
 AGENDA 

CITY OF ST. CHARLES 

 PLAN COMMISSION 

CHAIR PETER VARGULICH 

 
TUESDAY, AUGUST 6, 2024 - 7:00 P.M. 

 COUNCIL CHAMBERS 

2 E. MAIN ST., ST. CHARLES, IL 60174 

 
1. Call to order 

 

2. Roll Call -    

Chair Peter Vargulich   Jeffrey Funke   Dave Rosenberg 

 Laurel Moad    Colleen Wiese   Gary Gruber 

Gina Lawson     Zachary Ewoldt  John Fitzgerald   

 

   Auditory Members  - Holly Cabel, St. Charles Park District 

      - Paul Gordon, School District #303 

 

3. Pledge of Allegiance  

 

4. Presentation of minutes of the June 4, 2024 meeting of the Plan Commission 

 

5. Compact Industries, Inc., 420 S. 37th Ave (CAGE Engineering Inc.) 

            Land Banked Parking Request 

 

6. Prairie Centre Resubdivision #4 (Shodeen Construction Company LLC) 

Application for Minor Subdivision Final Plat  

 

7. Chipotle, 3790 E Main Street, Charlestowne Mall PUD (SC Out Parcels One LLC) 

Application for PUD Preliminary Plan  

Application for Minor Subdivision Final Plat  

 

8. Audi Parking Expansion, Pine Ridge Park PUD Lot 17 (Jason Dutkovich, CVG 

Architects, Inc.) 

Application for PUD Preliminary Plan  

 

9. The Oaks Lots 7-12, Fox Glad PUD (Palano Property Group LLC)  

Application for PUD Preliminary Plan  

 

10. General Amendment (City of St. Charles)  

Misc. Updates to Title 17 “Zoning”   

a. Public Hearing  

b. Discussion and Recommendation 

 

11. Public Comment  



 

12. Additional Business from Plan Commission Members or Staff   

 

13. Weekly Development Report  

 

14. Meeting Announcements  

 

a. Plan Commission  

Tuesday, August 20, 2024 at 7:00pm Council Chambers  

Wednesday, September 4, 2024 at 7:00pm Council Chambers  

Tuesday, September 17, 2024 at 7:00pm Council Chambers  

 

b. Planning & Development Committee  

Monday, August 12, 2024 at 7:00pm Council Chambers  

Monday, September 9, 2024 at 7:00pm Council Chambers  
 

15. Adjournment 
 

 

ADA Compliance 
Any individual with a disability requesting a reasonable accommodation in order to participate in a public meeting 

should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled meeting. 

The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 

4446 or 800 526 0844 (TDD), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for 

meeting participation.  Notices of this meeting were posted consistent with the requirements of 5 ILCS 120/1 et seq. 

(Open Meetings Act). 

mailto:jmcmahon@stcharlesil.gov


 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 
Project Title/Address: Land Bank Parking Request – Compact Industries, 420 

37th Ave.  
City Staff: 
 

Rachel Hitzemann, Planner 

PUBLIC HEARING 
  MEETING 

8/6/24 X 

APPLICATION:  N/A  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Letter dated 7/1/24 Plans  
SUMMARY: 
The City has received a request to allow land banking of required parking spaces in the M-2 Limited 
Manufacturing District. The request was submitted by Bradley Hovanec, CAGE Engineering, Inc. representing 
Compact Industries, Inc.  
 
A building addition, modified site circulation and new parking areas are proposed for the Compact Industries Inc. 
facility at 420 37th Ave. The plan includes retaining an existing 42,589 sf building and constructing a 33,721 sf 
addition. Off-street parking areas are proposed on the lot to the south of the building. The total parking 
requirement for the building with the new addition is 76 spaces (1 space per 1,000 sf of gross floor area). 
Proposed is to construct 58 parking spaces with the remaining 18 required spaces identified on the plans for 
future construction, if needed. This constitutes 24% of the parking requirement.  
 
Section 17.24.110 of the Zoning Ordinance allows up to 25% of the parking requirement for 
Warehouse/Distribution uses in the M-2 district to be land banked for future construction. The land parking 
request requires a recommendation from the Plan Commission and approval by City Council.  
 
Per Section 17.24.110, the petition is to present a study that demonstrates:  

a. The number of parking spaces may be reduced without affecting the ability to adequately accommodate 
vehicles for employees, business-owned vehicles, vehicles for visitors, and all other vehicles necessary 
for the business, and provide adequate spaces during an overlap of employee shifts. 

b. Land banked parking shall not cause a shortage of parking for other uses located in the area. 

The petition must also submit a Land Bank Parking Plan which includes the following elements:  

a. Depiction of the full number of parking spaces required for Manufacturing, Light & Heavy, and 
Warehouse/Distribution uses. 

b. A detailed floor plan depicting the layout of all proposed and future manufacturing/warehouse areas. 
c. Depiction of the interim use of the land banked area. 
d. Acknowledgement that the land banked parking area shall satisfy all applicable sections of the City Code. 
e. Acknowledgement that the associated stormwater management systems are designed and constructed to 

accommodate all land banked spaces. 

The applicant’s letter provides a response to these items.  The submitted plans depict the spaces to be constructed 
now (57) and that there is adequate space to construct the remaining required parking should the need arise. In the 
interim, the area will be grass. 

The Code stipulates that the land banked parking approval apply only to the specific business for which the study 
was conducted. The City may require the business owner to construct the land banked parking facility if there a 
shortage of parking is identified on the property.   Continued on the next page.  

 
 



SUGGESTED ACTION:  
 
Review the Land Bank Parking Request letter and plans. Determine whether the information submitted 
demonstrates the following, per Section 17.24.110:  

a. The number of parking spaces may be reduced without affecting the ability to adequately accommodate 
vehicles for employees, business-owned vehicles, vehicles for visitors, and all other vehicles necessary 
for the business, and provide adequate spaces during an overlap of employee shifts. 

b. Land banked parking shall not cause a shortage of parking for other uses located in the area. 

 



2200 Cabot Drive 
Suite 325 
Lisle, IL 60532 

Ph: 630.598.0007 www.cagecivil.com 
 

 
 
July 1, 2024 
 
Ms. Rachel Hitzemann 
City of St. Charles - City Planner 
2 E. Main Street 
St. Charles, IL 60174 
rhitzemann@stcharlesil.gov 
 
RE:  Compact Industries Expansion (420 37th Ave.) - Land Banked Parking Request 
 
Dear Ms. Hitzemann, 
 
On behalf of the property owner, Compact Industries, Inc., please accept this letter as a 
formal request for your review and consideration to allow Land Banked Parking with the 
Compact Industries Expansion located at 420 37th Ave. Also included in the submittal is a 
Land Banked Parking Plan (LB-1) and a Floor Plan (A3.0). 
 
The property currently consists of a ±42,589 SF warehouse building with associated truck 
docks, 27 passenger vehicle parking spaces (including 2 ADA spaces), stormwater 
management basin, and underground utilities.  
 
We are proposing to expand the warehouse building by ±32,338 SF, which will bring the 
total building size to ±74,927 SF. The building expansion will include additional truck docks 
and passenger vehicle parking spaces.  
 
In accordance with section 17.24.110.C of the St. Charles Code of Ordinances, we are 
requesting consideration from the Plan Commission and City Council to allow Land Banked 
Parking on the M-2 zoned property with the proposed expansion. Below is a parking 
summary, including the requested land banked parking spaces for future consideration: 
 
 Required Parking for Warehouse Use    = 1 Space per 1,000 SF 
 Required Parking for Total Proposed Building  = 74,927 SF x 1 Space per 1,000 SF 
        = 75 Spaces 
 Requested Land Banked Parking Spaces  = 18 Spaces (24% of Required) 
 Proposed Parking Spaces    = 57 Spaces 
  
Upon discussions with the applicant and owner, Compact Industries, Inc., the building is 
intended to operate as a warehouse for the dried powder products that Compact Industries 
packages. Following the expansion, they expect between 3 to 5 employees to be working at 
the building at once, and there are not expected to be any visitors. The 57 spaces that are 
proposed after the Land Banked Parking reduction should be more than enough to 
accommodate the expected employees. 
 



2200 Cabot Drive 
Suite 325 
Lisle, IL 60532 
 

Ph: 630.598.0007   www.cagecivil.com  

The above explanation demonstrates that the following requirements are met: 
 

1. The number of parking spaces may be reduced without affecting the ability to 
adequately accommodate vehicles for employees, business-owned vehicles, vehicles 
for visitors, and all other vehicles necessary for the business, and provide adequate 
space during an overlap of employee shifts. 

2. Land banked parking shall not cause a shortage of parking for other uses located in 
the area.  

 
Additionally, please accept this as a formal acknowledgement from the property owner and 
petitioner, Compact Industries, Inc., of the following: 
 

1. The land banked parking area shall satisfy all applicable sections of the City Code.  
2. The associated stormwater management systems are designed and constructed to 

accommodate all land banked spaces.  
 
Please do not hesitate to reach out to us at bhovanec@cagecivil.com or 630.598.0007 if you 
have any questions upon your review. Thank you in advance for your consideration.  
 
 
 
                                                     
Bradley Hovanec, P.E. 
Project Manager 
CAGE Engineering, Inc.  
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Community & Economic Development Department 
 

Staff Report 
                                    Plan Commission Meeting – August 6, 2024 

 
 

 
Applicant: Shodeen 

Construction 
Company, LLC 

Prairie Centre – 4th Resubdivision 
 

 
Subject Property 

 

Property 
Owner: 

Towne Centre 
Equities, LLC 

Location: Prairie Centre PUD, 
Rt. 38 & Randall Rd. 

Purpose: Approval of a plat 
of resubdivision 

Application:  Minor Subdivision 

Public Hearing: Not required  

Zoning: BR Regional 
Business / PUD 

Current Land 
Use: 

Development site, 
partially completed 

Comprehensive 
Plan: 

Corridor/Regional 
Commercial and 
Mixed Use 

Summary of 
Proposal:  

Shodeen is developing Prairie Centre, a residential and mixed-use redevelopment of the 
former St. Charles Mall property on Rt. 38. The project is under construction. As the 
project is developed, Shodeen has been resubdividing the property to create individual 
parcels for buildings or other uses, as anticipated under the PUD approval. This is the 
fourth resubdivision.  

Info / 
Procedure on 
Application: 

• Final Plat is the actual plat document that will be recorded with the County to 
formally create new lots, dedicate streets, and provide easements, etc. 

• Recommendation is based on compliance with all other code requirements 
(including Zoning & Subdivision Codes). Staff has provided an analysis in the Staff 
Report. 

• A public hearing is not required for this type of application. 

• No findings of fact are applicable to this application. 

Suggested 
Action:  

• Review the Final Plat of Subdivision. 

• Staff has found the application materials to be complete and the Final Plat to be in 
compliance with the applicable PUD ordinance standards.  

• Staff recommends approval of the Final Plat of Subdivision, subject to resolution of 
all staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner 

 
 
 
 

 

Prairie St. 

R
an

d
al

l R
d

. 

1
4

th
 S

t.
 

Subject 
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Staff Report – Prairie Centre Fourth Resubdivision         August 6, 2024 
 
I. PROPERTY INFORMATION  

 
A. History / Context  

 
In March 2017, the City approved the Prairie Centre PUD. Prairie Centre is a redevelopment 
project that includes commercial, mixed use and residential buildings, specifically: 

• 670 residential units (609 units, plus 61 units as a "density bonus" for providing 
affordable residential units within the project) 

• A range from 80,000 to 116,000 square feet of commercial uses (depending on whether 
certain buildings are mixed use or residential only) 

 
The following items were approved by the Prairie Center PUD ordinance, #2017-Z-5: 

• Special Use for Planned Unit Development (PUD) to establish zoning and development 
standards for the project. The PUD approval granted deviations to the underlying BR 
Regional Business District zoning. The deviations related to permitted and special uses 
(to allow residential use), bulk requirements for buildings, building design requirements, 
landscaping requirements and off-street parking requirements.  

• PUD Preliminary Plan approval of the overall site layout, preliminary engineering plans, 
partial building architectural elevations, and a partial landscape plan. A preliminary plat 
of subdivision was also approved. 

 
Project Phasing 
The Subdivision and Phasing Section of the PUD Ordinance, beginning on page 16, outlines the 
process for the review and approval of a Final Plat of Subdivision for the property. In 
summary: 

• The property is to be initially platted in its entirety, with blanket access and utility 
easements over the entire site. 

• Individual building lots within the site may be proposed as determined by the developer. 

• No internal streets need to be designated. 

• The developer may phase the project based upon market demand, however the 
following must be part of the initial development phase: 
o Rerouting of sanitary sewer exiting the site, per the engineering plans. 
o Installation of stormwater detention areas. 
o Construction of the north-south boulevard from Rt. 38 to Prairie Street (provided 

that the completion of the northern portion may be deferred until the adjacent 
buildings are constructed.) 

 
B. Project Status  

 
Past Activity:  

• The Final Plat of the entire site was recorded in April 2018. 

• The primary north-south and east-west boulevards through the site have been 
constructed with associated landscaping installed.  

• Stormwater detention has been installed.  

• Anthony Place, an affordable senior apartment building, was completed in 2020.  

• Residential Buildings F2, C1, C2, E, D1 and D2 have been completed. 

• Mixed Use Building D1 has been completed.  

• Clubhouse, pool and private common areas have been completed.  

• Plats of Resubdivision have been approved to create lots for the completed buildings 
(Resubdivision No. 1, No. 2, No. 3, No. 5)  

• Administrative Approval was granted in 2023 to allow combination of Residential 
Building B1 and Mixed-Use Building B1 into a single Residential building.  



