
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Plan Commission recommendation to approve an 
Amendment to Special Use for PUD and PUD Preliminary 
Plan for Meijer – Drive-Thru, Parking, Signage (Meijer 
PUD).   

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  May 14, 2018 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

The subject property is the site of the Meijer store, which is part of the Meijer PUD approved under Ordinance 
1999-M-24.   

Craig M. Armstrong of Elevatus Architecture, on behalf of Meijer, Inc., is requesting approvals related to the 
following:  

1. Pharmacy Drive-Thru – Change the location of the pharmacy drive-thru from the approved location at
the north side of the store to the northeast corner of the store along the front of the building.

2. Parking Requirement – Reduce the parking requirement for the store from 831 spaces to 792 spaces to
allow for an outlot development at the northeast corner of the parking lot. (The outlot development is a
separate item on the agenda for this meeting.)

3. Signage – Modify the permitted signage for the Meijer property.

The proposal requires a PUD Amendment to change the approved location of the pharmacy drive-thru, reduce 
the parking requirement, and change the permitted signage.  

A PUD Preliminary Plan pertaining to the drive-thru related improvements has also been submitted. 

Plan Commission Review 
Plan Commission held a public hearing on 5/8/18 and recommended approval, subject to resolution of staff 
comments, by a vote of 8-0. The applicant has provided revised plans conforming to the following staff 
comments in the staff report:   

• The crosswalk to the Garden Center has been shifted north so that it does not extend through the drive-
thru stacking lane.

• Left turns out of the drive-thru lane will be prohibited.

Annexation Agreement Amendment 
Property within the Meijer PUD is subject to the provisions of an annexation agreement between the City and 
property owner, expiring in 2019.  The annexation agreement will need to be amended to incorporate the proposed 
changes to the Meijer PUD.  A public hearing to consider the annexation agreement amendment will be scheduled 
for the City Council meeting on June 4, pending a recommendation from Planning & Development Committee.  
Attachments (please list):  
Plan Commission Resolution, Staff Memo, Applications, Plans, PUD Ordinances 

Plan Commission recommendation to approve an Amendment to Special Use for PUD 
and PUD Preliminary Plan for Meijer – Drive-Thru, Parking, Signage (Meijer PUD),   
contingent upon resolution of all staff comments prior to final Council action.   
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City of St. Charles, Illinois 
Plan Commission Resolution No. 5-2018 

 
A Resolution Recommending Approval of an Application for Special Use to 

amend Ordinances 1999-M-24 and 2017-Z-11 (Meijer PUD) regarding a 
Pharmacy Drive-Thru, Parking, and Signage and Approval of a PUD 

Preliminary Plan for Meijer, 855 S. Randall Rd.  
(Craig M. Armstrong, Elevatus Architecture)  

 
Passed by Plan Commission on May 9, 2018 

 
  WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 
hearings and review requests for Special Uses; and 
  
 WHEREAS, the Plan Commission held a public hearing and has reviewed the petitions 
for a Special Use and PUD Preliminary Plan for Meijer, 855 S. Randall Rd. regarding pharmacy 
drive-thru, parking, and signage (Craig M. Armstrong, Elevatus Architecture) and;  

 
WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the 

Special Use for PUD and PUD Preliminary Plan to be in the public interest based on the 
following criteria for Planned Unit Developments: 
 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 
 

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

 
Pharmacy Drive-Thru: The Pharmacy Drive-thru canopy addition would be constructed 
in a manner that would blend in with the existing architectural style and materials that 
exist today. The location on the front would only require a slight alteration to one parking 
island, resulting in maintaining the overall integrity of     the existing vegetation and 
topographic features. This location also would be more recognizable from the south-east 
entrance, whereas if it were on the north, it may not be. This feature would help promote 
economic development in offering a popular service to the people of St. Charles and the 
surrounding communities. 

 
Signage Revisions: Allowing for this requested increase in signage area from the latest 
amendment would help the public navigate the site to get to their desired destination. 
Signs assist the public in going to the right place without additional need for circulation 
or walking. If customers are able to enter the Meijer parking lot and be able to tell 
immediately which side of the store they would like to visit, it will reduce driving and 
thus reduce the possibility of vehicle/pedestrian issues. 
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Parking Reduction: A reduction in the required parking spaces from 831 parking spaces 
to 792 (39 space reduction) is necessary to allow for the new Outlot to be parceled off and 
developed to offer new dining and retail to the residents of St. Charles and the 
surrounding areas. This initiative, in conjunction with the Outlot Development, promotes 
not only an economic development aspect, but makes more efficient use of the existing, 
underutilized area of the parking lot associated with Meijer. The existing Meijer parking 
closest to Randall Rd. is rarely used and provides no amenity to residents of St. Charles. 
The addition of restaurants and retail in this location keeps commercial development in 
the commercial district while not overburdening any single location. 

 
ii.  The proposed PUD and PUD Preliminary Plans conform to the requirements of the 

underlying zoning district or districts in which the PUD is located and to the 
applicable Design Review Standards contained in Chapter 17.06, except where: 
A. Conforming to the requirements would inhibit creative design that serves 

community goals, or 
B. Conforming to the requirements would be impractical and the proposed PUD 

will provide benefits that outweigh those that would have been realized by 
conforming to the applicable requirements.  

 
Pharmacy Drive-Thru: The currently approved location of the Pharmacy Drive-thru on 
the north side of the building is not readily visible from the traffic entering the site from 
the east and southeast portions of the site. This may result in difficulty for customers to 
locate the Pharmacy Drive-thru.  Locating it on the front of the building would assist with 
wayfinding. With the construction of this highly sought-after amenity, it would enable 
customers who utilize the Pharmacy to not have to leave their vehicle when filling their 
prescription. Finally, the revised location would be more advantageous to preserve the 
existing conditions  of the site from both a hardscape and softscape  perspective. 

 
Signage Revisions: As stated above, these signage revisions would assist the public with 
wayfinding and could ultimately make circulation easier for drivers coming into the site. 
Also, the proposed outlot development would screen a significant portion of the Meijer 
building frontage, meaning the additional signage would not be readily visible from the 
public right of way (Randall Rd.). All locations, mounting heights, and illumination 
requirements would comply with local regulations. 

