
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:   

Title: Presentation of a Concept Plan for The Quad St. Charles 

Presenter: Rita Tungare 

Meeting:  Planning & Development Committee   Date:  May 8, 2017 

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

In November 2013, the City Council approved an amendment to the Charlestowne Mall PUD to create 
new zoning and development standards for the redevelopment of the mall property, which is to be 
known as The Quad St. Charles. Since that time, the City has reviewed a number of plans for 
subdivision of the property and development of outlot buildings along Main St. 

The owners of the property, SC 3800 Main LLC, have submitted a Concept Plan for The Quad that 
proposes the following changes to the mall building and the remainder of the site: 

 Retaining the existing anchor store buildings (Von Maur, Carson Pirie Scott, Classic Cinemas).

 Keeping portions of the mall building, but significantly reducing the size of the building.

 Constructing new building entrances to create outward-facing entries into the mall building.

 Additional freestanding commercial buildings south of the mall.

 Residential townhomes north of mall (155 townhome units).

 Residential apartments east of the mall (256 apartment units).

The Concept Plan includes a “Summary of Development” that provides background and context to the 
plan documents that have been submitted for review. 

The City’s Comprehensive plan identifies the future land use of the site as “Corridor and Regional 
Commercial” with “Potential Mixed Use.” The property is located within the East Gateway Sub Area. 
The property is identified as a Catalyst site and different redevelopment options for the site and 
adjacent property are shown in the Sub Area Plan. See the Staff Memo for additional information. 

The Plan Commission reviewed the Concept Plan on 4/18/17. A summary of their comments is 
attached. 
Attachments (please list):  

 Staff Memos (Summary of Plan Commission comments, Staff Analysis Memo)
 Application and Concept Plan
 Plan Commission review meeting transcript

Recommendation/Suggested Action (briefly explain): 
Given the scope of the project, it is recommended that the Committee focus their comments on the land 
uses and site plan. Detailed information on the traffic/utilities/stormwater will be analyzed and 
reviewed later at the Preliminary Plan stage. Staff suggests providing comments on the following: 

 Comprehensive Plan: Does the Concept Plan meet the objectives of the Comprehensive Plan?
 Proposed Land Uses (townhomes and multi-family residential)
 Building Architecture.
 Site Design/Layout, including the street network and location/arrangement of open spaces.
 Additional information needed for a future application.
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MEMO 
 
TO:  Chairman Ed Bessner 
  And the Members of the Planning & Development Committee 
 
FROM: Russell Colby, Planning Division Manager 
 
RE:  Concept Plan – The Quad St. Charles (Charlestowne Mall) – Plan Commission Comments 
 
DATE:  May 2, 2017 
  
 
The Plan Commission reviewed the Concept Plan on 4/18/17. Below is a summary of the comments that 
were shared by a majority of the Plan Commission members. 
 

1.  Comprehensive Plan / Land Use 
a. Mixed use is appropriate and consistent with the Comprehensive Plan. 
b. Residential uses proposed in the Concept Plan are appropriate for the site as a transition 

from the mall building to surrounding neighborhoods. 
c. Consider mixing the location of the residential land uses within the site to make the site 

more balanced. 
 

2.  Building Architecture 
a. Building architecture needs to be cohesive, and the residential buildings should provide a 

transition from the architectural style of the mall building to the adjacent residential 
neighborhoods. 
 

3. Site Design 
a. Street network 

i. A more integrated street network across the site would create a more unified site 
layout and identity, and better integrate the residential and commercial uses. 

ii. Consider organizing the site around boulevards through the site (both east-west 
and north-south) 

iii. Pursue cross access to the Stuart Crossing/Jewel property to directly connect the 
site to Kirk Road 

iv. A traffic study should be conducted to provide recommendations regarding 
connections to Stuarts Drive and Foxfield Road. 
 

b. Open spaces/landscaping: 
i. Consider adding more usable open spaces for residents- solicit input from the 

Park District. 
ii. Further define the plaza area at the center of the site as an active gathering space. 

iii. Enhanced landscaping is desirable. 

Community & Economic Development 
Planning Division  

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



 
 
 
 
 
 
STAFF ANALYSIS MEMO 
 
TO:  Chairman Ed Bessner 
  And the Members of the Planning & Development Committee 
 
FROM: Russell Colby, Planning Division Manager 
 
RE:  Concept Plan – The Quad St. Charles (Charlestowne Mall)  
 
DATE:  May 2, 2017 
  
 
I. APPLICATION INFORMATION: 

Project Name: The Quad St. Charles 

Applicant:      SC 3800 Main, LLC (Record Owners) 

Purpose:  Concept Plan review for redevelopment of Charlestowne Mall property 

 

  

Community & Economic Development 
Planning Division  

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

General Information: 

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

 
Applications Concept Plan 

Applicable 
Zoning Code 
Sections/ 
Ordinances 

Table 17.14-2 Business and Mixed-Use Districts Bulk Regulations 
Ordinance 2013-Z-19 – The Quad/Charlestowne Mall PUD Ordinance 

 
Existing Conditions 

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

 
Zoning Summary Current Land Uses 

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

Vacant/farmed 
Single Family Residential 

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

 
Comprehensive Plan Designation 

Corridor/Regional Commercial, Potential for Mixed Use 
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II. BACKGROUND 
 

In November 2013, the City Council approved an amendment to the Charlestowne Mall PUD to 
create new zoning and development standards for the redevelopment of the mall property, which is 
to be known as The Quad St. Charles. PUD Ordinance 2013-Z-19 is attached. 
 
The 2013 PUD ordinance approved the following documents: 

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

future development proposals at the site. 
 
Since the 2013 PUD amendment, the following plans have been approved for the The Quad: 
 

2014: 
 PUD Preliminary Site and Engineering Plans for the overall site (Ordinance 2014-Z-9, 

revised by Ordinance 2014-Z-8). 
 

2015: 
 Final Plat of Subdivision for the Quad Unit 1, to create a building lot for the Classic 

Cinemas Theater (Ordinance 2015-Z-10, revised by 2015-Z-23). 
 Final Plat of Subdivision for The Quad Unit 2, to create building outlots along Main Street 

and realign the mall ring road (Ordinance No. 2015-Z-2). 
 

2016: 
 PUD Preliminary Plan for The Quad Unit 2, Lot 1, for a Cooper’s Hawk Restaurant 

(Ordinance 2016-Z-8). 
 PUD Preliminary Plan for The Quad Unit 2, Lot 4, for a two-unit retail building including a 

Starbucks store with a drive through facility (Ordinance 2016-Z-9).  
 

Site work to remove landscape berms along Main Street and realign the mall ring road was 
completed in 2015. The Starbucks building was recently completed, and the Cooper’s Hawk 
Restaurant is expected to be completed in May. 
 
No changes to the mall building or the rest of the property have occurred since plans were approved 
in 2014. 

 
 
III. CONCEPT PLAN 

 
The owners of the property, SC 3800 Main LLC, have submitted a Concept Plan for the Quad St. 
Charles that proposes the following changes to the site: 
 
 Retaining the existing anchor store buildings- Von Maur, Carson Pirie Scott and Classic 

Cinemas. 
 Keeping portions of the mall building, but significantly reducing the size of the building 

(including demolition of the former Sears store, former Kohls store, the food court, and the 
eastern side of the mall).  

 Constructing new building entrances to create outward-facing front entries into the remaining 
mall building. 
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 Additional freestanding commercial buildings south of the mall, including the previously 
planned buildings along Main Street and additional buildings within the parking lots facing 
Main Street. 

 Residential townhomes north of mall (155 townhome units). 
 Residential apartments east of the mall (256 apartment units). 

 
The Concept Plan includes a “Summary of Development” that provides background and context to 
the plan documents that have been submitted for review. 

 
 

IV.  COMPREHENSIVE PLAN 
 

The City adopted its Comprehensive Plan in 2013. The City undertook an extensive planning and 
public engagement process to develop the Comprehensive Plan. Over a two-year period, the City 
hosted numerous public meeting, workshops and open houses.  
 
During the planning process, a significant amount of discussion was devoted to three key focus 
areas. These focus areas are included as Sub Area plans within the plan document. The Subject 
Property and surrounding commercial areas are part of the East Gateway Sub Area. 
 
Two chapters of the Comprehensive Plan include multiple references to the future development of 
the Subject Property: 

 Chapter 4- Land Use Plan 
 Chapter 8- East Gateway Sub Area Plan 

 
The sections below reference policies and recommendations which are directly applicable to the 
development of the Subject Property. These sections are provided below for reference. It is 
recommended to review the entire chapters of the plan for additional context.  
 
Chapter 4- Land  Use Plan 
 

Future Land Use Map (p.40) designates the site as “Corridor/Regional Commercial.” 
Areas designated as Corridor/Regional Commercial are intended to accommodate larger 
shopping centers and developments that serve a more regional function, capitalizing on traffic 
volumes along the City’s busy streets and drawing on a customer base that extends beyond the 
City limits. These areas are appropriate for “big box” stores, national retailers, and regional 
malls or a “critical mass” of multiple stores and large shared parking areas. Commercial service 
uses can also have an appropriate place in corridor/regional commercial areas, but must be 
compatible with adjacent and nearby retail and commercial shopping areas and be located as to 
not occupy prime retail locations. 
 
Residential Areas Framework Plan (p.45): 
Area “G”: These two redevelopment sites [Charlestowne Mall and former St. Charles Mall site] 
have potential to develop with a mix of uses. The City should work with the property owners to 
explore mixed use development on these sites provided the development can assist in meeting 
other community objectives. 
 
Mixed Use Outside of Downtown (p.47) 
The Land Use Plan identifies both the Charlestowne Mall site in the City’s East Gateway and the 
Old St. Charles Mall site in the West Gateway as Corridor/Regional Commercial areas. 
However, both of these sites have potential for Mixed Use development, and similar to 
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Downtown, each could foster a pedestrian-oriented mixed use node, with a mix of retail, 
restaurant, entertainment, recreation, and residential uses. This dynamic mix of uses in close 
proximity to major arterial streets has the potential not only to create a vibrant and inviting 
destination but also serve as a catalyst for needed investment in these important areas of the City. 
Building orientation in the area should have a strong orientation to major streets and careful 
consideration should be given to its impact on adjacent residential areas. Additionally, 
residential uses/ development within these mixed use areas should refer to the Residential Areas 
Framework Plan for additional considerations and recommendations. In these areas, it is 
important to maintain a healthy balance of users. 

 
Chapter 8- Sub Area Plans 

The Subject Property is located within the East Gateway Subarea. Goals and Objectives (p. 94) 
are listed below: 

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

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

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

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

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

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

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

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

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

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

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

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

 Take advantage of proximity to DuPage Airport and Pheasant Run as activity generators. 
 Reposition the Charlestowne Mall site to foster its renaissance or its redevelopment. 
 Enhance the character of both existing and new development through site improvements, 

facade enhancements, consistent signage regulation, and at-tractive building design and 
materials. 
 

East Gateway Sub Area Plan Catalyst Sites (p.104) 
The Subject Property is identified as Catalyst Site “D”, which includes some adjacent parcels: 
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Constructed in 1991, the Charlestowne Mall has been well maintained and is in good physical 
condition, however a lack of a critical mass of retailers and a high volume of vacancy have 
placed the Charlestowne Mall in jeopardy. Once a shopping destination within the community 
and surrounding area, most retailers have left the interior of the mall. Von Maur, Classic 
Cinemas, Carson Pirie Scott and Kohls occupy four of the mall’s five anchor spaces and are 
complemented by a handful of smaller retailers and services. Internal hall-ways are desolate, 
parking fields are vast and empty and the Charlestowne Mall needs intervention to reposition the 
site to improve the mall’s future viability or its full-scale redevelopment. 
 
The Charlestowne Mall “Framework Plan”, “Repositioning Alternatives” and 
“Repositioning Option A” are shown on the next three pages (p. 105-107). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Charlestowne Mall Framework Plan

The Charlestowne Mall site represents the single greatest 
opportunity to redefine the character and function of the 
East Gateway. This Framework Plan highlights recommenda-
tions that could be implemented regardless of the timing or 
end vision for the repositioning of the mall structure itself. 
Within this framework, specific repositioning alternatives can 
be considered as mall tenancy, local market conditions, and 
other factors play out over time. 

Proposed Street or Circulator. These include public 
streets and on-site circulators designed to enhance on-site 
access and mitigate the impacts of traffic on surrounding 
neighborhoods. The key recommendation is a new street 
that would run along the north side of the mall property and 
make Foxfield Drive a residential street.

Out Lot Commercial, Retail, and Office Development. 
This includes development sites located along Main Street 
that could capitalize on high visibility and more prominent 
access point offered by the proposed grid of streets and circu-
lators. This also includes development sites located to the rear 
of the mall property with less visibility but enhanced access 
from the proposed grid of streets and circulators.

Single Family Attached/Multi-Family Residential. 
Attached single family or multi-family development is per-
mitted in this area and would complement existing housing 
development. It would also increase the number of residents 
that could support the mall site and other commercial prop-
erties in the eastern portion of the City.

Natural Buffer/Screening. Screening and buffering 
should be provided between commercial and residential uses. 
This will minimize the impacts of non-residential uses on 
existing and future neighborhoods.

Repositioned Charlestowne Mall. Within the proposed 
framework of streets and peripheral uses, the mall structure 
could be repositioned to be more responsive to contemporary 
consumer needs. The following page illustrates some pro-
posed alternative approaches.
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Existing Retail Anchors

Local Commercial/Retail Infill

Local "Main Street” or Circulator

Landscaped Open Space or Event 
Space

Charlestowne Mall 
Repositioning Alternatives

The Charlestowne Mall has struggled to maintain occupancy, 
with the majority of its commercial spaces sitting vacant. The 
following repositioning alternatives illustrate how different 
approaches may be taken to redefine the form, function, and 
context of the mall in an effort to make it more competitive in 
the contemporary market and more responsive to consumer 
demands. 