Staff Report – Prairie Centre Fourth Resubdivision         August 6, 2024 
 

• Resubdivision No. 4 was previously reviewed by Plan Commission and P&D Committee 
in 2021. The Plat did not move forward for City Council approval at that time due to 
ongoing discussions between the developer at the St. Charles Park District regarding the 
park site dedication.  

 
Remaining Activity:  

• Construction of Residential B1.  

• Construction of Mixed Use D2 & D3. 

• Construction of retail/restaurant outlots along Rt. 38 (6 buildings are contemplated). 

• Construction of Mixed Use B2 & B3 (north end; fronting Prairie Street). 

• Resubdivision to create lots for the above listed buildings.  

• Residential F1 is under construction.  
 
 

II. PROPOSAL & ANLAYSIS  
 

Shodeen Construction Company LLC, developer of Prairie Centre, has submitted an Application for 
Minor Subdivision – Final Plat requesting approval of St. Charles Prairie Centre Resubdivision No. 
4. This resubdivision is related to Building B1 and the planned park site to be donation to the St. 
Charles Park District. The following Lots are proposed:  

• Lot 15A: Residential Building B1 site.  

• Lot 18: A remnant parcel of Wright Boulevard (private street), which will be owned by the 
developer/owner’s association. 

• Lot 19: The Park District dedication site. The property boundaries are based on requests 
from the St. Charles Park District that the dedication site exclude 1) any property within the 
high-water line of the adjacent stormwater detention basin, and 2) the private street or 
street parking adjacent to the site. 

• Lot 20: Stormwater detention parcel, to be owned by the developer/owner’s association. 

Existing blanket utility and access easements will remain over the property. No new utility or 
access easements are required. 
 
A 30’ Construction, Grading and Building Maintenance Easement is shown on Sheet 2, however 
according to the applicant, that is no longer proposed and will be removed from the plat.  

 
 

III. SUGGESTED ACTION  
 
Staff recommends approval of the Final Plat of Subdivision. 

 
 

IV. ATTACHMENTS 

• Site Plan for reference 

• Minor Subdivision – Final Plat Application (received 7/30/24) 

• Plat of Resubdivision  

• PUD ordinance excerpt 

 



PRAIRIE CENTER CLUBHOUSE & BUILDINGS D1 + D2 |  SHODEEN INC, DEVELOPER |  SHEEHAN NAGLE HARTRAY ARCHITECTS |  1  NOVEMBER 2019

RESIDENTIAL E
4 FLRS. @ 17,470 S.F./FLOOR

3 FLRS. RES., 1 FLR. PKG.
16 UNITS/FLR = 48 UNITS

RESIDENTIAL D1
4 FLRS. @ 14,140 S.F./FLOOR

3 FLRS. RES., 1 FLR. PKG.
15 UNITS/FLR = 45 UNITS

RESIDENTIAL D2 
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12 UNITS/FLR = 36 UNITS
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Community & Economic Development Department 
 

Staff Report 
      Plan Commission Meeting – August 6, 2024 

 
 

 
Applicant: SC Out Parcels One 

LLC 
Chipotle- 3790 E Main St.  

 

 
Subject Property 

Property 
Owner: 

SC Out Parcels One 
LLC (The Krause 
Companies LLC)  

Location: 3790 E. Main St. 

Purpose: Construct Chipotle 
restaurant and 
drive-through 

Application:  PUD Preliminary 
Plan/ Minor 
Subdivision  

Public Hearing: Not required  

Zoning: BR Regional 
Business / PUD 

Current Land 
Use: 

Commercial  

Comprehensive 
Plan: 

Corridor/Regional 
Commercial  

Summary of 
Proposal:  

SC Out Parcels One LLC has filed a PUD Preliminary and Minor Subdivision application 
for outlot number 3. Details:  

 2,350sf single story brick building  
 Drive-through pick up lane for mobile orders   
 Subdivision of lot into two parcels  

Info / 
Procedure on 
Application: 

PUD Preliminary Plan:  
 Approval of plans for development of property within a PUD- includes site, 

landscape, and engineering plans.  
 Recommendation is based on compliance with the previously (or concurrently) 

approved Special Use for PUD standards and other City Code requirements. 
 
Final Plat (Minor Subdivision)  

 Final Plat is the actual plat document that will be recorded with the County to 
formally create new lots, dedicate streets, and provide easements, etc. 

 Recommendation is based on compliance with all other code requirements 
(including Zoning & Subdivision Codes). Staff has provided an analysis in the Staff 
Report. 

 A public hearing is not required for this type of application. 
 No findings of fact are applicable to this application. 
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Suggested 
Action:  

Review the PUD Preliminary Plan and Minor Subdivision.  
 
Staff has found the application materials to be complete. The plan is in conformance 
with the approved PUD ordinance and the Zoning Ordinance. 
 
A recommendation for approval should be conditional upon resolution of outstanding 
staff comments.  
 

Staff Contact: Rachel Hitzemann, Planner 
 

I. PROPERTY INFORMATION  
 
A. History / Context  

 
The Quad St. Charles project is the redevelopment of the Charlestowne Mall property. The City has 
been reviewing components of the project over the years: 

 In November 2013, the City approved a new PUD to create zoning and development 
standards for the redevelopment of the mall property (PUD Ordinance 2013-Z-19, 
attached). The following documents were approved: 

o A Concept Site Plan meant to demonstrate the design intent of the project. 
o A PUD Standards exhibit listing the zoning and subdivision requirements that will 

apply to future development proposals at the site. 
 In 2014, the City approved PUD Preliminary Site and Engineering Plans for the overall mall 

property. This plan designated outlot building parcels along Main Street for future 
development (Ord. 2014-Z-9). A Minor Change to the site and engineering plans was 
subsequently approved to increase the depth of the outlots by shifting the ring road 
further north (Ord. 2014-Z-18).  

 In 2015, the City approved a Final Plat of Subdivision (The Quad St. Charles Unit 2) to 
formally create five outlot parcels along the Main Street frontage of the site. Site 
development work was completed to relocate the ring road, extend utilities, and to grade 
the outlots for development. 

 In 2016, the City approved PUD preliminary Plans for the Starbucks/Verizon and the 
Coopers Hawk on two of the outlots.  

 
B. Zoning  

 
The subject property is zoned BR Regional Business and PUD (Charlestowne Mall PUD). All 
surrounding parcels have commercial zoning.   
 

 Zoning Land Use 
Subject Property BR Regional Business/PUD  Commercial 
North BR- Regional Business (PUD) Mall Buildings 
East BR Regional Business/PUD Starbucks/Verizon 
South BC Community Business  Retail/ Restaurant/ 

Office 
West BR Regional Business/PUD  Coopers Hawk/ Mall 

outlot 
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C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/Regional Commercial”.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Corridor/Regional Commercial land use category is described as follows (p.40):  
Areas designated as Corridor/Regional Commercial are intended to accommodate larger 
shopping centers and developments that serve a more regional function, capitalizing on 
traffic volumes along the City’s busy streets and drawing on a customer base that 
extends beyond the City limits. These areas are appropriate for “big box” stores, national 
retailers, and regional malls or a “critical mass” of multiple stores and large shared 
parking areas. Commercial service uses can also have an appropriate place in 

Zoning Map 

Land Use Plan 
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corridor/regional commercial areas, but must be compatible with adjacent and nearby 
retail and commercial shopping areas and be located as to not occupy prime retail 
locations. 

 
The Commercial Areas Framework Plan (p.47) discusses potential for mixed use development 
of the subject property:  

The Land Use Plan identifies both the Charlestowne Mall site in the City’s East Gateway 
and the Old St. Charles Mall site in the West Gateway as Corridor/Regional Commercial 
areas. However, both of these sites have potential for Mixed Use development, and 
similar to Downtown, each could foster a pedestrian-oriented mixed use node, with a 
mix of retail, restaurant, entertainment, recreation, and residential uses. This dynamic 
mix of uses in close proximity to major arterial streets has the potential not only to 
create a vibrant and inviting destination but also serve as a catalyst for needed 
investment in these important areas of the City. Building orientation in the area should 
have a strong orientation to major streets and careful consideration should be given to 
its impact on adjacent residential areas. Additionally, residential uses/ development 
within these mixed use areas should refer to the Residential Areas Framework Plan for 
additional considerations and recommendations. In these areas, it is important to 
maintain a healthy balance of users. 

 
In addition, the subject property and surrounding commercial areas are part of the East 
Gateway Subarea (p.94). The following sections are pertinent:  

 
Subarea Goals 
The East Gateway subarea represents a unique opportunity for economic development, 
revitalization and stabilization with for a specific context within the City of St. Charles. The 
overall vision for the subarea includes the following:  

 Revitalization of the Subarea’s retail areas that maximizes the locational assets within 
this area of the City. 

 Improved connectivity and circulation within the Subarea providing logical and efficient 
connections between compatible uses. 

 Better separation of incompatible land uses to protect residential neighborhoods while 
at the same time help define the City’s business areas. 

 Attractive streets and sites to distinguish this Subarea and key corridors from 
neighboring communities. 

 A mix of uses that that help diversify the City’s economy and provide places to live, work, 
and shop. 
 

Subarea Objectives  
 Improve the appearance of the Kirk Road and Main Street Corridors to assist in 

strengthening the community’s identity and appearance through installation of 
streetscaping, wayfinding and gateway elements. 

 Use landscaping appropriately to enhance commercial areas, screen unsightly areas, and 
provide an attractive streetscape and overall setting for the area. 

 Improve the overall connectivity and mobility within the Subarea through both public 
streets and internal connection to provide a predictable and navigable environment. 

 Preserve surrounding neighborhoods through the use of screening, buffering, and better 
separation from commercial development. 

 Create market-responsive development parcels that can accommodate projects of an 
appropriate scale and phasing over time. 

 Take advantage of proximity to DuPage Airport and Pheasant Run as activity generators. 
 Reposition the Charlestowne Mall site to foster its renaissance or its redevelopment. 
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 Enhance the character of both existing and new development through site 
improvements, facade enhancements, consistent signage regulation, and at-tractive 
building design and materials. 

 
The subject property is identified as Catalyst Site “D” within the East Gateway Subarea (P.104):  

Constructed in 1991, the Charlestowne Mall has been well maintained and is in good 
physical condition, however a lack of a critical mass of retailers and a high volume of 
vacancy have placed the Charlestowne Mall in jeopardy. Once a shopping destination 
within the community and surrounding area, most retailers have left the interior of the 
mall. Von Maur, Classic Cinemas, Carson Pirie Scott and Kohls occupy four of the mall’s 
five anchor spaces and are complemented by a handful of smaller retailers and services. 
Internal hall-ways are desolate, parking fields are vast and empty and the Charlestowne 
Mall needs intervention to reposition the site to improve the mall’s future viability or its 
full-scale redevelopment. 

 
 
II. PROPOSAL  

 
SC Out Parcels One LLC has filed a PUD Preliminary and Minor Subdivision application for outlot 
number 3. The proposal includes; 

 Subdividing the lot into two parcels with the building on one and parking on the other  
 2,350 sf single story brick building  
 Drive-through pick up lane for mobile orders   
 Removing pavement on the mall site to offset new pavement on this lot 

 
 

III. PLANNING ANALYSIS 
 
Staff has analyzed the PUD Preliminary Plan to determine if the plan meets applicable standards of 
the Zoning and Subdivision ordinances. The plan was reviewed against the following code sections 
and documents:   

 Ch. 17.06 Design Review Standards & 
Guidelines 

 Ch. 17.14 Business & Mixed Use 
Districts 

 Ch. 17.24 Off-Street Parking, Loading & Access 
 Ch. 17.26 Landscaping & Screening

 
 

A. Plat Review  
 
The Original PUD allows for subdivisions of any outlot buildings, provided adequate easements 
are provided. There are no minimum requirements for subdivisions. The provided subdivision 
provides the necessary access and utility easements.  

 
B. Zoning Standards 

 
The Quad PUD states that the entire mall property is to be considered a single zoning lot, 
regardless of subdivision. Therefore, the outlots are not required to meet all zoning bulk 
standards as standalone lots. However, each outlot building and parking lot must meet all 
applicable zoning requirements. 
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The tables below compare the proposed site with the BR districts standards. Any deviations 
from the bulk standards required for the development would need to be approved through an 
Amendment to the Planned Unit Development. 

Category Zoning Ordinance or 
PUD standard Proposed 

Minimum setbacks 
from Rt. 64 
property line 

20 ft. for buildings and parking 
15 ft. for drive-through circulation aisles 

Parking: 20 ft.  
Building: 72ft 

Drive-through: 39ft 

Maximum Building 
Height for outlots 

50 ft. from the average finished ground 
level measured 10 ft. out from exterior 

walls. 

20ft 8 in 

Maximum Gross 
Floor Area 

1,200,000 square feet of  
Gross Floor Area (GFA) 
925,000 square feet of  

Gross Leasable Area (GLA) 

Approved for existing mall: 
802,000 sf GLA 

Proposed building is 2,350 sf 

Number of parking 
stalls required 

10 spaces per gross floor area 
+ 15 spaces per drive-through

Meets requirement for parking 
(29 Parking Spaces, 6 stacking 

Spaces)  

Staff Comments: 
 Zoning Code requires 15 stacking spaces per drive-through line. However, exceptions 

can be made to reduce the requirement based on evidence provided by the applicant. 
Since this is not a typical drive-through and only used for mobile order pickup, drive 
through times are reduced to about 2 minutes, with a maximum of seven cars in line. 
This is based on substantial evidence provided by the applicant about other locations 
with this arrangement.  

C. Landscaping

A landscape plan has been submitted.  The table below compares the submitted plan to the 
requirements of the PUD and Ch. 17.26 Landscaping and Screening.  

