replace the two shopping center 
signs with three new signs that meet the City’s current standards for Shopping 
Centers (225 sf. of face area and 30 ft. tall). An additional sign would be 
permitted for the theater. Shorter, smaller monument signs would be permitted 
for the outlot buildings. 
 

 Landscaping 
o The existing  PUD has no specific landscaping requirements, other than that a 

plan be provided and approved by the City. 
o Under the new PUD, the current landscaping requirements located in Chapter 

17.26 of the Zoning Ordinance will apply, with a few exceptions, to account for 
the site being a redevelopment site with existing constraints: 
 Building Foundation Landscaping will be flexible to allow for a 

“streetscape” design with tree grates and raised planter beds, and for the 
location of the landscaping to be shifted away from the building. 

 Public Street Frontage Landscaping along Main St. will be flexible to 
allow for a reduction in the number of trees, so that the site remains 
visible from Main St. 

 Interior Parking Lot Landscaping will be required; however the 10% 
internal landscaping standard will not apply. Instead, the requirements 
will specify that a landscape island of minimum size be provided at the 
end of each parking row, and be planted per the ordinance requirements. 

o The developer has provided a conceptual landscape plan to demonstrate the 
design intent for landscape improvements. 
 

 Building Design Guidelines 
o The existing PUD has no specific guidelines. 
o The new PUD will require compliance with the City’s current Design Guidelines 

located in Chapter 17.06 of the Zoning Ordinance (see attached). 
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o The developer has requested an exception to the 10% per façade limitation on 
EIFS (exterior insulated finishing systems). The restriction that EIFS not be used 
within the lower 10 ft. of the building will apply. 
 The PUD standard will clarify that EIFS will generally be used as an 

accent material, not a primary façade material. 
o A PUD standard will state that screening of existing loading docks will be 

improved to the extent possible, but full screening will not be required. 
o To address compatibility of the existing anchors and reconstructed portions 

of the building, a PUD standard will be added stating that “exterior design 
elements of the reconstructed and new portions of the project, though 
varied, will be complementary with the existing anchor buildings.” 

 
 Subdivision 

o The existing PUD allows up to 9 lots to be created, provided each lot has 
easements provided for access to the ring road and utilities. Lots have been 
created for the Kohl’s and Von Maur parcels, which are under separate 
ownership. 

o The new PUD will continue to allow for the subdivision of lots for the anchor 
stores and proposed out buildings.  

o The property will be considered a single lot for zoning purposes, regardless of 
subdivision. Parking will be counted cumulatively across the property and will 
not be required to be located on the same lot as the building. 

 
 

E.  ENGINEERING 
 

The developer has provided conceptual site engineering plans. These plans will not be approved 
at this stage of the review process. Rather, the plans are provided to demonstrate that 
improvements to the site can be made to accommodate the development shown on the site plan. 
 
Site Engineering 
 
City staff has reviewed the conceptual engineering plans and the following summarizes the 
significant comments: 

 Options to simplify the utility layout should be considered.  
 Demolition of existing utilities and installation of proposed utilities will need to be 

closely coordinated to insure system reliability and minimum utility service requirements 
for the remaining stores and the surrounding area are met during the construction phases. 

 The overall impact on the sanitary sewer system should be considered in relation to the 
existing and/or approved development. 

 Consideration should be given to whether certain outlots will be under separate 
ownership, as this affects which portions of the utility system need to be publicly owned. 

 Stormwater basins may need to be modified to increase capacity and any historical 
flooding issues and the routing of overland drainage routes should be considered when 
modifications planned. 

 
Site Circulation 
 
The overall circulation plan of the mall site, with a ring road connecting to all site entrances, is 
not proposed to change. Only some minor reconfiguration of parking lots and grading will occur. 
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The City obtained an analysis from Hampton, Lenzini & Renwick (HLR) to compare the 
proposed traffic generation against the traffic generation of the mall as it was approved in 1995 
(the last time the buildings were expanded). The analysis shows the overall traffic generation is 
very similar. Also, the analysis notes that past and ongoing improvements to Rt. 64 and some 
surrounding streets have expanded the capacity of the intersections around the mall compared to 
what existed in 1995. 

 
 
V. RECOMMENDATION 

 
Conduct the public hearing and close if all the testimony has been taken.  
 
Staff is recommending approval of the Special Use application. Findings of Fact are attached. 
 
