
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Presentation of a Concept Plan for 1224 E. Main St.  

Presenter: Ellen Johnson 

Please check appropriate box: 

   Government Operations       Government Services 

X Planning & Development (4/11/16)  City Council 

 

Estimated Cost:   Budgeted:      YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 
 

The subject property, 1224 E. Main St., is a half-acre parcel that contains a two-family house.  
 

Zoning of the property is currently split; the south half containing the house is zoned BL Local Business and the 

vacant northern half is zoned RT-1 Traditional Single-Family Residential.  The existing two-family house is a 

non-conforming use; the BL district permits single-family and upper-level dwelling units, but not two-family 

dwellings.    
 

Eric Larson, property owner, is seeking feedback regarding rezoning of the property and potential for 

constructing additional residential units.  Two Concept Plan options are proposed:  
 

Option 1 (applicant’s preferred option): 

 Rezone the property to RT-4 Traditional Single and Two-Family Residential.  

 Subdivide the property into three lots. 

 Construct two, two-unit buildings on the north end of the property and keep the two-unit house.  

Option 2: 

 Rezone the property to RM-2 Medium Density Multi-Family Residential. 

 Subdivide the property into two lots. 

 Construct one, three-unit townhome on the north end of the property and keep the two-unit house. 
 

The Land Use Plan designation for the property is Neighborhood Commercial.   

 
 
 

Plan Commission Review: 

The Plan Commission reviewed the Concept Plan on 3/22/16.  Commissioners’ comments were as follows: 

 Keep the southern portion of the site (which contains the non-conforming two-family house) zoned BL 

Local Business to allow for future commercial uses along E. Main St.  

 Support for rezoning the north end of the site to allow for the proposed residential uses.  

 Some Commissioners preferred Option 1 (two, two-unit buildings), while others preferred Option 2 (one, 

three-unit building).  

 If Option 2 is pursued, consider flipping the building so the fronts of the units face west.  
  

Attachments: (please list) 

Staff Report, Application for Concept Plan, Site Photos  

Recommendation / Suggested Action (briefly explain): 

Provide feedback on the Concept Plan. The staff memo lists a number of questions the Committee may consider 

when providing feedback.  

 

For office use only: 

 

Agenda Item Number:  
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Staff Report 
 

TO:  Chairman Todd Bancroft  

  And Members of the Planning and Development Committee   

 

FROM: Ellen Johnson, Planner 

 

CC:   Russell Colby, Planning Division Manager 

 

RE:  1224 E. Main St. Concept Plan 

 

DATE:  April 5, 2016 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: 1224 E. Main St.  – Concept Plan 

Applicant:  Eric Larson  

Purpose:  Obtain feedback regarding zoning changes and potential residential 

development options   

 

 General Information: 

Site Information 

Location 1224 E. Main St.  

Acres 0.54 acre (23,522 sf)  

 

Applications: Concept Plan 

Applicable     

City Code 

Sections 

Title 17, Chapter 17.12 - Residential Districts 

 

Existing Conditions 

Land Use Two-family residential  

Zoning BL Local Business (south half) 

RT-1 Traditional Single-Family Residential (north half) 

 

Zoning Summary 

North RT-1 Traditional Single-Family Residential Single-family homes 

East RT-1 Traditional Single-Family Residential; 

BL Local Business 

Three-unit residential 

(nonconforming); commercial 

properties fronting E. Main St.  

South BL Local Business  Commercial properties fronting E. 

Main St.  

West BL Local Business Commercial properties fronting E. 

Main St.  

 

Comprehensive Plan Designation 

Neighborhood Commercial  

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial Photo 
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, 
RIT~ l 

i l Subject Property 

,; ::::, ~ 
~ 
'i.. I ' 
~ 

Z 

-V "" 
, 

--~ 

\ 

, 
R

1

T.l 

[ Subject Property 
• > 

" C-
o '>,\j < 

ffl 
~ 

.i( 

" 
, 

'.M'.!. 
~ 

z 

_V !--. 
\~ t ",3\(\ St. · V ..... 

~ ~ ,- -
r BL \/\ \ 



Staff Memo – 1224 E. Main St. Concept Plan 

4/5/16 
Page 3 

II. OVERVIEW 

 

A. PROPERTY HISTORY  

 

The subject property is a half-acre parcel that contains a two-family house.  The house was 

constructed as a single-family unit in 1930.  The site has two access points; a driveway off 

E. Main St. and an access drive off N. 13
th
 Ave.  

 

Zoning of the property is currently split; the southern half containing the house is zoned BL 

Local Business and the vacant northern half is zoned RT-1 Traditional Single-Family 

Residential.  The two-family house is non-conforming, since the BL district does not permit 

two-family dwellings.   

