
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: 
Presentation of a Concept Plan for Crystal Loft Townhomes, 

214 S. 13
th
 Ave.  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  August 14, 2017 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

The subject property, often referred to as the Lamp Factory building, is located at the northeast corner 

of S. 13
th

 Ave. and Indiana Ave.  The existing two-story, brick manufacturing building was constructed

in 1904 for the Heinz Brothers Cut Glass Company.  Later, the building was used as a lamp factory.  

The building is now largely vacant/storage space.   

Jeffrey Funke, Funke Architects, is seeking feedback on a Concept Plan to convert the factory building 

into townhomes.  Details of the proposal are as follows:  

 Rezone the property to a multi-family residential zoning district and establish a PUD to allow

certain zoning deviations.

 Demolish the one-story additions on the north and east sides of the building.

 Convert the original two-story building into nine (9) townhome units. This will involve

construction of a third floor/rooftop balcony along the entire building.

 Construct five (5) additional townhome units attached to the east side of the existing building.

 Rear garages for each unit will be accessed from a drive off of S. 13
th

 Ave., running behind and

around the east side of the building, out to Indiana Ave.

The Comprehensive Plan land use designation for the property is Industrial/Business Park.  The 

property is zoned M-1 Special Manufacturing District.  The M-1 district is meant to be a transitional 

district for the older manufacturing areas of town to allow reuse and redevelopment to other land uses. 

Plan Commission Review 

Plan Commission reviewed the Concept Plan on 8/8/17. The following comments were shared by a 

majority of the members:  

 Support for the change in land use to residential and adaptive reuse of the building.

 The project will be an asset to the neighborhood; however concerns about on-street parking and

guest parking should be addressed.

 The design of the five additional townhome units should relate to the existing building.

 No concerns were raised that the proposed plan conflicted with the Comprehensive Plan.

Attachments (please list): 

Concept Plan  

Recommendation/Suggested Action (briefly explain): 

Provide comments on the Concept Plan. Staff is recommending the Committee provide comments on 

the following topics: 

- Change in land use and zoning

- Building architecture

- Site layout and access

- Whether a PUD is appropriate
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Staff Report 
 

TO:  Chairman Ed Bessner 

  And the Members of the Planning & Development Committee   

 

FROM: Ellen Johnson, Planner 

 

RE:  Crystal Loft Townhomes Concept Plan 

 

DATE:  August 11, 2017 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: Crystal Loft Townhomes  

Applicant:  Jeffrey Funke   

Purpose:  Obtain feedback regarding conversion of the old Lamp Factory building 

into townhomes  

 

 General Information: 

Site Information 

Location 214 S. 13
th

 Ave. (northeast corner of S. 13
th

 Ave. and Indiana Ave.)   

Acres 0.76 acres (33,089 sf)  

 

Application: Concept Plan 

Applicable     

City Code 

Sections 
Title 17, Chapter 17.12 - Residential Districts 

 

Existing Conditions 

Land Use Industrial  

Zoning M-1 Special Manufacturing   

 

Zoning Summary 

North M-1 Special Manufacturing   Industrial 

East M-2 Limited Manufacturing Industrial 

South RT-3 Traditional Single-Family Residential  Single-family homes  

West RT-3 Traditional Single-Family Residential  Single-family homes  

 

Comprehensive Plan Designation 

Industrial/Business Park   

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial  

 
 

Zoning 
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II. OVERVIEW 

 

A. PROPERTY HISTORY  

 

The subject property, often referred to as the Lamp Factory building, is located at the 

northeast corner of S. 13
th
 Ave. and Indiana Ave.  The existing two-story, brick 

manufacturing building was constructed in 1904 for the Heinz Brothers Cut Glass Company.  

Later, the building was used as a lamp factory.  The building is now largely vacant/storage 

space.  Two single-story additions have been added to the north and east sides of the 

building.  

 

B. PROPOSAL 

 

Jeffrey Funke, Funke Architects, is seeking feedback on a Concept Plan to adaptively reuse 

the factory building as townhomes.  Details of the proposal are as follows:  

 Rezone the property to a multi-family residential zoning district and establish a PUD 

to allow certain zoning deviations.   

 Demolish the one-story additions on the north and east sides of the building.  

 Convert the original two-story building into nine (9) townhome units. This will 

involve construction of a third floor/rooftop balcony along the entire building.  

o Units range in size from 2,140 to 2,680 sf.  

o Units are three stories with a rooftop balcony, rear yard, and detached 

garage on the north side of the property.  

o Main entrances off of Indiana Ave.  

 Construct five (5) additional townhome units attached to the east side of the existing 

building.  

o Units range in size from 2,000 to 2,400 sf.  

o Units are two stories with a garden level that is partially underground and a 

garage attached to the north side.  

o Main entrances off of Indiana Ave.  

 Rear garages will be accessed from a drive off of S. 13
th
 Ave., running behind and 

around the east side of the building, out to Indiana Ave.  