 
Parking Reduction:  Conforming to the requirements of the zoning ordinance with 
respect to the amount of parking spaces required is impractical and an inefficient use of 
the land. At no point does Meijer currently use all of their existing parking spaces. This 
Meijer store's actual area that the customers shop in is around 65% of the total GFA. The 
other 35% of the store is primarily warehouse space with some staff and food preparation 
areas not accessible to customers. Also, granting this small parking reduction requirement 
would allow for the outlot development to proceed and to draw patrons from St. Charles, 
surrounding communities and the broader region. It should also be noted that several 
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landscaping enhancements are associated with outlot development which could not occur 
without granting this parking requirement quantity. 

 
iii. The proposed PUD conforms with the standards applicable to Special Uses (section 

17.04.330.C.2): 
 
A. Public Convenience: The Special Use will serve the public convenience at the 

proposed location.   
 

Pharmacy Drive-Thru: The proposed drive-thru will offer the public the convenience of 
not having to leave their car to pick up their prescriptions. This is a definite benefit for 
people who are not feeling well or have a disability that makes it difficult to enter the 
store to purchase their prescriptions. Meijer has received feedback that parents with sick 
children and elderly customers specifically seek the drive-thru amenity to allow them to 
pick up prescriptions without having to walk into the Meijer store. 
 
Signage: Increasing the size of the signs on the building will be a convenience to the 
public by helping the customers find the side of the store where the desired product types 
are located as soon as they enter Meijer property. 
 
Parking Reduction: If the reduction of the parking spaces is allowed it will offer new 
amenities to the area. New dining and retail will be available to the residents of the City if 
the parking spaces are allowed to be reduced. 

 
B. Sufficient Infrastructure: That adequate utilities, access roads, drainage 

and/or necessary facilities have been, or are being, provided.   
 

Pharmacy Drive-Thru: The location of this drive-thru is located within Meijer's existing 
site so there is sufficient infrastructure for it. It also does not increase the impervious area 
that exists today on site. It does slightly alter the drive. 
 
Signage: The proposed signage will only need power for the illuminated ones. Sufficient 
structure is or will be provided to support signage. 
 
Parking Reduction: The reduction of the amount of parking spaces required will not 
impact the existing infrastructure in a negative way.  The utilities are all in place to allow 
for these new businesses to connect. 

 
C. Effect on Nearby Property: That the Special Use will not be injurious to the 

use and enjoyment of other property in the immediate vicinity for the 
purposes already permitted, nor substantially diminish or impair property 
values within the neighborhood.  
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Pharmacy Drive-Thru: The design of the drive-thru will not be injurious to the 
surrounding properties nor will it diminish or impair the surrounding property values in 
the area. The drive-thru sits back from Lincoln Highway 370 feet and 760 feet back from 
Randall Road. Existing parking lots, retention pond, garden center and landscaping will 
provide some screening and buffers of the drive-thru from the neighboring properties. 
 
Signage: The signs are located on the front of the building approximately 760 feet away 
from Randall Road and will be partially screened by the outlot development so it would 
not adversely impact the surrounding properties. 
 
Parking Reduction: The reduction in the amount of parking spaces required will not 
adversely impact the surrounding properties. As previously stated, the actual area of the 
building that is accessible to the consumer is around 65% of the total GFA. The loss of 
these 39 spaces would not impact the day-to-day operations of this store. 

 
D. Effect on Development of Surrounding Property: That the establishment of 

the Special Use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district. 

  
Pharmacy Drive-Thru: Since the drive-thru is being located where existing pavement is 
today on Meijer's existing site, the drive-thru will not impede any development or 
improvements to any of the surrounding properties. 

 
Signage: The proposed signs will not impede any development or improvements to the 
surrounding properties because these signs are being located on the front of Meijer's 
existing building which is approximately 790 feet away from Randall Road. This distance 
away from the road, along with the outlot development, will make it difficult for the 
surrounding properties to see the proposed wayfinding signs. The signs will not face 
Lincoln Highway. 
  
Parking Reduction: The reduction of the amount of parking spaces required will not 
adversely impact the surrounding properties. The existing parking lot is underutilized for 
the Meijer site. By reducing the amount provided it will neither result in any issues to the 
surrounding properties nor impair their property values. The outlot uses that are being 
proposed are permitted in the district and fit the character and type of development of the 
Randall Road corridor. Adding commercial development to an already commercial site 
will limit expansion and keep those uses in the intended corridor. 
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E. Effect on General Welfare: That the establishment, maintenance or 
operation of the Special Use will not be detrimental to or endanger the public 
health, safety, comfort or general welfare.  

  
Pharmacy Drive-Thru: The drive-thru lane will be marked with traffic control signage 
to direct vehicular traffic to stop and allow the crossing of pedestrians into the store 
entrance and Garden Center area. Meijer's customers cross the existing front access lane 
today and the new drive-thru lane will not impact the majority of Meijer's customers. The 
cars using this lane will be driving slower than the cars that use the existing front access 
lane, so this drive-thru lane will not be a detriment to the public's safety, comfort or 
general welfare. The Drive- thru could actually improve upon the general welfare as it 
should reduce pedestrians who were crossing the main drive solely to visit the Meijer 
pharmacy to pick up a prescription. 
 
Signage: The general welfare of the people will not be harmed as this addition will 
actually improve the general welfare. 
 
Parking Reduction:  The general welfare of the residents of St. Charles will not be 
impacted in a negative way. There is excess existing parking and by removing unused 
spaces, there will be no impact on Meijer customers. 
 
F. Conformance with Codes: That the proposed Special Use conforms to all 

existing Federal, State and local legislation and regulation and meets or 
exceeds all applicable provisions of this Title, except as may be varied 
pursuant to a Special Use for Planned Unit Development. 
 

Pharmacy Drive-Thru: The Pharmacy drive-thru will conform to all codes with the 
exception of this request to  locate the drive-thru along the front of the store in lieu of the 
side as originally approved. 
 
Signage: Other than the signs requested to be larger than permitted by the existing PUD 
ordinance, all other aspects of the signage will conform to  the local, state and federal  
regulations. 
 