 

The property was first zoned in 1960.  At that time, the zoning designation was B2 

Community Business for the southern half and R2 Single-Family Residence for the northern 

half, which are similar to the current zoning districts.   

 

B. PROPOSAL 

 

Eric Larson, property owner, is interested in rezoning the property to a zoning district that 

would allow the existing two-family structure to be a permitted use.  He is also interested in 

constructing additional residential units on the property, north of the existing house.  The 

applicant is seeking feedback on two Concept Plans for development of the property: 

 

Option 1 (applicant’s preferred option): 

 Rezone the property to RT-4 Traditional Single and Two-Family Residential.  

 Subdivide the property into three lots. 

 Keep the existing two-unit house. 

 Construct two, two-unit buildings north of the existing house.  

 Each new unit has a one-stall, front loaded garage.  

 Access to the new buildings is from the existing private drive off N. 13
th
 Ave.  

 PUD approval would be required to accommodate this development.  

 

Option 2: 

 Rezone the property to RM-2 Medium Density Multi-Family Residential. 

 Subdivide the property into two lots. 

 Keep the existing two-unit house. 

 Construct one, three-unit townhome north of the existing house. 

 Each new unit has a one-stall, front loaded garage 

 Access to the new building is from the existing private drive off N. 13
th
 Ave.  

 This development would not require PUD approval.  
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C. REVIEW PROCESS 

 

The purpose of the Concept Plan review is to enable the applicant to obtain informal input 

on a concept prior to spending considerable time and expense in the preparation of detailed 

plans and architectural drawings.  The Concept Plan process also serves as a forum for 

citizens and owners of neighboring property to ask questions and express their concerns and 

views regarding the potential development.  Following the conclusion of the Concept Plan 

review, the developer can decide whether to formally pursue the project. 

 

III. PLAN COMMISSION REVIEW 

 

The Plan Commission reviewed the Concept Plan on 3/22/16.  Commissioners’ comments are 

summarized as follows:  

 Keep the southern portion of the site (which contains the non-conforming two-family 

house) zoned BL Local Business to allow for future commercial uses along E. Main St.  

 Support for rezoning the north end of the site to allow for the proposed higher-density 

residential uses.  

 Some Commissioners preferred Option 1, while others preferred Option 2.  

 If Option 2 is pursued, consider flipping the building so the fronts of the units face west. 

 The new building(s) will have a positive impact on the surrounding neighborhood.   
 

IV. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 

property as “Neighborhoods Commercial”. The Plan states: 

“Areas designated as neighborhood commercial are intended for smaller-scale retail and 

service commercial areas geared toward providing for the daily shopping, service, and 

convenience needs of surrounding neighborhoods. Uses in the neighborhoods 

commercial areas should be of a scale and intensity to be considered generally 

compatible with adjacent and nearby residential uses (p. 46)  

 

The Land Use Plan does not provide specific policies or recommendations regarding non-

conforming residential uses in commercial areas.  The residential area north of the subject 

property is identified as Single Family Detached Residential.  

 

Land Use Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject Property 
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B. ZONING REVIEW 

 

The zoning of the property is currently split, and does not match its existing use.  The 

southern half containing the two-family house is zoned BL Local Business.  The vacant 

northern half is zoned RT-1 Traditional Single-Family Residential.   

 

Due to the zoning, the existing two-family house is a non-conforming use; the BL district 

permits single-family and upper-level dwelling units, but not two-family dwellings.  The 

existing structure would be considered conforming if it were occupied by a first-floor 

commercial use with a dwelling unit on the upper level.  

 

The existing zoning would permit subdivision to create a single-family lot in the RT-1 

portion of the site.  

 

The purpose of the BL District, as stated in the Zoning Ordinance, is as follows:  

“To provide locations for small-scale service and retail uses that primarily serve the 

convenience needs of St. Charles neighborhoods.  The BL District permits a mix of uses, 

but care must be taken to ensure that adequate access, parking and screening is provided 

so as not to negatively impact adjoining residential neighborhoods.” 

 

The purpose of the RT-1 District is as follows:  

“To preserve moderate density single-family residential development in older 

neighborhoods of the City, and to accommodate new neighborhoods with a similar 

character. The minimum lot size is 8,400 sf.” 

 

Rezoning is proposed for both Option 1 and Option 2.   