 

VI. ATTACHMENTS 
 

 Exhibit “A”: Charlestowne Mall PUD Standards 

 Exhibit “B”: Findings of Fact 

 
 
 
 
 
 
 
C:  Rita Tungare, Director of Community Development 
  Chuck May & David Pyle, SC 3800 Main LLC/Krausz Companies 



Exhibit “A” 
 

Charlestowne Mall PUD Standards –10/18/13 
 
For all other zoning requirements, the site will follow the BR Regional Business District zoning. 

 
 Existing  

Charlestowne Mall PUD 
(Ord. 1998-Z-10 & 

Amendments) 

BR Regional Business 
District zoning 

(current underlying 
zoning of the mall site) 

Proposed New PUD 
standards 

 
Permitted and Special Uses 
 List in PUD ord. (based on 

old Zoning Ordinance) 
Table 17.14-1 Per Table 17.14-1 

Developer has requested 3 
drive-throughs as permitted 
uses on the outlots (no 
Special Use hearing 
required) 

 
Setbacks from Perimeter Property Lines 

 Front/Rt.64 & 
Smith Rd. 

Parking: 40 ft. 
Building: 200 ft. 

Parking: 20 ft. 
Building: 20 ft. 

Parking: 15 ft. 
for circulation drives 
associated with drive-
throughs; 20 ft. for parking 
stalls. 
Buildings: 20 ft. 

 Rear 
Parking: 40 ft. 
Building: 200 ft. 

Parking: 0 ft. 
Buildings: 30 ft. 
Abutting residential 
zoning: 80 ft. 

Parking: As exists today 
Buildings: 200 ft. to 
Charlemagne Subdivision 
property line 

 Sides 
Parking: 20 ft. 
Building: 200 ft. 

15 ft. buildings 
0 ft. parking 

15 ft. buildings 
0 ft. parking 

 Other setback 
requirements 

Building Envelope Plan in 
PUD ord. 

N/A (removed) 

 
Building Size 

Maximum Building 
Height 

50 ft. from average finished  
ground level at perimeter, 10 
ft. out from exterior walls;  
75 feet for other structures 
(antennas, light fixtures) 

40 ft., measured from 
grade level at midpoint of 
front yard setback line 

Mall Building:  
Roofline maximum 
elevation of 829 ft. (existing 
mall skylight ridge); 
Parapets may extend to 846 
ft. (existing mall skylight 
peak); Feature elements 
may extend to 854 ft. 
 
All other buildings shall not 
exceed a total height of 50 
ft. from the average finished 
ground level 10 ft. out from 
exterior walls (Existing 
PUD standard). 
 

Maximum Floor Area 
1,200,000 GFA 
925,000 GLA 

None 
1,200,000 GFA 
925,000 GLA 



 Existing  
Charlestowne Mall PUD 

(Ord. 1998-Z-10 & 
Amendments) 

BR Regional Business 
District zoning 

(current underlying 
zoning of the mall site) 

Proposed New PUD 
standards 

 
Parking Requirement 

Number of parking 
stalls required 

5 spaces for 1,000 sf GLA 
(gross leasable area) or 
current Zoning Ordinance, 
whichever is less 

4 per 1,000 sf GFA (gross 
floor area) for a Shopping 
Center; except 10 per 
1,000 sf GFA for 
restaurants. 

4 per 1,000 sf GLA, 
calculated over all buildings 
on the site (internal hallways 
in the mall building would 
not be counted in GLA) 
 
Parking located outside of 
the ring road for outlots 
shall be provided at 4 per 
1,000 sf GLA.  
Shared parking may be 
considered where outlots 
share a parking lot. 

 
Signs 
Freestanding/ 
Identification Signs 

2 entry pylon signs 
Area: 140 sf 
 
1 cinema readerboard on any 
pylon sign 
Area: 100 sf. 
 
Savers Lot Sign: 
Area: 150 sf.  
Height: 25 ft. 
Setback: 10 ft.  

1 Shopping Center sign: 
Area: 225 sf 
Height: 30 ft. 
Setback: 10 ft. 
 
 
Additional sign:  
Area: 100 sf. 
Height: 15 ft. 
Setback: 10 ft. 
 
Additional identification 
signs: 1 per principal 
building 
Area: Lesser of 0.75 sf per 
linear frontage or 50 sf. 

3 Shopping Center signs 
Area: 225 sf 
Height: 30 ft.  
(To display shopping center 
name, anchor tenants, Retail 
A & B) 
 
1 cinema readerboard sign, 
Area: 150 sf.  
Height: 15 ft.  
 