Note the PUD was written to grant flexibility to certain landscaping requirements, recognizing 
the site is being redeveloped and has a number of existing constraints. Specifically, flexibility 
was granted for building foundation landscaping, internal parking lot landscaping, and public 
street frontage trees. 

Category Zoning Ordinance or PUD Standard Proposed 

Overall 
Landscape Area 20% over entire PUD 

Existing mall property 
landscaped area exceeds 

20% (excluding the outlots) 
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Building 
Foundation 
Landscaping 

Building 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. 

Planting requirements: 
2 tree per 50 ft. of wall = 7 trees required 

20 shrubs per 50 ft. of wall = 76 shrubs required 

6 trees 
76 shrubs 

Requirement is met by 
providing a comparable 

amount of plantings with an 
alternate design 

Public Street 
Frontage 
landscaping 

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

trees. 
Planting requirements (Lot 1 only): 

75% of frontage landscaped = 300 ft. 
1 tree per 50 ft. of frontage = 8 trees 

316ft. landscaped 
8 trees provided;  

Parking lot 
screening 

Per Ordinance requirements: 30” screening of 50% 
of the parking lot frontage. Standard met  

Internal Parking 
Lot landscaping 

All rows shall end with landscape islands. All islands 
shall be planted with shade trees and/or low shrubs/ 

groundcover. Standard met  

Staff Comments: 
 One additional site tree is required to meet foundation landscaping 

D. Signage

Wall sign and monument sign placement areas have been noted on the plans. Actual signage
dimensions that mee Chapter 17.28 will be required at time of permit. Signage locations meet
standards.

E. Building Design

Buildings in the BR districts are subject to Design Review standards and guidelines contained
in Ch. 17.06. The provided elevations meet all design standards. The building is predominantly
brick, with portions of EIFS on the top bands.

F. Site Access & Circulation

A single access drive aisle off the Mall’s main ring road is being proposed. Sidewalk is provided
to the north of the site along the ring road and interior on the parcel. This is like how Cooper’s
Hawk was developed. A bike rack will be provided on site.

IV. DEPARTMENTAL REVIEWS

A. Other Department reviews
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City Staff has reviewed the PUD Preliminary Plan and Minor Subdivision and has provided 
comments to the applicant. All comments are technical in nature and have been provided 
to the applicant.  

V. SUGGESTED ACTION

Review the PUD Preliminary Plan and Minor Subdivision Applications.

The Plan Commission may vote on this item should the Commission feel that they have enough
information to make a recommendation.

Staff has found the application materials to be complete. Staff recommends the any
recommendation include a condition requiring resolution of all staff comments prior to City
Council action.

VI. ATTACHMENTS
 Application for PUD Preliminary Plan and Minor Subdivision; received 3/28/2024
 Plans 
 Letter from The Krausz Company LL and Drainage exhibit 
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March 26, 2024

Ms. Rachel Hitzemann
City of St. Charles
Community & Economic Development Department
2 E. Main Street
St. Charles, IL 60174

Project: The Quad St. Charles - Chipotle
St. Charles, Illinois
PUD Preliminary Plan & Minor Subdivision
JHA Project No. F021n

Ms. Hitzemann,

On behalf of The Krausz Companies, please find enclosed documentation supporting application for 
a PUD Preliminary Plan review and Minor Subdivision review for the proposed Chipotle project 
located at the existing Lot 3, Unit 2 of The Quad.  The scope of this project includes construction of 
the restaurant building with associated pavement, utilities, and stormwater management.

The following documents are provided for the City of St. Charles review:

1) One copy each of the applications for PUD Preliminary Plan and Minor Subdivision
2) One copy of the Reimbursement of Fees Agreement
3) One check for the required application fees and deposit
4) One copy of the Proof of Ownership
5) One copy of the Owner Disclosure Form
6) One copy of the Legal Description
7) One copy of the Boundary & Topographic Survey
8) One copy of the Endangered Species Report
9) One copy of the Stormwater Management Report for The Quad St. Charles - Chipotle,

prepared by Jacob & Hefner Associates, Inc., dated March 2024
10) Ten copies of the Final Plat of Resubdivision for The Quad St. Charles – Unit 3, prepared 

by Jacob & Hefner Associates, Inc., dated January 8, 2024
11) One copy of the Subdivision Plat Drawing Requirements Checklist
12) Ten copies of the Site Improvement Plans for The Quad St. Charles - Chipotle, prepared 

by Jacob & Hefner Associates, Inc., dated March 18, 2024
13) One copy of the Drawing Requirements Checklist
14) Ten copies of the Architectural Drawings & Trash Enclosure Elevation, prepared by 

Wilkus Architects, dated January 26, 2024
15) Ten copies of the Landscape Plans, prepared by Gary R Weber Associates, Inc., dated 

March 15, 2024 (included within Site Improvement Plans)
16) Ten copies of the Site Lighting Plans, prepared by Kornacki & Associates, Inc., dated 

January 12, 2024
17) One flash drive with electronic copies of all documents

With this application, no deviations from the existing PUD are requested.  The construction 
schedule is still to be determined at this time, pending the review and approval process.  If you 



- 2 -

Chipotle at The Quad
St. Charles, Illinois

would like to discuss or need any additional information, please do not hesitate to call me at (630) 
313-9461.

Sincerely,
JACOB & HEFNER ASSOCIATES, INC.

Kristen Bruns, P.E.
Project Manager
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Legal Description 

LOTS 2 AND 3 IN THE QUAD ST. CHARLES – UNIT 2 BEING A RESUBDIVISION OF 
THE NORTH HALF OF SECTION 25, TOWNSHIP 40 NORTH, RANGE 8 EAST OF THE 
THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED 
OCTOBER 8, 2015 AS DOCUMENT NUMBER 2015K055077, IN KANE COUNTY, 
ILLINOIS.  
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Drawing Not To Scale

1. Prepare soil before installing rolled
erosion control products (RECPs),
including any necessary
application of lime, fertilizer, and
seed.

2. Begin at the top of the slope by
anchoring the RECPs in a
6"(15cm) deep X 6"(15cm) wide
trench with approximately 12"
(30cm) of RECPs extended beyond
the up-slope portion of the trench.
Anchor the RECPs with a row of
staples/stakes approximately 12"
(30cm) apart in the bottom of the
trench. Backfill and compact the
trench after stapling.  Apply seed to
the compacted soil and fold the
remaining 12"(30cm) portion of
RECPs back over the seed and
compacted soil.  Secure RECPs
over  compacted  soil  with  a  row
of staples/stakes spaced
approximately 12"(30cm) apart
across the width of the RECPs.

3. Roll the RECPs (A) down or (B)
horizontally across the slope.
RECPs will unroll with appropriate
side against the soil surface.  All
RECPs must be securely fastened
to soil surface by placing
staples/stakes in appropriate
locations as shown in the staple
pattern guide.

4. The edges of parallel RECPs must
be stapled with approximately 2" -
5" (5-12.5cm) overlap depending
on the RECPs type.

5. Consecutive RECPs spliced down
the slope must be end over end
(Shingle style) with an approximate
3"(7.5cm) overlap.  Staple through
overlapped area, approximately
12"(30cm) apart across entire
RECPs width.

Drawn on: 3-16-11

Disclaimer:
The information presented herein is general design information only. For specific applications,
consult an independent professional for further design guidance.

2"-5"
(5-12.5cm)

3B
4

2

5

1

3A

12"(30cm)

6"
(15cm)

6"
(15cm)

 *NOTE:
In loose soil conditions, the use of
staple or stake lengths greater than
6"(15cm) may be necessary to
properly secure the RECP's.

3"(7.5cm)

5401 St. Wendel - Cynthiana Rd.
Poseyville, IN 47633

PH: 800-722-2040
www.nagreen.com
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SIDE VIEW

PLAN VIEW

CONCRETE BASE

SCH 40 PVC
SLEEVE (TYP)

INLET
FROM INTERCEPTOR

OUTLET
TO SEWER

CAST IRON
FRAME AND COVER

JOINT SEALED w/
NONSHRINK GROUT

OUTLET

INLET

JOINT SEALED w/
NONSHRINK GROUT

GRADE

FRONT VIEW

RISER SECTION
RCP PIPE
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Community Development Department 
 

Staff Report 
      Plan Commission Meeting – August 6, 2024 

       
 

 
Applicant: Jason Dutkovich, CVG 

Architects   
Audi Parking Expansion 

 

 
Subject Property 

Property 
Owner: 

Woodward & Barbara 
Ann LLC 

Location: Woodward Dr, west of 
Audi dealership at 235 
Randall Rd.  

Purpose: Construct a parking lot 
for Audi dealership   

Application:  PUD Preliminary Plan 

Public Hearing: Not required    

Zoning: BC Community 
Business / PUD 

Current Land 
Use: 

Vacant 

Comprehensive 
Plan: 

Corridor/Regional 
Commercial  

Summary of 
Proposal:  

A PUD Preliminary Plan has been submitted for a portion of Lot 17 of the Pine Ridge 
Park PUD. Proposed is construction of a parking lot for the adjacent Audi dealership. 
The parking lot will be used for vehicle inventory. Details:  

• Parking lot with 64 stalls 

• Access from Audi site to the east 

• Frontage landscaping and screening 

• Sidewalk extension along Woodward Dr.   

Info / 
Procedure on 
Application: 

PUD Preliminary Plan: 

• Approval of plans for development of property within a PUD to ensure compliance 
with the PUD ordinance and applicable provisions of the Zoning Ordinance. 
Includes building elevations and site, landscape, and engineering plans.  

• A public hearing is not required for this type of application.  

• No findings of fact are applicable to this application.  

• Recommendation is based on compliance with the concurrently approved Special 
Use for PUD standards and other city code requirements (including Zoning and 
Subdivision codes).  

Suggested 
Action:  

Review the PUD Preliminary Plan. A recommendation for approval should be subject to 
resolution of all staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner 
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I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is Lot 17 of the Pine Ridge Park PUD. The 2.8-acre lot is vacant except for 
a small temporary gravel parking lot utilized by the adjacent Audi dealership. The Pine Ridge 
Park PUD was approved by the City in 2006 under Ordinance 2006-Z-4. The PUD encompasses 
a large swath of land generally northwest of the Main Street/Randall Road intersection. 
Details of the PUD are as follows:  

• A Final Plat of Subdivision was approved creating 19 lots for future commercial 
development. 5 lots front on Main St. with the remainder along Woodward Dr. east and 
west of Oak St.  

• A variety of commercial and office uses are permitted.  

• Specific standards were adopted for bulk requirements, architectural design, 
landscaping, and signage.  

• Road, utility, and stormwater infrastructure have been constructed.  

• Each commercial lot is required to have a PUD Preliminary Plan reviewed by Plan 
Commission and approved by City Council as the lots are developed.  

• The City has approved PUD Preliminary Plans allowing for development of some of the 
lots in the PUD: Aldi, Pet Suites, Advanced Care Medical, Kiddie Academy, Regency 
Estates subdivision.  

 
B. Zoning  

 
The subject property is zoned BC Commercial Business and is located in the Pine Ridge Park 
PUD. The same zoning designation surrounds the property. The Audi dealership adjacent to 
the east is outside of the PUD.  
 

 Zoning Land Use 

Subject Property BC Community Business / PUD  Vacant  

North BC Community Business / PUD  Stormwater detention  

East BC Community Business  Audi dealership  

South BC Community Business / PUD  Vacant 

West BC Community Business / PUD Vacant  

 



Staff Report – Audi Parking Expansion         August 6, 2024 
   
 

3 
 

 
 

C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/Regional Commercial”. The Land Use Plan is meant to, “provide a 
general assessment of land potential and recommendations for what types of land uses will 
best meet the needs of the community in the long term” (p.37). The Land Use Plan is meant to 
assist the City in making future land use and development policy decisions.  
 

 
 
The Corridor/Regional Business land use is described as follows: 

Areas designated as corridor/regional commercial are intended to accommodates larger 
shopping centers and developments that serve a more regional function, drawing on 
customer base that extends beyond City limits. These areas often have a mix of “big box” 

Zoning Map 

Land Use Plan 

https://www.stcharlesil.gov/planning/comprehensive
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stores, national retailers, and a “critical mass” of multiple stores and large shared 
parking areas. Areas designated for corridor/ regional commercial are located primarily 
in larger consolidated areas along the City’s heavily traveled corridors and intersections. 
Commercial service uses can also have an appropriate place in corridor/regional 
commercial areas, but must be compatible with adjacent and nearby retail and 
commercial shopping areas and be located as to not occupy prime retail locations. 

 
 

II. PROPOSAL  
 
Jason Dutkovich, CVG Architects, with authorization from Ernie Semersky of Woodward & Barbara 
Ann LLC, property owner, is proposing to construct a parking lot on a portion of the subject 
property. The parking lot will be used by the Audi dealership for storage of vehicle inventory. 
Details of the proposal are as follows:   

• To be constructed on the eastern 100 ft. of the property, with the remainder of Lot 17 

remaining available for future development.  

• Access from Audi parking lot; no direct access to Woodward Dr.  

• 64 parking stalls. 

• Parking lot interior landscaping, street frontage landscaping, and screening.  

• Extension of Woodward Dr. sidewalk along the parking lot frontage.  

The following development application has been submitted:  

• PUD Preliminary Plan – Plan approval required for development of property that is within 

a Planned Unit Development to ensure compliance with zoning and PUD standards. 

Includes site plan, preliminary engineering, landscape plan, and building elevations. 