 

Option 1 (applicant’s preferred option):  
 

Rezoning the entire property to the RT-4 Traditional Single and Two-Family Residential 

district is proposed.  This would permit the proposed two, two-family buildings, and would 

bring the existing two-family building into compliance.  The purpose of the RT-4 District is 

as follows:  

“To preserve higher density single- and two-family residential development in older 

neighborhoods of the City, and to accommodate new residential development with a 

similar character. The minimum lot size is 5,000 sf. This district is primarily located in 

older residential neighborhoods near the downtown area.” 

 

The table below compares the RT-4 District requirements with Option 1.  Deviations from 

the RT-4 District that would be required to accommodate the development as proposed are 

denoted in bold italics. 

 

 
RT-4 

(proposed zoning) 
Concept Plan Option 1 

Min. Lot Area 
3,750 sf per unit  

(for two-family) 

Lot 1: 4,146 sf per unit 

Lot 2: 3,093 sf per unit* 

Lot 3: 3,773 sf per unit 

Min. Lot Width 50 ft. 
Lot 1: 92.43 ft. 

Lot 2: 70.5 ft. 
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Lot 3: 87.74 ft.** 

Max. Building 

Coverage 

25% for structures over 1½ 

stories 

Lot 1: 14.3%  

Lot 2: 31%   

Lot 3: 25.4% 

Max. Building 

Height 

32 ft. or 2 stories, whichever is 

less 

Lot 1: Appears to comply 

Lot 2: TBD 

Lot 3: TBD 

Min. Front Yard 20 ft. 

Lot 1: 31.5 ft. 

Lot 2: 26 ft. 

Lot 3: 24 ft. 

Min. Side Yard 

For structures over 1½ stories, 6 

ft. or 10% of lot width, whichever 

is greater 

Lot 1: 22.3 ft. 

Lot 2: 5 ft. 

Lot 3: 13.9 ft. 

Min. Rear Yard  30 ft. 

Lot 1: 11 ft. 

Lot 2: 30 ft. 

Lot 3: 30 ft.  

Off-Street 

Parking 
2 per unit 

Lot 1: appears to be room for 2 

per unit 

Lot 2: 1 per unit 

Lot 3: 1 per unit 

There may be room for 

additional on-site parking for 

Lots 2 and 3 

 

*Lot 2 is considered a “Flag Lot”.  Per Section 17.22.010.G, only the buildable portion of 

the lot may be used in calculating lot area; the access drive “flag” may not be used.  Lot area 

indicated on the plans for Lot 2 is 7,500 sf, which includes the access drive.  Lot area 

without the access drive is 6,186 sf. 

** Lot 3 does not have street frontage.  This type of lot is not permitted under the Zoning 

Ordinance.  A PUD deviation would be necessary to allow a lot with no street frontage.    

 

PUD approval would be required to permit the development as proposed, in order to grant 

deviations from lot area, building coverage, side yard setback, rear yard setback, and off-

street parking for certain lots, as well as to permit a lot with no street frontage.  

 

Option 2:  

 

Rezoning the entire property to the RM-2 Medium Density Multi-Family Residential district 

is proposed.  Two-family, townhomes, and multi-family uses are permitted in the RM-2 

District, so the proposed three-unit townhouse and the existing two-family structure would be 

permitted uses.  The purpose of the RM-2 District is as follows:  

“To accommodate a range of housing densities and a variety of housing types and styles, 

with a maximum density of approximately ten units per acre.” 

 

The table below compares the RM-2 District requirements with Option 2.  Deviations from 

the RM-2 District that would be required to accommodate the development as proposed are 

denoted in bold italics. 
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RM-2 

(proposed zoning) 
Concept Plan Option 2 

Min. Lot Area 
4,300 sf per unit 

(for two-family and townhouse) 

Lot 1: 4,760 sf per unit 

Lot 2: 4,182 sf per unit* 

(deviation could be eliminated) 

Min. Lot Width 24 ft. per unit 
Lot 1: 46 ft. per unit 

Lot 2: 48 ft. per unit 

Max. Building 

Coverage 
35%  

Lot 1: 12.4% 

Lot 2: 22.9%   

Max. Building 

Height 

35 ft. or 3 stories, whichever is 

less 

Lot 1: Appears to comply 

Lot 2: TBD 

Min. Front Yard 
30 ft.; 20 ft. when adjoining a 

local street 

Lot 1: 31.5 ft.  

(30 ft. required) 

Lot 2: 26 ft.  

(20 ft. required) 

Min. Side Yard 10 ft.  
Lot 1: 22.3 ft. 

Lot 2: 10 ft. 

Min. Rear Yard  25 ft. 
Lot 1: 30 ft. 

Lot 2: 30 ft. 