 

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. 
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III. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

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

property as “Industrial/Business Park”.  The Plan states: 

 

“Although they typically require larger land areas, convenient transportation system 

access, and separation from residential areas, industrial/business park are important to 

the City of St. Charles. Where they exist or are planned, careful consideration should be 

given to their impact on nearby residential areas and they should be well buffered from 

adjacent neighborhoods. Business parks should be provided with sufficient amenities, 

such as transportation options, parking, nearby retail and dining options, communal park 

space, etc., to make them attractive for employers and employees alike. The City should 

promote and encourage the improvement and rehabilitation of vacant or obsolete 

industrial buildings. This might involve reclassifying and rezoning obsolete 

manufacturing. Because many former industrial sites may be contaminated, best 

management practices and other green technology should be studied for potentially 

mitigating existing brownfield environmental impacts.” (p.39) 

 

While the property is identified as “Industrial/Business Park”, the following Residential Land 

Use Policies apply (p. 43-44):  

 

“Locate new multi-family residential developments in appropriate locations within the 

City and consider the implications of concentrating units in one location or area of the 

City. …Recognizing that this Plan is dynamic and not “set in stone”, the City should 

promote multi-family housing in areas identified in the Land Use and Residential Areas 

Plans, but consider proposals in other areas provided any significant impact on schools, 

traffic, and other infrastructure can be mitigated.”  

 

“Transition densities to maximize compatibility. As St. Charles approaches its full build-

out, its new growth and investment will shift from new development in outlying areas to 

redevelopment of infill sites, and many of the available infill parcels are situated between 

established residential areas and the City’s business commercial districts. This shift will 

create new challenges and obstacles for development not associated with easier “green-

field” development, including: adaptive reuse, fixed/smaller parcel sizes, greater 

neighborhood sensitivity, and increased density/intensity. A recommended strategy for 

improved compatibility is place similar density and lot sizes adjacent to existing 

residential areas and then to transition to high residential densities moving closer to 

commercial areas and busy streets. This approach assists with compatibility of adjacent 

uses and provides additional density to serve as a transitional land use.” 

 

B. ZONING REVIEW 

 

The subject property is currently zoned M-1 Special Manufacturing.  Residential uses are not 

permitted in the M-1 District.  The purpose of the M-1 District as provided in the Zoning 

Ordinance is as follows:  

 

“To accommodate older manufacturing areas in the City that are either in transition from 

manufacturing to alternative uses, or are in need of rehabilitation. The M-1 District shall 

provide flexibility in design and parking requirements to allow for adaptive reuse and/or 



Staff Memo – Crystal Lofts Concept Plan 

8/11/17 
Page 5 

redevelopment for viable light assembly, processing, heavy retail and service, and office 

uses.” 

 

The applicant is proposing to rezone the subject property to RM-3 General Residential.  The 

RM-3 District permits all types of residential units at the highest residential density of any 

other residential zoning district.  The purpose of the RM-3 District as provided in the Zoning 

Ordinance is as follows:  

 

“To accommodate a range of housing densities, including higher density residential up to 

approximately 20 units per acre, at locations that will provide efficient use of land and 

infrastructure.”   

 

The subject property is not adjacent to any property zoned RM-3 or other multi-family zoning 

district.  However, RT-3 Traditional Single-Family Residential zoning surrounds the property 

on two sides, with industrial zoning on the other two sides.  The proposed RM-3 zoning could 

provide a transitional land use between the single-family residential neighborhood and the 

nearby industrial properties.  

 

The table below compares the RM-3 District requirements with the Concept Plan.  Deviations 

from the RM-3 District that would be required to accommodate the development as proposed 

are denoted in bold italics.  PUD approval would be necessary to accommodate this 

development, since multiple zoning deviations would be needed.  Some of these deviations 

are necessary due to the location of the existing building (front yard, exterior side yard, and 

landscape buffer yard).  

 

 
RM-3 

(proposed zoning) 
Concept Plan  

Min. Lot Area Townhouse: 4,300 sf / unit 2,363 sf / unit 

Min. Lot Width 24 ft. / unit 

9.4 ft. / unit  

(Measured at front lot line which is 

S. 13
th
 Ave.; 23.6 ft. / unit along 

Indiana Ave.) 

Max. Building 

Coverage 
40% 58% 

Max. Building 

Height 

35 ft. or 3 stories, whichever is 

less 
34 ft. / 3 stories  

Min. Front Yard 30 ft. (S. 13
th
 Ave.) 4.97 ft. (existing building) 

Min. Interior Side 

Yard 
10 ft. (north side) 16 ft. 

Min. Exterior Side 

Yard 
30 ft. (Indiana Ave.) 0 ft. (existing building) 

Min. Rear Yard  30 ft. (east side) 16 ft. 

Landscape Buffer 

Yard 

30 ft. (along S. 13
th
 Ave. and 

Indiana Ave.) 
0 ft. (existing building) 

Off-Street 

Parking 
2 per unit 2 per unit (garage spaces) 
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C. BUILDING DESIGN 

 

Conceptual architectural renderings have been submitted.  The existing brick building will 

remain intact, although the window openings on the north side of the first floor will be 

enlarged and entrances will be added on Indiana Ave.  The wall material of the third floor 

addition appears to be a type of siding.  The same siding will be used on the five new 

townhomes adjacent to the east.  