Parking Reduction: All local, state and federal codes will be followed with the 
exception of this request to reduce the parking requirement for the site. 

 
iv.   The proposed PUD will be beneficial to the physical development, diversity, tax base 

and economic well-being of the City. 
 

Pharmacy Drive-Thru: By allowing the Pharmacy drive-thru to  be located in the front 
of the store it  will  be a benefit to Meijer's customers because it allows for the Garden 
Center's size to remain as it is today. This specific Garden Center ranks among the 
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highest utilized within the entire fleet of stores. If there was a reduction   in the area of the 
Garden Center, it would reduce the amount of products available to the consumer. This 
would impact the economic well-being of Meijer  and in turn would reduce product 
selection to  the  customers. 
 
Signage: The proposal to increase to size of the proposed signs on the Meijer building 
will be a benefit to the economic well-being of the City by allowing their customers to 
better maneuver around the site and know what is being offered at Meijer, which could 
increase their spending. The more comfortable someone is in an area the greater chance 
they will return to the area. 
 
Parking Reduction:  The proposal to  reduce the amount of parking spaces required on 
the Meijer site   will benefit the City economically  because it  will allow for  the 
development  of a new outlot within the area of    the existing parking lot. The new outlot 
businesses will be attractive developments that will enhance St. Charles, will provide 
additional services to the residents, will make a significant contribution to the tax base 
over the  existing vacant parking lot  use, and will contribute to the economic will-being 
of the city through added real   estate and sales tax. 
 

v. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 
  
 Pharmacy Drive-Thru: This area is located in the West Gateway Subarea region as 

outlined in the Comprehensive Plan. This area is comprised of a mixture of retail and 
commercial businesses. The area of the proposed Pharmacy Drive-Thru is located within 
development that already exists. The use of the site is not changing from what it is today 
which is a retail/grocery store. It conforms to the uses as outlined in the West Gateway 
Subarea region designation. The drive-thru also will not impact the existing landscaping 
which borders the surrounding streets so it will not impact the area in a negative manner. 

 
Signage: The larger signs being submitted will conform to the Comprehensive Plan since 
they will be located on the existing building which is already a part of the larger 
retail/commercial business area. The larger signs will help avoid confusion for its 
customers without being excessive in size. 
 
Parking Reduction: The proposal to reduce the amount of parking spaces required on 
the Meijer site will conform to the intent and purposes of the Comprehensive Plan since it 
will not change the use of the site. The new Outlot development that will be located in the 
area of the existing, underutilized portion of the parking lot will also conform to the types 
of facilities which are classified to be located in the West Gateway Subarea region. 

 
NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend 

to City Council approval of a Special Use requesting an amendment to Ordinances 1999-M-24 
and 2017-Z-11 regarding a pharmacy drive-thru, parking, and signage and a PUD Preliminary 
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Plan for Meijer, 855 S. Randall Rd., subject to resolution of outstanding staff comments prior to 
City Council action.  
 
Roll Call Vote:   
Ayes:  Holderfield, Schuetz, Vargulich, Purdy, Wallace, Pretz, Kessler, Pietryla 
Nays:   
Absent:  Funke 
Motion carried:  8-0 
 
 PASSED, this 8th day of May 2018. 
 
 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 



 
 
 
 
 
 
 
 
Staff Report  
 
TO:  Chairman Ed Bessner   
  And the Members of the Planning & Development Committee  
 
FROM: Ellen Johnson, Planner 
 
RE:  Amendment to Special Use for Planned Unit Development & PUD Preliminary Plan – 

Meijer PUD (855 S. Randall Rd.)  
 
DATE:  May 9, 2018  
  
 
I. APPLICATION INFORMATION 

Project Name: Meijer Pharmacy Drive-Through, Parking, Signage     

Applicant: Craig M. Armstrong, Elevatus Architecture  

Purpose:  To amend the location of the pharmacy drive-thru, reduce the parking 
requirement, and modify the permitted signage 

 General Information: 
Site Information 

Location 855 S. Randall Rd.    
Acres 27.8 acres 

 

Applications 1) Special Use (PUD Amendment)  
2) PUD Preliminary Plan 

Applicable 
Ordinances 
and Zoning 
Code Sections 

17.04 Administration 
Ordinance No. 1999-M-24 “An Ordinance Granting a Special Use as a Planned 
Unit Development (Meijer PUD)”  
Ordinance No. 2017-Z-11 “An Ordinance Amending Ordinance No. 1999-M-24 
to Modify the Permitted Wall Signage for Meijer, 855 S. Randall Road” 

 

Existing Conditions 
Land Use Commercial- Meijer store   
Zoning BR Regional Business & PUD (Meijer PUD) 

 

Zoning Summary 
North BC Community Business   

PL Public Lands 
Retail strip center, Moose 
Lodge, Fair Grounds 

East BR Regional Business & PUD (Randall Road 
Commercial PUDs)   

Commercial uses  

South BR Regional Business & PUD (Meijer PUD)  Lowe’s  
West BR Regional Business & PUD (Bricher Commons 

PUD & Metro Storage PUD) 
Metro Storage facility, 
vacant land 

 

Comprehensive Plan Designation 
Corridor/Regional Commercial    

 

Community & Economic Development 
Planning Division  

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

 
 
Zoning 
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II. BACKGROUND   
 
The subject property is the site of the Meijer store, located at the southwest corner of Randall Rd. 
and Lincoln Hwy.  The property is 27.8 acres in size and contains the Meijer building and adjacent 
parking lot, Meijer gas station, and two detention ponds.   
 
The Meijer store was constructed in 2000.  Development of the property was approved under 
Ordinance 1999-M-24 “An Ordinance Granting a Special Use as a Planned Unit Development 
(Meijer PUD)”.  The PUD Preliminary Plan for the property was approved under Resolution 1999-
24 “Resolution Approving a Preliminary Plan for the Meijer PUD”.  
 
A PUD Amendment for changes to the wall signage was approved in 2017 under Ordinance 2017-Z-
11 “An Ordinance Amending Ordinance No. 1999-M-24 to Modify the Permitted Wall Signage for 
Meijer, 855 S. Randall Road”.  That amendment brought wall signage that existed on the building 
into compliance with the PUD ordinance and allowed for an additional sign for a future pharmacy 
drive-thru.  
 