Outlots (P1 to P6): 1 
monument sign per building 
Area: 50 sf. 
Height: 8 ft. 
 
(Saver’s sign- existing) 

Wall Signs  1 per business or street 
frontage, 1.5 sf. per linear 
ft. of wall on which it is 
located 

Anchors: 1 per side.  
 
Retail A & B: 1 per 
business per side. 
 
Outlots: 1 per side. 
 
Cinema & Kohl’s: Wall sign 
permitted on south mall 
elevation, cinema sign may 
be a marquee extending 
above the roofline. 
 
For other stores/restaurants 
in the mall building with 
exterior frontage/storefronts, 
1 per business 



 Existing  
Charlestowne Mall PUD 

(Ord. 1998-Z-10 & 
Amendments) 

BR Regional Business 
District zoning 

(current underlying 
zoning of the mall site) 

Proposed New PUD 
standards 

Directional Signs  1 per driveway and 1 per 
intersection, 5 ft. setback, 
5 sf. surface area, 4 ft. max 
height 
No words identifying or 
advertising use 

2 at each access point into 
the site. 
At each intersections of an 
entrance drive and the ring 
road, 1 per leg of the 
intersection. 
May contain mall name/logo 
and name/logo of any anchor 
tenants, retail A or B, or 
outlots. 

 
Landscaping Standards 
 Overall % of 

landscaped area 

No specific standards. 
Unpaved areas to be 

landscaped in accordance 
with approved plans. 

20% landscape area over 
entire site (17.26.060) 

20% landscape area over 
entire site. 

 Bufferyards 80 ft. abutting residential 
zoning 
(Table 17.14-2 & 
17.26.070) 

Existing setback and 
landscaping along 
Charlemagne Subdivision to 
be maintained  

 Building 
foundation 

8 ft. around all building 
walls, specific planting 
requirements 
(17.26.080) 

Foundation areas to be 
landscaped, but flexibility is 
granted to provide a 
comparable alternative 
design, including a 
“streetscape” design along 
walkways (trees in grates 
and/or planter islands etc.) 
or providing landscaping on 
the opposite side of a drive-
through lane. 

 Public Street 
frontage  

Specific planting 
requirements 
(17.26.090-A) 

Per Ordinance requirements 
along  
Main St. frontage; flexibility 
to provide lower plantings in 
lieu of some trees

 Parking Lot 
Screening 

30” screening of 50% of 
the parking lot frontage 
(17.26.090-B) 

30” screening of 50% of the 
parking lot frontage 

 Interior Parking 
Lot 

10% of interior area 
All rows end with islands; 
1 shade tree per 160 sf. of 
interior landscape area 
(17.26.090-C) 

No percentage requirement. 
All rows to end with 
landscape islands, except 
where truck circulation is 
impeded. All islands planted 
with shade trees and/or low 
shrubs/ groundcover. 



 
 

Existing  
Charlestowne Mall PUD 

(Ord. 1998-Z-10 & 
Amendments) 

BR Regional Business 
District zoning 

(current underlying 
zoning of the mall site) 

Proposed New PUD 
standards 

 
Building Design and Material Requirements 
Building Design & 
material requirements 

No standards specified. Chapter 17.06 of the 
Zoning Ord.- Section 
17.06.030 

Per 17.06.030.  
Exception to allow over 10% 
EIFS per façade. 
(Prohibition of EIFS on 
lower 10 ft. of façade will 
still apply). EIFS will 
generally be used for accent 
features and not as a 
primary façade material. 
 
Screening of existing 
loading docks to be 
improved to the extent 
possible, but full screening 
shall not be required. 
 
Exterior Design elements of 
the reconstructed and new 
portions of the project, 
though varied, will be 
complementary with the 
existing anchor buildings. 

 
Access Locations 
Access Locations   Existing Access points, plus 

future cross access to west 
(Stuart’s Crossing) and east 
(Oliver Hoffmann) permitted 

 
Subdivision Standards 
Number & 
Configuration of Lots 

Limited to 9 parcels, with 
easements for access and 
utilities to lots 

 Site will be considered a 
single zoning lot, regardless 
of subdivision.  
Subdivision is permitted for 
any anchor stores, Retail A 
or B, and any outlot 
buildings, provided adequate 
easements for access and 
utilities are provided. 