 

Buildings in the RM-3 District are subject to the Design Review requirements of Section 

17.06.050 Standards and Guidelines – RM1, RM2, and RM3 Districts.  Based on the 

conceptual drawings submitted, it appears that a deviation from at least the following Design 

Review Standards would be required:   

 More than five (5) townhouse units are attached to one another in a row.  

 

It is unclear based on the information that was submitted whether the following two Design 

Review Standards would be met:  

 A private yard at least 200 sf in area is required for each unit. It would need to be 

determined if the patios shown for the eastern units would meet this “yard” 

requirement.  

 Vinyl and aluminum siding are prohibited. Wood or fiber-cement horizontal siding is 

an approved material.  
 

D. ENGINEERING REVIEW 

 

Floodplain Issues 

 

The subject property is located near the 7
th
 Avenue Creek, which is north of the property and 

parallel to the former railroad right-of-way, crossing 13
th
 Avenue.  

 

Staff from Development Engineering and Public Works have been in contact with the 

applicant concerning floodplain regulations and impacts on this project.   

 

FEMA is in the process of updating the floodplain maps for the 7
th
 Avenue Creek area, which 

includes the subject property.  An Elevation Certificate was completed last month, 

confirming that the existing building and proposed addition are located outside of the 

proposed floodplain, although the north side of the property, including the access drive and 

garages, are within the floodplain.   

 

Development within the floodplain is subject to the Kane County Stormwater Ordinance.  

Based on a preliminary review, the following applicable requirements may impact 

development of the site and would require compliance:  

 The lowest opening of the existing structure must be at or above the base flood 

elevation, plus 2 ft.  This appears to be possible if the existing crawl space is closed 

in.  

 Vehicle parking would be allowed only in areas outside of the base flood elevation, 

minus 1 ft., to ensure that vehicles will not be parked in areas deeper than 1 ft. of 

water during a flood event.  

 Garages are permitted within the floodplain as shown, if adequate flow-through is 

provided.  

o Flood resistant materials must be used.  
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o No area less than 2 ft. above base flood elevation can be used for storage. 

o The structures must be anchored to prevent flotation and movement.  

o All areas below the base flood elevation, plus 2 ft. must be constructed with 

waterproof material.  

o Electrical/heating equipment must be elevated to the base flood elevation, 

plus 2 ft.   

o Each building may be no greater than 576 sf and cost no more than $12,000 

to construct.  

o The buildings cannot contain other rooms such as workshops or greenhouses.  

 All existing grades within the floodplain must be maintained to avoid compensatory 

storage requirements.  

 Driveway egress should have an elevation of base flood elevation, plus 1 ft.  

 Stormwater detention is not required because the site is less than 1 acre. However, if 

downstream flows are increased due to an increase in impervious surface, a 

stormwater best management practice such as a rain garden should be added to 

mitigate any increase in downstream flow. Detention should be considered even 

though it is not required, knowing the flooding impacts in the 7
th
 Avenue Creek area.  

 

Property Line 

 

It appears that a portion of the existing building is over the south property line, within the 

public right-of-way.  This portion of the right-of-way will need to be vacated by the City 

through a Plat of Vacation.  

 

E. FIRE DEPT. REVIEW 
 

Fire Code requires a maximum 30 ft. setback for aerial fire apparatus access.  The location of 

the garages on the north side prevents this requirement from being met on the north side of 

the building, while overhead power lines along Indiana Ave. cause a compliance issue on the 

south side.  Access is needed from one of these sides.  Burying the overhead power lines 

underground on Indiana Ave. is an option to avoid impacting the site layout.  

 

F. INCLUSIONARY HOUSING 

 

The Inclusionary Housing worksheet has been submitted indicating the applicant’s intent to 

pay a fee in-lieu of providing affordable units.  

 

G. SCHOOL AND PARK FEE-IN-LIEU CONTRIBUTIONS 

 

School and Park Land-Cash worksheets have been submitted.  The applicant intends to pay a 

fee in lieu of a land donation.  A copy of the Concept Plan has been forwarded to the school 

and park districts for any comments.   

 

IV. APPROVAL PROCESS 
 

If the applicant chooses to move forward with the proposed development at the conclusion of the 

Concept Plan process, the applicant would need to gain approval of the following in order to 

permit the proposed development:   

 

1. Map Amendment: To rezone the property from M-1 to RM-3.   
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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: If necessary, depending on the ownership 

structure of the townhome units and common areas.  

 

V. SUGGESTED ACTION  
 

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

Commission provide feedback on the following:  

 

 Change in land use from industrial to multi-family residential.  
 

 Change in zoning from M-1 Special Manufacturing to RM-3 General Residential.   
 

 Site layout and access.  
 

 Building architecture. 
 

 Should Comprehensive Plan be amended to reflect the land use change?  
 

 Is a PUD appropriate for this project?  Would a PUD advance one or more of the purposes of 

the PUD procedure:   
 

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 5/30/17  
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