Off-Street 

Parking 
2 per unit 

Lot 1: appears to be room for 2 

per unit 

Lot 2: 1 garage space per unit; 

appears to be room for additional 

on-site parking 

 

*Lot 2 is considered a “Flag Lot”.  Per Section 17.22.010.G, only the buildable portion of 

the lot may be used in calculating lot area; the access drive “flag” may not be used.  Lot area 

indicated on the plans for Lot 2 is 13,860 sf, which includes the access drive.  Lot area 

without the access drive is 12,547 sf. 

 

The only deviation that would be required to accommodate Option 2 as proposed would be 

the minimum per unit lot area for Lot 2.  Lot 2 could be made larger to comply with this 

requirement by reducing the rear yard of Lot 1 to 25 ft.  That would allow for 4,328 sf per 

unit for Lot 2, which would meet the lot area requirement. 

 

C. BUILDING DESIGN 

 

Architectural elevations were not submitted as part of the Concept Plan.  If Option 1 moves 

forward (RT-4 zoning), the new buildings would be subject to the Design Review 

requirements of Section 17.06.060 Standards and Guidelines – RT-1, RT-2, RT-3, RT-4, and 

CBD-2 Districts.  If Option 2 moves forward (RM-2 zoning), the new building would be 

subject to Section 17.060.050 Standards and Guidelines- RM-1, RM-2, and RM-3 Districts.   
 

D. ENGINEERING REVIEW 

 

Development review staff provided the following conceptual-level engineering comments:  

 An additional electric transformer may be required.  

 If Option 1 is constructed, sanitary sewer will need to be extended to the west end of 

the private drive, with services extended from there.  If Option 2 is constructed, 

services can be provided from N. 13
th
 Ave. 
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 Public water main may need to be extended down the private drive. 

 Utility easements may be required from the neighboring property owners on one or 

both sides of the access drive, depending on what utilities are placed in the drive. 

 A stormwater application will need to be filed, however no stormwater report will be 

required due to the size of the site.  Stormwater best management practices are 

encouraged.  

 The Fire Code allows the single drive off N. 13
th
 Ave. to provide access to the two, 

two-unit buildings (Option 1), however the existing driveway off E. Main St. will 

need to remain for the existing structure.  If Option 2 is constructed, the private 

access drive could be used for the new building and the existing building, and the 

driveway off E. Main St. could be eliminated.  

 

E. INCLUSIONARY HOUSING 

 

City Council reinstated the Inclusionary Housing Ordinance in an amended form earlier this 

month.  The Inclusionary Housing worksheet has been submitted, indicating the applicant’s 

intent to pay the fee in-lieu of providing affordable units.  

 

F. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 

 

School and Park Land-Cash worksheets have been submitted.  A copy of the Concept Plan 

has been forwarded to the school and park districts for any comments.   

 

IV. APPROVAL PROCESS 
 

The applicant would need to gain approval of the following in order to permit the two proposed 

development options:  

 

Option 1: 

1. Map Amendment: To rezone the property from BL and RT-1 to RT-4.  

2. Special Use for PUD: To establish a PUD ordinance with unique zoning standards to 

accommodate the proposal. 

3. PUD Preliminary Plan: To approve the physical development of the property, including 

site plan, elevations, and engineering plans. 

4. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat 

that will be recorded with the County. 

 

Option 2:  

1. Map Amendment: To rezone the property from BL and RT-1 to RM-2. 

2. Preliminary & Final Plat of Subdivision: To approve division of the property and the plat 

that will be recorded with the County. 

 

V. RECOMMENDATION 
 

Review the Concept Plan and provide comments to the applicant.  Staff recommends the 

Committee provide feedback on the following:  

 

 The change in zoning from BL Local Business and RT-1 Traditional Single-Family 

Residential to RT-4 Traditional Single and Two-Family Residential or RM-2 Medium 

Density Multi-Family Residential.   
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 If rezoning of the entire site is not supported, would rezoning only the northern portion be 

supported?  
 

 Adding residential units to this area and the number of units proposed for each option.  
 

 The two site layouts.  
 

 Whether deviation from the Land Use Plan designation for this property (from Neighborhood 

Commercial to single-family attached or multi-family) necessitates an amendment to the 

Land Use Plan. 
 

 If Option #1 is chosen a PUD would be required. Would the proposal meet the purposes of 

the PUD process?  

 

1. To promote a creative approach to site improvements and building design that results 

in a distinctive, attractive development that has a strong sense of place, yet becomes 

an integral part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and social 

interaction, including but not limited to walkable neighborhoods, usable open space 

and recreational facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types and 

prices. 

4. To preserve native vegetation, topographic and geological features, and 

environmentally sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, street 

improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings 

or uses. 