  

 

III. PLANNING ANALYSIS 
 
Staff has analyzed the submitted plans for conformance with the standards established in the Pine 
Ridge Park PUD (Ord. 2006-Z-4) and applicable sections of the Zoning Ordinance, including:   

• Ch. 17.24 Off-Street Parking  

• Ch. 17.14 Commercial Districts  

• Ch. 17.26 Landscaping & Screening  

 
A. Proposed Use 

 
Parking lot is a permitted use in the Pine Ridge Park PUD. The lot will be used for parking of 
for-sale vehicle inventory for the Audi dealership. The plans note that no more than 64 
vehicles shall be parked in the lot. This will require all vehicles to be parked within a parking 
stall.   
 

B. Bulk Standards  
 

The table below compares the proposed parking lot plans with the applicable bulk standards 
of the Pine Ridge Park PUD. All applicable standards are met. All requirements related to 
parking stall and drive aisle dimensions are also met.  
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C. Site Access  

 
Access to the parking lot is provided off a two-way internal drive on the Audi property. No 
direct access from Woodward Drive is proposed. The public sidewalk along Woodward Drive 
will be extended along the site frontage to the west end of the parking lot. The sidewalk will 
need to be extended along the full width of Lot 17 once the remainder of the property is 
developed.  

 
D. Landscaping 

 
A landscape plan has been submitted. Proposed is landscape screening of the parking lot, 
trees and landscaping along Woodward Drive, and landscaping within the parking lot islands. 
Additional trees are shown along the west side of the parking lot.  
 
The swale along the Woodward Drive frontage will be re-graded to a finished right-of-way 
condition, allowing for installation of public sidewalk and landscaping between the sidewalk 
and parking lot. Street trees are proposed in the parkway.  
 
The plan meets the Landscape Standards contained in the Pine Ridge Park PUD Ordinance, as 
well as the applicable standards of Ch. 17.26 “Landscaping and Screening”.  
 

E. Site Lighting  
 
A photometric plan has been submitted for the proposed pole lighting. Lighting levels are 
acceptable along the property lines.  

 
 

IV. DEPARTMENTAL REVIEWS  
 
A. Engineering Review 

 
Engineering staff have reviewed the plans. There are no outstanding comments.  
 

B. Fire Dept. Review  
 
Fire Dept. staff have reviewed the plans. There are no outstanding comments. 
 

C. Public Works 
 
Outstanding comments from the Electric Utility will need to be addressed at the time of 
building permit.   

Category PUD Standard Proposed 

Front Yard 20 ft. parking (Woodward Dr)   28.6 ft.   

Interior Side Yard 5 ft.  
East: 32 ft.  
West: 275 ft.   

Rear Yard 5 ft.  25.5 ft.  
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V. OPTIONS FOR ACTION  
 
Review the PUD Preliminary Plan. Staff has found the application materials to be complete. Staff 
recommends the any recommendation include a condition requiring resolution of all staff 
comments prior to City Council action.   

 
 
VI. ATTACHMENTS 

• Application for PUD Preliminary Plan; received 2/20/24  

• Preliminary Plans  
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Staff Report 
      Plan Commission Meeting – August 6, 2024 

 
 

 
Applicant: Palano Property 

Group LLC  
The Oaks Lots 7-12  

 

 
Subject Property 

 

Property 
Owner: 

Palano Property 
Group LLC 

Location: 7-12 White Oak 
Circle  

Purpose: New townhomes in 
The Oaks  

Application:  PUD Preliminary 
Plan 

Public Hearing: Not required    

Zoning: RM-2 Multi-Family 
Residential / PUD 

Current Land 
Use: 

Vacant 

Comprehensive 
Plan: 

Single-Family 
Attached 
Residential 

Summary of 
Proposal:  

Proposed is to construct 6 townhome units on existing undeveloped lots in The Oaks of 
St. Charles townhome community, located off Roosevelt Street near Rt. 31. Details:  

• Development of the final buildable lots in The Oaks.  

• Two buildings, each with three units.  

• Driveways off White Oak Circle. 

• Architectural style inspired by existing townhomes.  

• Replatting of the existing lots into a single lot.  
A PUD Preliminary Plan is required due to the property’s location within a PUD.   

Info / 
Procedure on 
Application: 

PUD Preliminary Plan: 

• Approval of plans for development of property within a PUD to ensure 
compliance with the PUD ordinance and applicable provisions of the Zoning 
Ordinance. Includes building elevations and site, landscape, and engineering 
plans.  

• Recommendation is based on compliance with the concurrently approved Special 
Use for PUD standards and other city code requirements (including Zoning and 
Subdivision codes). 

Suggested 
Action:  

Review the PUD Preliminary Plan. A recommendation for approval should be subject to 
resolution of all staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner 
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I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property constitutes Lots 7-12 in The Oaks of St. Charles townhome development. 
The Oaks is located off Roosevelt Street near Rt. 31, with the subject property being at the 
development entrance. The Oaks contains 75 townhome units, attached in buildings 
containing two to six units, arranged around a private circular road (White Oak Circle), with 
common open space surrounding the units and a clubhouse/pool central to the development.  
 
The Oaks is the last remaining remnant of the Fox Glad PUD, approved by the City under 
Ordinance 1967-36. A Plat of Subdivision and development plans for The Oaks were approved 
in 1975, after which construction began. By 1980, all townhomes in The Oaks were 
constructed, except those intended on the subject property. The approved plans showed six 
units attached in a single building on the subject property. It is unclear why these units were 
not constructed with the rest of the development.    
 

B. Zoning  
 
The subject property is zoned RM-2 and is part of The Oaks townhome development, within 
the Fox Glade PUD. The Oaks surrounds the property on three sides. North and south of The 
Oaks are single-family homes, with additional townhomes to the east, across Rt 31 
(Willowgate).  
 

 Zoning Land Use 

Subject Property RM-2 Medium Density Multi-Family 
Residential / PUD  

Vacant  

North RM-2 Medium Density Multi-Family 
Residential / PUD 

The Oaks 
townhomes  

East RS-3 Suburban Single-Family Residential   Bike trail  

South RM-2 Medium Density Multi-Family 
Residential / PUD 

The Oaks 
townhomes  

West RM-2 Medium Density Multi-Family 
Residential / PUD 

The Oaks 
townhomes  

 

 
Zoning Map 
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C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Single-Family Attached Residential”. The Land Use Plan is meant to, “provide a 
general assessment of land potential and recommendations for what types of land uses will 
best meet the needs of the community in the long term” (p.37). The Land Use Plan is meant to 
assist the City in making future land use and development policy decisions.  
 

 
 
The Single-Family Attached Residential land use is described as follows: 

Single-family attached structures are connected horizontally, typically two stories in 
height. Single-family attached homes can serve as transitional areas between single-
family neighborhoods and commercial or multi-family development, and also act as an 
intermediate step for residents between apartment/condo living and home ownership. 
These types of units are also popular for empty nesters and others looking to downsize 
to a smaller home.  

 
 

II. PROPOSAL  
 
Mark Palano of Palano Property Group LLC purchased the subject property earlier this year. He is 
proposing to develop the property with six townhome units. Details of the proposal are as follows:  

• Two buildings, each with three units.  
o Two-story with walk-out basements  
o Three bedrooms in each unit 
o Outer units have two-car garage; interior units have single-car garage  
o Driveways off White Oak Circle 
o Buildings face White Oak Circle, with rear facing Roosevelt Street 
o Landscaping around the units 

• Development pattern similar to existing development.   

• Architectural style inspired by existing townhomes.  

• Replatting of the existing lots into a single lot, with tax parcels to be established post-plat 
recording.  

Land Use Plan 

https://www.stcharlesil.gov/planning/comprehensive
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• The Oaks of St. Charles Townhome Owners Association has provided a letter expressing 
their support of the project.  

 
The following development application has been submitted:  

• PUD Preliminary Plan – Plan approval required for development of property that is within 
a Planned Unit Development to ensure compliance with zoning and PUD standards. 
Includes site plan, preliminary engineering, landscape plan, and building elevations. 

  
 

III. PLANNING ANALYSIS 
 
Staff has analyzed the submitted applications and plans for conformance with the Fox Glad PUD 
(Ord. 1967-36) and applicable sections of the Zoning and Subdivision ordinances, including:   

• Title 16 Subdivisions & Land 
Improvements 

• Ch. 17.06 Design Review 

• Ch. 17.12 Residential Districts 

• Ch. 17.26 Landscaping & Screening  

 
A. Proposed Use 

 
The proposed use is Townhome, which is a permitted use in the PUD. Townhomes were 
initially planned for the property. The use is defined in the Zoning Ordinance as follows:  

 
“Dwelling, Townhouse. A building with three or more dwelling units arranged side-by-
side, sharing common fire-resistive walls without openings, where each dwelling unit 
occupies an exclusive vertical space with no other dwelling unit above or below, and 
where each dwelling unit has at least one individual exit directly to the outdoors.”  

 
The proposed townhomes are arranged side-by-side with three units in two buildings. Garages 
are front-loaded with access from White Oak Circle.   
 

B. Bulk Standards  
 

The Fox Glad PUD Ordinance from 1967 granted land use and density approval for the 
townhome development. However, it did not specify other bulk requirements that would 
apply to the project. The City approved plans for the development in 1975. It is unclear what 
bulk standards the development was subject to at that time. For review of this project, Staff 
compared the proposed plans with the 1975 plans, which included development of the 
subject property. The proposed buildings meet the setbacks shown on the 1975 plans.  
 
For building height, the development will be subject to the underlying RM-2 District height 
restrictions. Maximum permitted height is 40 ft. Proposed height is 33 ft.  
 

C. Site Access  
 

The proposed units will be accessed from driveways off White Oak Circle, which is a private 
road maintained by the HOA. Driveways are of sufficient length to allow for vehicle parking. 
The existing sidewalk at the south end of the property, along White Oak Circle, and to the east 
along Roosevelt Street, will remain as-is. Sidewalk is not proposed along the front of the 
buildings, which is consistent with the rest of The Oaks; sidewalk is provided on the other side 
of the street.  
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Staff Comments  
✓ Staff has requested the applicant consider removing and replacing the existing 

sidewalk curb ramp at the southwest corner of the subject property to provide better 
alignment for pedestrians crossing White Oak Circle to the west. The applicant has 
responded that they will evaluate if this is feasible to install at the time of 
construction. As this is not a public sidewalk, this comment remains a suggestion 
rather than a requirement.  

 
D. Landscaping 

 
A Tree Preservation Plan has been submitted which depicts all existing trees on the property 
more than 4” DBH. All trees that conflict with building placement will be removed. Also 
proposed for removal are trees east of the buildings which conflict with a proposed 
stormwater BMP infiltration trench and storm sewer. A total of seven trees will be preserved. 
These trees are located between the Roosevelt Street sidewalk and the existing metal fence 
on the property (which will be preserved). A tree protection fence is shown which falls beyond 
the critical root zone for each tree.  
 
A landscape plan has been submitted depicting plantings around the buildings. The plan meets 
current zoning requirements pertaining to building foundation landscaping (Ch. 17.26 
Landscaping & Screening).  
 
Landscaping around the existing monument sign for The Oaks is shown to be preserved, with a 
note that any damaged plantings shall be replaced with like-in-kind material.  
 
Staff Comments  

✓ Additional shrubs/bushes/perennials are needed along the Roosevelt Street frontage, 
such that 75% of the street frontage, between the sidewalk and the existing metal 
fence, is landscaped. The existing trees can count towards this requirement.  

 
E. Building Design 

 
Architectural elevations have been submitted for the townhome buildings. The primary façade 
on the front elevation is engineered wood (LP SmartSide) paneling with a stucco finish, as well 
as LP SmartSide horizontal siding. The side and rear elevations are also a combination of these 
materials, with more siding than stucco. The Tudor-influenced style is meant to coordinate 
with the style of the existing townhomes in The Oaks, but with a modernized appearance.   
 
The design meets the Design Standards & Guidelines of Ch 17.06 applicable to multi-family 
zoning districts.  
 
Staff Comments 

✓ Intended colors of the exterior materials shall be identified.  
 

F. Plat of Subdivision  
 
A Preliminary Plat of Subdivision has been submitted, which replats the subject property from 
six lots into one single lot. Individual tax parcels will be created after the plat is recorded. The 
common area surrounding the lot will remain and will continue to be owned by The Oaks HOA.  
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The proposed lot meets the intent of the Fox Glad PUD regarding lot width and per-unit square 
footage. A blanket easement was established on the original Plat of Subdivision for The Oaks 
and will remain in place.  
 
A Final Plat of Subdivision will be required and reviewed alongside Final Engineering plans. The 
Final Plat will need to be approved by City Council and recorded prior to building permit 
issuance.   
 
Staff Comments:  

✓ Add a note to the Plat stating that Lot 1 is to be developed with no more than six 
townhome units.  

✓ Add the Mortgagee’s Certificate, if applicable.  
✓ Add “St. Charles” before “Kane County” in the legal description beneath the title. 
✓ Add the name/address of the property owner.  
✓ Add a location map. 
✓ Add a note referencing the existing blanket easement per the original plat of 

subdivision for The Oaks of St. Charles, Fox Glad PUD Subdivision Unit 2.  
✓ Remove one of the two date lines in the Director of Community Development 

certificate.  
 

IV. DEPARTMENTAL REVIEWS  
 
A. Engineering Review 

 
Engineering staff have reviewed the preliminary engineering plans submitted for the project. 
Plans have been revised in response to the first round of review. The second round of review 
is ongoing and any outstanding comments will require resolution prior to City Council action.  
 
In accordance with the Kane County Stormwater Ordinance, a stormwater Best Management 
Practice (BMP) is required for this project. A stormwater infiltration trench and storm sewer 
are proposed behind the buildings, on the HOA-owned property. The HOA has provided a 
letter stating the HOA will own and maintain the improvements.  
 