III. PROPOSAL 
 

Craig M. Armstrong of Elevatus Architecture, on behalf of Meijer, Inc., is requesting approvals 
related to the following:  

 
1. Pharmacy Drive-Thru – Change the location of the pharmacy drive-thru from the approved 

location at the north side of the store to the northeast corner of the store along the front of the 
building.  

2. Parking Requirement – Reduce the parking requirement for the store from 831 spaces to 792 
spaces.  

3. Signage – Modify the permitted signage for the Meijer property.    
 

The following zoning applications were submitted in support of this project:  
 

• Special Use (PUD Amendment) – To change the approved location of the pharmacy drive-
thru, reduce the parking requirement, and change the permitted signage.  
 

• PUD Preliminary Plan – Approval of the site plan showing the layout of the pharmacy 
drive-thru and parking lot and architectural elevations. [Note the architectural elevations 
depict a number of cosmetic changes related to painting of the building. These types of 
changes do not require review/approval by Plan Commission.] 

 
IV. ANALYSIS 
 

A. PHARMACY DRIVE-THRU  
 

Exhibit III of the Meijer PUD Ordinance includes the following on the list of permitted uses 
for the Meijer property:  

 
“Drive-in Pharmacy (as shown on the Preliminary Plan)” 
 

The approved PUD Preliminary Plan shows the pharmacy drive-thru on the north side of the 
building, north of the garden center.  The drive-thru was never constructed.  
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The applicant is proposing to locate the pharmacy drive-thru at the northeastern corner of the 
store, along the front of the Garden Center and building. Details of the drive-thru are as 
follows:  
• The main north-south drive aisle along the front of the store will be shifted to the east to 

create the drive-thru lane.  18 parking spaces will be eliminated. 
• The drive-thru will be oriented north to south, with stacking for five (5) vehicles.  
• The drive-thru lane will be separated from the main drive aisle by a raised barrier median.  
• Sidewalk along the Garden Center entrance will be straightened out and widened to the 

west edge of the drive-thru lane.  A decorative fence will run between the sidewalk and 
drive-thru.  

• A canopy is proposed over the drive-thru window.  
• Pedestrian access to the Garden Center through the north end of the drive-thru lane. 

 
The table below compares the plans with the standards of Section 17.24.100 “Drive-Through 
Facilities”. All standards are met.  

Category Zoning Ordinance Standard Proposed 

Screened from Public 
Street 

Stacking spaces concealed from 
view from public streets to 
greatest extent possible by 

orientation, design or screening 

Meets requirement based on 
location within the site 

Obstruction of 
Required Parking  

Stacking spaces cannot obstruct 
access to required parking spaces Meets requirement  

Obstruction of 
Ingress/Egress  

Location of stacking spaces 
cannot obstruct ingress/egress to 
the site or interfere with vehicle 

circulation 

Meets requirement 

Lane Configuration Stacking spaces must be placed in 
a single line up to point of service Meets requirement 

Required Stacking 
Spaces  5 5 

Required Stacking 
Space Size 9’ x 20’ 9’ x 20’ 

 
Aerial of Proposed Drive-Thru Area 
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Traffic Study 
A Traffic Study prepared by Gewalt Hamilton Associates, Inc. dated 4/2/18 was submitted by 
the applicant.  The following information is a summary of the study’s findings.  
 
Traffic counts were conducted at the Oswego Meijer to provide a basis for projecting traffic at 
the St. Charles store.  The study projects a total of 43 drive-thru transactions per day, with 6-
10 transactions per hour during the peak periods.  
 
Regarding vehicle stacking, observed stacking at the Oswego Meijer averaged just over 1 
vehicle during the morning peak hour and almost 3 vehicles at the evening peak hour.  No 
more than 4 vehicles were queued at one time during the observation period.  
 
A capacity analysis was performed at the exit of the proposed drive-thru which shows, “the 
introduction of the drive-through traffic is expected to have a minimal impact on the 
operations along the main drive aisle fronting the store”.  
 
The study provides a number of recommendations regarding signage: 
• Add signage at the Rt. 38 and Randall Rd. access points to direct patrons to arrive from 

the north for the pharmacy drive-thru.  
• Add signage to restrict U-turns from the main drive aisle into the drive-thru. 
• Add signage to restrict vehicles exiting the drive-thru to right-turns only. 
• Add “Do Not Enter” signage at the exit end of the drive-thru lane.  

 
Staff Comments 
 At staff’s request, the plans have been revised to shift the crosswalk to the north, behind 

the start of the drive-thru lane to minimize interference with pedestrian traffic.  
 At staff’s request, signage restricting left turns for vehicles exiting the drive-thru lane has 

been added.  Other signage recommended in the traffic study has also been added, 
however staff needs to further review the plans to ensure that all required signage has 
been incorporated.  

 
B.      PARKING 

 
A significant portion of the Meijer parking lot is proposed to be sold for an outlot 
development.  The outlot is proposed at the northeast corner of the parking lot.  Applications 
for the outlot development are also scheduled for review by the Plan Commission.  
 
A total of 372 existing Meijer parking spaces are proposed to be removed, including the spaces 
eliminated for the pharmacy drive-thru and the outlot development.  
 
The parking requirement for Meijer based on the PUD Ordinance is 5 spaces per 1,000 sf of 
net floor area of the building.  Net floor area does not include stairs/elevators, 
mechanical/utility rooms, interior mezzanines, loading areas, restrooms, storage areas, or 
foyers.  
 
Per the applicant, the net floor area of the building is 166,180 sf.  This equates to a parking 
requirement of 831 spaces.  There are currently 1,164 parking spaces for the store, which is 
333 spaces in excess of the requirement.  
 
Based on the site plan, a total of 792 spaces are proposed (372 spaces will be removed).  This 
is 39 spaces less than required under the PUD Ordinance.  The applicant has requested to 
amend the PUD Ordinance to reduce the parking requirement.  
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According to the applicant, Meijer’s parking standard is 3.5 parking spaces per 1,000 sf of 
gross floor area.  This equates to 773 spaces.  The proposed parking count of 792 spaces meets 
Meijer’s standard.  