Each of the alternatives can be accommodated by the Char-
letowne Mall Framework Plan on the previous page, though 
minor modifications would be required. The intent of the al-
ternatives is to provide residents, elected officials, and the de-
velopment community with somewhat of a flexible roadmap 
as a number of factors come to pass over time. It should be 
also noted that a fourth option exists - Option D - which 
would include leaving the mall intact, in its current location, 
with facade improvements to the existing building, in addi-
tion to other  improvements made around the periphery of 
the mall as identified on the Charlestowne Mall Framework 
Plan (previous page).

Option A
This concept illustrates how much of the existing mall could 
remain intact while access is enhanced through the imple-
mentation of a local street network. Most importantly, the 
existing east-west axis of the mall would be converted to a 
multi-modal street that would accommodate comfortable 
and attractive commercial sidewalks, vehicular traffic in each 
direction, and on-street parking. The mall’s existing central 
space would become a green event or gathering plaza. At each 
end, roundabouts would provide the opportunity for gate-
way elements, artwork, or other anchoring elements. Small 
commercial spaces could be removed to create pocket plaza 
spaces that could host café seating, kiosks, seasonal markets 
or other uses in front of primary anchors.

Considerations
 » Would maintain much of the existing mall fabric and 

primary anchors
 » Creates multi-modal access to storefronts throughout 

the entire mall
 » Creates an attractive streetscape environment for all 

tenants
 » Roof over the internal street could be completely 

removed, or partially removed to allow for some areas 
of year-round activity

 » Does little to address the exterior image and aesthet-
ics of the mall structure and property

Option B
This concept demonstrates how the eastern portion of the 
existing mall could stay mostly intact while the western por-
tion would be reconceived as an entertainment and events 
complex. By removing retail space on the southwest face of 
the mall, retail activities could be concentrated towards the 
eastern end of the mall, and the vacated space could accom-
modate a plaza or green space. This space could accom-
modate outdoor events, and would build off of the cinema 
as the centerpiece of the entertainment complex. It would 
also extend south towards Main Street, creating an attractive 
“front door” for the mall by integrating landscaping, water, 
and sculptural elements. The west end of the entertainment 
complex could include active ground-floor uses with a deco-
rative parking garage above.

Considerations
 » Substantially redefines a portion of the commercial 

mall for other kinds of intended uses
 » Reduces the overall square footage of retail space in 

order to concentrate it in another portion of the mall
 » Creates a more attractive identity for the mall from 

primary corridors
 » Requires a new approach to mall tenant recruitment 

and programming

Option C
This concept illustrates how the existing mall can be frag-
mented to create a more traditional town center pattern of 
streets, storefronts and open space. By removing specific 
retail spaces, a network of local streets can be accommodated 
in order to create smaller blocks and various points of entry 
into the commercial environment. These streets would also 
frame a central “town square” that could host events, markets 
or other temporary or seasonal activities. An east-west street 
would replace the existing pedestrian mall axis, and would 
include commercial sidewalks, streetscaping, and on-street 
parking. Other individual storefronts could be removed to 
create pocket plazas that provide more visibility for primary 
anchors and a place for café seating and other complementary 
activities.

Considerations
 » Preserves the primary tenants as anchors around 

which other retail and open spaces exist
 » Creates a significant central event or open space that 

brings users into the heart of the mall environment
 » Requires significant intrusion into the existing mall 

fabric to create street and open space network
 » Does little to address the appearance or image of the 

mall from primary corridors

Legend
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V. ANALYSIS 
 

Land Use and Redevelopment Options shown in the Comprehensive Plan 
 

 Although the Comprehensive Plan identifies that mixed use might be appropriate for the site, 
none of the potential redevelopment options illustrates how residential use could be integrated 
into the property. 
 

 The Comprehensive Plan does contemplate that the mall building itself may be partially 
demolished and split into standalone buildings. However, these redevelopment options are 
more illustrative ideas than actual plans, since they treat the site as relatively flat. (These plans 
do not account for the significant grade changes across the site that result from the property 
being graded to have entrance doors on both floors of the mall building.) 
 

 Because the redevelopment options assumed that most of the site would remain commercial in 
use, the proposed street layouts around the mall are based upon improving commercial access 
into and across the property. The proposed residential land uses may require a modified access 
layout from what is shown in the Comprehensive Plan. 

 
Zoning 

 
The property is currently zoned BR Regional Business District, with a PUD approved in 2013. The 
current zoning and PUD do not permit residential use of the site. 
 
A future proposal for zoning approval of the project could be structured as: 

 
 Creating a PUD that permits residential land uses, or 
 Rezoning portions of the property to permit residential land uses as shown on the plans, with a 

PUD remaining over the entire site. 
 
The Concept Plan application includes Zoning Compliance tables for each land use area. These 
tables are meant to compare the plans with the City’s comparable zoning districts for each 
development type: 

 
 Commercial uses: BR Regional Business as modified by the current PUD 
 Townhomes: RM-2 Mixed Medium Density Multi-Family Residential 
 Apartments: RM-3 General Residential 

 
Access 
 
The access layout is designed to control vehicular traffic through the site and generally segregate the 
commercial traffic from residential traffic within the site. 
 
A new access into the townhome area is shown on the north boundary of the site from Foxfield 
Road. 
 
The existing access to Foxfield Road via Stuarts Drive will be modified to serve the commercial 
development only, with no direct access to the townhome area north of the mall. This modification 
will cut off the existing north private ring road, which serves as a significant cut through route. 
(Long term, the future extension of King Edward Drive to Smith Road as a public street within the 



Staff Memo – Concept Plan for The Quad 
5/2/17 
Page 8  

adjacent Oliver-Hoffmann property is intended to provide a direct route for traffic between Foxfield 
Road and Smith Road). 

 
 
VI.  UTILITIES AND INFRASTRUCTURE 

 
Utility and infrastructure capacity will be studied if the developer files formal zoning applications. 
 
The following items will need to be provided: 

 
 Traffic Study assessing the adequacy of the surrounding roadway network to accommodate the 

development and providing recommendations for systems improvements. 
 
 Water Modeling and study of the adequacy of the City’s water system to service the 

development and provide adequate fire flow based on the building types and sizes. 
 
 Sanitary Sewer Study, quantifying the anticipated sanitary sewer flows from the project and 

assessing the capacity of the City’s sanitary sewers that will service the property. 
 
 Stormwater Management Report, based on the developer’s engineering design for the 

stormwater management system designed to comply with the City’s Stormwater Ordinance. 
 
 Electrical Service Design assessing the capacity of the City’s electrical system to service the 

property and identifying any needed system improvements. 
 
 
VII. SCHOOL AND PARK DISTRICT 
 

The project will be required to comply with the Dedications Chapter of the City’s Subdivision 
Code (Chapter 16.10). This chapter requires either a land donation or an equivalent cash 
contribution to the School and Park districts based on population generation formulas in the City 
Code. The developer has submitted a Land-Cash Worksheet with these calculations based upon 
the Concept Plan. The Concept Plan has been forwarded to the School and Park Districts for 
comment.  
 
 

VIII. INCLUSIONARY HOUSING 
 

The City’s Inclusionary Housing Ordinance, Title 19 of the City Code, requires either the 
provision of affordable units within a new residential project, or payment of a fee-in-lieu for 
units. The developer has submitted the Inclusionary Housing Worksheet, showing that a fee-in-
lieu of units is proposed. 
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IX.       QUESTIONS TO CONSIDER 
 

Given the scope of the project, it is recommended that the Committee focus their comments on 
the land uses and site plan. Detailed information on the traffic/utilities/stormwater will be 
analyzed and reviewed later at the Preliminary Plan stage. Staff suggests providing comments in 
response to the following questions: 

 
 Comprehensive Plan: 
 

 Does the Concept Plan adequately meet the objectives for development of the site identified 
in the Comprehensive Plan? 

 
 The Concept Plan has similarities to the options shown in the Comprehensive Plan, 

however there are certain differences identified. Should the City consider a Comprehensive 
Plan amendment as a part of the any future formal application process? 

 
  Land Use: 
 

 Is the proposed land use break down acceptable?  If not, what is the preferred land use 
breakdown? Are there other land uses that should be considered? 
 

 Is the residential unit count and density acceptable? If not, what unit count would be 
acceptable? 

 
  Site Design/Layout: 
 

 How does the proposed redevelopment relate to the existing surrounding land uses, such as 
the Savers property?  

 
 Can the site design be improved? If so, how? What specific elements shown on the plan 

should be modified? Comment on: 
 

o Site/access layout/building orientation 
o Distribution of land use areas within the site 
o Building forms (outlot commercial buildings, townhomes, multi-story residential 

buildings) 
o Locations/arrangement of open spaces  

 
What additional information would be necessary to review a future application for this 
project? 

 
 
X.  ATTACHMENTS 
 

 Approved PUD Preliminary Site Plan, dated 7/17/14 (from Ord. 2014-Z-18) 
 PUD Ordinance 2013-Z-19 

 



2014 Approved Preliminary Site Plan





































































 
 

 
INCLUSIONARY HOUSING WORKSHEET 

 
 
 
 

ST. CHARLES 
S   l   N CL.....l...L!..i 

 

 

Use this worksheet to determine the affordable unit requirement for the proposed development and to propose 
how the development will meet the Iinclusionary Housing requirements of Title 19. 

 
Calculate the number of affordable units required: 

 

 
Unit Count Range # of Units Proposed 

in Development 

 % of Affordable 
Units Required 

 # of Affordable 
Units Required 

1 to 15 Units 
 

X 5% =  

More than 15 Units 
       
            411 X 10% = 

 
         41 UNITS    

 

How will the Inclusionary Housing requirement be met? 

__   Provide on-site  affordable units 

_x  Pay a fee in-lieu of providing affordable units (calculate fee in-lieu below) 

__  Provide a mixture of affordable units and fee in-lieu 

o # of affordable units to be provided:  _ 

o Amount of fee in-lieu to be paid (calculate below):  _ 
 

 
Fee In-Lieu Payment Calculation - Single-family/Duplex/Townhome Development 

 

 
# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In- 
Lieu 

  
Fee-In-Lieu Amount 

Per Unit 

  
Total Fee-In-Lieu 

Amount 

 
     155 Townhomes 

 
          15.5 

 
X $72,819.50 = 

 
      $1,128,702.00 

  
Fee In-Lieu Payment Calculation -  Multi-Family Development 

 

 
# of Affordable Units 

Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

  
Fee-In-Lieu Amount 

Per Unit 

  
Total Fee-In-Lieu 

Amount 

 
    256 Multi-Family Apts. 

 
        25.6 Units 

 
X $5,000 = 

 
   $128,000.00 

- 
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             BEFORE THE PLAN COMMISSION
             OF THE CITY OF ST. CHARLES

-----------------------------x
In Re:                       :
Application for Concept      :
Plan Review, The Quad        :
St. Charles (Charlestowne    :
Mall PUD), 3700-3850 East    :
Main Street.                 :
-----------------------------x

                       HEARING
             St. Charles, Illinois 60174
               Tuesday, April 18, 2017
                      7:01 p.m.

Job No.:  126917
Pages:  1 - 94
Reported by:  Joanne E. Ely, CSR, RPR
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   HEARING, held at the location of:

        ST. CHARLES CITY HALL
        2 East Main Street
        St. Charles, Illinois 60174
        (630) 377-4400