Staff Comments  

✓ Staff has requested an updated HOA Declaration or other appropriate documentation 
defining and outlining the maintenance/ownership responsibility of the BMP and 
storm sewer, to ensure appropriate long-term maintenance. This will be required 
prior to recording the Final Plat of Subdivision and issuance of building permit. 

 
B. Fire Dept. Review  

 
The Fire Dept. has reviewed the plans and has determined that site access, available water 
supply, and existing fire hydrant locations are adequate. An automatic sprinkler system will be 
required.  
 

C. Public Works 
 
Public Works staff has reviewed the plans. Remaining comments are technical in nature and 
will not impact the site layout.   
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V. DEVELOPER CONTRIBUTIONS 
 
A. Inclusionary Housing 

 
This development is not subject to the Inclusionary Housing Ordinance, Title 19 of the City 
Code, due to the property being platted as buildable lots prior to 2008 and remaining vacant 
for over 10 years.  
 

B. School & Park District 
 

This development is not subject to Ch. 16.10 “Dedications” of the Subdivision Code since the 
property was previously platted for the same number of residential units as now proposed.  

 
 

VI. OPTIONS FOR ACTION  
 
Review the PUD Preliminary Plan. Staff has found the application materials to be complete. Staff 
recommends the any recommendation include a condition requiring resolution of all staff 
comments prior to City Council action.   
 
 

VII. ATTACHMENTS 

• Application for PUD Preliminary Plan; received 3/1/24  

• Preliminary Plans 

 



















The Oaks of St. Charles 
Townhome Owners Association 

87 White Oak Circle, St. Charles, IL 60174 ▪ Phone: 630-513-1454  
manager@oaksofstc.com ▪ www.oaksofstc.com 

 
 
 
 
 
Date: June 20, 2024 
 
To: The City of St. Charles, IL 
 
Re: Storm sewer management in The Oaks of St. Charles community 
 
To whom it may concern, 
 
We acknowledge that stormwater improvements will be constructed by Al’s Family  
Construction of St. Charles for the construction of the new townhomes addresses 7-12 
White Oak Circle within HOA property. Once completed, the existing HOA will  
own and maintain the storm sewers, catch basins and infiltration trench that will be  
installed as part of the construction of the two new townhome buildings. 
 
Sincerely, 
 
Board of Directors 
The Oaks of St. Charles  
     Townhome Owners Association 
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Connect to Existing
Catch Basin at Inv. 709.5

Connect 6" PVC SDR 26 to Existing
Sanitary Main, Typ. See Detail.

120 l.f. Infiltration Trench for
Sump Pump & Downspout
Connections (See Detail)

Directional Trenchless Install
Water Service Lines Typ.

Pavement Patch See Detail

Connect 1" Type K Copper Water Services
to Existing Watermain, Typ. See Detail

24" Type C Catchbasin w IDOT Type 8 Grate
Gr 713.0
Inv 708.5 (12" Perforated PVC)
Inv 711.5 (6" PVC)

24" Type C Catchbasin w IDOT Type 8 Grate
Gr 714.3
Inv 709.8

10' - 6" PVC @ 20.0%

24" Type C Catchbasin w IDOT Type 8 Grate
Gr 714.3
Inv 709.3

10'

10'
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All Building Downspout Connections
to Infiltration Trench Must be Made

At Proposed Catchbasins

All Building Downspout Connections
to Infiltration Trench Must be Made

At Proposed Catchbasins

All Building Downspout Connections
to Infiltration Trench Must be Made

At Proposed Catchbasins

Notes:
  - Only City of St. Charles representatives shall operate water valves and hydrants.

2.
5'

12" min. Depth Topsoil mix
with standard turf grass mix

Course Aggregate - CA-7
or Equivalent

Slotted 12" PVC pipe wrapped in
Geotextile Fabric Sock.

4'

NOT TO SCALE

Geotextile Fabric
around trench

18" 18"

12
"

INFILTRATION TRENCH DETAIL

5.
5'
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EXIST. TREE TAG (TYPICAL)
-SEE "EXISTING TREE LIST"

CRITICAL ROOT ZONE
(TYPICAL)

PRESERVE EXISTING
LANDSCAPING AROUND EXIST.
MONUMENT SIGNAGE AS
MUCH AS POSSIBLE; REPLACE
ANY DAMAGED PLANTS WITH
LIKE-KIND MATERIAL.

LIMIT OF CONSTRUCTION /
SOD (TYPICAL)

EX.
TURF

EX.
TURF

SOD
EX.

TURF

EX.
TURF

SOD

SOD

SOD

SOD

SOD

SOD

CULTIVATED PLANTING BED EDGE
(TYPICAL)

EXISTING METAL FENCE
-TO BE PRESERVED
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GP

RB
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ER
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FC

FC

SB

SB
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5-KG
5-AV

10-RG
3-CI
5-ML

1-LH
10-KJ

80-EC

6-AC
1-DY1-DY
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1-AV
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J. DAVITO
LANDSCAPE ARCHITECTURAL DESIGN

DESIGN, INC.
2735 KINGSTON DRIVE ISLAND LAKE, IL  60042
(847) 469-8797 WWW.JDAVITODESIGN.COM

CONDITION*COMMON/LATIN NAMEKEY      SIZE QUANTITYSPACING

PROPOSED PLANT SCHEDULE

LANDSCAPE PLAN NOTES
2. REPAIR ALL EXISTING TURF AREAS DISTURBED DURING CONSTRUCTION (SOD).

VERIFY SITE CONDITIONS AND INFORMATION ON DRAWINGS.  PROMPTLY REPORT ANY
DISCREPANCIES AND/OR DEVIATIONS FROM THE INFORMATION SHOWN ON THE PLAN.  THE
OWNER IS NOT RESPONSIBLE FOR UNAUTHORIZED CHANGES OR EXTRA WORK REQUIRED
TO CORRECT UNREPORTED DISCREPANCIES.

AMEND ALL GROUNDCOVER BEDS W/4" THC. SAND AND COMPOST MIX PRIOR TO PLANTING.
MIX INTO THE EXIST. TOPSOIL TO A 12" DEPTH.

ALL PLANT MATERIALS SHALL CONFORM TO THE GUIDELINES ESTABLISHED BY THE CURRENT
AMERICAN STANDARD FOR NURSERY STOCK, PUBLISHED BY THE AMERICAN ASSOC. OF
NURSERYMEN OR EQUIVALENT.  NO "PARK GRADE" MATERIAL SHALL BE ACCEPTED.

THE CONTRACTOR SHALL SUPPLY ALL PLANT MATERIALS IN QUANTITIES SUFFICIENT TO
COMPLETE THE PLANTING SHOWN ON THE DRAWING.  PLANT MATERIAL QUANTITIES SHOWN
ON PLAN TAKE PRECEDENCE TO THOSE OF THE PLANT LIST.

THE CONTRACTOR SHALL LOCATE THE EXISTENCE OF UTILITIES PRIOR TO STARTING WORK.

LIMIT OF SOD = PROPERTY LINE (UNLESS OTHERWISE NOTED).

ALL PLANTS AND STAKES SHALL BE SET PLUMB, UNLESS OTHERWISE NOTED.  IT IS THE
CONTRACTOR'S OPTION TO STAKE TREES, BUT HIS RESPONSIBILITY TO ASSURE PLANTS
REMAIN PLUMB UNTIL END OF GUARANTEE PERIOD.  IF STAKING OF TREES IS NOT
PERFORMED, REMOVAL OF TOP 1/3 OF BURLAP AND ROPES IS UNNECESSARY (REMOVE ALL
NON-BIODEGRADABLE MATERIAL).

INFORMATION CONTAINED IN "PLAN NOTES" TAKES PRECEDENCE OVER INFORMATION IN
"DETAILS".

ALL PROPOSED TREES OUTSIDE PLANTING BED AREAS SHALL RECEIVE A 5' DIA. MULCH RING
AROUND TRUNK.

IMPORTED TOPSOIL AND SPREADING BY EXCAVATING CONTRACTOR.

CONTRACTOR IS RESPONSIBLE FOR WATERING SOD UNTIL TIME OF KNITTING.

ALL PLANTINGS SHALL BE WATERED DURING THE FIRST 24 HOUR PERIOD AFTER PLANTING.
WATER THOROUGHLY TO ENSURE ALL AIR POCKETS ARE REMOVED AROUND ROOT BALL.

ALL PLANTS SHALL BE BALLED AND WRAPPED OR CONTAINER GROWN AS SPECIFIED.  NO
CONTAINER GROWN STOCK SHALL BE ACCEPTED IF IT IS ROOT BOUND.  ALL WRAPPING
MATERIAL MADE OF SYNTHETICS OR PLASTICS SHALL BE REMOVED AT THE TIME OF PLANTING.

ALL PLANT MATERIAL SHALL BEAR THE SAME RELATIONSHIP TO FINISHED GRADE AS THE
PLANTS ORIGINAL GRADE BEFORE DIGGING.

11.

ALL PLANTING BED EDGES TO BE CULTIVATED.

17.

16.

15.

14.

13.

12.

10.

9.

8.

7.

5.

6.

3.

4.

ALL PROPOSED SHRUB BEDS AND TREE RINGS TO RECEIVE 3" THC. SHREDDED HARDWOOD
MULCH (PERENNIALS/GROUNDCOVERS 1" THC.)

1.

SOD (BLUEGRASS VARIETY)

           GROUNDCOVERS AND PERENNIALS

SOD S.Y.

CERCIS CANADENSIS
EASTERN REDBUD

ARROWWOOD VIBURNUM

           EVERGREEN SHRUBS

           DECIDUOUS SHRUBS  

EMERALD GREEN ARBORVITAE

VIBURNUM DENTATUM CHICAGO LUSTRE

THUJA OCCIDENTALIS SMARAGD

AV

EA

           ORNAMENTAL TREES
ER

5' HT.

36" B & B

B & B

6' HT. B & B

           SHADE TREES

HL

4.5' O.C. 11

4.5' O.C. 11

SPECIMEN 3

APPROVED BY THE LANDSCAPE ARCHITECT.
* IF B & B PLANTS ARE NOT AVAILABLE DUE TO TIME OF SEASON, CONTAINER PLANTS MAY BE SUBSTITUTED, AS 

SYMBOL

PARKWAY TREES LIMBS TO BE NO LOWER THAN 6' ABOVE GRADE.18.

DWARF ALPINE CURRANT
RIBES ALPINUM GREEN MOUND

AC 24" B & B 3' O.C. 24

LIMELIGHT HYDRANGEA
HYDRANGEA PANICULATA

LH 36" B & B 4.5' O.C. 8

AMELANCHIER LEAVIS
ALLEGHENY SERVICEBERRYSB 6' HT. B & B SPECIMEN 2

MISS KIM LILAC
SYRINGA PATULA

ML 24" B & B 3' O.C. 11

MALUS SPECIES
RED JEWEL FLOWERING CRABAPPLEFC 6' HT. B & B SPECIMEN 2

BETULA NIGRA
RIVER BIRCHRB 6' HT. B & B SPECIMEN 2

DENSE YEW
TAXUS X MEDIA DENSIFORMIS

DY 24" B & B 3' O.C. 8

KALLAY JUNIPER
JUNIPERUS CHINENSIS VAR. KALLAY'S COMPACT

KJ 24" B & B 3' O.C. 10

KODIAK RED DIERVILLA
DIERVILLA G2X885411

DK 24" B & B 3' O.C. 11

IROQUOIS BEAUTY CHOKEBERRY
ARONIA MELANOCARPA MORTON

CI 24" B & B 3' O.C. 12

GOLDFLAME SPIREA
  SPIREA X BUMALDA

SG 24" B & B 3' O.C. 20

PURPLELEAF WINTERCREEPER
EUONYMUS FORTUNEI VAR. COLORATUS

EC QT. CONTR. 1' O.C. 460

PERENNIAL MIX #1
STELLA DE ORO DAYLILY / HEMEROCALLIS SPECIES 60%

PM1 1G. CONTR. 1.5' O.C. 22

RUSSIAN SAGE /PERVOSKIA ATRIPLICIFOLIA LITTLE SPIRE 40%

PERENNIAL MIX #2
AUTUMN MOOR GRASS / SESLARIA AUTUMNALIS 60%

PM2 1G. CONTR. 1.5' O.C. 100

KIT KAT CATMINT / NEPETA FAASSENII 40%

PERENNIAL MIX #3
DWARF PRAIRIE DROPSEED / SPOROBOLIS HETEROLEPSIS TARA 60%

PM3 1G. CONTR. 2' O.C. 65

KOBOLD GAYFEATHER / LIATRIS SPICATA 40%

CERTIFIED
ARBORIST

157-000925

D

JOSEPH D. DAVITO

O

N

E
TS

A T

T
RE

G
I S

DERE

AL SC

IF L NIL
I SO

TECT
H I

PA E

A RC

NOTE: FOR "EXISTING TREE LIST", SEE "TREE
SURVEY & PRESERVATION PLAN", SHEET L2.0

TILIA AMERICANA
REDMOND AMERICAN LINDENAL 2.5" CAL. B & B SPECIMEN 1

GLEDITSIA TRIACANTHOS VAR. INERMIS
SKYLINE HONEYLOCUST 2.5" CAL. B & B SPECIMEN 1

GP
GINKGO BILOBA

PRINCETON SENTRY GINKGO 2.5" CAL. B & B SPECIMEN 1

1.

Note:
Call 811 at least 48 hours, excluding
weekends and holidays, before you dig.

Know what's below.
before you dig.Call

R

12"MAX.