Minimum Lot Width None None None 
Minimum Lot Area None 1 acre None 

 
 
 
 



EXHIBIT “B” 
 

FINDINGS OF FACT 
SPECIAL USE FOR PLANNED UNIT DEVELOPMENT 

 
 
From the St. Charles Zoning Ordinance, Section 17.04.410.D.3: 
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special 
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based 
on the application and the evidence presented at the public hearing that the PUD is in the public interest, 
based on the following criteria: 

1. The proposed PUD advances one or more of the purposes of the Planned Unit Development 
procedure stated in Section 17.04.400.A: 

1. To promote a creative approach to site improvements and building design that results in a 
distinctive, attractive development that has a strong sense of place, yet becomes an integral part 
of the community. 
 
The mall property is obsolete in design. The property lacks character/uniqueness, has no 
visual presence from Main Street, and does not have clearly designated front entrances. The 
PUD Amendment will establish standards to enable a more modern, distinctive 
development to establish a new sense of place for a facility that is already integral to the 
community.  
 

2. To create places oriented to the pedestrian that promote physical activity and social interaction, 
including but not limited to walkable neighborhoods, usable open space and recreational facilities 
for the enjoyment of all. 
 
The mall property was designed primarily for customers arriving by automobile and has 
very limited facilities to accommodate pedestrians. The PUD amendment will provide an 
opportunity for the property to be redeveloped with improved building entrances and 
pedestrian infrastructure. A continuous pathway system will be established on the site to 
facilitate pedestrian movement into the site and between buildings. New landscaping and 
new outlot buildings around the mall will help reduce the scale of the parking lot. 

 

3. To encourage a harmonious mix of land uses and a variety of housing types and prices. 
 
Not applicable. 
 

4. To preserve native vegetation, topographic and geological features, and environmentally sensitive 
areas. 
 
Not applicable.   

 

5. To promote the economical development and efficient use of land, utilities, street improvements, 
drainage facilities, structures and other facilities. 
 



 

The PUD amendment will facilitate the redevelopment of an underutilized commercial site. 
The redevelopment will utilize existing utilities and site improvements to the extent possible. 
 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings or uses. 
 
The PUD amendment will facilitate the redevelopment of a property that is obsolete in 
terms of building and site design. 

7. To encourage a collaborative process among developers, neighboring property owners and 
residents, governmental bodies and the community. 
 
The City engaged in a Comprehensive Plan rewriting process from June 2011 to September 
2013, with a focus on both the mall property itself and the larger East Gateway commercial 
area that the mall anchors. The community had an opportunity to provide input and ideas 
for revitalizing the mall, and those ideas were incorporated into the plan document that was 
adopted by the City.  

The developer used the Comprehensive Plan as reference for developing the concept site 
plan submitted in support of this application. The developer also has taken steps to engage 
the community, including hosting a neighborhood meeting at the mall. 

 
2.  The proposed PUD and PUD Preliminary Plans conform to the requirements of the underlying zoning 

district or districts in which the PUD is located and to the applicable Design Review Standards 
contained in Chapter 17.06, except where: 

A. Conforming to the requirements would inhibit creative design that serves community goals, or  

B. Conforming to the requirements would be impractical and the proposed PUD will provide 
benefits that outweigh those that would have been realized by conforming to the applicable 
requirements.  

Factors listed in Section 17.04.400.B shall be used to justify the relief from requirements: 
 

1. The PUD will provide community amenities beyond those required by ordinance, such as 
recreational facilities, public plazas, gardens, public art, pedestrian and transit facilities. 

New outdoor public spaces will be created at the reconstructed entrances to the mall. 

2. The PUD will preserve open space, natural beauty and critical environmental areas in excess of 
what is required by ordinance or other regulation. 

Not applicable. 

3. The PUD will provide superior landscaping, buffering or screening. 

The PUD amendment will facilitate an update to the site’s landscaping, which is sparse 
within the site but is heavy and overgrown along the site’s Main St. frontage. The  
Comprehensive Plan has called for a reduction of landscaping along the Main St. frontage. 
The existing landscaping and buffering along the north property line will be maintained. 

4. The buildings within the PUD offer high quality architectural design. 

The PUD amendment will facilitate an improved, modernized architectural design for the 
building, including better screening of existing loading docks, incorporating complementary 
architecture in the reconstructed portions of the building, and establishing new, prominent 
front entrances with pedestrian-oriented streetscaping. 



 

5. The PUD provides for energy efficient building and site design. 

Not applicable. 