   Before Joanne E. Ely, a Certified Shorthand
Reporter, and a Notary Public in and for the State
of Illinois.
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PRESENT:
     TODD WALLACE, Chairman
     TIM KESSLER, Vice Chairman
     DAN FRIO, Member
     JAMES HOLDERFIELD, Member
     JEFFREY FUNKE, Member
     TOM PRETZ, Member
     LAURA MACKLIN-PURDY, Member
     TOM SCHUETZ, Member
     PETER VARGULICH, Member
ALSO PRESENT:
     RUSSELL COLBY, Planning Division Manager
     RITA TUNGARE, Director, Community & Economic
     Development
     ELLEN JOHNSON, Planner
     CHRIS BONG, Development Engineering Division
     Manager
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               P R O C E E D I N G S.
       CHAIRMAN WALLACE:  The City of St. Charles
Plan Commission will come to order.
       Tim.
       VICE CHAIRMAN KESSLER:  Holderfield.
       MEMBER HOLDERFIELD:  Here.
       VICE CHAIRMAN KESSLER:  Schuetz.
       MEMBER SCHUETZ:  Here.
       VICE CHAIRMAN KESSLER:  Vargulich.
       MEMBER VARGULICH:  Here.
       VICE CHAIRMAN KESSLER:  Funke.
       MEMBER FUNKE:  Here.
       VICE CHAIRMAN KESSLER:  Pretz.
       MEMBER PRETZ:  Here.
       VICE CHAIRMAN KESSLER:  Frio.
       MEMBER FRIO:  Here.
       VICE CHAIRMAN KESSLER:  Purdy.
       MEMBER MACKLIN-PURDY:  Here.
       VICE CHAIRMAN KESSLER:  Wallace.
       CHAIRMAN WALLACE:  Here.
       VICE CHAIRMAN KESSLER:  Kessler, here.
       CHAIRMAN WALLACE:  Okay.  Presentation of
minutes of the April 4th, 2017, meeting.
       Is there a motion to approve?
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       VICE CHAIRMAN KESSLER:  So moved.
       MEMBER SCHUETZ:  Second.
       CHAIRMAN WALLACE:  It's moved and seconded.
Any discussion?
       (No response.)
       CHAIRMAN WALLACE:  All in favor.
       (Ayes heard.)
       CHAIRMAN WALLACE:  Opposed.
       (No response.)
       CHAIRMAN WALLACE:  All right.  That passes
unanimously.
       Item 4 on the agenda is The Quad
St. Charles, Charlestowne Mall PUD, and SC 3800
Main, LLC.  This is an application for concept plan
review.
       Welcome.  For those of you who haven't been
here before, thank you for coming.  The Plan
Commission is -- we are all appointed members by the
mayor to review development applications that come
before the city, and this is one of them.
       Eventually, at some point in the future, an
application may be filed which we will have to
conduct a public hearing on.  That's not what we're
doing tonight.  Before the developer spends the time
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and money in putting together plans for us, we have
a mechanism to have a concept plan review where they
can present to us what the concept is that they may
be coming back on an application for, and we will
give them feedback, positive and negative, what we
like, what we don't like with the plan.  Members of
the public will have a chance to make comments
as well.
       After tonight, nothing will happen.  This
isn't going to go further unless -- is there a
review for Council?
       MEMBER TUNGARE:  There is a review with the
Planning and Development Commission on May 8th.
       CHAIRMAN WALLACE:  Okay.  So there will be
another review for the St. Charles Planning and
Development Committee; but until an application is
filed with the City, we won't take any action on
this.
       So we're at the beginning stages of a
potential application.  That's what we're doing here
tonight.
       Any questions on our procedure?
       (No response.)
       CHAIRMAN WALLACE:  All right.  Typically,
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the way we would handle this is for the applicant to
make a presentation to us.  After that members of
the Plan Commission may ask questions of the
applicant, followed by any questions from members of
the audience.  At the end, if the applicant wants to
wrap up their remarks, they can do so, and that's
how we'll handle it.
       Before we begin with the applicant, Russ, do
you have anything for us?
       MR. COLBY:  No, I don't.  I would just add
that on the staff memo, on the last page, there is a
list of questions.  We would ask that at the
conclusion of the concept plan review, that the plan
commissioners individually respond to each of those
questions and provide some direction to staff and
the developer.
       CHAIRMAN WALLACE:  All right.  Okay.  After
everything is done, the Plan Commission will provide
kind of some wrap-up comments both positive and
negative and answer the questions that are in the
staff memo.
       All right.  Is the applicant ready?
       And also I would just ask that anyone --
even though it's not a public hearing, we do have a
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court reporter here in the room.  So anyone who
speaks, whether it's a question, comment,
presentation, if you could speak at the lectern up
here, wait to be acknowledged by me before speaking,
and state your name for the record, spelling your
last name.
       All right.  Go ahead, sir.
       MR. MAY:  All right.  I'm Chuck May, M-a-y,
and I'm at 185 Heathrow Court, Lake Bluff, Illinois,
for the applicant.
       This evening we have our project team here,
and I would like to take an opportunity to introduce
them first.  Seated here in the first row is --
first is Jim Hughes with Next Generation
Development; seated next to him is Mike Schoppe of
the Schoppe Design Group; next to him is Carrie
Hansen, also of the Schoppe Design Group; Burt
Andrews of Larson and Darby, our architect; and my
associate project manager of this is Barbara Bruce.
       We are all here to -- any one of us may have
answers to questions you have, and all of us will
probably participate or at least most of us in the
presentation.
       Here we go.  The mall has been around for a
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long time, and Russ was very -- in his usual
thoroughness has provided a lot of background as to
things that have gone on and ideas for the mall.
       The ownership here has been in ownership
approximately 3 1/2 years, and it was our intent
when we acquired this to redevelop and re-tenant an
enclosed regional shopping center.
       In short, the world has dramatically changed
in the area of retail.  There are no more
particularly enclosed regional shopping centers
being built.  In fact, they are dropping rapidly.
We, much to our chagrin, found that we just could
not find the tenants to occupy that amount of space
and pay the rents and the additional charges that
are necessary in order to make it functional.
       So over time we've looked at a number of
different scenarios as to what we might do.  In the
interim, things did not get better, they got worse.
Kohls closed, as you may know, last June.  They
ceased to operate.  We have reached agreement with
Kohls to purchase their store, and that would be our
intent, as part of any redevelopment that goes on
here would be the acquisition of the Kohls store.
       In any case, we finally came to the
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conclusion that there was just no way that we could
use the 80 acres of this site for retail
development.  We considered alternatives.  Those
alternatives are obviously things like office,
hotel, and other types of -- we excluded industrial,
but the office market is not really relevant here,
and there are already 1200 hotel rooms around us.
       This led us to the conclusion that the
natural mixed-use opportunity for this site was
residential.  And we began to look at the various
ways that we might incorporate residential into the
site.
       It was obvious that the front of the site
that accesses and fronts on Main Street could still
be and should still be a relatively good opportunity
for some amount of retail.  We also know that Von Maur
and the cinema are very good stores.  They function
well.  They want to stay there.  They have made
investments in their property and continue to be
there.
       Carson's has indicated to us at this point a
desire to stay at the site, and so with that in
mind, we are utilizing those three monuments.  We
began to look at ways that we could incorporate
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residential into the site, and we came up with a
plan to basically take the east end of the site into
more dense residential in the form of apartments and
the north side of the site into something less dense
in the form of townhomes.
       This is a concept plan.  I want to emphasize
that.  It is a concept plan.  It's still a work in
progress.
       And I can take you through the site plan
kind of at this point, and you can see that we have,
as part of this plan, torn down the Kohls store
which is in this area right here, and then the old
food court of the mall, which is in this area right
here, and then basically the east section of the
mall.  We ended up with this enclosed mall building
of approximately 150,000 square feet of what we call
the gross simple area in the mall.  The gross
building area is maybe around 175,000 square feet.
       As we're looking today at this, we think
that we can lease that type of building.  We are
looking at emphasizing tenants in the entertainment
and food and restaurant services, things as salons
and a fitness center, that sort of thing.  We think,
again, there's -- with the cinema, there's
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opportunity for more restaurants from fast casual to
maybe a couple of sit-down restaurants.
       But it is a challenge, unquestionably a
challenge today.  The enclosed mall cost of
maintenance is significant.  You know, even today
empty, the electric bill for the mall, now that
includes the exterior parking lot lights, but is
$600,000 a year.  So someone has to pay that bill,
and it's things like that that make it a challenge
to have an enclosed mall.  Whereas something like
Geneva Commons, which is totally open air, the
common area costs are significantly less.
       So we need to figure out how to be
competitive, and as I say, again, this is a concept
plan.  It could be that we would take down a little
more of the mall, it could be that we take down less
of the mall; but right now for purposes of this
presentation, this is what we have.
       Frankly, if we didn't have the topography
that we have, and that is that we have a berm that
runs right here and causes this whole area to be all
upper-level parking, and this entrance to Von Maur
is all upper level and all upper level here.  If
this were a flat, one-level site, I'd take down the
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whole mall, and we would start over with buildings.
But we -- it's very challenging to try to deal with
that berm and deal with the structures that are in
place.
       So we are working with, you know, several
monuments here, as I say.  The good news is the
Von Maur and the Cinema as monuments, and the bad
news is we've got a major upper-level parking berm
situation that makes it very challenging to do
anything other than keep this building.
       We continue to look at it and to see what
other things we might be able to do to improve the
retail here, but right now, this is what we have.
       Again, leaving the Carson's, giving them
basically first-level entry here, utilizing their
upper-level parking lot, which is not very much
utilized right now, in exchange for parking here.
We take this parking into apartments, and as I said,
this whole area back here becomes townhomes.
       Any questions so far?
       CHAIRMAN WALLACE:  Anything?
       MEMBER HOLDERFIELD:  I'm not sure I
understand when you say upper-level parking.
       MR. MAY:  Okay.
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       MEMBER HOLDERFIELD:  I know that the
property tapers down the west side on the other side
of the old Sears building there.
       MR. MAY:  Okay.  This is a berm right here
and it -- this creates all of this for upper-level
parking.  This rises from the ring road and goes up,
rises eventually almost 17 feet to the entrance to
the upper level of the mall and the upper level of
the Von Maur store.  Okay.  So what happens is the
lower level of the Von Maur store is buried 17 feet
below grade at this point as is the mall.
       MEMBER HOLDERFIELD:  Okay.
       MR. MAY:  So if we tore the building down,
what happens is you stand here and you look down
17 feet to the entrance of the --
       MEMBER HOLDERFIELD:  All right.
       MR. MAY:  -- of the Cinema.
       And so that's -- those are the challenges
that we face.  I mean, it's not an easy thing to
deal with.  If you look at some of your plans that
people have thrown out for this mall -- I think in
your package you'll see a couple of architects that
drew plans that gave no consideration, and Russ
points this out, to the topography and just
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basically shows taking down the mall and creating a
one-level mall.
       It's like, okay, what did you do with the
berm out front, and how did you deal with that?
They didn't have -- it was just a piece of paper, so
they didn't have to deal with it.  But it makes it
challenging at this point.
       So one of the things that we're looking
at -- we want to make this one project.  So we've
worked at making it pedestrian friendly with
connectivity between the residential areas and the
retail, creating opportunities for passage, you
know, pedestrian passage.  This is a nice open-space
plaza, pavilion.
       We're looking at keeping the -- trying to
see if we could keep the center court skylight,
that's actually quite exciting, and seeing if we can
make it an outdoor facility.  We haven't verified
the structural ability of that yet, but we think it
could be really exciting to do.
       Let's see if I can find --
       MEMBER HOLDERFIELD:  Excuse me.  I just have
one more question.
       MR. MAY:  Sure.
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       MEMBER HOLDERFIELD:  The parking lot between
the existing Carson's and the undefined tenants of
the mall --
       MR. MAY:  Here?
       MEMBER HOLDERFIELD:  Yes, right there.  And
that would be the upper level --
       MR. MAY:  No, no.
       MEMBER HOLDERFIELD:  No?
       MR. MAY:  The only upper level that now
exists -- would now exist would be here, would be
this area right here.
       MEMBER HOLDERFIELD:  Okay.
       MR. MAY:  Everything else is taken down.
This gets graded down to some extent to create the
opportunity for these buildings here.
       MEMBER HOLDERFIELD:  So that would be new
entrances too.
       MR. MAY:  There would be no entrance --
there would be no entrance here to Carson's.
Carson's would lose -- so Carson's would have an
entrance here, lower level.  Carson's would have an
entrance here, lower level.
       MEMBER HOLDERFIELD:  Okay.
       MEMBER FUNKE:  You know, I've got a
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question.  You know, I agree with you.  The whole
idea of an interior mall is kind of -- it's becoming
obsolete.  We have some pretty successful in Old
Orchard and up north --
       MR. MAY:  Oak Brook and Old Orchard.
       MEMBER FUNKE:  Yeah.  I mean, the idea of
actually opening up the mall and creating interior
streets.
       MR. MAY:  Yeah.
       MEMBER FUNKE:  Have you thought about that?
       MR. MAY:  We've thought about that, and
we've given it a lot of consideration.  There is
some problems in terms of frost proofing all of the
columns at that point because they're there now, and
we'd have to build new facing.
       But it is an option that we continue to kind
of -- wouldn't it be great if we could that.  Gee, I
wonder how that would work.  But then you'd create a
bunch of -- you know, there's a bunch of space in
here that just face each other, and these become two
level and now what happens to the second level.  Do
you just have a second-level phaseout here, you
know, and how do you get down.  How do you create an
outdoor walk on the upper level.
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       We're still working through a lot of that,
but you're right.  You know, our first two major
shopping centers in the Chicago area were Oak Brook
and Old Orchard built by Phil Klutznick a long time
ago, and I guess he actually knew what was going on,
but most of us that started putting up malls in the
'70s thought he was crazy.  I guess he had a lot of
forethought.
       MEMBER MACKLIN-PURDY:  I have a question.
       MR. MAY:  Yes.
       MEMBER MACKLIN-PURDY:  Is there a reason why
Carson's is not connected at all, like a walkway
or --
       MR. MAY:  There is a walkway, yes.  We're
looking at -- this is a walkway.  We're looking at
whether that needs -- would be covered.  You know,
we've given thought to putting a cover over it, but
that's right now considered a walkway, and it will
be a pedestrian -- it will be a pedestrian walkway
between the two.
       MEMBER HOLDERFIELD:  But not necessarily
enclosed in the walls?
       MR. MAY:  No.  We would never -- I mean,
there wouldn't any reason to enclose that.  It's

