
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: Presentation of a Concept Plan for Pride gas Station, 
southeast corner of Kirk Rd. and East Main St.  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  June 10, 2019 

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

The subject property is a 2.37 acre parcel known as the Regole family homestead, located at the southeast corner 
of Kirk Rd. and E. Main St.  

CIMA Developers LP are under contract to purchase the property. Proposed is development of the property with 
a Pride gas station and car wash. Details of the proposal are as follows:  

• Annexation to the City of St. Charles
• Rezoning to BR Regional Business with a Planned Unit Development (PUD).
• Fuel Facility (west side of the property): 1-story, 4,500 sf convenience store with quick-serve restaurant

inside.
• Car Wash (east side of the property): 1-story, 1,920 sf automatic car wash.
• Right-in/right-out access on E. Main St.
• Cross-access to the east and south through Main Street Commons.

The Comprehensive Plan land use designation for the property is Corridor/Regional Commercial. 

Plan Commission Review: 
Plan Commission reviewed the Concept Plan on 6/4/19. Their comments are summarized as follows: 

• High quality architecture and landscaping will be important due to the prominence of this
intersection. The location of the convenience store building and the gas station canopy should
be reversed so the building is on the corner.

• The car wash building should be shifted to the south to reduce its visibility along Main St. The
car wash entrance should be flipped so any overflow stacking does not interfere with the main
driveway intersection.

• A future traffic study should analyze vehicle circulation both internal to the site and through the
cross-access drives, as well as car wash stacking.

• The feasibility of a pedestrian access across Kirk Rd. should be discussed with KDOT.
• The developer should be responsible for funding construction of the public sidewalk. The

sidewalks should be straightened out if possible.
• Commissioners commended the applicant on their willingness to develop a difficult site.

Attachments (please list):  
Concept Plan Application, Plans 

Recommendation/Suggested Action (briefly explain): 
Provide comments on the Concept Plan. Staff is recommending the Committee provide comments on 
the following topics: 

- Land use
- Site layout and access
- Whether a PUD is appropriate
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Staff Report 
 

TO:  Chairman Rita Payleitner  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner 

 

RE:  Pride Gas Station Concept Plan 

 

DATE:  June 4, 2019  

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: Pride Gas Station  

Applicant:  CIMA Developers, LP  

Purpose:  Obtain feedback on a Concept Plan for a commercial development 

consisting of a gas station and car wash   

 

 General Information: 

Site Information 

Location Southeast corner of Kirk Rd. and E. Main St. (unincorporated)  

Acres 2.37 acres  (103,237 sf)  

 

Application: Concept Plan 

Applicable     

City Code 

Sections 

Ch. 17.04 – Design Review Standards & Guidelines  

Ch. 17.14 – Business & Mixed Use Districts  

Ch. 17.24 – Off-Street Parking, Loading & Access 

Ch. 17.26 – Landscaping & Screening  

 

Existing Conditions 

Land Use Vacant/formerly agriculture  

Zoning F- Farming (Kane County Zoning)  

 

Zoning Summary 

North BR Regional Business (PUD) West Suburban Bank, On the Border  

East BR Regional Business (PUD) Main Street Commons shopping center 

South BR Regional Business (PUD) Main Street Commons shopping center  

West BC Community Business (PUD) First American Bank 

 

Comprehensive Plan Designation 

Corridor/Regional Commercial   

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial  

 
 

Zoning 
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II. OVERVIEW 

 

A. PROPERTY HISTORY  

 

The subject property is a 2.37 acre parcel located at the southeast corner of Kirk Rd. and E. 

Main St. It is the known as the Regole family homestead. The property contains several 

buildings including a house, barn, additional shed and corn crib. The buildings have been 

vacant for a number of years.  

 

The Regole family once farmed around 300 acres of land in the surrounding area. The 

farmland was sold off over time, making way for development of the Main Street Commons 

shopping center surrounding the subject property on the east and south sides, and Stuart’s 

Crossing to the north and west. The remnant homestead has not been annexed to St. Charles 

and remains under the jurisdiction of Kane County.   

 

B. PROPOSAL 

 

CIMA Developers LP are under contract to purchase the subject property. CIMA 

Developers and The PRIDE Stores, Inc. are proposing to develop the property with a gas 

station and car wash. Details of the proposal are as follows:  

 Annexation to the City of St. Charles. 