SEE PLANTING PLAN FOR PROPER

SEE PLANTING PLAN 
FOR PROPER ON CENTER

DETAIL: GROUNDCOVER PLANTING

1. SET PLANTS WITH BOTTOM LEAVES 

2. UTILIZE TRIANGULAR SPACING 
AT GRADE AFTER MULCHING.

NOT TO SCALE

AS SHOWN.

NOTES:

SPACING

PLAN

PLANTING MIXTURE

1" MULCH

ON CENTER SPACING

SECTION

1"

NOT TO SCALE

DETAIL: SHRUB PLANTING

LOOSEN HARDPAN 8" MIN.

PLANTING MIXTURE

EXISTING GRADE

SOIL RIM AROUND PIT

RESTRICTIVE TWINE
CUT AND REMOVE 
FROM TOP 1/3 OF BALL

BACKFILLING

CUT AND REMOVE BURLAP

ABOVE FINISH GRADE BEFORE
TOP OF ROOT BALL SHALL BE 2"-3"

TRENCH

BALL DIA. + 12"

3" MULCH

RUBBER HOSE 2/3 UP

NEVER CUT LEADER

TREE OR TO 1ST BRANCH

GUYING WIRES 2 STRAND TWIST
12 GAUGE WIRE @ 3 GUYS PER TREE

SOIL RIM AROUND TREE

3 2"X4"X24" PRESS TREATED
STAKES DRIVEN BELOW
THE FINISHED GRADE

SPECIFIED PLANTING MIXTURE

STAKE TO BE 18" BELOW TREE
PIT IN UNDISTURBED GROUND

TRENCH

DETAIL: DECIDUOUS TREE PLANTING
NOT TO SCALE

   1. TOP OF ROOT BALL SHALL BE 2"-3"
 ABOVE FINISH GRADE BEFORE BACKFILLING

2. IT IS THE CONTRACTORS OPTION TO EITHER 

BALL DIA. + 24"

   STAKE OR GUY TREES.

NOTES:

REMOVE BURLAP FROM
TOP 1/3 OF BALL

GUY WIRE FLAG

3" MULCH
EXISTING GRADE

DETAIL: MULTISTEM TREE STAKING

**ONLY TO BE USED FOR FALL PLANTING

STAKES IN COMPACTED SOIL

STARTING FROM BASE TO
TREE WRAPPING APPLIED

FIRST BRANCH **

MAJOR STEM, ALL MAJOR
RUBBER HOSE ON EACH

GUY WIRE FLAG

WIRED TOGETHER
STEMS SHOULD BE 

LANDSCAPE DATA
PROPOSED SITE AREA 15,664 S.F.

PROPOSED LANDSCAPE AREA

REQUIRED LANDSCAPE AREA

5,240 S.F. (33%)

2,350 S.F. (15%)

KARL FOERSTER FEATHER REED GRASS
CALAMAGROSTIS ACUTIFLORA

KG 3G. CONTR. 3' O.C. 29

ROZANNE GERANIUM
GERANIUM GERWAT

RG 1G. CONTR. 2' O.C. 50
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T46

T47

T56

T57

T58

T59

T60

T61

T55

T52

EXIST. TREE TAG (TYPICAL)
-SEE "EXISTING TREE LIST"

CRITICAL ROOT ZONE
(TYPICAL)

PRESERVE EXISTING
LANDSCAPING AROUND EXIST.
MONUMENT SIGNAGE AS
MUCH AS POSSIBLE; REPLACE
ANY DAMAGED PLANTS WITH
LIKE-KIND MATERIAL.

T48

T49
T50

T51

T53

T54

T15

T14
T13T12

T11
T10

T9

T7 T8

T1

T2

T3
T4
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T16
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T18
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T22

T25T26

T27
T28

T32T33

T34
T35

T36 T37

T38

T40

T31
T29

T30

T43

T42

T41T39

EXIST. TREE TO BE REMOVED (TYP.)
-SEE "EXISTING TREE LIST"

TREE PROTECTION FENCE
(TYPICAL -'HEAVY BOLD' LINE
ALONG EAST PERIMETER ONLY)
-ALSO SEE DETAIL

LIMIT OF CONSTRUCTION (TYP.)

"CONSTRUCTION ZONE"

PROPOSED BUILDING (TYP.)

PROPOSED RETAINING WALL (TYP.)

PROPOSED DRIVEWAY, SIDEWALK
AND PATIO (TYP.)
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J. DAVITO
LANDSCAPE ARCHITECTURAL DESIGN

DESIGN, INC.
2735 KINGSTON DRIVE ISLAND LAKE, IL  60042
(847) 469-8797 WWW.JDAVITODESIGN.COM

EXISTING TREE LIST

H.

G.

E.

F.

A.

C.

B.

D.

TREE PROTECTION FENCE TO BE EXTRUDED POLYETHELENE.  COLOR TO BE BRIGHT SAFETY
ORANGE.

NO ATTACHMENTS, FENCES OR WIRES, OTHER THAN APPROVED MATERIALS FOR BRACING,
GUYING OR WRAPPING SHALL BE ATTACHED TO ANY VEGETATION DURING THE
CONSTRUCTION PERIOD.

DURING CONSTRUCTION, ALL REASONABLE STEPS NECESSARY TO PREVENT THE
DESTRUCTION OR DAMAGE OF TREES (OTHER THAN THOSE SPECIFIED TO BE REMOVED)
SHALL BE TAKEN.

NO SOIL IS TO BE REMOVED FROM WITHIN THE ROOT ZONE OF ANY TREE THAT IS TO
REMAIN.

ALL REQUIRED FENCING SHALL BE IN PLACE PRIOR TO CONSTRUCTION ACTIVITY.  THE
FENCING SHALL REMAIN IN PLACE DURING THE ENTIRE CONSTRUCTION PERIOD.  ALL
FENCING MUST BE SECURED TO 5'L. HARDWOOD POSTS DRIVEN INTO THE GROUND AND
SPACED NO FURTHER THAN 7' APART, OR CLOSER AS NECESSARY.  NOTE: IF SILT FENCE IS
NOT LOCATED AT PROPERTY LINE, EXTEND FENCING OFF SITE TO ADJACENT CURB IN
ORDER TO PROTECT ALL LANDSCAPE AREAS BELOW THE TREE'S CRITICAL ROOT ZONE.

APPROPRIATE FENCING (SEE DETAIL) SHALL TEMPORARILY BE INSTALLED AT THE
PERIPHERY OF THE ROOT ZONE OF TREE(S) AND PLANT MATERIAL DESIGNATED FOR
PRESERVATION, AS INDICATED ON THE PLAN.  IN AREAS OF WHERE PLANTINGS ARE
ADJACENT TO EX. CURBING THAT IS TO REMAIN, INSTALL FENCING AS CLOSE TO BACK OF
CURB AS POSSIBLE.

CRUSHED LIMESTONE HYDROCARBONS AND OTHER MATERIALS DETRIMENTAL TO TREES
SHALL NOT BE DUMPED WITHIN THE ROOT ZONE OF ANY TREE NOR AT ANY HIGHER
LOCATION WHERE DRAINAGE TOWARD THE TREE COULD CONCEIVABLY EFFECT THE HEALTH
OF THE TREE.

ALL GRADING AND CONSTRUCTION EQUIPMENT SHALL BE FORBIDDEN FROM ENCROACHING
WITHIN THE ROOT ZONE OF A TREE TO BE PRESERVED.  NO EXCESS SOIL, ADDITIONAL FILL,
LIQUIDS OR CONSTRUCTION DEBRIS SHALL BE PLACED WITHIN THE ROOT ZONE OF ANY
TREE THAT IS REQUIRED TO BE PRESERVED.

TREE PRESERVATION NOTES
TREE PRESERVATION PLAN NOTES:1.

CERTIFIED
ARBORIST

157-000925
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JOSEPH D. DAVITO
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I. IN AREAS OF GRADING ACTIVITY (EXCAVATION ONLY), WHERE CRITICAL ROOT ZONES OF OFF
SITE TREES CROSS THE PROPERTY LINE, A 24" DEEP TRENCH SHOULD BE EXCAVATED
PARALLEL TO THE PROPERTY LINE TO HELP CLEANLY CUT THE ROOTS.
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Community & Economic Development Department 

Staff Report 
   Plan Commission Meeting – August 6, 2024 

Applicant: 

 General Amendment – Misc. Updates 

City of St. Charles 
Purpose: Clarify and simplify existing provisions and definitions 

Application: General Amendment 

Public Hearing:  Yes 

Summary of 
Proposal: 

Amend the Code to clarify and simplify existing provisions and definitions.  

Info / Procedure 
on Application:  

 See Sec. 17.04.320 regarding General (Text) Amendments. A General 
Amendment (or Text Amendment) is an application requesting a change to the 
Zoning Ordinance, Title 17 of the City Code. A change may be requested to a 
numerical standard (such as a setback requirement) or to any other text of the 
Zoning Ordinance. Often, a General Amendment is proposed to change the 
standards that apply to a specific zoning district or a specific land use or business 
category. Changes to the text apply to all properties in the City that are located in 
the same zoning district or fall within the same category of land use or business.  A 
General Amendment application may also involve changes to procedures or 
application requirements that are listed in the Zoning Ordinance. 
 Public hearing is required. No mailed notice to surrounding property owners. 
 Findings: 6 items of information to consider in making a recommendation; all 

items need not be in the affirmative to recommend approval. 
Suggested Action:  Conduct the public hearing and close if all testimony has been taken. The item is 

listed for discussion and recommendation, should the Plan Commission feel that 
they have enough information to make a recommendation.  

Staff Contact: Rachel Hitzemann, Planner  

I. BACKGROUND
This General Amendment addresses several issues with provisions in the Zoning Ordinance
observed by staff.  The following topics are included:  

1. Definition and requirements for “Art Studio”/ Deletion of “Art Studio/ Gallery”
2. Definition and requirements of “Event Venue”
3. Definition and requirements of “Café”
4. Requirements for Carports
5. Detached garage requirements for through lots in the RT Districts
6. Amend Breezeway Definition
7. Requirements for Compost
8. Requirements for Food Trucks
9. Requirements for non-conforming parking lots
10. Fee Schedule
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II. ANALYSIS/ PROPOSAL
Blue = new / changes

1. ART STUDIO

Proposal:
A. Ch. 17.30 “Definitions”, Section 17.30.020 “Use Definitions”: Remove definition of “Art

Gallery/Studio”, Add definition of “Art Studio” and Amend definition of “School, Specialized
Instructional (G)”:

New Definitions:   

Art Studio- An establishment open to the public used by an artist or craftsman who is 
engaged in the creation of art, which includes but is not limited to, dance, music, 
painting, cooking, pottery, photography and performing arts and where uses may include 
the retail sale of the created goods, performance space, and instruction. This use does 
not include adult entertainment establishments or the mass production or manufacture 
of objects. 

Existing Definitions: 

Art Gallery/ Studio -Premises used principally for the sale, display and exhibition of 
art. This use may include accessory production of art products and instruction in the 
production of art using paint, clay, fabric or other media. This use does not include the 
mass production or manufacture of objects. 

School, Specialized Instructional (G)- A private for-profit or non-profit establishment 
where the primary business is providing specialized instruction not necessarily limited by 
age, such as, but not limited to, driving, trade, specialized academic and vocational. art, 
music and dance schools. 

B. Ch. 17.14 “Business and Mixed-Use Districts”, Table 17.14-1 “Permitted and Special Uses”:
Remove “Art Gallery/ Studio” and Add “Art Studio”

BL BC BR CBD-1 

Downtown 
First Floor 

Overlay CBD-2 
Specific 
Use 
Standards CBD-1 CBD-2 

Art Studio P P P P P P P 

Art 
Gallery/Studio  P P P P P P P 

School, 
Specialized 
Instructional (G) 

S P P P P 
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C. Ch. 17.12 “Residential Districts”, Table 17.12-1 “Residential Districts- Permitted and Special
Uses”:  Remove “Art Gallery/ Studio” and Add “Art Studio”

D. CH. 17.24 “Off- Street Parking, Loading and Access”, Table 17.24-3 “Required Off-Street
Parking”: Add “Banquet Hall”:

Explanation:  

Since the update to the Zoning Ordinance in 2006 different types of art classes and studios have become 
increasingly popular. This includes the popularity in wine and paint/craft establishments, cooking 
classes, music lessons/ performance areas etc. Since these types of spaces do not fall under the existing 
Art Gallery/Studio use, Staff has been interpreting the uses as “personal services”, since they are not 
traditional instructional schools. While these uses can fit under the Personal Services, Staff felt it was 
better to update the Art Studio definition to better encompass these spaces. The update will allow them 
to operate in most of town and also within the downtown business overlay.  This change will better 
distinguish art and entertainment-related businesses that are retail/service uses from traditional 
instructional schools, which specifically provide training for skill or vocation. 

Examples: Hunt House, Board and Brush, Pinot’s Palate, All Things Art Studio 

RE-
1 

RE-
2 

RS-
1 

RS-
2 

RS-
3 

RS-
4 

RT-
1 

RT-
2 

RT-
3 

RT-
4 

RM-
1 

RM-
2 

RM-
3 BT 

Art Studio BTP 

Art 
Gallery/Studio  

BTP 

School, 
Specialized 
Instructional 
(G) 

Table 17.24-3 

Required Off -Street Parking  
Use  Parking Requirement 
Retail and Services 
Art Gallery/ Studio   1 per 1,000sf of GFA + 1 per every artist 

occupying the site on a full-time basis) 

Art Studio 4 spaces per 1,000sf of Gross Floor Area (GFA) 
School, Specialized Instructional (G) 1 per 2 faculty & staff members + 1 per student, 

based on rated design capacity 
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2. EVENT VENUE

Proposal:
A. Ch. 17.30 “Definitions”, Section 17.30.020 “Use Definitions”: Add definition of “Event

Venue”:
Event Venue- An establishment which is rented by individuals or groups to accommodate 
private functions including, but not limited to, banquets, weddings, anniversaries, showers 
and other similar celebrations. Such a use may include 1) Kitchen facilities for the 
preparation or catering of food; 2) the sale of food and beverages for on premises 
consumption, only during scheduled events and not open to the general public; 3) 
outdoor gardens or reception facilities; and 4) Entertainment such as live bands or DJs.  