 
C. SIGNAGE 

 
Permitted signage on the property was amended in 2017 under ordinance 2017-Z-11.  The 
applicant is now proposing to change the sign standards to allow a greater total sign area for 
wall signs on the Meijer building.  
 
The table below lists the Meijer signage currently permitted per the PUD Ordinance, alongside 
the signage proposed by the applicant.  
 

PUD Ordinance 
(2017-Z-11) Proposed  

Sign Sign Area  
(square feet) Sign  Sign Area  

(square feet)  
Meijer  410.90 sf Meijer 395.67 sf 
Welcome  12 sf Fresh 51.7 sf 
Welcome 12 sf Home 49.5 sf 
Pharmacy 16.11 Pharmacy Drive-Up 30.74 sf 
Pharmacy Drive-Up 43.88 sf  Starbucks 16 sf 
Garden Center  19.28 sf  US Bank 27 sf  
Starbucks 16 sf   
US Bank 27 sf   
TOTAL WALL 
MOUNTED 8 signs; 557.17 sf TOTAL WALL 

MOUNTED 6 signs; 570.61 sf 

Meijer Monument 
Signs (2) 

58 sf each, 116 sf 
total 

Meijer Monument 
Signs (2)  

57.56 sf each; 
115.12 sf total 
(Reface existing) 

Gas Station 
Freestanding Price 
Cabinet 

69 sf  
Gas Station 
Freestanding Price 
Cabinet 

70.63 sf 
(Reface existing) 

Gas Station Canopy 
Signs (3) 

20 sf each, 60 sf 
total 

Gas Station Canopy 
Signs (3) 

14.6 sf each; 43.8 sf 
total 

 
Per the PUD Ordinance, eight (8) total building mounted signs are permitted with a total sign 
area of 557.17 sf.  Proposed is to update the signage on the building, replacing some signs and 
removing others.  A total of six (6) building mounted signs are proposed, with a total sign area 
of 570.61 sf, which constitutes 13.44 sf more sign area than currently permitted.  
 
The freestanding signs on the site, two Meijer monument signs and the gas station price 
cabinet, will be refaced.  The sign areas shown on the plan reflect the signs that currently exist. 
These measurements are more accurate than currently listed in the PUD ordinance.   
 

D.      ENGINEERING REVIEW 
 

Review comments on the engineering plans were provided to the applicant and a revised plan 
submittal is under review to ensure all comments are addressed prior to City Council action.   
 
Engineering staff have identified that the detention facility located west of the store, to which 
the development is tributary, has not operated effectively or property and has caused issues for 
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the adjacent property owners. Staff has requested that modifications be made to the pond to 
limit future issues.  
 

V. PLAN COMMISSION RECOMMENDATION  
 

Plan Commission held a public hearing on the Special Use (PUD Amendment) application on 5/8/18 
and recommended approval of the Special Use (PUD Amendment) and PUD Preliminary Plan 
applications, subject to resolution of staff comments, by a vote of 8-0.  

 
VI. ATTACHMENTS 

• Application for Special Use; received 4/4/2018 
• Application for PUD Preliminary Plan; received 4/4/2018 
• Engineering Plans; dated 3/12/2018 
• Sign Package 
• Architectural Renderings; dated 1/2/2018 
• Ordinance 1999-M-24 & 2017-Z-11 
• Resolution 1999-24 
 

 
 







































Traffic Planning Study
 
To:  Mr. Craig Armstrong, AIA 
  Elevatus Architecture 
 
From:  Daniel P. Brinkman, P.E., PTOE 
  Senior Transportation Engineer 
 
Date:  April 2, 2018 
 
Subject:  Proposed Pharmacy Drive-Through 
  Meijer #182 
  855 S Randall Road 
  St Charles, Illinois 
 
 

Part I.  Introduction and Project Context
 
Gewalt Hamilton Associates, Inc. (GHA) has conducted a traffic planning study for the proposed addition of a 
Pharmacy drive through to the northeast corner of the existing Meijer building located at 855 S. Randall Road in St 
Charles, IL.  
 
As proposed, the drive through will be located near the northeast corner of the building, south of the existing entrance 
to the Garden Center. The drive through will consist of a new drive aisle separated from the existing main north-south 
drive aisle in front of the building by a barrier median and a new canopy. The drive through will be oriented north to 
south, with all transactions between Meijer Pharmacy staff and patrons occurring through an overhead pneumatic 
tube.  
 
The following provides a summary of existing conditions, site traffic characteristics, and the analyses of the proposed 
drive through’s impact on the existing parking lot circulation.  Exhibits and Appendices referenced are located at the 
end of this document.   

Part II.  Background Information 
 
Site Location Map and Roadway Inventory 
 

Exhibit 1 provides a location map of the site vicinity.  Exhibit 2 provides a photo inventory of current site conditions.  
Pertinent comments to the adjacent roadways include: 

 
Meijer #182 

Meijer #182 is located at the southwest corner of the IL Rte 38 (Roosevelt Road) and S Randall Road 
intersection in St Charles, IL. 
The main north-south drive aisle in front of the store provides direct access to IL Rte 38 via a signalized 
intersection.  
An internal ring road intersects the main north-south aisle at a three way Stop intersection (inbound traffic 
does not stop) approximately 300 feet north of the north end of the existing building.  
The main drive aisle provides a single wide travel lane in each direction and has Stop signs posted at the 
existing marked pedestrian crossings from the parking field located east of the store. 
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There is currently a bypass or parking lane in front of the Garden Center that will be relocated as part of the 
development of the Pharmacy Drive Through. 
 

Existing Traffic  
 

Exhibit 3 summarizes the existing weekday morning and evening peak hour traffic volumes. GHA conducted peak 
period (8:30-10:30 am and 3:00-6:00 pm) manual traffic counts at the intersection of the parking lot aisle and the 
main drive aisle on Thursday March 8, 2018. The observed weekday morning and evening peak hours occurred 
between 9:30 to 10:30 AM and 4:00 to 5:00 PM respectively.  
 
Additionally, GHA conducted similar peak period counts and observations at an existing Meijer Pharmacy Drive 
Through in Oswego, IL on Wednesday March 7, 2018 to establish a basis for estimating Drive-Through traffic at 
the St. Charles store. 
 