 Rezoning to the BR Regional Business District with a Planned Unit Development 

(PUD). 

 Fuel Facility (west side of property): 

o 1-story, 4,500 sf convenience store with quick-serve restaurant inside. 

o Canopy with 8 fuel pumps.  

 Car Wash (east side of property):  

o 1-story, 1,920 sf automatic car wash. 

o 12 vacuum stalls. 

 Right-in/right-out access on E. Main St.  

 Cross-access to the east and south through Main Street Commons. 

 

C. CONCEPT PLAN REVIEW PROCESS 

 

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

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

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

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

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

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

 

III. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

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

property as “Corridor/Regional Commercial”. The Plan states (p 39): 

 

“Areas designated as corridor/regional commercial are intended to accommodate larger 

shopping centers and developments that serve a more regional function, drowning on a 
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customer base that extends beyond the City limits. These areas often have a mix of “big 

box” stores, national retailers, and a “critical mass” of multiple stores and large shared 

parking areas. Areas designated for corridor/regional commercial are located primarily 

in larger consolidated areas along the City’s heavily traveled corridors and 

intersections. Commercial service uses can also have an appropriate place in 

corridor/regional commercial areas, but must be compatible with adjacent and nearby 

retail and commercial shopping areas and be located as to not occupy prime retail 

locations.”  

 

The following items in the Commercial Areas Policies section relates to this project (p. 48):  

 

“Promote a mix of attractive commercial uses along the Main Street Corridor that 

provide a range of goods and services to the St. Charles Community. A wide range of 

commercial uses exist along the Main Street corridor, providing a variety of goods and 

services to residents. As a primary east-west route through the City, Main Street 

contributes to the overall character, image, and appearance of St. Charles…The City 

should continue to promote reinvestment along this key commercial corridor and 

maintain Main Street as a unique commercial corridor that can accommodate a wide 

array of business types to cater to the diverse needs of the St. Charles community.” 

 

“Focus retail development at key notes/intersections along the City’s commercial 

corridors. Busy streets do not alone equate to demand for unlimited expanses of retail 

development. The market can only support so much commercial development, and within 

the City’s competitive market position, having expectations for all corridors to be retail 

may not be realistic. Instead, retail development should be clustered near key 

intersections and activity generators, like Main Street & Kirk Road and Lincoln Highway 

& Randall Road…”  

 

The subject property is located within the East Gateway Subarea. The East Gateway 

Improvement Plan on p.103 recommends the following improvements in the vicinity:  

 

 Kirk Road & Main Street is a “Gateway Intersection”, with Kirk Road averaging 

nearly 25,000 vehicles per day and Main Street averaging over 48,000 vehicles 

per day. The plan recommends the City install gateway features such as signage, 

landscaping, decorative lighting, and pedestrian amenities in this area.  

 Fill sidewalk gaps along the Main and Kirk frontages of the subject property.  

 Sidewalk connection should be added from Main Street into the Main Street 

Commons shopping center. 

 

The subject property is identified as part of Catalyst Site C in the East Gateway Subarea 

(p.104) which also includes the adjacent Main Street Commons shopping center. The 

discussion of Site C references high vacancy at Main Street Commons and the need for the 

City to work with the property owner to address issues impacting the commercial vitality of 

the shopping center. While Main Street Commons has recently undergone renovation and is 

fully leased, the last portion of the Site C discussion is relevant to the subject property: 

 

“…The City should work with the owners of the parcels that comprise this site 

to…incorporate the development of the remaining farmstead at the corner of Kirk and 

Main Street to jumpstart its revitalization.” 
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B. ZONING REVIEW 

 

The subject property is currently zoned F- Farming under Kane County zoning. The applicant 

is proposing a zoning designation of BR Regional Business upon annexation to the City of St. 

Charles. The applicant also plans to request approval of a Planned Unit Development (PUD) 

for the site to accommodate deviations from certain zoning requirements.  