Transcript of Application for Concept Plan
Conducted on April 18, 2017 18

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

just that would be --
       MEMBER HOLDERFIELD:  It would be covered.
       MR. MAY:  If we cover it, it would be a
canopy of sorts.
       And, again, concept, I mean, these are just
ideas that we're -- as you put pen to paper, and
then we do a cost analysis and say, okay, what makes
sense here from a cost standpoint.
       We're tearing down a lot of buildings.  I
mean, there, with the Sears store and the Kohls
store and the mall, it's close to 400,000 square
feet that's being torn down here.  That's a lot of
building.
       So this is pretty well parked.  It's got
good parking but we figure -- we think that with the
entertainment uses that we're trying to think about
and the restaurants, it's going to need parking.
It's going to need a lot of parking.  So that's why
we're kind of trying to say, okay, well, let's save
as much parking as we can.
       Once you get into actual final design and
you figure out all the landscaped areas you want to
put in and all the walkways you're going to put in,
and all of a sudden you find yourself losing cars,
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but I think that, you know, we want to make sure
it's well parked.
       Cooper's Hawk in itself is clearly going
to -- when they open in less than a month now, it
will be interesting to see what the parking looks
like, and that will give us a good idea as to what's
going to happen.
       MEMBER VARGULICH:  Will the theater only
have an entrance on the west side?
       MR. MAY:  Yes.  The theater now has an
entrance --
       MEMBER VARGULICH:  Yes.
       MR. MAY:  -- on the west side.
       MEMBER VARGULICH:  It looks like you're
closing the entrance on the east side.
       MR. MAY:  Yes.  The theater entrance right
now is right here.  I worked with Chris Johnson, and
he actually came up with the idea of using that as
an entrance, and he signed it and lit it, and the
idea would be to create an entranceway and hardscape
it as opposed to the way it looks now.  So that's
the main -- would become the main entrance.
       Although we would still -- with this plan,
still have plans to -- I keep losing the arrow.
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There we go.  We would still have a plan that you
would be able to come here and escalate down to the
entrance here.
       MEMBER VARGULICH:  So no entrance on the
east side.
       MR. MAY:  But no entrance -- well, in this
plan, there's an entrance here to the mall.  So you
could always park here at the theater and walk in
this entrance and get to the --
       MEMBER VARGULICH:  But not directly from the
east side.
       MR. MAY:  But not directly into this
building, correct.
       MEMBER SCHUETZ:  I have a question.  As far
as the relationship of the townhomes and the
apartments to the retail, have you done any numbers
as far as will these townhomes and apartments
support the retail?  I mean, I know it's a
guesstimate, but can you explain any of that, what
your thoughts are at least?
       MR. MAY:  There could be some small shops
that would relate to and -- it could be like a dry
cleaners or things like that that would relate to
this, but frankly, this type of retail is not
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supported by just that number of people.  It helps.
It's good because you got close in -- you've got
people that will come frequently, but, I mean,
Von Maur pulls from 350,000 -- a population of
350,000 people, and that's their trade area.
       So in order -- you know, in order for this
retail to work, we have to pull -- and the theater
pulls from quite a distance, as does Carson's, and
Cooper's Hawk will pull from quite a distance also.
       So, again, while it's a help to have this
close in and I think it's a selling point for
retailers, in and of themselves it's not enough to
make it work.
       CHAIRMAN WALLACE:  I have a question that
possibly staff could answer.
       I know that from the time the mall was built
for probably -- I don't know how many years, 10
years probably, there was a direct route from the
north side of the mall to Foxfield, and I don't know
if that was changed when the Jewel development went
in.
       MR. COLBY:  Yes.
       CHAIRMAN WALLACE:  The routing of that.
       MR. COLBY:  Yes, it was.
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       MR. MAY:  This right here was the original
planned access, and it is now a pedestrian access.
       CHAIRMAN WALLACE:  Yeah.
       MR. MAY:  I couldn't figure out -- we had
old site plans, and I kept saying, well, they're
wrong.  Why is that -- this is not the road, and
finally someone explained to me that that was --
       CHAIRMAN WALLACE:  It used to be.
       MR. MAY:  That was the planned road.
       CHAIRMAN WALLACE:  Yeah.
       MR. MAY:  Did it open that way?  I wasn't
sure even if it opened that way but --
       MEMBER VARGULICH:  It did.
       MR. MAY:  I finally had to have our
engineers draw it, you know, change the plan because
the old plans were -- we were using old plans, and I
kept saying it's in the wrong place, guys.
       CHAIRMAN WALLACE:  I'll get to you in just
one second.  I have one other question for staff.
       Do you see an issue with the north roadway
not lining up with any of the roads on the other
side?
       MR. COLBY:  What do you mean by an issue?
As a traffic concern?
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       CHAIRMAN WALLACE:  Yes.
       MR. COLBY:  It's something that we haven't
analyzed yet.  I think that's something we would
look at in more detail when we have full engineering
plans and traffic.
       MR. BERTUCCI:  I'd like to --
       CHAIRMAN WALLACE:  Sure.  Come on up.
       MR. BERTUCCI:  My name is Mike Bertucci.
I've been there for about 30 years.
       CHAIRMAN WALLACE:  I'm sorry.  Say it again.
       MR. BERTUCCI:  My name is Mike Bertucci.  I
live in Charlemagne.  I've been living there for
about 30 years.  Bertucci, B-e-r-t-u-c-c-i.
       Yeah.  Originally, when that mall was built,
there was a direct access in there.  There was a big
concern of traffic coming through there and
overloading the residential area there.
       So what they did was they reconfigured it
when they built Stuarts Crossing and also Jewel and
ran it over that way, and that road was supposed to
be used for emergency -- for fire department and
stuff like that.
       CHAIRMAN WALLACE:  Okay.  Sir, do you have a
question?
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       MR. NELSON:  My name is Pete Nelson.  I live
at 701 Foxfield Court.  You can see my house right here.
       That road that's accessing to Foxfield Court
where the berm currently is, and that was part of an
agreement with the Charlemagne subdivision to have
that berm put in, and I would definitely fight not
to have that removed from the area and put a road in
there.  That would cause way too much traffic.
       CHAIRMAN WALLACE:  Are you talking about the
berm running east and west on the south side of
Foxfield Drive?
       MR. NELSON:  Yes.  There's a full berm
there.  It was an agreement with Charlemagne there
with the mall.
       CHAIRMAN WALLACE:  Okay.
       MR. NELSON:  That would cause great problems
in traffic through that area.  There's no other way
out of that location except through that road.
They've got nothing going through the mall at all
except going back out and around.
       CHAIRMAN WALLACE:  Okay.
       MR. NELSON:  Plus there are additional
things.  There's twice as many people in that area
than are in Charlemagne currently.  Because we have
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175 homes in Charlemagne.  You've got almost 400
residents there, and all that traffic will go right
out that way.  Trust me.  I know.  They cut through
now.
       CHAIRMAN WALLACE:  All right.
       MR. NELSON:  Those are some of my concerns,
plus there's no parks in that drawing.  Every
community that's been put up is required to put a
park up in the community.  Just some notes that I've
identified on what's going on.
       CHAIRMAN WALLACE:  All right.  Thank you.
       MEMBER PRETZ:  I have some questions.
       CHAIRMAN WALLACE:  Okay.
       MEMBER PRETZ:  I have two questions for you.
The first one is that I notice, and my eyes may not
have picked it up in the town house area, but you
have a pool and a clubhouse, is that right, in the
apartment area?
       MR. MAY:  To the apartments, yes.
       MEMBER PRETZ:  And I guess I wanted to know
what the rationale was on why you would -- because
that's a rental scenario, and then the townhomes I'm
under the impression that's going to be a purchase;
correct?
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       MR. MAY:  Yes.  That's the intent at this
point, yes.
       MEMBER PRETZ:  That you would locate the
clubhouse and the pool without putting such a
facility or thinking about putting a facility in
with the townhomes, what's your rationale?
       MR. MAY:  Jim, do you want to respond to
that?
       MR. HUGHES:  Good evening.  My name is Jim
Hughes.  I'm with Next Generation.  We're
residential developer/builders.  Hughes, H-u-g-h-e-s.
       Yes.  The clubhouse is serving the rental
component.  It's an amenity package.  It's a
clubhouse.  It also would be our leasing center.
We're still not sure where we might locate another
one within, and yes, you are correct.  The townhomes
are a for-sale component.
       And we may -- depending on what we do there
because I'm thinking of maybe splitting -- we've got
155 units.  We may do part of that as a more senior
targeted.  So that's still all shifting ground, if
you will.  But most of the apartment complexes that
are being built today, they are highly amenitized;
and traditionally, to get the rents we're looking to