A summary of our manual observations is attached as Appendix A. 

Part III.  Traffic Evaluation 
 
Proposed Plan  
 

Exhibit 4 provides an excerpt from the March 12, 2018 site development plan prepared by Elevatus Architecture 
and Engineering Resources, Inc. As can be seen, to provide for the construction of the Pharmacy drive through, 
portions of the existing sidewalk and aforementioned Garden Center bypass will be eliminated to make room for 
the new drive through lane. To ensure that the main drive aisle width is preserved, several parking “trees” will be 
shortened and the accessible parking spaces relocated. Lastly, an existing landscaped island will be modified to 
maintain the width of the main drive aisle.   
 

Trip Generation Observations and Projections 
 

Exhibit 5 tabulates the traffic generation calculations for the proposed drive through. Normally trip generation 
rates for development are based on information published by the Institute of Transportation Engineers (ITE) in 
the 10th Edition of the Manual Trip Generation. However, there is no ITE data for the addition of a Drive-Through 
to an existing Pharmacy. Therefore, GHA conducted counts and observations at the existing Oswego store to 
serve as a basis for projecting traffic in St Charles.  

During the observation period, the peak activity of the Oswego store resulted in between 8 and 11 Drive-Through 
transactions (15 to 23 trips) per hour. Based on transaction data provided by Meijer (See Appendix B) there were 
50 Drive-Through transactions at the Oswego store on the day of our observations and 133 total Pharmacy 
transactions. Accordingly, the drive through transactions at Oswego were approximately 38% of the daily total.  
The observed Morning and Evening Peak Hours through the Drive-Through represented 11% and 17% 
respectively of the daily total transactions.  
 
Note: A car entering and exiting the drive through is considered two trips, but only one transaction.  
 
Projecting the observed percentage of drive through transactions at Oswego to the 112 daily transactions at the 
St Charles store suggest that the new Pharmacy drive through will represent about 43 trips (38%) and generate 
between 6 and 10 transactions, resulting in between 12 and 19 trips during the peak periods.  
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In addition to volume observations at the Oswego Meijer, GHA also observed and tabulated data related to the 
maximum number of vehicles queued (stacked) at the Drive-Through window. As can be seen in Appendix A 
during the Morning Peak Hour the observed queue at the window averaged just over one vehicle and during the 
Evening Peak Hour, the average increased to nearly 3 vehicles with the queue during our observation period 
never extending to more than 4 vehicles including the vehicle at the Pharmacy window.  
 

Site and Total Traffic Assignments 

Exhibit 6 illustrates the drive through traffic assignments during the weekday peak hours, which are based on the 
traffic characteristics summarized in Exhibit 5 (traffic generations) and assigned to the parking lot circulation 
system.  Drive Through and Existing traffic (see Exhibits 6 and 3, respectively) were combined to develop Total 
Traffic, which is illustrated on Exhibit 7.  
 
To be conservative we assumed that all of the Pharmacy drive through traffic is new, when in reality it is much 
more likely that existing patrons will choose to make use of the convenient drive through in lieu of parking and 
walking into the store if not making a trip as part of their normal shopping habits. 

Capacity Analysis 

Capacity analyses are a standard measurement in the industry that identifies how an intersection operates.
Exhibit 8 – Part A lists the analysis parameters, as published in the Transportation Research Board’s (TRB) 
Highway Capacity Manual (HCM), sixth edition, 2016.  They are measured in terms of level of service (LOS).  
The concept of LOS is defined as a qualitative measure describing operational conditions within a traffic stream 
and their perception by motorists and/or passengers. A level-of-service definition provides an index to quality of 
traffic flow in terms of such factors as speed, travel time, freedom to maneuver, traffic interruptions, comfort, 
convenience, and safety. 
 
Six levels of service are defined for each type of facility. They are given letter designations from A to F, with LOS 
A representing the best operating conditions and LOS F the worst.  LOS C is often considered acceptable for 
design purposes and LOS D is usually considered as providing the lower threshold of acceptable operations.   
Since the level of service of a traffic facility is a function of the traffic flows placed upon it, such a facility may 
operate at a wide range of levels of service, depending on the time of day, day of week or period of year.   

 
Capacity analyses were performed at the exit of the proposed Drive-Through using the Highway Capacity 
Software (HCS) for the following scenarios: 
 

Total Traffic – Existing traffic (year 2018) plus the addition of Drive-Through traffic. 
 

Exhibit 8 - Part B summarizes the intersection capacity analysis results and calculated 95th-percentile queues. 
As can be seen, the introduction of Drive-Through traffic is expected to have a minimal impact on the operations 
along the main drive aisle fronting the store.  
 
Capacity analysis summary printouts are provided in Appendix C. 
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Drive Through Operations 

As proposed, the drive through will be located near the northeast corner of the building, south of the existing 
entrance to the Garden Center. The drive through will consist of a new drive aisle separated from the existing 
main north-south drive aisle in front of the building by a barrier median and a new canopy. The drive through will 
be oriented north to south, with all transactions between Meijer Pharmacy staff and patrons occurring through an 
overhead pneumatic tube. We offer the following comments and recommendations regarding the drive through 
operation.  
 

The proposed drive through can accommodate approximately 5 queued (stacked) vehicles before impacting 
on site circulation. See Exhibit 9 for an excerpt from the Elevatus / Engineering Resources site plan. This is 
consistent with the requirement from Section 17.24.140 and table 17.24.3 of the City of St. Charles Zoning 
Code. 
 
We recommend that signage be installed at the IL Rte 38 and Randall Road access points to direct patrons 
to arrive from the north at the new Pharmacy drive through.  
 
Signage should be installed to restrict U-Turns from the main drive aisle into the Pharmacy drive through.  
 
Signage should be installed to restrict exiting movements from the Pharmacy drive through to right turns only. 
 
DO NOT ENTER signage should be installed at the exit end of the proposed drive through to help ensure no 
vehicles try to approach the drive through from the south. This is particularly important given the somewhat 
unusual orientation of the drive through and that patrons do not interact with Pharmacy staff at a traditional 
“window”. 
 