 

The purpose of the BR Regional Business District as noted in the Zoning Ordinance is as 

follows: 

 

“To provide locations along Strategic Regional Arterial corridors for shopping centers and 

business uses that draw patrons from St. Charles, surrounding communities and the broader 

region. The BR District consists primarily of large-scale development that has the potential 

to generate significant automobile traffic. It should be designed in a coordinated manner with 

an interconnected street network that is consistent with the City’s Comprehensive Plan. 

Uncoordinated, piecemeal development of small parcels that do not fit into a larger context 

are discouraged in the BR District. Compatible land uses, access, traffic circulation, 

stormwater management and natural features, all should be integrated into an overall 

development plan. Because this district is primarily at high visibility locations, quality 

building architecture, landscaping and other site improvements are required to ensure 

superior aesthetic and functional quality.” 
 

The subject property is surrounded by BR zoning on three sides with BC Community 

Business zoning to the west. BR zoning is appropriate for this property based on surrounding 

zoning and its location at a gateway intersection.  

 

Two uses are proposed for the property: Gas Station and Car Wash. Both uses are permitted 

in the BR District.   

 

The table below compares the BR District requirements with the Concept Plan. Items for 

consideration related to zoning bulk standards are listed below the table. 

 

 
BR District 

(proposed zoning) 
Concept Plan  

Min. Lot Area 

1 acre 

(2 acres required for two 

buildings on one lot) 

2.37 acres 

Max. Building Coverage 30% 13% 

Max. Building Height 40 ft. 20 ft. 

Front Yard (Main St.) 
Bldg: 20 ft. 

Parking: 20 ft. 

Convenience Store: 39 ft. 

Car Wash: 20 ft. 

Parking (paving): 20 ft. 

Interior Side Yard (east) 
Bldg: 15 ft.   

Parking: 0 ft. 

Convenience Store: 307 ft. 

Car Wash: 106 ft. 

Parking (paving): 54 ft. 

Exterior Side Yard (Kirk Rd.) 
Bldg: 20 ft.  

Parking: 20 ft. 

Convenience Store: 209 ft. 

Car Wash: 420 ft. 

Parking (paving): 25 ft. 

Rear Yard (south) 
Bldg: 30 ft. 

Parking: 0 ft. 

Convenience Store: 78 ft. 

Car Wash: 124 ft. 

Parking: 2.5 ft. 



Staff Memo – Pride Gas Station Concept Plan  

6/4/19 
Page 6 

Landscape Buffer Yard Not Required  N/A 

Off-Street Parking 

Car Wash: 2 per bay + 10 

stacking per bay 

Gas Station: 4 per 1,000 sf 

GFA (reduced by number of 

fuel pumps) 

Restaurant within 

convenience store: 10 per 

1,000 sf GFA 

 

32 spaces 

See Staff Comment 

 

 A portion of the proposed right turn lane on Main St. is on private property rather 

than public right-of-way. IDOT may require the right-of-way to be extended south of 

the turn lane. Kirk Road is under the jurisdiction of the Kane County DOT. KDOT 

may require the right-of-way width to match the existing width to the south. Changes 

to the location of right-of-way and property lines may cause issues with conformance 

to building and/or parking setbacks. Setback deviations may need to be requested 

through a PUD.  

 It appears adequate parking is provided. With 8 fuel pumps, the gas station would 

require 10 parking spaces based on a 4,500 sf convenience store building. However, 

the parking requirement will be higher due to a restaurant proposed to be located 

within the building. The square footage of the restaurant space has not yet been 

provided.  

 

D. TRAFFIC & ACCESS  

 

Staff is recommending a traffic study be provided at the time of PUD Preliminary Plan 

submittal.  

 

Direct access to the property is proposed via a right-in/right-out only access point on E. Main 

St. A new right turn lane on Main St. is also proposed. IDOT approval will be needed for the 

proposed design. IDOT has reviewed the site plan and appears to be supportive of the right-

in/right-out access as shown. 

 

No access on Kirk Rd. is proposed; KDOT was not supportive of access on Kirk to this lot 

due to the proximity of the intersection.  

 

Cross-access to Main Street Commons is proposed. A full access is shown at the east side of 

the property, connecting to the signalized shopping center entrance on Main St. Another full 

access is proposed at the south side of the gas station connecting to the shopping center 

parking lot driveway. Vehicles can enter the shopping center from Kirk Rd. and access the 

gas station through this connection.  