Transcript of Application for Concept Plan
Conducted on April 18, 2017 27

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

get, you're going to have to have the clubhouse with
the workout room with the business center,
et cetera, et cetera, et cetera, and normally a
pool, a hot tub, and all that type of stuff.  So
it's extremely, extremely highly amenitized in the
rental market today.
       MEMBER PRETZ:  My second question, and maybe
you can answer this too, and it was partially stated
with the gentleman just before.  Your approximate --
and I can't remember what I read in here related to
the kids that will be throughout the complex there.
       Do you remember that number that you were
projecting?
       MR. HUGHES:  You're talking school-age
children?
       MEMBER PRETZ:  Correct.
       MR. HUGHES:  I don't have that.
       MEMBER VARGULICH:  It's 60.
       MR. HUGHES:  About 60?
       MEMBER VARGULICH:  60.  6-0 on the land cash
portion.
       Russ, is that right?  It's 60, 62 in the
land cash portion?
       MR. COLBY:  We have it at 60.
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       MR. HUGHES:  Yeah, 60.
       MEMBER PRETZ:  Doesn't that seem somewhat
low?
       MR. HUGHES:  The apartments you would have,
very candidly, very little children, and the
townhomes, depending on, as I said, if we go to a
senior targeted or --
       MEMBER PRETZ:  I understand.
       MR. HUGHES:  Those are numbers that -- we
have done a lot of this type of stuff.  Those are
pretty realistic Numbers.  At first blush, I agree
with you, but once you get into it, it's a low
number.
       MEMBER PRETZ:  I'm going to have to trust
you to know these numbers.  Because my thought was
that if we had young children and the amount of
parking area that exists there, I was wondering what
we were going to do with kids when they need some
area to go to and play.
       MR. HUGHES:  I've got all the data that I
can supply you with that --
       MEMBER PRETZ:  Okay.
       MR. HUGHES:  -- can validate those numbers.
       MEMBER HOLDERFIELD:  I'm sorry?
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       MR. HUGHES:  That can validate those
numbers.  I've got all the data information that we
can do that.
       MEMBER PRETZ:  Those are my only two
questions.  The rest are comments for later.
       CHAIRMAN WALLACE:  Okay.  Any other
questions from the Plan Commission members?
       MEMBER VARGULICH:  I have some questions.
       CHAIRMAN WALLACE:  Uh-huh.
       MEMBER VARGULICH:  I notice that there's no
park area here, but there is a park in the
Charlemagne-Kingswood subdivision --
       MR. HUGHES:  Okay.
       MEMBER VARGULICH:  -- of about 7 acres.  And
so while I understand this is a concept plan, I
would encourage you to meet with the park district
at the beginning, not in the middle of this process,
and sort through whether they feel that their 7
acres can support 800 new residents; and if not,
then I would encourage you to alter your plan to
include a park area.
       MR. HUGHES:  We would certainly meet with
the park district right out of the box here.  We
have been working with staff internally to get to a
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conceptual concept plan; and as soon as we're ready
to take that leap, that would be first and foremost
who we would get together with.
       MEMBER VARGULICH:  Okay.  And then as far as
the actual townhome project that's being represented
here, I guess from kind of a user experience
standpoint, whether you be a resident or a visitor,
it doesn't seem overly interesting.
       MR. HUGHES:  Okay.
       MEMBER VARGULICH:  Not from an architecture
standpoint, I don't feel adequate to really address
that, but certainly from the standpoint that the
access drive that people use to get to their unit
as well as any visitors that happen to be there,
there's no visitor parking for anyone.  And
everybody who is going to drive through this complex
or through the apartment, the townhome portion, they
will be viewing two-car garages continuously.
       MR. HUGHES:  These are rear-loaded product.
       MEMBER VARGULICH:  I understand.
       MR. HUGHES:  And one of the rationales for
that is you can load more architectural labors to
the front of the units which all face into green
space and open space.  We will provide -- we will
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provide visitor parking throughout the community.
       MEMBER VARGULICH:  Where would that be in
this scenario?
       MR. HUGHES:  Well, we'll locate that as we
move farther down the road.  I don't think we have
located any specific at this point, but we will
locate visitor parking throughout.
       We're presently marketing this product --
we're doing a large development at the Route 59
train station in Aurora and Naperville, and we're
doing 460 mid-rise apartments there.  We're doing 55
for-sale townhomes there as well, which have been
extremely well received.  They are more urban
looking, which is very candidly what Aurora wanted
because that's their TOD corridor.
       We will work on the details of the
architecture.  As I said, if we go to a split senior
market here, I may have to go to more ranch style.
So that's, again, all in flux.  We just tried to put
this together to get the concept put before
everybody so we could get thoughts.
       MEMBER VARGULICH:  I think that the parking
for the apartments, at one point six per unit seems
vastly low.
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       MR. HUGHES:  Depending on what your bedroom
count is, if you're one-bedroom units or two-bedroom
units.  We're providing parking underneath these
buildings so that there's no competition with the
Christmas shoppers, et cetera.  So we're fairly
comfortable with that number; but, again, I can
verify those numbers for you data-wise of what we've
done in prior projects.
       MEMBER VARGULICH:  Okay.  Then on the
service parking for the rest of the project, you
have about 4.8 it appears, 4.79, 4.8.
       MR. HUGHES:  That's correct.
       MEMBER VARGULICH:  I would encourage that
number to go lower.
       MR. HUGHES:  You're talking on the retail?
       MEMBER VARGULICH:  Uh-huh.
       MR. HUGHES:  That's Mr. May's bailiwick.  I
don't want to speak for him on that.
       MR. MAY:  The parking, original parking
ratio was over 5 on here.  I think our PUD is 4 to
1, and that's where we were kind of at.  We are
concerned about -- if we have a number of
restaurants here, you have to park -- you can't park
those at 4 or 5.  I mean, it becomes significant.
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       So, you know, it will depend on the uses
that we really get going here.  I mean, you can
just -- you generally can take a regional shopping
center and park it at 4 1/2 or 4 1/4 or whatever,
depending on the size, and as you know, you get a
lot of trade offs.  But if we're going to use a lot
of entertainment here and restaurant and food, then
we have to really think about the parking ratios.
       MEMBER VARGULICH:  So then do you have a
target for how much of your 150,000 you're looking
to do as restaurant-oriented uses right now?
Because that's really what drives the parking.
       MR. MAY:  Yeah.  In the neighborhood of
another 15-, 20,000 feet, but that could verify.  I
mean, this is a concept plan, and the other problem
is that when we start getting into actual counts and
the green spaces that we want in, then we're going
to lose spaces.  We've overparked it right now a
bit, and that's why.
       MEMBER VARGULICH:  Okay.
       MR. MAY:  So as we get into details, we
always find ourselves losing spaces.
       MEMBER VARGULICH:  Okay.
       MEMBER FUNKE:  Is that one tenant you're
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looking at when you're doing the interior mall?
       MR. MAY:  No.  That would be -- the interior
mall would be several restaurants, not one, not just
one.
       MEMBER FUNKE:  Interior restaurants.  Are
they going to a have a facade?
       MR. MAY:  The intent would be to put them
right here at this entrance for the most part.
There may be some that would go around this plaza
area, but the idea would be to do them in
conjunction with the escalator down to the theater.
       Let's see.  Am I not rolling this right?
How do I roll this?  How do I -- how do I get it to
move off of that one?  There we go.
       If you look at -- this is a conceptual
entrance upper level.  That's that southwest parking
lot.  You can see two build outs on each side of the
entrance.  That's a concept that we were just kind
of playing with as the potential for restaurants at
that entry, major restaurants.
       And we also have to consider the fact
that -- we also have to consider the fact that we've
got, you know, Cooper's Hawk opening down here, and
it's anticipated that this parking area, while it
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meets code, will not support their intended volumes.
       MEMBER VARGULICH:  I hope they're busy
enough where it doesn't.
       MR. MAY:  We do too.  So, you know, a good
portion of this parking area, and we'll see how they
open, but in looking and visiting other Cooper's
Hawks and looking at the parking on a Friday and
Saturday night, and then you add this Friday and
Saturday night at the theater, and, you know, taking
up all this parking and some of this, and, you know,
it's --
       MEMBER VARGULICH:  What percentage of the
west lot would the theater and you call retail?
       MR. MAY:  This lot, all of it.  They would
use pretty much all of that lot.  That would be a --
they want -- this, I think, is 700 cars about.
Yeah.  They use every bit of 600 now.
       It's interesting what they're doing.  You
know, they're going to the larger seats, and they're
going theater by theater, and this is an 18-plex
theater, and they're going -- in each theater,
they're doing the seats, and it actually reduces the
number of seats dramatically.  So you would think
you would need less parking, but because of the
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result of that, they become far more active, and
they fill their seats, and so historically, they
need more parking.  That's kind of the good news
about what happens.
       MEMBER FUNKE:  Since this is a four-sided
building, how are you handling the trash and the
loading on the Classic Cinemas, the mall, and
Von Maur?  I see in Carson's you have a --
       MR. MAY:  Okay.  Classic Cinemas has a --
right here is their trash and truck access.  We have
truck -- we have trash access here.  We will have
truck access here.  Von Maur has a truck dock here.
We're looking at maybe having to create something
along here to get into this corner, but this is a
concept plan.  We are still working on that.
       We're taking Carson's loading dock -- where
they have their compacter and loading dock, it faces
out this way, so trucks back in this way.  We're
turning the dock so that trucks come in this way,
and, you know, this will -- there obviously needs to
be some berm and screening, landscape screening from
that.  But we have given it some thought but not
detailed thought.
       MEMBER VARGULICH:  With respect to traffic
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and circulation, there seems to be, you know,
comparable drive aisles that circulate back to the
outside road adjacent to the mall, Von Maur.  But
that seems to be missing from the theater, like
towards Stuarts Drive.
       You kind of come in, and then everything is
dropped in.  Is there a reason that you couldn't
have a driveway that would connect back towards
Stuarts Drive, much like the way the remainder of
the mall circulates?
       MR. MAY:  You mean coming back this way?
That's come back out --
       MEMBER VARGULICH:  Yes.
       MR. MAY:  -- so that you could go around?
       MEMBER VARGULICH:  Yeah.
       MR. MAY:  That's just a layout right now.
You know, we have -- you know, one of the desires
was to get as many cars in here as we could.
       The other thing that happened was, you know,
we didn't know exactly where this line was going to
be.  So we had a little more space up here to allow
before.  So we'll need to work on this area right
here so that we have circulation.
       I mean, it's intended to have a drop-off
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point.  You know, you'll see an indentation right
here where there's intended to be a drop off for the
theater.  This right here is the fire road.  We'll
probably need a little more planning on how that
works.
       And then, you know, there's things like do
we really need this much of a drive here?  We do
need to have circulation around the theater for fire
protection purposes.  So we'll be working with the
fire department just to see exactly what we would
need and to make sure that we're complying with
their needs.
       MEMBER VARGULICH:  Okay.  And I would also
encourage you to meet with the Charlemagne
Homeowners Association.
       MR. MAY:  We have.
       MEMBER VARGULICH:  And continue that
dialogue.  I think reopening the Fox Chase Drive
connection to the mall would probably make more
sense for the traffic flow than a stubbing out to
Foxfield Drive the way you're showing it now.
       MR. MAY:  This one?
       MEMBER VARGULICH:  Yes.  Was there a
two-lane drive before?
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       MR. MAY:  Yeah.
       MEMBER VARGULICH:  And it would -- you would
come out at a place where there's already left-turn
lanes already striped into the road system, rather
than just stubbing out where you're showing it
against the side of the lot now.
       MR. MAY:  That's a good point.  I mean, one
of the things that we struggled with was we felt
that anybody that -- while we welcomed pedestrian
connections, we didn't think people wanted people
that were leaving the theater at 1:00 o'clock in the
morning to drive through there, to be parading
through their subdivision.
       So the idea was to get -- to really make it
difficult or impossible to do that.  And so that's
what drove us kind of to this entry right here that
gave them -- not only that, but it gave them an
opportunity to do kind of a feature entrance into
the subdivision.
       But maybe there's -- you know, that might be
a good point.  As I say, that's something we could
take a look at.
       MEMBER VARGULICH:  There could still be an