7. To encourage a collaborative process among developers, neighboring property 

owners and residents, governmental bodies and the community 

 

VI. ATTACHMENTS 
 

 Concept Plan Application; received 2/24/16 

 Photos 

 



CITY OF ST. CHARLES 
TWO EAST MAIN STREET 

ST. CHARLES, ILLINOIS 60174-1984 
ST. CHARLES 
~c r. 1 8J 4 

COMMUNITY & ECONOMIC DEV,/PLANNING DIVISION PHONE: (630) 377-4443 FAX: (630) 377-4062 

CONCEPT PLAN ApPLICATION 

CITYVIEW 
Project Name: \ L Z lj E . M~(f) ~-T. 

Project Number: dO \ " -PR- 0 0 ~ 
Application Number: .:} D I , -AP- 005 

----Q:cE~lr--­
St. ~i1Ke'i, EJL 

FEB 242016 
eDD 

Irlanning Division 
1- ____ _______________ ___ _ I 

To request review of a Concept Plan for a property, complete this application and submit it with all required attachments 
to the Planning Division. 

When the application is complete and has been reviewed by City staff, we will schedule a Plan Commission review, as 
well as a review by the Planning and Development Committee of the City Council. While these are not formal public 
hearings, property owners within 250ft. of the property are invited to attend and offer comments. 

The information you provide must be complete and accurate. If you have a question please call the Planning Division 
and we will be happy to assist you. 

1. Property Location: 
\22~ [ , ~ ~. Information: 

Parcel Number (s): 
D q - d-l- _L\~D-l) d~ 

Proposed Project Name: 

2. Applicant Name EK\t.. \fl , LARSOW Phone 630 ~ to I::f\ ". 'S lO \ 
Information: 

Address I,;I'E ~ Fax !Q$ - 5'37- -dB\) -") W . rY\ 

~,. ~ . ( ~"-- 1c,()\i-L \ Email ~,\L\ L\.d 1fu.Q. 
Q/n')a 

3. Record Name ~S,\c!'·~ ~0 \ ~~. '--(\)\~Y) Phone a 
Owner -
Information: Address Fax ---

~~ 
Email --

City of St. Charles Concept Plan Application 

~ 



Please check the type of application: 

H PUD Concept Plan: 

d Subdivision Concept Plan 

o Other Concept Plan 

, \::1, '-ri l' 
Zoning and Use Information: 

" 
Current zoning of the property: 

Proposed Name: 

Proposed Name: 

~,,(> , " 
Is the I~roperty a d~signated Landmark or in a Historic District? n 0 \ 

Cum:ent us:~ft~. property () - \'~ Cr,n\lfll~ 
Proposed zoning of the property: ~\-L-~ \ ~D? ~ 

L8 ~ 2>- - lJr0\- \ \+ ~ £,xi S±-~Pi Lj -~l 
-----"---~--=---------' ~----~.....------=----- \j Can lJeJlSI~ Proposed use of the property: 

Comprehensive Plan Designation: C00T\~? 

Attachment Checklist 

o REIMBURSEMENT OF FEES AGREEMENT: 

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

o REIMBURSEMENT OF FEES INITIAL DEPOSIT: 

Deposit of funds in escrow with the City. Required deposit is based on review items (number of applications 
filed) and the size of the site: 

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

Review Items 
1 $1,000 $2,000 $3,000 $4,000 

2 or 3 $2,000 $4,000 $5,000 $7,000 
4 or more $3 ,000 $5,000 $7,000 $10,000 

o PROOF OF OWNERSHIP and DISCLOSURE: 

a) a current title policy report; or 
b) a deed and a current title search. 

If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to 
act on hislher behalf is required. If the owner or applicant is a Trust, a disclosure of all beneficiaries; if the owner 
or applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a disclosure of 
all owners with an interest of at least ten percent (10%). 

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land 
even though the City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that 
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you perform a title search on the property to determine if there any private covenants containing use restrictions 
or other deed restrictions. As those private covenants and deed restrictions may conflict with the City's Zoning 
Ordinance, it is fitrther recommended that you consult with an attorney to obtain an opinion with respect to 
whether your intended use is compatible with those restrictions. 

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

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

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

o PLANS: 
All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project. All 
required plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale 
may be used to show details or specific features). All plans shall include the name of the project, developer or 
owner of site, person or firm preparing the plan, and the date of plan preparation and all revisions. A pdf 
document file or files of all plans shall be required with each submittal. The number of paper plans required shall 
be as determined by the Director of Community Development, based upon the number of copies needed for 
reVIew. 