 

An easement agreement allowing for cross-access between the subject property and the 

shopping center has been prepared.  

 

Sidewalk connections are provided along Kirk Rd. and Main St., connecting to the existing 

sidewalk network. The applicant has submitted a letter (attached) requesting the City to incur 

the cost of the sidewalk installation. It is standard practice for developers to install public 

sidewalk at their expense as part of any new development. 
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E. GAS STATION  
 

Gas stations are subject to the use standards contained in Section 17.20.030, listed below. 

 

1. Restaurants in gas stations shall be required to meet the parking requirements for 

restaurants in addition to those for gas stations. 

- A quick-service restaurant is intended to locate within the convenience store. The 

square footage of the restaurant within the building will need to be provided to verify 

adequate parking is provided. The parking requirement for a restaurant is 10 spaces 

per 1,000 sf of GFA.  

 

2. Fuel pumps shall be located no closer than 20 feet from any lot line and shall be located 

so that a vehicle using the fuel pump does not encroach into the public right of way or 

onto adjoining property 

- The proposed canopy is a minimum of 30 ft. from all lot lines and at an adequate 

distance so that vehicles using the pumps will not encroach into the ROW or adjacent 

property.  

 

3. Gas station canopies shall be subject to the lighting standards of Section 17.22.040 (Site 

Lighting). Gas station canopies shall also meet all applicable setback requirements for the 

principal building. 

- The proposed canopy lighting will need to meet the standards of Section 17.22.040. 

- The gas station canopy meets the setback requirements for the principal building.  
 

4. The provisions hereof relating to Outdoor Sales shall apply if Outdoor Sales are included. 

- Outdoor sales have not been identified. However, per Section 17.20.030, outdoor sales 

accessory to gas stations are permitted provided the sales area is limited to 30 sf 

multiplied by the number of pumps on the lot. The sales area(s) can only be located 

within the pump islands or on a sidewalk adjoining the building.   
 

F. CAR WASH 
 

The proposed car wash is located up to the front setback line. Vehicle stacking is on the west 

side of the building with vehicles travelling east into the car wash. Vehicles exit the facility 

through the vacuum area.   

 

Car wash establishments are subject to the requirements of Section 17.24.100 “Drive-

Through Facilities”. Based on these requirements there are a number of items for 

consideration related to the car wash:  

 Landscaping will be needed to screen vehicle stacking from view from Main St.  

 Stacking cannot obstruct ingress/egress to the site or interfere with vehicle 

circulation. The plan shows adequate space for10 stacked vehicles in two lanes 

without conflicting with the southern drive aisle. However, code requires 10 spaces 

placed in a single lane, which would conflict with vehicle circulation. A PUD 

deviation could be requested to allow for two stacking lanes.  

 The applicant has been asked to consider flipping the direction of the car wash so that 

any overflow stacking does not interfere with the main driveway intersection.  

 

Additionally, it would be preferable for the car wash to be set back further from Main St. This 

would help to reduce the visibility of the car wash and vehicle stacking.  
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C. LANDSCAPING  

 

A landscape plan will be required with a future PUD Preliminary Plan. Based on the site plan, 

it appears there is adequate space to meet the applicable standards of Ch. 17.26 “Landscaping 

& Screening” including public street frontage and parking lot landscaping. The following 

modifications will be needed to comply with landscaping requirements:  

 The foundation landscape bed along the west side of the convenience store will need 

to be increased to 5 ft. in width.   

 The proposed retaining wall along the south side of the property is up to 10 ft. in 

height. Retaining walls exceeding 4 ft. in height require a terrace or stepping back of 

the retaining wall to allow for a planting area. The terrace shall be between 1/3 and ½ 

of the total retaining wall height, as measured from the base of the wall. The planting 

area shall be no less than 2 feet in width and shall be planted with a combination of 

turf, shrubs and perennials.  

 

G. BUILDING DESIGN 

 

Architectural renderings have not been submitted. Buildings in the BR District are subject to 

the Design Review requirements of Section 17.06.030 Standards and Guidelines – BL, BC, 

BR, & O/R Districts.  