6. The PUD provides for the use of innovative stormwater management techniques. 

The proposed site improvements will include naturalizing the existing stormwater detention 
basins and introducing bioswales and rain gardens into some parking lot islands. 

7. The PUD provides accessible dwelling units in numbers or with features beyond what is required 
by the Americans with Disabilities Act (ADA) or other applicable codes. 

Not applicable. 

8. The PUD provides affordable dwelling units in conformance with, or in excess of, City policies 
and ordinances. 

Not applicable. 

9. The PUD preserves historic buildings, sites or neighborhoods. 

Not applicable. 
 
3.  The proposed PUD conforms with the standards applicable to Special Uses (section 

17.04.330.C.2): 
 

From the Charles Zoning Ordinance, Section 17.04.430.C.2: 
No Special Use or amendment to Special Use shall be recommended by the Plan Commission 
unless it finds that the proposed Special Use or amendment to Special Use will conform with each 
of these standards. The Plan Commission shall submit its written findings together with its 
recommendations to the City Council after the conclusion of the Public Hearing, and also may 
recommend such conditions as it may deem necessary to ensure conformance with these 
standards. 

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

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

location. 

The PUD will remain primarily an enclosed retail shopping mall that will continue 
to serve the public with a shopping location. 

 

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

The proposed redevelopment will utilize existing infrastructure, which was installed 
based upon a development of similar land use and intensity. A Traffic 
Memorandum prepared by HLR demonstrates that the proposed redevelopment 
will generate a comparable volume of traffic compared to the mall as approved by 
the City in 1995. Additionally, much of the infrastructure around the site has been 
enhanced in recent years, including Route 64, which has been widened to increase 
capacity. 

 



 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and 
enjoyment of other property in the immediate vicinity for the purposes already permitted, 
nor substantially diminish or impair property values within the neighborhood. 

The proposed redevelopment of the mall site will not constitute a change in land use 
or an increase in intensity of land use; therefore the amended Special Use will not 
have a new a negative effect on nearby property. Existing buffering of the site from 
residential properties to the north will be maintained. 

 

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 mall site serves as an anchor for the East Gateway business district and the 
mall’s existing condition has been a detriment to the viability of businesses in the 
area. The proposed redevelopment to modernize the mall site will encourage new 
investment in underutilized and undeveloped sites around the mall. 

 

E. Effect on General Welfare: That the establishment, maintenance or operation of the 
Special Use will not be detrimental to or endanger the public health, safety, comfort or 
general welfare. 

The proposed redevelopment of the mall site will not constitute a change in land use 
or an increase in intensity of land use; therefore the amended Special Use will not 
have a new a negative effect on the general welfare. 

 

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.  

The proposed redevelopment will comply with all code requirements, except for 
PUD deviations identified in the PUD Development Standards document. 

 

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

The mall site serves as an anchor for the East Gateway business district and the mall’s 
existing condition has been a detriment to the viability of businesses in the area. The 
proposed redevelopment to modernize the mall site will encourage new investment in 
underutilized and undeveloped sites around the mall. 

Redevelopment and modernization of the mall is strategically important for the City as the 
East Gateway business district contributes significantly to the City’s tax base and economic 
well-being. 

The concept plan being presented in support of the PUD amendment proposes substantial 
changes to the mall property that will be beneficial to the physical development of the East 
Gateway business district. 



 

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

The PUD amendment will facilitate site improvements that further the goals of the 
Comprehensive Plan. 
 
The City recently adopted a new Comprehensive Plan that addresses the Charlestowne 
Mall site in detail. The site is discussed in the East Gateway Subarea Plan located in 
Chapter 8 of the document. The East Gateway area was subject to considerable discussion 
during the comprehensive planning process, including a visioning workshop designed 
specifically to gather input on how the mall site could be redeveloped. Feedback from that 
workshop was used to draft the Charlestowne Mall Framework Plan (p. 105) and 
Repositioning Alternatives (p. 106).  The plans presented in support of the PUD amendment 
request incorporate some of those recommendations including: the introduction of outlot 
buildings around the mall property, the demolition and reconfiguration of vacant portions 
of the mall building, and façade improvements to the mall building. 
 
Additionally, the East Gateway Improvement Plan (p. 103) identifies other potential 
improvements that have been incorporated into the concept site plans for the mall property, 
including: a landscaping reduction along Main St.; better pedestrian connections to 
commercial sites; and cross access between commercial sites.  
 




