Copies of Plans: 

Initial Submittal- Ten (10) full size copies for non-residential projects OR Twelve (12) full size copies for 
residential projects; Three (3) 11" by 17"; and a PDF electronic file (On a CD-ROM or may be emailed to the 
Project Manager). For subsequent submittals, please contact the Project Manager to determine how many copies 
are required. 

Concept Plans shall show: 

1. Existing Features: 
• Name of project, north arrow, scale, date 
• Boundaries of property with approximate dimensions and acreage 
• Existing streets on and adjacent to the tract 
• Natural features including topography, high and low points, wooded areas, wetlands, other vegetative 

cover, streams, and drainage ways. 
• General utility locations or brief explanation providing information on existing sanitary sewer, storm 

sewer, water, and other utilities necessary to service the development. 

2. Proposed Features: 
• Name ofproject, north arrow, scale, date 
• Boundaries of property with approximate dimensions and acreage 
• Site plan showing proposed buildings, pedestrian and vehicular circulation, proposed overall land use 

pattern, open space, parking, and other major features. 
• Architectural elevations showing building design, color and materials (if available) 
• General utility locations or brief explanation providing information on existing sanitary sewer, storm 

sewer, water, and other utilities necessary to service the development 
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o SUMMARY OF DEVELOPMENT: 
Written information including: 

• List of the proposed types and quantities ofland use, number and types of residential units, building 
coverage, floor area for nonresidential uses and height of proposed buildings, in feet and number of 
stories. 

• Statement of the planning objectives to be achieved and public purposes to be served by the development, 
including the rationale behind the assumptions and choices of the applicant 

• List of anticipated exceptions or departures from zoning and subdivision requirements, if any 

o PARK AND SCHOOL LAND/CASH WORKSHEETS 

For residential developments, Park and Schoollandlcash worksheets in accordance with Title 16 of the st. 
Charles Municipal Code with population projections establishing anticipated population and student yields. 

o INCLUSIONARY HOUSING SUMMARY: For residential developments, submit information describing how 
the development will comply with the requirements of Chapter 17.18, Inclusionary Housing. 

o LIST OF PROPERTY OWNERS WITHIN 250 FT. 

Fill out the attached form or submit on a separate sheet. The form or the list must be signed and notarized. 

pplication and the documents submitted with it are true and correct to the best of my (our) 

Date 

Applicant or Authorized Agent Date 
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To: City of St. Charles 

From: Eric M. Larson 

Subject: 1224 E. Main St. 

Date: 3 March 2016 

I am requesting feedback from the city on the possible development of land located in the rear of 1224 

E. Main St. My wife and I acquired the property in Jan 2013. The existing home has been cleaned up 

and returned to service as a 2-unit conversion. The zoning of the property is BL in the front and 

residential in the rear. We are unaware of when or why the property gained a split zoning including 

current commercial zoning. 

Our first desire is to rezone the property to enable traditional financing and reasonable redevelopment 

of this uniquely zoned property. 

Our second desire is to obtain feedback on possible concept plans. 

Our preference would be a rezone to RT-4 with a possible PUD to adjust rear and front setbacks to allow 

for the comfortable placement of 2 additional (2-unit) townhomes. 

We look forward to the feedback from both the Plan Commission and Planning and Development 

Committee. 

Sincerely, 

Eric M. Larson 



SCHOOL LAND/CASH WORKSHEET 

City of St. Charles, Illinois 

Estimated Student Yield by Grades 

Type ojDwelling # oldwelling Elementary 

Name of Development 
Date Submitted: 
Prepared by: 

Middle 
Units (DU) (Grades K to 5) (Grades 6 to 8) 

Detached Single Family 

'" 3 Bedroom 

'" 4 Bedroom 

'" 5 Bedroom 
Attached Single Family 

'" I Bedroom 
~ 2 Bedroom 1 
~ 3 Bedroom 
~ 4 Bedroom 
Apartments 
~ Efficiency 

'" [ Bedroom 

'" 2 Bedroom 
~ 3 Bedroom 

Totals ~ 
School Site Requirements 

Type 
Elementary (TE) 
Middle (TM) 
High (TH) 

# o/students 

,3'56 
. \'\'d 
,\'S'd. 