 

Of note is that the north elevation of the convenience store will need to comply with the 

design standards applicable to street facing facades, including requirements for architectural 

features and window transparency. This may be challenging with the building entrance and 

“front” on the south elevation. The applicant has indicated they intend to meet these 

standards, with windows on the north and west elevations and a solid wall on the south 

elevation. The entrance would be located on the west end of the south elevation.  
 

H. SIGNS 

 

Two freestanding signs are proposed off-site on the Main Street Commons property, near the 

Main St. and Kirk Rd. shopping center entrances. An off-site directional sign is also 

proposed. Off-site signs are not permitted under City Code, however a deviation to allow off-

site signage can be requested through a PUD.  
 

I. ENGINEERING REVIEW 

 

A portion of an existing detention pond that provides stormwater management for Main 

Street Commons is located over the proposed eastern cross-access drive. The existing pond 

will be modified and an additional pond will be added on the east side of the subject property. 

An easement agreement has been prepared acknowledging shared stormwater management 

between the subject property and Main Street Commons. Staff has provided the applicant 

with review comments regarding the new pond and need for additional retention volume and 

further evaluation at the time of preliminary engineering.  

 

Additional technical comments regarding utilities have been provided to the applicant and 

will need to be addressed on future plan submittals.  

 

J. FIRE REVIEW 

 

The Fire Department will require a fire apparatus access road within 50 ft. of the building. 

The access road must be 20 ft. in width. Drives shown within 50 ft. of the car wash building 

are 12-13 ft. in width. The site layout will need to be modified to provide the required access. 
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IV. FUTURE APPROVAL PROCESS 
 

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

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

annexation to the City of St. Charles:   

 

1. Map Amendment: To rezone the property to the BR District.  

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

accommodate the proposal. 

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

site and engineering plans, landscape plan, and building elevations.   

 

V. PLAN COMMISSION REVIEW 
 

Plan Commission reviewed the Concept Plan on 6/4/19. Their comments are summarized as 

follows:  

 High quality architecture and landscaping will be important due to the prominence of this 

intersection. The location of the convenience store building and the gas station canopy 

should be reversed so the building is on the corner. 

 The car wash building should be shifted to the south to reduce its visibility along Main 

St. The car wash entrance should be flipped so any overflow stacking does not interfere 

with the main driveway intersection.  

 A future traffic study should analyze vehicle circulation both internal to the site and 

through the cross-access drives, as well as car wash stacking. The feasibility of a 

pedestrian access across Kirk Rd. should be discussed with KDOT. 

 Commissioners commended the applicant on their willingness to develop a difficult site.  

 

VI. SUGGESTED ACTION  
 

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

Committee provide feedback on the following:  

 

 Proposed use of the property.  
 

 Site layout and access.  
 

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

the PUD procedure:   
 

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

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

becomes an integral part of the community. 

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

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

and recreational facilities for the enjoyment of all. 

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

prices. 

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

environmentally sensitive areas. 

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

improvements, drainage facilities, structures and other facilities. 

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

or uses. 

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

owners and residents, governmental bodies and the community 
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 Would the identified PUD deviations be warranted? To grant PUD deviations, the City 

Council will need to find that:  
 

a. Conforming to the requirements would inhibit creative design that serves community 

goals; or  

b. Conforming to the requirements would be impractical and the proposed PUD will 

provide benefits that outweigh those that would have been realized by conforming to 

the applicable requirements.  

 

Factors to be considered in this determination shall include, but are not limited to the 

following:  

1. The PUD will provide community amenities beyond those required by ordinance, 

such as recreational facilities, public plazas, gardens, public art, pedestrian and 

transit facilities. 

2. The PUD will preserve open space, natural beauty and critical environmental 

areas in excess of what is required by ordinance or other regulation. 

3. The PUD will provide superior landscaping, buffering or screening. 

4. The buildings within the PUD offer high quality architectural design. 

5. The PUD provides for energy efficient building and site design. 

6. The PUD provides for the use of innovative stormwater management techniques. 

7. The PUD provides accessible dwelling units in numbers or with features beyond 

what is required by the Americans with Disabilities Act (ADA) or other 

applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in excess 

of, City policies and ordinances. 

9. The PUD preserves historic buildings, sites or neighborhoods. 

 
 

1. ATTACHMENTS 
 

 Concept Plan Application; received 4/30/19 

 Plans  
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