entry there.  I mean, you could have your pond, and
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then you have the Jewel pond which has just been
redeveloped.
       MR. MAY:  Yeah.  If we were going to do
that, we would want to do something that came in
this way and came over so you'd still keep out the
movement through of commercial traffic mixing in the
residential area.
       CHAIRMAN WALLACE:  Question.
       MS. PAYLEITNER:  I just stepped in.  Rita
Payleitner, I'm the Second Ward Alderman for the
City of St. Charles.
       I had mentioned this, and perhaps
Mr. Bertucci can speak to it as well, but the little
pedestrian path that goes straight up to Fox Chase,
the reason why that was closed was because there's
actual houses on Fox Chase, and people were worried
that the traffic coming right from the high school
would increase and go right into the mall there.  So
that was one of the main reasons why that was
closed.  This road right here.  And then going up
here, there is actual residences up there, so.
       CHAIRMAN WALLACE:  Yes, sir.
       MR. NELSON:  There's actual residents that
come out too.  That's where I live.
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       MS. PAYLEITNER:  I know.  There's no houses
on Fox --
       MR. NELSON:  I live on the border there.
Yes, there's a house there.  There's one across The
street.  There is one on the next one.
       MS. PAYLEITNER:  Your houses face Foxfield?
That's my point.
       MR. NELSON:  It doesn't face it.
       MS. PAYLEITNER:  Right, right.
       MR. NELSON:  But it's there.
       MS. PAYLEITNER:  Right, right.  I agree with
you.  I agree with you.  I'm just saying as far as
the driving count.
       MR. NELSON:  There's always traffic there.
There was a young man killed on that road too.
       MS. PAYLEITNER:  He was killed, yes.  Right,
right, right.
       But anyway, I'm just explaining why that
was.  I'm not sure that would be a good idea to open
that up.  Keeping the Stuarts Drive open, yes.
       MR. BERTUCCI:  I've been at Charlemagne, as
I said, for 30 years, and the City has played games
with this situation here a number of times.  We were
supposed to have limited access into it.  We've had
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actually three additions of traffic coming in there.
You know, first, it was Kingswood, then West
Chicago, and then Majestic Oaks, and it's all
flowing into Charlemagne now, okay, one way or the
other.
       Any additional spot into Charlemagne is
going to increase the traffic not only on Foxfield
but also going through the front entrance of
Charlemagne too, which in the morning is a lot of
fun to get through and everything, so.
       MS. PAYLEITNER:  It does move up.
       MR. BERTUCCI:  Yeah.  Up further right
where --
       MS. PAYLEITNER:  Right, right, right, right.
       MR. BERTUCCI:  -- it ends up at Kirk Road.
       The area -- you know my thinking on this,
and I know it's only a concept plan, is to try to
improve this access here going straight out to Kirk
Road and have all that come out there and maybe out
to Smith Road and North Avenue, instead of going to
that part.
       MS. PAYLEITNER:  Right.
       CHAIRMAN WALLACE:  Thank you for leading
into my question.
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       One of the main issues that I typically will
voice regarding pretty much any development is
circulation within the site; and going to basically,
I think, what is the consensus here is the stub,
I'll call it, that happens at the end of the row of
condos on the northwest side of the site, where it
doesn't connect through to Stuarts Drive as it
currently does.
       And my feeling is that any circulation on
the site, you know, unless somebody -- if somebody
comes around to the north side of the site, I would
expect that probably they'll exit the site through
Foxfield Drive as opposed to driving all the way
back around to Route 64, of course, depending on
where they're planning on going.
       But one of the benefits of Stuarts Drive
right now is that it's more of a commercial access
into the same area without having to go to Foxfield
Drive and filter to the north through the
neighborhood there.  I know Stuarts Drive does
encounter some residential when it gets up to the
condos and Stuarts Crossing.  Yeah.  But it doesn't
encounter the single-family houses on, you know,
Foxfield Court and Fox Chase.
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       So one of the things that I would look for
would be improved circulation through the site; and
if that entails rearranging the townhomes or
something like that, I'm foreseeing a lot of people
going down this road from in front of Carson's,
what's now the east side of Carson's going north,
taking a big semicircle trying to get around the
theater, and running into a nice little roundabout
here in the residential area.
       MR. HALL:  You mean coming -- so are we
talking about someone coming out of here?
       CHAIRMAN WALLACE:  I'm saying somebody is
here, and they go north up around there to try to
get to the other side of the mall, which you can do
now.
       MR. MAY:  Well, first of all, there is no
entrance to Carson's here.  This is not -- this is
all apartment dwellers right here.  So anybody up
here is going to be from the apartments.  I mean,
there might be someone who gets lost.
       MEMBER VARGULICH:  They're still going to
come in off of Smith Road.
       MR. MAY:  You can still come in off of
Smith --
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       MEMBER VARGULICH:  Yeah.
       MR. MAY:  -- right now here to get to the
retail.
       MEMBER VARGULICH:  Correct.
       MR. MAY:  You can come down here, and you
can go out that way.  So I guess I'm not quite
sure --
       CHAIRMAN WALLACE:  I guess my point is in
the overall thought of mixed-use development would
be to integrate the uses, and what I'm seeing in the
plan as it is right now is a separation of the uses.
There's no --
       MR. MAY:  Well, that separation is -- from a
vehicle standpoint, the answer would be correct.
       CHAIRMAN WALLACE:  Yeah.  And --
       MR. MAY:  Again, because we've got -- we've
got a lot of things going on here that could go late
into the night.  Theater lights are quite often, you
know, on until when people are leaving at
1:00 o'clock in the morning.  So the question is do
you want -- do you expect to buy a home here and
have people leaving the theater at 1:00 o'clock in
the morning and driving through your residential
streets.
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       CHAIRMAN WALLACE:  Well, I guess my thought
in being an advocate of mixed-use would be if it's
going to be a mixed use, then the people that are
buying there are buying there with the expectation
that that would happen.
       Otherwise, we're developing -- we have two
separate developments, a residential development and
a commercial development; and I think that without
integrating the two, there are going to be
difficulties on both sides.
       For example, the mall east lot that you have
between Carson's and the pavilion doesn't have
vehicular entrance or access to the road just to the
north of it.  I understand your reasoning from what
you're saying with wanting to avoid traffic through
the residential area, but I think that it subverts
our need to have circulation through the site.
       MR. MAY:  I can only say what the developers
of the residential area are saying to me.  I'm
saying, you know what, we have a hard time selling
and marketing homes that have the potential of
people driving through it from the shopping center.
       CHAIRMAN WALLACE:  And I'm just telling you
from my perspective, you know, based on our
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comprehensive plan and, you know, the
recommendations that have been approved by the City
Council in the past, you know, circulation is an
issue, integration of uses is an issue, and I think
that those are two things that, you know,
potentially could be sticking points.
       MEMBER FUNKE:  Or is it possible to relocate
the retention ponds to the south?
       MR. MAY:  No.
       MEMBER FUNKE:  No.
       MR. MAY:  No.  They're there.  They exist.
That would be a monumental undertaking.  That would
change the drainage to everything.
       MEMBER HOLDERFIELD:  I don't know that it
would be such a great compromise on your part, but
here's Kirk Road, and this corner where Kirk Road
goes out, that parking road that went up through the
town houses could exit out of Stuart Road?  Would
that be a problem?  This would answer your question
on that circulation.
       CHAIRMAN WALLACE:  Well, I think what I'm
hearing is they don't -- they want to avoid having
through traffic by the condo buildings, which I
understand; and although I'm sympathetic to people
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wanting to maintain property values, I think that if
we're starting from ground zero in making this
development, we have to make it make sense from a
circulation standpoint and then craft the
development from there.
       MEMBER HOLDERFIELD:  But I would think even
those people who live in the town houses would like
to get out on Stuart Road or go down south on that
corridor to get onto 64.  Now, they have to go out
and come on the property for that.  I don't know.
It's just a suggestion.
       MR. MAY:  I'm fine with -- yeah, I'm not the
expert on that, but I will say one thing.  This is
an unusual -- I mean, we came in and bought with
this Stuart here.  Interestingly, in 2006, when the
people that were managing this mall had traffic
counters, this was the number one entrance to the
mall.  And, you know, that's -- I think because of
the significance of the cinema at the time.
       But I think that people find that this is
going to be -- you know, it's a significant entrance
for the commercial, and I think that we were trying
not to -- you know, not to mix a lot of that
traffic.
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       Now, maybe -- you know, maybe that was
just -- that was just our thought, and I know that
Jim has been very concerned about just that thing,
of mixing the commercial and the residential
traffic, and so I'll let him respond to you.
       MR. HUGHES:  Just real quick, mixed use, I
understand, and if this was -- I don't want to use
the term "true mixed use"; but if it was a mixed use
where you had retail on the first floor and you had
three stories of residential on top of it, that's a
little different plan that what we're doing here.
       We are trying to create an enclave, if you
will, for the residential component.  We have gone
to great lengths to try and interact it so that it's
not viewed as a residential community -- a
residential project and a retail project.  We tried
to create continuity pedestrian-wise where it can
work.
       Very candidly, the success of the retail
component here is what's going to make our
residential component successful.  I want that to be
just an outstanding amenity package for what we're
doing with the residential.
       There is concerns of, as Chuck alluded to,
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at 1:00 o'clock in the morning on Saturday night
when the theater gets out and they're blasting
through, cutting through, or whatever through what
will be a residential community.
       To that effect and with that thought in
mind, we're hearing what you're saying.  Let us kind
of take a look at it and see what we can or can't
do.  As Chuck has said many times, this is a concept
plan.  And that's what we want to reinforce to
everybody more than anything.  We wanted to hear
what you had to say.  I think we've heard the
concerns for the circulation.
       We think we've got the circulation
pedestrian-wise, and let us see what we can further
take care of.  But as I said, it's not a mixed-use
like you see in an infill piece and closer into the
city where you have retail on the first -- the Burr
Ridge Club.  The Burr Club -- I don't know who has
been there.  The Burr Ridge Club is a perfect
example.  You've got retail on the first floor, and
you've got three stories of residential on top of
that.  That's part of what those people were buying
is that.
       We think this buyer wants to be a little
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more secluded but still have the ability to go to
and use this amenity, this great package, this great
lifestyle center that we think is being created
here.
       CHAIRMAN WALLACE:  Has there been given any
thought to attempting to integrate the condos and
apartment uses or the townhomes and the apartments?
       MR. HUGHES:  As far as mixing them up
together?
       CHAIRMAN WALLACE:  Yeah.
       MR. HUGHES:  No.
       CHAIRMAN WALLACE:  Geographically, yeah.
       MR. HUGHES:  No, we haven't -- I don't know
how that would be perceived by the for-sale
component.  They want -- there's a for-sale person,
and there's a rental person.  Not good or bad, bad
or indifferent, but that is -- that's a different
market mindset to those two sections of the market.
       MEMBER VARGULICH:  I would offer a thought
relating to your current townhome circulation
layout.  Now, anybody on the west side, on a day of
bad weather, the only way they can get to a parking
space is to drive all the way around the entire
property.  So that's not -- people won't do that.
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You have to drive all the way east to come in and
park over by the theater.
       MR. HUGHES:  Okay.
       MEMBER VARGULICH:  And if you either
couldn't for whatever that reason was or just chose
because of weather, instead of being able to drive
maybe 200 feet, you'd drive a mile, three quarters
of a mile all the way around the property.
       MR. HUGHES:  As I said, we're hearing what
everybody is saying tonight, and let us look at what
we can do and certainly try and incorporate.  But,
again, I do want to emphasize the difference between
the Burr Ridge Club person and this person are not
the same.
       MEMBER VARGULICH:  I understand.
       MR. HUGHES:  Not the same client.
       CHAIRMAN WALLACE:  Okay.  I'd like to know
if anyone in the audience has any more questions.
       Yes, sir.
       MR. STEFFEK:  My name is Frank Steffek,
S-t-e-f-f-e-k.
       What is the price point of the apartments
and the townhomes?
       MR. HUGHES:  The townhomes will be 300 to