Drive Through Queuing 

As previously noted, the proposed plan provides for queuing of 5 vehicles prior to having any impacts on the 
vehicular operations along the drive aisles. See Exhibit 9 for an excerpt of the Engineering Resources site plan. 
Based on our observations at a similar store the maximum observed queue was 4 vehicles including the vehicle 
at the window, with average queues during the peak hours being less than 3. 
 
The average number of queued vehicles is important for this location as the introduction of the drive through and 
the approach lane will cross over the front of the Garden Center. A queue of three cars or less, does not impact 
the new pedestrian crossing from the parking field to the Garden Center entrance and provides clear visibility for 
pedestrians to see the proposed guardrail /fence along the Drive-Through lane. This will help “train” customers 
to walk around the raised island and to the north end of the Drive-Through to minimize conflicts. 
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Part IV.  Conclusions 
 
GHA prepared a traffic study for the proposed Pharmacy Drive-Through to be located on the northeast corner of 
the existing Meijer store in St Charles, Illinois.  Overall, the introduction of the Drive-Through is anticipated to 
have little effect on the existing operations along the front of the store.  The queueing capacity of the proposed 
Drive-Through is 5 vehicles, which is adequate to accommodate the anticipated vehicle queues based on our 
observations at a similar store.  Furthermore, based on the traffic analysis, even assuming all the Drive-Through 
traffic is all new traffic, the Drive-Through exit intersection is expected to operate efficiently, with minimal 
disturbance to the flow of traffic along the front of the store. 
. 

Part V.  Technical Addendum 
 
The following Exhibits and Appendices were previously referenced. They provide technical support for our 
observations, findings and recommendations discussed in the text. 
 

Exhibits  
1. Location Map 
2. Photo Inventory 
3. Existing Traffic 
4. Site Plan Excerpt 
5. Project Traffic Characteristics 
6. Drive through Traffic 
7. Total Traffic 
8. Intersection Capacity Analyses 
9. Drive-Through Stacking Excerpt 

 
Appendices 

A. Traffic observations Summary 
B. Meijer Pharmacy Transaction Data 
C. Highway Capacity Software (HCS) Summary Reports. 

 
5352.900 Meijer D-T St Charles - 040218.docx 
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Appendix A 
March 2018 Traffic Observations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 







 
 
 
 

Appendix B 
Meijer Pharmacy Transaction Data 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 



Appendix B – Meijer Store Pharmacy Transaction Data 

 



 
 
 
 

Appendix C 
Highway Capacity Software (HCS) Summary Reports 
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NO. DESCRIPTION DATE

MEIJER PROJECT #:

2018 MINOR RESET

855 S. Randall road
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STORE #182 MINOR
RESET
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SCALE: 1" = 20'
NORTH

SITE SIGNAGE, STRIPING AND SITE AMENITY PLAN

Site Signage, Striping
and Site Amenity Plan

C201

PAVEMENT STRIPING NOTES:
1. REFER TO SHEET C400 FOR SIGNAGE/STRIPING DETAILS

2. ALL PAVEMENT MARKING SHALL BE YELLOW IN COLOR
UNLESS NOTED OTHERWISE.

BUILDING AND SITE SIGNAGE NOTES:
1. STOP SIGNS AND FIRE LANE SIGNS ALONG FRONT OF THE STORE TO

BE ON MOVABLE CONCRETE BASES

SITE STRIPING, SIGNAGE & SITE
AMENITY NOTES:
ALL ITEMS AND RELATED WORK NOTED BELOW TO BE SUPPLIED BY
THE CONTRACTOR AT HIS /HER EXPENSE PER THE CONTRACT
DOCUMENTS.

DECORATIVE BOLLARD, SEE GUARD POST DETAIL A5/C400.

GARDEN CENTER GATE (SEE ARCH. PLANS).

6'-0" HIGH GARDEN CENTER ORNAMENTAL FENCE (SEE ARCH. PLANS).

3'-6"  HIGH ORNAMENTAL FENCE (SEE ARCH. PLANS).

12" STOP LINE, WHITE.

LANE ARROW, SEE DETAIL A6/C400.

"PHARMACY DRIVE-UP" SIGN WITH ARROW TO LANE, SIGN "A", SEE
DETAIL B2/C400. (ONE SIDE)

4" SINGLE SOLID, YELLOW, LINE ALONG EDGE OF DRIVEWAY AND TOP
OF CURB.

"WRONG WAY", SIGN "C" PER DETAIL B2/C400. (ONE SIDE)

"STOP" SIGN "D" PER DETAIL  B2/C400. (ONE SIDE)

3'-0" TALL X 6'-0" SOLID PAINTED LETTERS, WHITE, SEE PLAN FOR
WORDING.

CROSSWALK PER DETAIL D1/C400.

STOP LINE, WHITE, MATCH EXISTING WIDTH.

PROVIDE NEW END POST FOR EXISTING CHAIN LINK FENCE AS
REQUIRED.  SEE ARCHITECTURAL PLANS.

4" SINGLE SOLID, YELLOW, LINE.

"NO LEFT TURN" SIGN "B" PER DETAIL B2/C400. (ONE SIDE)

EMERGENCY EGRESS STRIPING, 4" SINGLE SOLID YELLOW LINES.

LIGHT POLE, SEE SITE ELECTRICAL PLAN.

HANDICAP PARKING PER DETAIL C2/C400.

RELOCATED STOP SIGNS REMOVED DURING DEMOLITION.

"NO LEFT TURN" SIGN "B" PER DETAIL B2/C400. (ONE SIDE) - ATTACH
SIGN TO STOP SIGN POST.

PHARMACY DRIVE-UP WAYFINDING SIGN "E" PER DETAIL C4/C400.
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PROPOSED LEGEND:
SIGN

ORNAMENTAL FENCE

BOLLARDS WITH DETECTABLE
WARNING AREA

CONCRETE SCORE JOINTS

LIGHT - SEE ELECTRICAL PLANS

ALTERNATE  BOUNDARY: SEE
ALTERNATE SPECIFICATION
SECTION #012300 FOR
ADDITIONAL INFORMATION.