B. Ch. 17.20 “Use Standards”, Section 17.20.010 “General Use Standards”: Add “Event Venue”:

Event Venues located within the SSA 1A and SSA 1B shall not qualify for any Parking 
Exemption under Section 17.24.080.A without providing, as a part of the Special Use 
Application, documentation demonstrating that there is adequate parking to support the 
proposed use. Documentation shall be provided in the form of a parking study or analysis.  

C. Ch. 17.14 “Business and Mixed-Use Districts”, Table 17.14-1 “Permitted and Special Uses”:
Add “Event Venue”

D. CH. 17.24 “Off- Street Parking, Loading and Access”, Table 17.24-3 “Required Off-Street
Parking”: Add “Banquet Hall”:

Explanation:  

In recent years staff has seen a rise in requests for event spaces. Currently, the Zoning Code does not 
have a definition that covers this type of request. Staff has been classifying it under “Personal Services”, 
depending on how the facility is operated, but that use does not clearly state event venues as a 
permitted use, nor does the parking requirement of 3 spaces per 1,000sf of floor area adequately 
represent the parking needs for this type of use.  

Examples: Cedar Fox Wedding and Events, Eden on the River, Etc. 

BL BC BR CBD-1 
Downtown First 

Floor Overlay CBD-2 Specific Use 
Standards CBD-1 CBD-2 

Event 
Venue P P S S S S Section 17.20.030 

Table 17.24-3 

Required Off -Street Parking  
Use  Parking Requirement 
Cultural, Recreational and Entertainment Uses 
Event Venue 1 per 2 guests based on rated design capacity 

of the event area(s)  
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3. CAFÉ

Proposal:  

A. Ch. 17.30 “Definitions”, Section 17.30.020 “Use Definitions”: Add definition of “Café”,
remove definition of “Coffee/Tea Room” and amend definition of “Outdoor Dining”:

New Definition:

Café- An establishment which typically serves coffee, tea or juices and offers a limited food
menu and related products for retail sale. The food menu may include fresh, prepared or pre-
packaged food items, including but not limited to refreshments, baked goods, dessert items,
sandwiches and salads. Service is provided at an ordering counter and limited seating may be
provided. Outdoor Dining is permitted as an accessory use, subject to the Use Standards
established in Ch. 17.20.

Existing Definitions:

Coffee/ Tea Room - A limited menu restaurant which is located in conjunction with and on
the same premises as a retail use. As a permitted use, a Coffee or Tea Room need not meet
the definition of an accessory use in relation to the retail use. As an accessory use, the Coffee
or Tea Room must meet the definition of an accessory use in relation to the retail use.

Restaurant- An establishment in which the primary activity is prepared food service, provided
for consumption on the premises or for carry-out. Live Entertainment is permitted as an
accessory use within completely enclosed areas. Outdoor Dining and Outdoor Entertainment
are permitted as accessory uses, subject to the Use Standards established in Ch. 17.20. This
use is distinct from a Tavern/Bar where the primary purpose is the sale of alcoholic beverages,
or snack bars or refreshment stands that are accessory to recreational or amusement
facilities. For restaurants with drive-through windows, see Drive-Through Facility.

Restaurant, Carry Out Only- A restaurant establishment in which the primary activity is
prepared food service provided for carry-out or delivery only, and no food is consumed on the
premises.

Outdoor Dining- The serving of food and/or beverages in an outdoor space with seats and/or
tables accessory to a Restaurant, Tavern/Bar, Brewpub, Microbrewery, and Café subject to
the Use Standards established in Ch. 17.20.

B. Ch. 17.20 “Use Standards”, Section 17.20.010 “General Use Standards”: Amend “Outdoor
Dining”:

Outdoor Dining

C. Permanent Outdoor Dining shall be permitted only as an accessory use to a Restaurant,
Tavern/Bar, Brewpub, Microbrewery, and Café or when specifically permitted in
conjunction with a temporary use.

D. Outdoor Dining areas shall not be located in a required yard abutting any residential
district.
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E. The sound level of any music or other sound shall not exceed sixty (60) decibels, as
measured at the property line, and no music or other sound under the control of the
property owner shall occur outdoors between the hours of 10:00 pm and 10:00 am.

C. Ch. 17.14 “Business and Mixed-Use Districts”, Table 17.14-1 “Permitted and Special Uses”:
Remove Coffee/ Tea Room and add Café.

D. Ch. 17.24 “Off- Street Parking, Loading and Access”, Table 17.24-3 “required Off-Street
Parking”: Remove Coffee/Tea room requirement and add Café Requirement.

Explanation: The City has seen an increase in requests for Café establishments. These establishments 
sell a limited menu of items, have limited seating and sometimes sell additional prepacked items. The 
current use of Coffee and Tea Room was established for a Starbucks model establishment, having the 
Coffee or tea served as an accessory to their retail sale of coffee/ tea related products. This change will 
also better distinguish café type businesses from restaurant uses. 

Example business types: Coffee shop, sandwich shop, bakery 

BL BC BR 
CBD-1 Downtown First 

Floor Overlay 
CBD-2 Specific Use 

Standards CBD-1 CBD-2 

Café  P P P P P P P 

Coffee/ Tea Room A P P P P A A 

Restaurant S P P P P 

Table 17.24-3 

Required Off -Street Parking  
Use  Parking Requirement 
Retail and Services 
Coffee/Tea Room  5 spaces per 1,000sf of Gross Floor Area (GFA) 
Café  5 spaces per 1,000sf of Gross Floor Area (GFA) 
Restaurant 10 per 1,000sf of GFA + 15 stacking spaces per 

drive-thru lane 
Restaurant, Carry Out Only 4 per 1,000sf of GFA + 15 stacking spaces per 

drive-thru lane 
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4. CARPORTS

Proposal:

A. Ch. 17.22 “General Provisions”, Table 17.22-3 “Permitted Encroachments”. Add “Carport”
and encroachment information:

B. Ch. 17.30 “Definitions”, Section 17.30.030 “General Definitions”: Amend definition of “Lot
Coverage” and “Building Coverage”.

Lot Coverage: 

A measure of intensity of land use that represents that portion of the horizontal area of a 
lot that is covered by the principal building or buildings and accessory buildings and 
structures, including but not limited to: 

1. Attached and detached garages (measured at the foundation)
2. Carports(measured at outside of support posts)
3. Accessory sheds (measured at the outer wall surface)
4. Gazebos and cabanas (measured at the outer wall surface)
5. Enclosed and Unenclosed Porches (measured at the outer edge of the foundation

line, or at the outer wall surface or support column in the case of a post or other
non-continuous foundation)

6. Decks and accessibility ramps (measured at the outer limits of the deck or ramp
surface)

7. Swimming pools (measured at the outer edge of the pool deck)
8. Tennis courts and sports courts (measured at the outer edge of the court surface)

(Ord. 2008-Z-25 § 6.)

 Building Coverage: 

 A measure of intensity of land use that represents the portion of a site that is covered by a 
principal building or buildings including attached garages and enclosed porches, and 
accessory buildings including detached garages, carports and any other enclosed accessory 
building in excess of 150 square feet of Lot Coverage.  Building coverage shall also include 
cantilevered portions of a building that extend beyond the footprint of a structure, 
including portions cantilevered over an open front porch.  Building Coverage shall be 
measured at the outer edge of the foundation line, or at the outer wall surface support 
column in the case of a post, other non-continuous foundation, or cantilever, excluding 
projections for bay windows or chimneys.  Building coverage shall not include unenclosed 
porches, decks, or unenclosed accessory structures such as gazebos, swimming pools, 
or tennis and sports courts. 

Type of Structure 
or Use 
Encroachment 

Required Yards 
Front Yards, 
Exterior Side 
Yards And Rear 
Yards of Through 
Lots 

Interior Side 
Yards 

Rear Yards Landscape 
Buffer Yards 

Carports NP NP NP NP 
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Explanation: As a practice, City Staff has not included carports as a permitted encroachment. This 
change will codify this practice and provide clarity for residents. Carports will also be included in the 
calculation of lot coverage, similar to other accessory structures. 
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5. DETACHED GARAGES IN THROUGH-LOTS IN THE RT DISTRICTS

Proposal:
A. Ch. 17.22 “General Provisions”, Table 17.22-3 “Permitted Encroachments”. Add “P in

rear yards of through lots, but shall be set back at least the distance of the required front
yard of the District”.

Explanation: The City has roughly 47 through-lot properties, with most of them being located within RT 
Districts. Many of these lots either have no garages, or detached garages that do not meet the current 
Zoning Code. The Code currently requires detached garages to be setback the distance of the rear yard, 
which is often 5-10ft further than the front yard setback. Detached garages on other RT lots are 
permitted encroachments into the rear yard and must be at least 3ft from a rear lot line. RT lots are 
typically smaller in size and depth compared to RS and RE lots. This change will allow for through-lot 
owners to maximize their yard, but still maintain the setback and street façade for houses with front 
yards adjacent to the rear yard of the through lot. 

Type of Structure or 
Use Encroachment 

Front Yards, 

Exterior Side yards 

And Rear Yards of Through Lots  

Interior 
Side 
Yards 

Rear 
Yards  

Landscape 
Buffer Yards 

Garages, Detached  
(RT Districts)  

P in exterior side yard in RT-2, RT-3, & RT-4, 
but shall be min. 15 ft. from right of way 

P in rear yards of through lots, but shall be 
set back at least the distance of the 
required front yard of the District. 

P P P 

Garages, Detached 
(other than RT 
Districts)   

NP P P P 
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6. BREEZEWAY

Proposal:  

A. Ch. 17.30 “Definitions”, Section 17.30.030 “General Definitions”: Amend definition of
“Breezeway”:

“Breezeway. A roofed, open-sided, unenclosed structure that connects a principal building
with an accessory building. The sides of the Breezeway, other than the adjoining walls of the
principal and accessory buildings, shall be entirely open at all times without any temporary or
permanent windows, doors, walls, screens or other type of enclosure.

Explanation: Staff received a request to install accordion style doors unto a breezeway. The matter 
required an official interpretation that was challenged by the applicant at a Zoning Board of Appeals 
meeting. Staff would like to clarify this language to maintain the intention of the definition.  
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7. COMPOST PILES OR BINS

Proposal:  

A. Ch. 17.22 “General Provisions”, Section 17.22.010 “Accessory Buildings and Structures”: Add
“Compost Piles or Bins”:

J. Compost Pile or Bins
1. Compost shall be limited to organic and biodegradable material, comprised of:

a. Food waste items- limited to fruits and vegetables, bread and grains,
coffee grounds and filters, paper, egg and nut shells

b. Yard waste items- such as grass clippings, leaves, twigs, etc.

2. Compost containing food waste items shall be in a closed container or tumbler.
3. Compost containing only yard waste items may be in a bin or enclosure with an

open top and sides.
4. Compost piles not contained in a container, tumbler, or rigid sided bin shall be

screened from views of adjacent property.
5. Compost Piles or Bins shall be managed and maintained including:

a. Compost items shall be secured and cannot be windblown
b. Compost items shall not generate a discernable smell from any adjacent

property
c. Compost bins or piles shall not harbor any pests, vermin or rodents.

Explanation: Clarify and set standards in regards to what compost is and how it can be stored. Currently 
“compost piles” are a permitted encroachment into rear yards without any specific standards for what is 
considered compost and how the compost is to be stored or screened. 
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8. FOOD TRUCKS

Proposal:  

A. Ch. 17.20 “Use Standards”, Section 17.20.050 “Permitted and Temporary Uses”: Amend use
standard for “Food Trucks”:

I. Food trucks.

1. Food trucks that are open to the public shall not operate at any location without a
permit.

2. Food trucks shall be permitted to operate in the following circumstances:

a. At private events not open to the public. No permit shall be required.
b. At events associated with a Special Event permit approved by the City, where

the Food Truck is approved as a part of the Special Event permit.
c. In association with a Temporary Outdoor Sales permit approved by the City,

where the Food Truck is approved as a part of the Temporary Outdoor Sales
permit. Operation of each individual food truck shall be limited to no more than
two (2) days in any seven-day period and shall not serve customers outside of
the business hours of the permanent business.

d. In association with a Restaurant, Tavern/Bar, or Microbrewery, as defined
herein, where the food truck is offered in conjunction with the permanent
business. Operation of each individual food truck shall be limited to no more
than two (2) days in any seven-day period and shall not serve customers outside
of the business hours of the permanent business. A Restaurant, Tavern/Bar, or
Microbrewery shall obtain a yearly permit for the operation of a food truck.

3. Food trucks shall maintain a current mobile vendor license or permit from the County
Health Department of the County where the food truck is operating. Permit applicants
shall be responsible for verifying that each Food truck maintains a current mobile
vendor license or permit while operating.