DU x .369 
DU x .530 
DU x 345 

DU x ,000 
DU x .088 
DUx .234 
DU x .322 

DU x .000 
DU x .002 
DU x .086 
DU x .234 

TDU 

Acres per student 
x ,025 

x ,0389 
x.on 

Total Site Acres 

Cash in lieu of requirements -

DUx,173 
DU x .298 
DU x ,248 

DUx .000 
,?/.)~ DU x ,048 I \1a 

DU x .058 
DU x ,154 

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

.JS~ TE 
\C\ d 

(Total Site Acres) x $240,500 (Fair Market Value per Improved Land) 

TM 

High 
(Grades 9 to 12) 

DUx,184 
DU x 360 
DU x 300 

DU x .000 
DUx .038 
DU x ,059 
DU x ,[73 

DU x ,000 
DU x .001 
DU x .046 
DUx .m~ 

ST, CHARLES 
SlNCF1ti34 

,\S'), TH 

0Syy, lvV 
$------------------



PARK LAND/CASH WORKSHEET Name of Development 
Date Submitted: 3-3-\ \0 

City of St. Charles, Illinois 

~partments 

? ~l~K:Q._(;i~g~y 
};> 1 Bedroom 

.- "< .. -" 

};> 2 Bedroom 
};> 3 Bedroom 

Totals 

Prepared by: 

Population Generation 
E~t Unit__ . 

DU x 2.899 
DU x 3.764 
DUx 3.770 

DU x 1.193 
DU x l.990 
DU x 2.392 
DU x 3.145 

-----

DUx 1.294 
DU x 1.758 
DU x 1.914 
DU x 3.053 

Total Dwelling Units 

Park Site Requirements 

Estimated Total Population _l---,-_,C\_\.o ___ x .010 Acres per capita = 

Cash in lieu of requirements -

-- --
Estimated Population 

Estimated Total Population 

Acres 

Total Site Acres _.:....' _O_::r_q_'_lt=(I ___ x $240,500 (Fair Market Value per Improved Land) 

ST. CHARLES 
SIN C F..o .. 'L3L.1.J .. 



INCLUSIONARY HOUSING ORDINANCE WORKSHEET 

Name of Development 
Date Submitted: 
Prepared by: 

t tt d Y. S . (Yt,-.().~ 

ST. CHARLES 
<.. I ~ C F ! li , ! 

st. Charles Municipal Code Title 19 "Inclusionary Housing" requires developers of new residential 
developments to provide a propOltionate share of affordable housing units within the residential 
development, or pay a fee in-lieu of providing affordable housing units. Developers may also provide a mix 
of affordable housing units and fee in-lieu. 

Use this worksheet to calculate the number of required affordable housing units to be incorporated within the 
residential development, or the required fee in-lieu payment. Payment is due upon issuance of building 
pennit. 

Affordable Unit Requirement Calculation 

Unit Count Range 
# of Units Proposed % of Affordable # of Affordable 

in Development Units Rcquired Units Rcquired 

1 to 15 Units ~ X 5% = ,2. 
More than 15 Units X 10% ---

Fee In-Lieu Payment Calculation 

# of Affordable 
# of Affordable Units Units Proposed to Fee-In-Lieu Amount Total Fcc-In-Lieu 

Required Pay the Fee-In- Per Unit Amount 
Lieu 

d ;~ X $72,819.50 = i 4/5l;~ ,q u __ J 



PLAT OF SURVEY 

Lot 34 
Lot 37 

The Northwest 
Corner of Lot 36 

Point of Beglnning 

LEGAL DESCRlPVON: 
THAT PART OF LOT 36 OF WING'S VILLA ACRES LOTS 
ADDITION TO ST. CHARLES, OESCRI8ED AS FOLLOWS: 
8EGINNING ON THE NORTH LINE OF SAID LOT, 87.5 FEU 
WEST OF THE NORTHEAST CORNER THEREOF; THENCE 
SOUTH PARALLEL WITH THE EAST LINE OF SAIO LOT. 
114 2/7 FEET; THENCE EAST PARALLEL WITH THE 
NORTH LINE OF SAIO LOT, 875 FEU TO THE EAST LINE 
THEREOF; THENCE SOUTH ALONG SAID EAST LINE, 15 
FEU; THENCE WEST PARALLEL WITH THE NORTH LINE 
OF SAIO LOT. 87.S FEU; THENCE SOUTH PARALLEL 
IWTH THE EAST LINE OF SAIO LOT TO THE SOUTHERLY 
LINE THEREOF; THENCE SOUTHWESTERLY ALONG SAIO 
SOUTHERL Y LINE TO THE SOUTHWEST CORNER OF SAIO 
LOT; THENCE NORTH TO THE NORTHWEST CORNER OF 
SAID LOT; THENCE EAST ALONG THE NORTH LINE OF 
SAID LOT, 87.5 FEU TO THE POINT OF 8EGINNING; IN 
THE CITY OF ST. CHARLES, KANE COUNTY, ILLINOIS; 

EXCEPTiNG THEREFROM THE FOLLOWING PORTiON DEEDED 
TO THE ILLINOIS DEPARTMENT OF TRANSPORTATiON 8Y 
WARRANTY DEED OA TEO OCT08ER 14, 2010 AND 
RECORDED WITH KANE COUNTY RECORDER AS 
OOCUMENT 2010K083572; 

N 8tr10'Oa· E 87,74' (87.5') 
!> 
;;! 

til 
<> 

~ 
Q 
"". 