1 City Review Comments 5/11/2018
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Existing Conditions Images

MEIJER 182
St. Charles, IL

01.02.18

Proposed Elevation

NEW PHARMACY DRIVE-
UP CANOPY, WINDOW & 
SIGNAGE

NEW ‘home’ SIGNNEW ‘fresh’ SIGN

PAINT GRAY 
ROOF BLUE

PAINT EIFS SW6142 
MACADAMIA

PAINT GREEN 
ROOF BLUE

PAINT YELLOW 
ROOF BLUE

EXISTING ROOF AND 
BRICK TO REMAIN

PAINT BARN 
DOORS SW6142 
MACADAMIA

PAINT BOTTOM 
CMU SW6061 
TANBARK

REMOVE ‘Welcome’ 
SIGN COMPLETE

EXISTING ‘TENANT’ 
SIGN TO REMAIN

PAINT EIFS SIGN 
BAND, ‘BLUE’

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

REMOVE 
GRAPHIC FOR 
NEW ‘BLACK’ 
FILM

EXISTING BRICK 
TO REMAIN

EXISTING BRICK 
TO REMAIN

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

PAINT EIFS DIVIDERS 
SW6061 TANBARK

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

PAINT EIFS DIVIDERS 
SW6061 TANBARK EXISTING BRICK 

TO REMAIN

PAINT EIFS SIGN 
BAND, ‘BLUE’

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

REMOVE 
ELEMENT

REMOVE ‘Welcome’ 
SIGN COMPLETE

PAINT EIFS SIGN 
BAND, ‘BLUE’

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

REMOVE SIGNS 
COMPLETE

EXISTING BRICK 
TO REMAIN

PAINT EIFS SIGN 
BAND, ‘BLUE’

EXISTING ‘TENANT’ 
SIGN TO REMAIN

PAINT EXISTING 
CANOPIES ‘BLUE’

SIGN TO BE REPLACED 
WITH NEW - LIKE FOR LIKE

SIGN TO BE REPLACED 
WITH NEW - LIKE FOR LIKE

PAINT EXISTING 
CANOPIES ‘BLUE’

PAINT EXISTING 
CANOPIES ‘BLUE’

PAINT EXISTING 
CANOPIES ‘BLUE’



MEIJER 182
St. Charles, IL

01.02.18

Proposed Elevation - Store Entrance and Pharmacy Drive-up

Proposed Elevation - Grocery Entrance

NEW BLACK, ORNAMENTAL 
FENCE

NEW PHARMACY DRIVE-
UP CANOPY, WINDOW & 
SIGNAGE.

PAINT EXISTING 
CANOPIES ‘BLUE’

PAINT EXISTING 
CANOPIES ‘BLUE’

EXSITING STRUCTURE 
TO REMAIN

NEW ‘home’ SIGN

EXISTING MASONRY 
TO REMAIN

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

ALL MASONRY ELEMENTS 
TO REMAIN AS IS

PAINT EIFS DIVIDERS 
SW6061 TANBARK

EXISTING PRECAST 
TO REMAIN

DECORATIVE 
BOLLARDS

SIGN TO BE REPLACED 
WITH NEW - LIKE FOR LIKE

EXISTIN ROOF 
TO REMAIN

NEW ‘fresh’ SIGN

PAINT EXISTING 
CANOPIES ‘BLUE’

EXISTING ‘TENANT’ 
SIGN TO REMAIN

PAINT EIFS DIVIDERS 
SW6061 TANBARK

ALL MASONRY ELEMENTS 
TO REMAIN AS IS

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

PAINT WOOD ‘BARN’ DOORS 
SW6142 MACADAMIA

EXISTING MASONRY 
TO REMAIN

PAINT EXISTING 
CANOPIES ‘BLUE’

EXISTING PRECAST 
TO REMAIN



MEIJER 182
St. Charles, IL

01.02.18

Proposed Perspective - Grocery Entrance

Proposed Perspective - Store Entrance and Pharmacy Drive-up

SIGN TO BE REPLACED 
WITH NEW - LIKE FOR LIKE

EXISTIN ROOF 
TO REMAIN

NEW ‘fresh’ SIGN

EXISTING ‘TENANT’ 
SIGN TO REMAIN

PAINT WOOD ‘BARN’ DOORS 
SW6142 MACADAMIA

EXISTING MASONRY 
TO REMAIN

PAINT EXISTING 
CANOPIES ‘BLUE’

EXISTING PRECAST 
TO REMAIN

EXISTING MASONRY 
TO REMAIN

PAINT EIFS DIVIDERS 
SW6061 TANBARK

PAINT EIFS ELEMENTS 
SW6142 MACADAMIA

PAINT EXISTING 
CANOPIES ‘BLUE’

NEW BLACK, ORNAMENTAL 
FENCE

NEW PHARMACY DRIVE-
UP CANOPY, WINDOW & 
SIGNAGE.

PAINT EXISTING 
CANOPIES ‘BLUE’

PAINT EXISTING 
CANOPIES ‘BLUE’

EXSITING STRUCTURE 
TO REMAIN

NEW ‘home’ SIGNPAINT EIFS ELEMENTS 
SW6142 MACADAMIA

ALL MASONRY ELEMENTS 
TO REMAIN AS IS

PAINT EIFS DIVIDERS 
SW6061 TANBARK

EXISTING PRECAST 
TO REMAIN

DECORATIVE 
BOLLARDS

ALL MASONRY ELEMENTS 
TO REMAIN AS IS



MEIJER 182
St. Charles, IL

01.02.18

Existing Gas Station Proposed Perspective -  Gas Station

Existing Gas Station Proposed Perspective -  Gas Station

Paint ‘Green’ Roof ‘Gray’

Paint ‘Green’ Awning ‘Blue’

Add ‘Blue’ vinyl 
to canopy

Add ‘Blue’ vinyl 
to canopy Paint ‘Green’ Roof ‘Gray’

Paint ‘Green’ Awning ‘Blue’

Paint ‘Green’ Awning ‘Blue’

Paint ‘Tan’ EIFS to be ‘Tan’ Add ‘Blue’ vinyl 
to canopy

Paint ‘Green’ Roof ‘Gray’Paint ‘Tan’ EIFS to be ‘Tan’
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