Transcript of Application for Concept Plan
Conducted on April 18, 2017 53

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

350.  The apartments will rent for about a $1.75 a
square foot.  So that would be 1400 to 1800 a month,
in that price range.
       MR. STEFFEK:  And then right now, the only
north exit you've got is in that middle area?
       MR. HUGHES:  Going to the north?
       MR. STEFFEK:  Yeah, right here.
       MR. HUGHES:  To the townhomes, correct.
       MR. STEFFEK:  Okay.  All right.  The only
other concern I have is as you come out of Stuart,
you've got Jewel right here, and Jewel takes a lot
of that traffic off of Stuart and then dumps it onto
Foxfield already.
       So I know there's going to be backups galore
exiting Stuart from here and then trying to blend in
with the Jewel traffic that uses Stuart to get onto
Foxfield and either go east or west to Kirk and so
forth.
       So I don't know if this is -- obviously,
that's going to drop people on Foxfield, and then
that's going to be a backup over here as Stuart taps
into Foxfield.  So you're going to have -- no matter
where this taps in, you're going to have backups
galore and most likely a traffic sign or a traffic
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light somewhere on that.
       And then if you get a traffic light at
Stuart, that can cause issues off of Kirk because
they're so close.  That would be my headache over
there.
       CHAIRMAN WALLACE:  I don't think that we
could put a traffic light in at Stuart and Foxfield,
could we?
       MR. COLBY:  It's a possibility.  There's no
reason that we couldn't.  That could be analyzed
after we get the criteria for installation of a
signal.  That type of analysis hasn't been done yet.
We don't have a preliminary plan and a traffic
study.
       CHAIRMAN WALLACE:  And, Russ, maybe you
could answer another question that had occurred
to me earlier.  The comprehensive plan incorporated
a lot of roundabout interchanges.  Has there been
any discussion on that?  Obviously, there was
discussion for creation of the comprehensive plan,
but what is the feeling at the City level on that
type of a traffic measure?
       MR. COLBY:  Well, with respect to the
comprehensive plan for this site, as I noted in the

Transcript of Application for Concept Plan
Conducted on April 18, 2017 55

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

staff memo, because most of the assumptions about
land use were that the site remain commercial, there
was sort of a new street network shown through the
site to try and simplify the traffic that's moving
to and from the commercial uses and also some of the
traffic that might be crossing through the site.
       So there wasn't really an analysis done of
how the access drives and streets will be laid out
if there were separate land uses created on the site
for residential use.
       But going back to your question is a
roundabout a type of improvement that can be made at
intersections, it's not something that's common
right now in St. Charles; but it's something that
could be analyzed as a potential traffic solution;
but it, again, would require some study to make a
determination if that's desirable in this specific
location.
       CHAIRMAN WALLACE:  Okay.
       MR. STEFFEK:  The other question I had was
on the berm, the existing berm right now.  Is your
thought to leave it at the height it is?
       MR. HUGHES:  The existing berm we would
anticipate leaving alone except for the entrance
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would punch through here.
       MR. STEFFEK:  Yeah.
       MR. HUGHES:  Yes.  We'll enhance the berms,
but no, we would leave those where they're at.
       MR. STEFFEK:  Okay.  Thank you.
       CHAIRMAN WALLACE:  Thanks.
       MR. NELSON:  I have a question.  Where is
the parking for the apartments?
       MR. HUGHES:  The parking for the apartments
is at grade level or semi below.  So it's beneath
the building itself.
       MR. NELSON:  500 spaces?
       MR. HUGHES:  Depending on how we finish, the
unit counts, and make that work, sure.
       CHAIRMAN WALLACE:  Okay.  Other questions?
       MS. LEISNER:  So my name is Jennifer
Leisner.  I've lived in St. Charles, oh my gosh, 25
years.  This is my daughter Amanda, and she has been
going to the mall, to the old Charlestowne Mall
since it was built, since she was just tiny.  She
has been passing this all this while and worried
that it's going to die.
       So I guess we would be sort of the John Q.
Public about the use of the mall.  And so when we
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look at what brings people to the mall, I know you
have to deal with -- regarding tax revenue and you
have to have the right balance of retail and
residential and all of these details.
       But we'd like to maybe just have a few
comments to help you guys remember why people in
town need this space.
       So Amanda, do you want to tell them what you
think?
       MS. BOLLERO:  Hi, my name is Amanda Bollero,
and I've been going to this mall since I was a
little girl, and I've been very sad since there were
not too many stores open since I went with my
school.
       So I was hoping they would build like a
Cheese Cake Factory or a Famous Dave's or a Rain
Forest Cafe on the restaurants.  The stores that I
was hoping for to replace the old Sears that was
closed is Macy's and Nordstrom.
       MS. LEISNER:  That's all she wanted you to
know.  Thank you guys very much.
       THE REPORTER:  Could you spell your names,
please.
       MS. LEISNER:  B-o-l-l-e-r-o for Amanda, and
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my last name is Leisner, L-e-i-s-n-e-r.
       Thank you very much.
       CHAIRMAN WALLACE:  All right.  Any other
questions?
       MEMBER FRIO:  Is there a way to flip the
screen back to page 17?  It's like two or three from
this one.  I just have a comment on if a road could
be put in.
       MR. COLBY:  Which plan document are you
looking at?  What's the title of it?
       MEMBER FRIO:  I'm sorry.  If you go up.
       MEMBER MACKLIN-PURDY:  That one right there.
       MEMBER FRIO:  On the south side of Jewel,
could a road be put in -- I don't know if it's even
possible -- right there?  Can you put an access road
in because that road is very rarely used.  I mean,
it's used, but it's not as crazy as the store.
       MR. MAY:  You know --
       MEMBER VARGULICH:  I think it's somebody
else's property.
       MR. MAY:  Yes.
       MEMBER VARGULICH:  It's just a right-in,
right-out.
       MR. MAY:  That belongs to Inland, and very
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frankly, we have discussed that with staff on many
occasions when we looked at redoing the mall and
actually having some point of connection so that one
of our aisle drives would connect to that space.
And it would be great, but it does belong to Inland.
       I know they had plans for a strip center
there, which I don't know where it is right now.  I
haven't -- actually, what's happening is most of the
tenants, the box tenants that we were trying to
maybe get into the mall and Inland was trying to get
are going to the big empty space back here in this
mall, which is the good news.
       The good news for that and also, I think,
for the intersection here is going to be the area --
this area is going to be significantly enhanced by
the addition of those tenants; but if this ever got
developed, it would be great if as part of that
development, they put a road, a connecting road, and
we would welcome the opportunity to work on that.
       CHAIRMAN WALLACE:  It seems like a
cross-access easement would be mutually beneficial
as it would potentially create demand for a strip
center to go in there, to have access to it.
       MR. MAY:  It actually is pretty close to
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tying into the entrance at that --
       CHAIRMAN WALLACE:  Yeah.
       MR. MAY:  -- and the lights --
       CHAIRMAN WALLACE:  That is.
       MR. MAY:  If I'm not mistaken --
       CHAIRMAN WALLACE:  I believe that is the
road that goes straight to Kirk; right?
       MR. MAY:  Yes.
       MR. COLBY:  You can extend that drive
directly into the east and intersect the mall.
       MR. MAY:  And we would, you know, very much
welcome the opportunity to work with that.
       CHAIRMAN WALLACE:  Is the grading such --
just to take that one step further, the grading in
what you're calling the west lot, basically where
Seers is now.
       MR. MAY:  Right here?
       CHAIRMAN WALLACE:  Yeah.  I know there's a
significant elevation difference, and it seems on
your plan that you show an east/west wall here.
       MR. MAY:  There is -- on our plan this is a
retaining wall because there is a grade change.  At
this point right -- well, right around in here, the
grade is 17 -- about a 17-foot difference.
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       CHAIRMAN WALLACE:  Okay.  I'm just wondering
if there would be -- if there was a possibility to
have access through that area in that --
       MR. MAY:  Well, yeah, no, but see, when you
get to here -- when you get to here you're at grade.
I mean, you're pretty much at grade.
       CHAIRMAN WALLACE:  Yeah.
       MR. MAY:  So if you put an access -- if you
wanted to cross here, you're -- there is a slight
grade change here mainly because there's a
drainage -- I think there's a drainage -- there's a
ditch, if I'm mistaken.  But that can be piped.
There is all sorts of ways to deal with that.
That's simple.
       CHAIRMAN WALLACE:  Okay.
       MR. MAY:  Just money.
       CHAIRMAN WALLACE:  All right.  Any other
questions from members of the audience?
       (No response.)
       CHAIRMAN WALLACE:  Okay.  Is there anything
else from staff before we go to Plan Commission
comments?
       MR. COLBY:  No.
       CHAIRMAN WALLACE:  Okay.  Do you want to say
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anything further?  At this point, I'll poll the Plan
Commission to provide comments.
       MR. MAY:  Does anybody want to enhance
anything that I've said?  Correct anything that I've
said?
       MR. HUGHES:  I think we're good.
       CHAIRMAN WALLACE:  All right.  Anything
else?  Okay.
       In the staff materials, there is a section
on page 9 of questions to consider, and I'll just
kind of go through and summarize them quickly.
       It would be constructive for us to provide
comments in response to the following:  On the
comprehensive plan, does the concept plan adequately
meet the objectives for development of the site
identified in the comprehensive plan?
       The concept plan has similarities to the
options shown in the comprehensive plan, but there
are differences.  Should we consider a comprehensive
plan amendment as part of any future formal
application process?
       Regarding land use:  Is the proposed land
use breakdown acceptable?  If not, what is the
preferred breakdown?  Are there other land uses that
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could be considered?
       Is the residential unit count and density
acceptable?  If not, what unit count would be
acceptable?
       Regarding site design and layout:  How does
the proposed redevelopment relate to the existing
surrounding land uses such as the Savers property,
which was previously Toys R Us to the east.
       Can the site design be improved?  If so,
how?  What specific elements shown on the plan
should be modified?  Comment on:  Site/access
layout/building orientation; distribution of land
use areas within the site; building forms, outlot
commercial, townhomes, multi-story residential; and
locations/arrangement of open spaces.
       So I guess I'll ask if anyone would like to
go first?  If not, I'll call on you.
       VICE CHAIRMAN KESSLER:  I'll go.
       CHAIRMAN WALLACE:  All right.
       VICE CHAIRMAN KESSLER:  First of all, I just
want to make a couple of quick comments; that is,
you've met with the neighbors at Charlemagne, and I
would encourage you to continue that dialogue.
They've been actively involved in pretty much any
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development in that area that's come before us in
the past, and I'm sure they're still very
interested.
       I'm going to speak just very briefly about
circulation.  I know you've heard it.  I am
concerned about creating enclaves.  We have an
enclave -- existing, We have an enclave in
Charlemagne.  We have an enclave in Kingswood.  We
need to come up with ways to connect these
neighborhoods, the residential portion.
       Residential stays for a long time.  This
commercial development 50 years from now may be
residential; but once you build residences, they
tend to stay.  So I think we need to look far in the
future on how the circulation runs in that area.
       I do have a little bit of a concern about
the building heights of the apartments.  I see five
story, and, you know, while I understand that would
speak to the density that you're trying to
achieve -- and I know that we have the grade change
from the west to the east.  Still with five story
compared to the height of the mall, we're probably
looking at close to a 20-foot difference in building
height between the two.
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       We're up to about 45 feet, 55 to 60 feet for
a five-story building.  We're probably around 35 to
40 at the mall at the high point.  So I do have some
concerns about that, and it may -- you may consider
your density.
       Regarding the questions that the staff
framed for us, I think that it does meet the
comprehensive plan guidelines.  It does speak to the
comprehensive plan about even single-family, but
mostly multifamily buffers in these commercial areas
to residential.  So I don't really think that we
need to consider a comprehensive plan amendment as
part of a future application.  It does speak to this
kind of use.
       I believe that, you know, from a market
standpoint and just the way, you know, our building
has been going, that these types of development are
important now, and to make this change I don't think
is that significant.
       I do have some concerns -- I'm just going to
the site design and layout, it feels like -- I think
I may have heard it earlier, it feels like this is
just something that we need some residential, so
let's just put this here.  It doesn't feel like it
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flows now.  And, again, we go back to the flow of
the site.
       I'd like to make a comment about perhaps
doing some mixing, perhaps not, you know, one
apartment, one condo, but to blend those uses a
little bit better than they are.  I believe that the
proposed land use breakdown is acceptable.  I think
that that amount of property off of that site could
convert to residential.
       You know, we've gone back and forth on this
property with the neighbors, and I don't know how
else you can develop this site without having some
sort of buffer between those single-family homes and
this commercial; and the way it's done typically is
with some sort of multifamily component, and that's
what we're looking at here.
       For me, the unit count density is acceptable
for the land use, and, you know, I could spend a lot
of time on the site layout, but I think we've
already done that.  I think you've heard some of
that.
       I do want to say one thing specifically, and
what Jim suggested, is coming up with some sort of
perhaps roundabout or some sort of traffic
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connection at the -- I can't remember now.
       MEMBER VARGULICH:  Stuarts Drive.
       VICE CHAIRMAN KESSLER:  But for the
residential.  Instead of having a cul-de-sac, coming
up with a connection at Stuarts Drive, opening that,
and coming up with some sort of a traffic connection
that will, you know, deter traffic from cutting
through and at the same time allowing traffic to get
in there.
       MR. SCHOPPE:  Could you just clarify -- I'm
sorry -- Mike Schoppe with Schoppe Design
Associates.
       Could you clarify where the thought might be
to put a roundabout now that we have a plan?
       VICE CHAIRMAN KESSLER:  It would be at
Stuarts Drive on the west side all the way to where
this road -- where the roadway comes -- I don't know
what street -- at the end of the condominiums where
it just --
       MR. SCHOPPE:  If you could turn around the
screen where we have the arrow.  Is it this area
generally?
       VICE CHAIRMAN KESSLER:  Yes.
       MR. SCHOPPE:  Yes.