Explanation: Provide clarity and oversight to the Food Truck use. The proposed changes will make the 
requirements easier to administer by requiring some type of permit for all food trucks that are open to 
the public. Permit applicants will be responsible for confirming that food trucks possess a current Health 
Department license or permit. 
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9. OFF-STREET PARKING

Proposal:  

A. Ch. 17.24 “Off-Street Parking, Loading and Access”, Section 17.24.010 “Off-Street parking and
loading general provisions”: Amend provisions A, D and E.:

  17.24.010 Off-street parking and loading general provisions. 

  The provisions of this chapter shall apply as follows:  

A. Existing facilities. Existing off-street parking and loading facilities shall not be reduced
below the requirements of this chapter with respect to the number of spaces
provided or the design of such facilities. If an existing facility provides less than the
required number of parking or loading spaces, no parking or loading spaces shall be
removed. If an existing facility provides less than the dimensions, landscaping, or
other characteristics regulated by this chapter, no nonconforming dimension,
landscaping or other characteristic regulated by this chapter shall be further
decreased. Existing off-street parking and loading facilities which do not conform to
the requirements of this title, but were lawfully existing when the parking or loading
facilities were established or substantially modified, may be allowed to continue as
legal nonconforming uses, subject to the limitations of the provisions of Chapter
17.08, "Nonconformities."  Notwithstanding the previous sentence, if an existing
parking lot is resurfaced or reconstructed, and the parking lot does not meet the
current yard requirement, the required yard may be reduced by fifty percent (50%).
If the existing parking lot is set back at a distance greater than fifty percent (50%) of
the required yard of the Zoning District, the existing parking lot setback shall not be
reduced further than the distance the existing parking lot is set back from the
property line, except that upon resurfacing or reconstruction, existing non-
conforming off street parking and loading facilities shall be subject the following:

1. For existing off-street parking and loading facilities that do not meet the current
yard or set back requirement, a yard or setback shall be provided for the
resurfaced or reconstructed parking lot, equal to either a) the existing set back
distance or b) 50% of the applicable required yard or set back distance,
whichever is greater.

2. The yard or setback area provided shall be landscaped per Chapter 17.26.020.D
“Resurfacing/Reconstruction of Existing Parking Lots.”

3. If complying with items 1 or 2 above would create a new non-conformity with
respect to the required number of spaces provided, then the Director of
Community Development may allow for an alternate setback and landscape
plan that meets these requirements to the extent possible, which shall include
providing other aesthetic improvements to the parking lot and/or landscaping in
alternate locations.

B. Damage or destruction. When a building is reconstructed or repaired after being
damaged or destroyed, off-street parking and loading facilities shall be restored or
maintained in an amount equivalent to that which existed at the time of such
damage or destruction. However, it shall not be necessary to restore or maintain
parking and loading facilities in excess of the applicable requirements of this chapter.

C. Change in use and intensity of use. When the intensity of use of a building, structure
or lot is increased, or the use of a building, structure or lot is changed so as to
increase the required number of parking or loading spaces, additional parking or
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loading spaces, as the case may be, shall be provided. The number of additional 
spaces provided shall be the incremental difference between the required number of 
parking or loading spaces for the new use(s) and the required number of parking or 
loading spaces for the previous use(s). In no event, however, shall spaces be required 
in excess of the number required for the new use. (This condition would occur when 
the number of existing parking or loading spaces exceeded the number of parking or 
loading spaces that were required for the previous use.)  

When the intensity of use of any building, structure or parcel of land is decreased, 
the number of parking and loading spaces may be reduced, to the extent that the 
requirements of this chapter are met for the entire building, structure or parcel of 
land, as modified.  

Intensity of use is defined as square feet of gross floor area, number of dwelling 
units, number of employees, or other factors used as a basis for requiring parking or 
loading facilities.  

D. Provision of additional spaces. Nothing in this chapter shall be deemed to prevent the
voluntary establishment of off-street parking or loading facilities, provided that all
regulations governing the location, design and control of such facilities shall be in
accordance with this chapter.

E. Gravel off-street parking facilities. Existing gravel driveways or parking surfaces shall
not be enlarged or expanded in any manner.

    ( 2019-Z-1: § 4; 1; 1991-Z-7: § 1; 1960-16 ) 

B. Ch. 17.24 “Off-Street Parking, Loading and Access”, Section 17.24.090 “Accessible parking”:
Amend provisions B:

A. Required spaces. Parking spaces and accessible routes for handicapped persons shall
be provided in accordance with applicable State and Federal regulations and laws.
The number of accessible parking spaces shall be included in the total number of
required parking spaces.

B. Dimensions and design. Accessible spaces shall comply with the design standards of
the Illinois Accessibility Code provided that in no instance shall the width of any one
(1) accessible space be less than sixteen (16) feet. Such spaces shall be identified by
a sign and pavement markings indicating handicapped parking only. Accessible
parking spaces shall be closest to the entrance of the building or structure, and shall
be connected by a paved surface designed to provide safe and easy access.

Explanation: Clarify standards for additions to gravel and codify staff practice in regards to landscape 
requirements for non-conforming parking lot.  
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10. FEES
Proposal:

A. Ch. 17.99 “Appendices”, Appendix B “Schedule of Application Fees”: Amend section IV. of the
reimbursement of fees agreement:

I. Reimbursement of Fees:

If the City determines, in its sole and exclusive discretion, that it is necessary to obtain
professional services, including, but not limited to, attorneys; engineers; planners;
architects; surveyors; court reporters; traffic, drainage or other consultants, and/or to incur
costs related to any required notices or recordations, in connection with any Petition or
Application filed by the Petitioner/Applicant, then the Petitioner/Applicant and Owner shall
be jointly and severally liable for the payment of such professional fees and costs, as shall
actually be incurred by the City.

The City Administrator is hereby authorized to assign the above described services to the
City staff or to consultants, as they deem appropriate. When the City staff renders any
services contemplated by this agreement, then in such case the City shall be reimbursed for
its cost per productive work hour for each staff person providing said services.

At the time the Petitioner/Applicant requests action from the City, he Applicant shall be
required to deposit the following amounts with the City as an initial deposit to collateralize
the obligation for payment of such fees and expenses:

Number of 
Review Items 

Under 5 Acres 5-15 Acres 16-75 Acres Over 75 Acres 

1 $1,000 $2,000 $2,000 $3,000 $3,000 $4,000 $4,000 $5,000 

2 or 3 $2,000 $3,000 $4,000 $5,000 $5,000 $6,000 $7,000 $8,000 

4 or more $3,000 $4,000 $5,000 $6,000 $7,000 $8,000 $10,000 $11,000 

As the review proceeds, the City shall deduct incurred expenditures and costs from the 
funds deposited. If the remaining deposit balance falls below $500.00, the 
petitioner/applicant, upon notice by the City, shall be required to replenish the deposit to 
its original amount.  The Petitioner/ Applicant shall replenish the deposit amount within 
fifteen (15) days of receipt of an invoice directing the replenishment of said deposit. Failure 
to remit payment within fifteen (15) days will cause all reviews to cease. 

A petitioner/applicant who withdraws his petition or application may apply in writing to 
the Director of Community Development for a refund of his initial deposit. The City 
Administrator may, in his sole discretion, approve such refund less any actual fees and 
costs, which the City has already paid or incurred relative to the Petition or Application. 

Upon the failure to the Petitioner/Applicant or Owner to reimburse the City in accordance 
with this Agreement, no further action shall be undertaken on any Petition or Application 
by the Mayor and City Council, or by any other official or quasi-deliberations, the granting 
of any relief or approvals, and the execution or recording of any documents, until all such 
outstanding fees are paid in full and/or the initial deposit is restored to its full amount. 
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Further, the City may deny any application for a grading storm water, building or other 
permit if such amounts have not been paid in full.  

Upon any failure to reimburse the City in accordance with this section, the City may in its 
discretion, apply any or all of the initial deposit to the outstanding balance due and/or elect 
to place a lien against any real property associated with the Petitioner/Applicant’s Petition 
or Application. In the event such amounts are not paid in full within sixty (60) days after the 
date when the statement of such amounts due is delivered or deposited in the U.S. mail by 
the City, such amounts due shall be deemed delinquent and finance charges in accordance 
the City’s policy for accounts receivable shall be added to the amount due until such 
amount due, including all delinquency charges, is received by the City.  Said lien shall be in 
an amount equal to the outstanding amount owed to the City. 

The remedies available to the City as set forth hereinabove are non-exclusive and nothing 
herein shall be deemed to limit or waive the City’s right to seek relief of such fees against 
any or all are responsible parties in a court of competent jurisdiction. 

Any remaining balance of funds deposited pursuant to this Agreement shall be refunded 
upon the later occurring of the following events: completion of City deliberation on the 
petition or application, recordation of all necessary documents associated with the petition 
or application, or issuance of a building permit upon the real property in question.  

BY SIGNING BELOW, THE PETITIONER/APPLICANT AND OWNER ACKNOWLEDGE THAT EACH 
OF THEM HAS READ THE FOREGOING PARAGRAPHS AND EACH OF THEM FULLY 
UNDERSTANDS AND AGREES TO COMPLY WITH THE TERMS SET FORTH HEREIN. FURTHER, 
BY SIGNING BELOW, EACH SIGNATORY WARRANTS THAT HE/SHE/IT POSSESSES FULL 
AUTHORITY TO SO SIGN. 

THE PETITIONER/APPLICANT AND OWNER AGREE THAT PETITIONER/APPLICANT AND 
OWNER SHALL BE JOINTLY AND SEVERALLY LIABLE FOR PAYMENT OF FEES REFERRED TO IN 
APPLICABLE SECTIONS OF THE ORDINANCES OF THE CITY OF ST. CHARLES, AND AS SET 
FORTH HEREIN. 

B. Ch. 17.99 “Appendices”, Appendix B “Schedule of Application Fees”: Amend Minor PUD
change fee:

Type of Application Application Fee 

Appeals $150.00 

Design Review $200.00 

Variations $300.00 

General (Text) Amendment $500.00 

Zoning Map Amendments $500.00 

Special Use and Amendment to Special Use $750.00 
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Type of Application Application Fee 

Annexation of Property $500.00 

Annexation Agreement $500.00 

Concept Plan none 

Special Use as a Planned Unit Development 
(PUD) 

$1,000.00 

PUD Preliminary Plan (with or without Sketch 
Plan) 

$500.00 

PUD Final Plans $500.00 

Minor Change to PUD $200.00 
$500.00 

C. Ch. 17.99 “Appendices”, Appendix B “Schedule of Application Fees”: Amend Minor PUD
change fee:

A. Payment of fees required. Any person, firm, corporation or agent who files an
application pursuant to this title shall pay all fees, costs, and expenses for review of the
application, plans and documents reviewed by or on behalf of the City, and for
meetings and site visits necessary to evaluate the application, in accordance with the
schedule established by the City and included in Appendix B (Fee Schedule). Payment
generally will include an application fee and reimbursement of city costs as well as the
cost of experts retained by the City. Fees and reimbursements shall be paid regardless
of whether the application is approved, denied or withdrawn.

In the case of appeals, variations, and design review, reimbursement for all costs 
incurred in connection with the review of the application shall be paid prior to issuance 
of any permit in connection with the requested action. 

In the case of Text and Map Amendments, Special Uses, Amendments to Special Uses, 
Planned Unit Developments, major amendments to Planned Unit Developments, and 
Annexations, reimbursement of all costs incurred in connection with the review of the 
application shall be paid prior to final action by the City Council, such as passage of an 
ordinance approving the application or a resolution disapproving it. 

In the case of minor amendments to Planned Unit Developments, reimbursement of 
costs incurred in connection with the review of the application shall not be required. 

Notwithstanding anything to the contrary in this Section 17.04.170, any unit of federal, 
state, or local government that files an application pursuant to this title shall only be 
responsible for reimbursing the City for outside consultant services and miscellaneous 
expenses, as described in Paragraphs 17.04.140 E and F, and shall not be responsible 
for filing fees or reimbursement for the cost of city staff review time. 
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B. Filing fees. Filing fees are intended to cover the cost of providing information to the
public about an application, preparing notices, distributing plans to city departments
and other agencies, preparing agenda packets and minutes for the Board of Zoning
Appeals, Plan Commission, Historic Preservation Commission, City Council, and other
applicable review bodies, and other administrative tasks.

The petitioner/applicant shall pay the full filing fee for each category of petition or plan 
submitted as set forth in Appendix B (Fee Schedule). However, a single category of 
application may include multiple requests, and a separate fee shall not be required for 
each request. The fees set forth in Appendix B shall be in addition to those payable 
under any other provision of the St. Charles Municipal Code, as amended. Filing fees 
are payable upon filing of the application or petition. 

C. Reimbursement of costs and fees; deposit required. With the exception of
applications for Minor Amendments to Planned Unit Developments, in addition to the
filing fees provided for in this section and Appendix B, each petitioner/applicant shall
enter into a reimbursement of fees agreement with the City. The reimbursement of
fees agreement shall encompass all applications or petitions pending with the City
except for applications for Minor Amendments to Planned Unit Developments. The
reimbursement of fees agreement shall be in the form specified in Appendix B.

At the time the Petitioner/Applicant submits an application to the City, he/she shall 
deposit the amounts specified in Appendix B with the City to collateralize his/her 
obligation for reimbursement of costs for city staff review, outside consultant services, 
and miscellaneous expenses, as described herein. 

A petitioner/applicant who withdraws his/her petition or application may apply in 
writing to the Director of Community Development for a refund of his/her initial 
deposit. The City Administrator may, in his/her discretion, approve such refund less any 
actual fees and costs, which the City has already paid or incurred relative to the 
Petition or Application. 

Explanation: Rising court report costs and other fees have required staff to consistently request more 
reimbursement money for applications. In trying to limit those requests and be more upfront, staff 
would like to adjust application fees.  

III. SUGGESTED ACTION

Conduct the public hearing and close if all the testimony has been taken.

Staff has placed this item on the meeting portion of the agenda for a recommendation, should the
Plan Commission feel they have adequate information to recommend on the item tonight.

IV. ATTACHMENTS
 Zoning Map
 Application, received 6/26/24
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