"" -:;;: 
c., 
"l, 

-=> ;: 

~ 

1 
~ 
~ 
[ 
~ 

~. 

g, 

~ 
~ 

THAT PART OF LOT 36 OF WING'S VILLA ACRES LOTS 
ADDITiON TO ST. CHARLES, LOCATED IN THE EAST HALF 
OF THE SOUTHEAST QUARTER OF TOWNSHIP 40 NORTH, 
RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
ACCORDING TO THE PLAT THEREOF RECOROED JUL Y 22, 
1897 IN 800K 14, PAGE 23, IN KANE COUNTY, ILLINOIS, 
OESCRI8ED AS FOLLOWS: 

~~2"'2.5.,,--H.2''/I 

8EGINNING AT THE SOUTHWEST CORNER OF SAID LOT 
36; THENCE NORTH 01'31'26" WEST ON A 8EARING 
8ASED ON THE ILLINOIS STATE PLANE COORDINATE 
SYSTEM EAST ZONE NAD 83 ON THE WEST LINE OF 
SAIO LOT 36, A OISTANCE OF 6.68 FEU; THENCE EAST 
ON A 1609.25 FOOT RADIUS CURVE CONCAVE TO THE 
SOUTH, 92.44 FEU, THE CHORO OF SAID CURVE 8EARS 
NORTH 69'39'59" EAST, 92.42 FEU TO THE EAST LINE 
OF THE WEST HALF OF SAIO LOT 36; THENCE SOUTH 
01'31'33" EAST ON SAIO EAST LINE, 13.93 FEU TO THE 
SOUTH LINE OF LOT 36; THENCE SOUTH 74'01'25" WEST 
ON SAID SOUTH LINE, 90.35 FEET TO THE POINT OF 
8EGINNING. 

COMMONLY KNOWN AS 1224 [. MAIN STREET. 
ST. CHARLES, ILLINOIS 

Lot 35 

Limits of Temporary Construction 
Eosement Recorded December 9, 2010 

as Document No. 2010K083573 

Area of Utility Construction 

STA TE OF ILLINOIS 
) SS 

COUNTY OF KENDALL 

(2J,401 Sq.Ft) 
(More or Less) 

I, ERIC C. POKORNY, AN ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 3818, 00 HER£8Y 
CERTiFY THA T THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM 
STANDARDS FOR A BOUNOARY SURVEY. SURVEYOR HAS MADE NO INVESTiGA TiON OR INDEPENDENT 
SEARCH FOR EASEMENTS OF RECORD, ENCUMBRANCES, RESTRICTiVE COVENANTS, OWNERSHIP TiTlE 
EVIDENCE, OR ANY OTHER FACTS WHICH AN ACCURATE TITlE SEARCH MAY DISCLOSE. 

DATED AT YORKVILLE, ILLINOIS ON JANUARY g, 2013. 

! 

W 

SCALE r = 20' 

O=FOUND 3/4" DIA. IRON PIPE 
UNl.ESS OTHERI'>fSE NOTED 

N '" NORTH E ~ EAST 
S = SOUTH W '" WEST 

(xx. xx') = RECORD DISTANCE 
X)(XX· - MEASURfO DISTANCE 

~'" COOCRETE/ASPHAtr 

FENCE=~ 

MICHEL C. ENSALACO P.L.S. 276B Exp. 11/30/2014 
ERIC C. POKORNY P.L..S. 3B18 Ex,,". 11/30/2014 

IoDD5URVE:YINC1 
PROFI':15l5ICNAL LANO 8UIIVltY1ND l5ItRVICItl5 

CO'i~~=~~~;~~*~:,::~a~'I':"c 
PHONE "':'0-1192-1309 "'AX "'3<:1-892-15&44 

(87.5') 

The Northeast 
Corner of Lot 36 

Dent! FooIc.t.~s.~kc&Flowcr9.LLC 

Book# sl'eet&2152 D"9.5I;:\I· T 
Or~ 8- I PM.FS {;hcc~oo By. 
Ra'9'tt!1ceI2011-05&3 

F!eIdWO/~Corr.pIe-:w 01104/2Q13 

'IV. II ~. so 'IOn 
(11112116 upOOt!dst1~narre, 

Project Number 

2012-0993 
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 Photos – 1224 E. main St.  