Transcript of Application for Concept Plan
Conducted on April 18, 2017 68

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM



1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24

       VICE CHAIRMAN KESSLER:  Generally, that
area.
       MR. SCHOPPE:  Okay.
       VICE CHAIRMAN KESSLER:  So that it has its
own access out of the residential property and has
some sort of traffic deterrent that will deter
traffic from going there from the commercial but at
the same time allowing it.
       MR. SCHOPPE:  Okay.  Thanks for clarifying
that.
       VICE CHAIRMAN KESSLER:  I think that would
be really very important.  From Smith Road, if you
don't happen to turn left, you're just going to go
in a circle.  I can tell you people are going to be
pulling in there to try and go into that mall.  And
if they don't turn left, you know, they're going
out.  So that's all I have to say.
       I like the idea.  I like the concept of what
you're trying to do.
       CHAIRMAN WALLACE:  All right.  Go ahead.
       MEMBER MACKLIN-PURDY:  Hi, there.  Okay.
I've just kind of been listening and watching.  I
love the overall concept.  I think you've got
something really good here.
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       I do have some comments and some
suggestions.  I do think there needs to be more
green space.  There's no parks in here, and that's a
huge red flag for me.
       In terms of the apartments, a person I work
with, he's 25 years old, he's just visited The
Springs in Aurora.  I don't know if you've --
       MR. HUGHES:  I know where it is.
       MEMBER MACKLIN-PURDY:  Sorry?
       MR. HUGHES:  I know where it is.
       MEMBER MACKLIN-PURDY:  Okay.  And the rents
are right about where you're talking, but the
amenities are unbelievable, and that's something I
think would attract him to St. Charles.  Instead of
him going to Aurora and getting an apartment, maybe
he could stay here.
       But they have a dog park.  They have a gym,
a whole clubhouse.  I mean, the amenities are
incredible.  So that's something you might want to
think about for both the condo and the apartments is
some kind of dog park, more parks for kids, walking
areas throughout the whole plan.  That's huge for
people around here.  They want to get out and walk.
As soon as the whether gets nice, they want to walk
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their dogs.
       So I think that's something you should
consider if you're going to be competing with some
of these other apartment and condo places that have
the amenities that people are looking for nowadays,
the millennials.
       I do agree with the flow.  I mean, some of
my concerns is the end of these apartments, the road
just stops.  You might want to think about how the
fire department can get in there, if they can, and
what that's going to do in terms of, you know,
emergency vehicles.
       Right outside of the mall area where that
circle is, where you're talking about keeping that
one overhead piece, you might want to consider
making that a little bit larger.  Maybe they could
do outdoor concerts there.  Maybe you could have
more of a gathering space and bring the residents
into the whole shopping, cinema, and be more of a
gathering space.  Make that larger.
       MR. MAY:  That was the intent of that space,
and keep in mind this is 100 scale drawing.  So it
is pretty sizable.
       MEMBER MACKLIN-PURDY:  Okay.
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       MR. MAY:  But we have -- my design group
keeps telling me it needs to be bigger, so I guess
I'm outvoted, so it will probably get bigger.
       MEMBER MACKLIN-PURDY:  As you've already
stated to the other gentleman here, you know, talk
to the park district.
       MR. HUGHES:  Oh, we will, absolutely.
       MEMBER MACKLIN-PURDY:  I'm sure you will.
       MR. HUGHES:  Absolutely.
       MEMBER MACKLIN-PURDY:  They're a really
amazing park district and will work with you to, you
know, make the concept great.
       Also, you know, I know you've had a few
meetings with the neighborhood.  It sounds like, you
know, they are concerned about some of this.  Do
some more meetings, get feedback on how you can
integrate their concerns with your plans.
       I think that's it.
       CHAIRMAN WALLACE:  Okay.  Dan.
       MEMBER FRIO:  I basically have the same
things.  The buildings are so nice, we can move out
of our house.
       But the same thing, the amenities, open
areas for the kids.  I know there's not going to be
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a lot of kids, but, you know, some open areas.  I
think you could figure that out in the concept plan.
But my biggest thing is open areas and amenities and
the flow.
       There's got to be a way to get out, but I
agree exactly with what you're saying.  If I were to
buy that town house right at the end there, I
wouldn't want at 1:00 o'clock in the morning to have
all these kids leaving the movie flying past my
house.  So you've got a challenge there, but maybe
we just open it up a little more.  That's it.
       MR. HUGHES:  Thank you.
       CHAIRMAN WALLACE:  Jim.
       MEMBER HOLDERFIELD:  Okay.  Well, on a
positive note, I really like the main street coming
into the apartments.  I think that's a wonderful
streetscape there, and I commend you for that.
       As I sit here and look at it, it would be
nice if you could see that coming off of 64 going
north and go right up to Carson's there.  Something
just to consider, keep in mind in bringing people in
to the area.  But the main street into the
apartments is great.
       I am concerned, like Tim was saying earlier,
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about the height of the buildings; and with
underground parking and then five stories above
that --
       MR. HUGHES:  No, no.  It's underground.
Underground parking with four on top of that.
       MEMBER HOLDERFIELD:  Four on top.  So the
underground parking would be kind of a half down?
       MR. HUGHES:  Yes.
       MEMBER HOLDERFIELD:  Okay.
       MR. HUGHES:  Like an English basement.
       MEMBER HOLDERFIELD:  All right.  And then
with town houses, will that be the same way?
       MR. HUGHES:  No, no, no.  It's two-story
townhomes with a basement and a two-car garage.
       MEMBER HOLDERFIELD:  At street level.
       MR. HUGHES:  Pardon me?
       CHAIRMAN WALLACE:  At street level.
       MR. HUGHES:  Yes.
       MR. MAY:  Just for a point of clarification,
I believe our mall is closer to 45 feet.  If I'm not
mistaken, I think our PUD may be in the neighborhood
of 47 feet in terms of height because we've got two
stories, each 17 feet, with the build on and a
parapet and the skylights are close to 45 feet.
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       So, you know, if you're looking at a
building, the magnitude of that mall right now is
significant.  I don't know if people -- because you
look so much at the second level and the upper level
parking, you don't see the magnitude of it; but if
you get back to where you see the whole building,
it's pretty high.
       MEMBER HOLDERFIELD:  And I think that's why
I'm always concerned about height of buildings, and
I know where you're coming from.
       But also on the town houses, just a
suggestion as we go forward here, I have no --
anything wrong with the elevations that you're
proposing, but perhaps you might want to consider
putting instead of a flat roof, kind of -- it almost
looks like retail there -- putting a hip roof or a
gabled roof to transition those towards Foxfield
Drive, towards the homes in Charlemagne.  Just a
suggestion you might want to consider.
       The apartments, I have no problem with the
roof being flat as you've proposed.  Just a
transitional way from the mall and into the
single-family dwellings, just to think about that.
       MR. HUGHES:  Thank you.
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       MEMBER HOLDERFIELD:  I would like to see it
approved.
       CHAIRMAN WALLACE:  Thank you.
       Okay.  Tom.
       MEMBER SCHUETZ:  All right.  To address some
of the questions that staff had, first, I want to
say I am supportive of your mixed use, and I commend
you.  Since we've moved here in 1996 -- we all know
that this area needs help, and I commend you for
that.
       I do believe it meets the comprehensive
plan; however, I believe Todd mentioned that the
cohesiveness between the residential and the retail
seems to be very -- I don't know what the right word
is -- dissected.  They seem very separate from each
other; and I did notice looking at the facade of the
town houses, which I do like very much, they don't
appear to be similar in style at all to what I see
you proposing for the mall facade.
       I know they can't be the same, but I'm just
saying from a traditional to a contemporary, that's
what it appears to be.  I would call the town houses
more traditional, a little contemporary flair, and
then the mall looks to be very contemporary.  And I
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like it, but they're very different from each other,
and I'm wondering if you could try to consider
making it more cohesive so that the retail and the
residential go together, and it appears as though
they have been built to complement each other.
       And the other thing I did want to mention, I
think you somewhat addressed it or talked about it,
is you're not sure -- of course, I do understand,
you know, what your town house -- who is going to be
purchasing those.  Is it going to be an empty
nester?  Is it going to be, you know, a family with
two children, young families?
       So if there was some way a product could be
put in there so that outside would look the same as
they do, the elevations, but the inside could be
much more flexible down the road as to what the
market will bear from whether it be seniors, empty
nesters, or young families because these might not
develop, I assuming, for a couple years.
       MR. HUGHES:  We hope to start everything
next year.
       MEMBER SCHUETZ:  All right.  Well, I'm just
saying --
       MR. HUGHES:  I'm not building out 150
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townhomes in a year.  I'd love to if the market was
there.  But our intent is to get our approvals in
place collectively and start our efforts
collectively next year.
       MEMBER SCHUETZ:  So I'm hearing you may do
some kind of analysis, study to say what the market
bears.
       MR. HUGHES:  Absolutely.  And obviously,
whatever I can do to increase my sales, I'm going to
do that.
       MEMBER SCHUETZ:  Sure.  I think that's all I
have.
       CHAIRMAN WALLACE:  All right.
       Peter.
       MEMBER VARGULICH:  From a comp plan and land
use standpoint, I think introducing the residential
is perfectly fine.  I don't know if there's an
amendment technically that is needed.
       The uses themselves, the townhomes and the
apartments and the density levels, I have no problem
with.  It's more the execution, and I think you've
commented on the townhomes.  The kind of lack of
sense of place as you drive towards all driveways --
or driveways and the garage units; and if the best
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part of the architecture is on the front, no one
sees it until they park and get out of their car.
And maybe that's not the worst thing in the world,
but I'm just not sure that that's the most common
thing that's done.  So I'd ask you to think about
that.
       The use of the apartments for the density
and the heights, that's fine.  I think given the
distance they are from the street and from the
adjacent land uses, the height differences would be
almost inconceivable by most people.
       I think from a standpoint of the green space
that's being provided, I think that's a positive.  I
think overall your impervious area is going to be
going down significantly; so hopefully, as you're
reworking your ponds, you talk about naturalizing
those and looking at the grading.
       Because right now the edges are fairly
eroded, but that can be addressed obviously working
through the technical issues of volume, but maybe
the slopes could be softened and, you know, do some
things that would improve the overall maintenance
and usability of those.  That would be a good thing
to do.
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       You indicated that in your PUD documents and
your submittal that you were willing to do some
green infrastructure, and I don't really see where
that's indicated so far or even how it would be
incorporated, given the spaces that you have for
that, but that would be something that I would be
very interested in seeing moving forward.
       And then also on the landscape, the PUD says
it's supposed to be superior, and I think to me the
ordinance is not superior.  So I would encourage at
least 25 percent more to meet that definition.
Whether that's maintaining existing trees or
relocating them and/or doing what you need to do
with respect to parking layouts and your green space.
       I understand the issues with respect to
restaurants and the high levels of parking that are
required, especially the longer people stay whether
it's a bar or a sit-down restaurant.  But hopefully,
there's blending of uses that allow there to be
overlap of time frames and separation of time
frames, so that the parking count and the overall
number of spaces is used effectively and to the
point where you don't have to have excess spaces.
It's very discouraging to go places even when
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they're all built out and to see, you know, a lot of
parking sitting around unused.
       CHAIRMAN WALLACE:  All right.
       MEMBER FUNKE:  Thanks.  Just a couple
things.
       When I look at the site, the overall site
plan, I see -- you know, it seems like it's
lopsided.  It seems like you're very heavy on, you
know, one side of the site, and then you're very
light on the other side of the site.  You know what
I mean.  You see the differences with retail and
residential.
       Is there a way to balance this site?  You
know, I look back at the -- you know, the City's
Charlestowne Mall plan, and they have, you know,
nice circulation paths from east to west, you know,
that would really integrate nicely into this site
plan.
       Right now what I'm seeing is -- you know,
you have a nice boulevard.  You know, typically,
boulevards are a drive through, and it's a place
where your buildings are talking to each other.
What you have here is you have a boulevard that
basically comes to a dead end to the back of the
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building.  I mean, is there a way to create that
boulevard to create that extension through the site
from east to?  West.
       You know, I like the density.  Is it
possible to, you know, create, you know, that
mixed-use idea of having retail on the first floor
because you're going to have a lot of tenants here
and a lot of homeowners, the idea of having retail
on the first-floor, opportunities for smaller cafes,
smaller retail.
       The idea of, you know -- you talk about
pedestrian.  People who like to walk, like to stop,
stop at a cafe, stop at a store, you know, similar
to the idea of a plaza or piazza.  You have this
mall, and you're basically taking out half the mall
and creating a parking lot.
       Is there an opportunity for the buildings to
talk to each other, create that three-sided wall to
create that piazza, that plaza.  Right now you have
really just one wall and then you have a lot of -- I
like the idea of the pavilion area; but when you
look at the picture of your pavilion, you know,
you're creating space with the buildings.
       And what I'm seeing is an open space with a
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parking lot, and my concern is that retail -- that
mall, you know, it's an interior mall.  It's not
really -- there are not going to be tenants for it
because of the location.  It's off North Avenue, and
the idea of a restaurant on the north side of
that -- on the north side on Von Maur is going to be
difficult.
       So is there a way to create an identity for
this, whether it's buildings that are talking to
each other that show off on North Avenue.  I like
the pavilions or the pads that you're creating.  You
know, P1 through P7 are creating a nice dialogue
from the street, from North Avenue, and then they're
creating openings that emphasize the retail beyond
Von Maur and Carson's and if there are other
opportunities to create more retail that can balance
this site out.
       And then the idea of creating that east/west
connection which, you know, balances the site a
little bit more.  Creating some retail within the
residential is a great idea, and grading and parking
we talked about.  So right now I think that, you
know, it's lopsided, and it needs to be worked on.
       Those are my comments.
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       CHAIRMAN WALLACE:  Tom.
       MEMBER PRETZ:  I'd like to say thank you for
bringing the plan before us.  It's nice to see that
there is some creativity to do something with the
property, and I do appreciate that very much.
       Originally, I had a lot items written down,
but many of these have been spoken, and I'm down to
two.  I'm not going to repeat everything.  You've
heard many items, several times with a few of them.
But I have two.  I'm just going down to two requests
that I would like to see from you by the time you
come back for your plan or presentation.
       The first would be as it represents the
three major tenants that are there, that there would
be some documentation that they support what your
plan is going to be.  The reason I say that is
because their happiness of what is going on with the
mall and your future business there is as vital to
the City of St. Charles as it is for you bringing
people into the mall.
       I didn't get a really strong, warm and fuzzy
that Carson's was a solid tenant to remain there.
Von Maur is -- has their own new concepts, building
out their own little shopping centers with their
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supporting departments.
       And so what I'd like is going forward that
you have some representation from those companies to
be able to say, yes, we're on board with your plan.
I think that will give a little bit better comfort
to the officials here in the City.
       The second item just relates to the comp
plan, and I think it is supporting -- your concept
is supporting the comprehensive plan, but the
comprehensive plan still is a major item for the
City; and if you can sell the comprehensive plan,
you sell your project.  And the rest of the items on
the project are just more busy work and just kind of
figuring it out and planning it out.
       So as we look down the road, it would
probably be a good exercise for you to see how your
plan and your project is fitting into this plan, and
then maybe start putting down some notes on what the
pluses and minuses are, and also the minuses which
are important, but how you will either overcome
those by what your project is going to do or simply
that this is a component that can't be met, which is
not a bad thing at the end of the day.
       But those would be two things that I would
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like to see from you as we progress down the road
here because, again, it sells the project, how it
fits into the city, as well as with the other three
businesses that are there, on how they buy into this
and how willing and supportive they are because I
would think that it's in their best interest also.
       Thank you.
       CHAIRMAN WALLACE:  All right.  You know, I'm
been here long enough to know very well that we tend
to dwell on the negatives in this type of meeting,
but I do want you to know that there's not a person
here in this room that does not want this property
to be an incredible success.  We all have a vested
interest in it, and I'm in favor of the concept that
you're presenting very much.  I think that you've
put a lot of thought into it, and I like what you're
doing.
       One of the biggest things that I want to
echo is what Jeff said regarding the east/west -- a
potential east/west -- I'm going to call it a
collector road.  I think you know what I mean.  You
know, it would have to be a winding boulevard, but I
do think that it could really draw better attention
to what we've always called the back of the mall.
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       I mean, as you know, this mall was built
backwards, with the grand entrance being in the back
of the mall; and it's unfortunate because when I --
I worked in this mall the day it opened actually.  I
was 14 years old.  But, you know, even from that
day, I thought why do they have this huge carousel
and this huge entrance in the back of the mall.
And, you know, certainly that is a problem that has
plagued the mall for a long time, among other
things.
       But bringing traffic -- and I'm not saying
traffic in a negative sense, but bringing attention
through the property from the east to the west to
the north of Carson's and around the north of
Classic Cinemas and going into Stuarts Drive, I
think is feasible, and I think it's beneficial and
also connecting what I think will be the new main
entrance of the mall.
       Before the main entrance of the mall was at
the southwest corner.  That's always been the main
entrance of the mall in my view; but if the main
entrance of the mall is where Starbucks is, it would
be a great thing to be able to -- instead of trying
to shut off traffic and get them to go left or
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right, to have them come down the middle but give
them the ability to access another road that can
split them off either in front of the mall or behind
the mall.
       And I really don't think that that is going
to disturb the residential character that you want
to establish behind the mall.  I really don't.  I
think the people are going to see what's there in
the building, and they're going to want to stay
there.  It's going to be a magnet for people.  And
the people that want the commercial uses are going
to be attracted to the south, east, and west, and
the people that want the residential are going to be
to the north.
       And the other benefit to that would be that
if there are people in the residential area that
want to get to 64, they're not going to have to
truck through Foxfield to get there.  They're going
to be able to take that road without having to go
around the mall to get out onto 64.
       So rather than going north through that
entrance and out Foxfield Drive to Kirk, they would
be able to go south through the property and get
onto 64 that way, which I think in the end would be
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very beneficial, not only for the traffic through
the commercial area, but also for the residents to
be able to have that access.
       There are a couple of small things that I
want to mention.  What I'm going to call an alley
between Classic Cinemas and Sears where you put the
entrance into the theater, which I went through that
entrance for the first time last weekend, and I was
pleasantly surprised to see it there because we
actually used to come down the little service
entrance, the door is right there, and you come down
the hallway to get to the theater from the back.
But it makes sense for an entrance to be there.
       One of the comments that I would make is
would it make sense to enclose that entire alleyway
and make it a lobby for the theater and for the mall
so that you could have a common entrance that's
going into both places.  Obviously, we don't know
right now what the interior layout of that mall is
going to be, but that's just a thought.
       Let's see.  I think that it would be
constructive, you know, to have at least a
discussion to see if there could be a cross access
with Inland and with the Jewel property.  Obviously,
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I think that that's something that would be mutually
beneficial.
       For a potential traffic study, I think it
would be good to include an analysis not only with
the existing access points, but also with that
potential west access point through the Inland
property and without the north access point to
Foxfield.  I'm not saying that that would be the
case, but I would just like to know what the
thoughts were on where residents would enter and
exit if they didn't enter and exit to the north.
       Regarding the question about revising the
comprehensive plan in tandem with this application,
I don't think that that's a good idea, my personal
opinion, because the point of the comprehensive plan
is to give an objective view; and if we're doing it
in tandem with a specific plan, we necessarily are
not being objective.  We're weighing it against what
the plan is.  It would be too subjective for a
comprehensive plan, I believe.
       I don't think that that means that we
shouldn't revise the comprehensive plan.  I think we
would need to do it independent of this application.
       And that's it.  I wish you luck.  I think
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you guys have a lot of good things here, a lot more
good things than bad things, and even the bad things
aren't really that bad.  So how is that?
       MR. HUGHES:  Thank you.
       CHAIRMAN WALLACE:  Were there any other
comments?
       Frank, did you have something else?
       MR. STEFFEK:  I just -- my only other
thought is This is on an island by itself.  What
happens when that lease -- I don't know if it was
bought or purchased, whatever, is obsolete now, what
happens to that building?
       CHAIRMAN WALLACE:  Actually, I believe,
correct and me if I'm wrong, Carson's and Von Maur
and the theater are all privately owned.
       MR. MAY:  No, no.  We own Carson's, and we
own the theater.
       CHAIRMAN WALLACE:  So only Von Maur.
       MR. STEFFEK:  Von Maur and Kohls were the
only other --
       CHAIRMAN WALLACE:  All right.
       MR. STEFFEK:  So what happens if they don't
re-up their lease?  I mean that building becomes an
eyesore by itself or --
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       MR. MAY:  That's a great piece of property
that can be reused.  It has great parking and great
visibility.
       CHAIRMAN WALLACE:  Macy's.
       MR. STEFFEK:  Sears.
       CHAIRMAN WALLACE:  Do you remember when JC
Penney was here.
       All right.  Anything else?
       (No response.)
       CHAIRMAN WALLACE:  All right.  In that case,
that concludes our application for concept plan
review.  I just want to thank everybody.  I think we
had some good discussion.  Thank you.
       Item No. 5, additional business for Plan
Commission members.  Staff?
       MR. COLBY:  No.
       CHAIRMAN WALLACE:  All right.  We all have
seen, and we have thoroughly reviewed the weekly
development report, so I don't think that requires
any discussion.
       The meeting announcements, we have upcoming
meetings of the Plan Commission and Planning and
Development.
       Do we have any potential cancellations of
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those dates?
       MR. COLBY:  At this point, we do not have
anything scheduled for the next two meeting dates I
don't believe, but there's always the potential that
we will.
       CHAIRMAN WALLACE:  All right.  We still have
something in July.
       MR. COLBY:  We'll see.
       CHAIRMAN WALLACE:  All right.
       Any public comments?
       (No response.)
       CHAIRMAN WALLACE:  Is there a motion to
adjourn?
       VICE CHAIRMAN KESSLER:  So moved.
       MEMBER SCHUETZ:  Second.
       CHAIRMAN WALLACE:  All in favor.
       (Ayes heard.)
       CHAIRMAN WALLACE:  Opposed.
       (No response.)
       CHAIRMAN WALLACE:  The St. Charles Plan
Commission adjourned at 8:58 p.m.
       (Off the record at 8:58 p.m.)
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          CERTIFICATE OF SHORTHAND REPORTER

       I, Joanne E. Ely, Certified Shorthand
Reporter No. 84-4169, CSR, RPR, and a Notary Public
in and for the County of Kane, State of Illinois,
the officer before whom the foregoing proceedings
were taken, do certify that the foregoing transcript
is a true and correct record of the proceedings,
that said proceedings were taken by me
stenographically and thereafter reduced to
typewriting under my supervision, and that I am
neither counsel for, related to, nor employed by any
of the parties to this case and have no interest,
financial or otherwise, in its outcome.

       IN WITNESS WHEREOF, I have hereunto set my
hand and affixed my notarial seal this 25th day of
April, 2017.

My commission expires:  May 16, 2020

_____________________________
Notary Public in and for the
State of Illinois

Transcript of Application for Concept Plan
Conducted on April 18, 2017 94

PLANET DEPOS
888.433.3767 | WWW.PLANETDEPOS.COM


	The Quad St. Charles - Concept Submittal PLANS.pdf
	Sheets and Views
	2017-04-05


	The Quad St. Charles - Concept Submittal PLANS.pdf
	Sheets and Views
	2017-04-05





