
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  4b

Title: 
Recommendation to approve an Application for Special Use for a 
Cultural Facility to establish a motorcycle museum for 1317 E. 
Main St., Motorcycle Museum (Andrew Koczwara)

Presenter: Rachel Hitzemann 

Meeting:  Planning & Development Committee  Date: March 11, 2024 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐ 

TIF District:  None 

Executive Summary (if not budgeted, please explain): 

Andrew Koczwara has submitted an application for a Special Use for a Cultural Facility at 1317 E. Main Street. 
The application is pending approval of a General Amendment to permit Cultural Facilities as a Special Use in the 
BL zoning district. Mr. Koczwara intends to establish a motorcycle museum and art gallery on the property. 

The subject property, 1317 E. Main St., has been vacant for several years, but the past several uses have 
included a storage lot for Honda McGrath, Fydoland and Cork and Fork. The surrounding properties are 
commercial or manufacturing in nature. 

The applicant is not proposing any exterior changes to the building or property. Interior work will include the 
demolition of some walls to create more of an open space and cosmetic work. 

Plan Commission review 

The Plan Commission held a public hearing regarding the Special Use on 2/21/24 and unanimously 
recommended approval. 

Attachments (please list): 
Plan Commission Resolution, Staff Report, Application and attachments 

Recommendation/Suggested Action (briefly explain): 
Recommendation to approve a Special Use Application to establish a Cultural Facility for the purpose 
of a Motorcycle Museum at 1317 E. Main St. 



City of St. Charles, Illinois 
Plan Commission Resolution No. 2-2024 

A Resolution Recommending Approval of an Application for Special Use to 
establish a motorcycle museum in an existing building for 1317 E. Main St., 

Motorcycle Museum (Andrew Koczwara) 

Passed by Plan Commission on February 21, 2024 

WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 
hearings and review requests for Special Use; and, 

WHEREAS, the Plan Commission held a public hearing and reviewed the application for a 
Special Use to establish a motorcycle museum in an existing building, 1317 E. Main St., 
Motorcycle Museum (Andrew Koczwara); and,  

WHEREAS, the Plan Commission adopts the following Findings of Fact for Special Use 
provided by the Applicant, in accordance Section 17.04.330.C of the Zoning Ordinance: 

A. Public Convenience: The Special Use will serve the public convenience at the
proposed location.

Motorcycle museum and art gallery.

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or
necessary facilities have been, or are being, provided.

Existing building.

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and
enjoyment of other property in the immediate vicinity for the purposes already
permitted, nor substantially diminish or impair property values within the
neighborhood.

Very little to none.

D. Effect on Development of Surrounding Property: That the establishment of the
Special Use will not impede the normal and orderly development and improvement
of the surrounding property for uses permitted in the district.

None.

E. Effect on General Welfare: That the establishment, maintenance or operation of the
Special Use will not be detrimental to or endanger the public health, safety, comfort
or general welfare.

None.
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F. Conformance with Codes: That the proposed Special Use conforms to all applicable 
provisions of the St. Charles Municipal Code and meets or exceeds all applicable 
provisions of this Title, except as may be varied pursuant to a Special Use for 
Planned Unit Development. 

 
Yes. 

 
NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to City 
Council approval of a Special Use to establish a motorcycle museum for 1317 E. Main St., 
Motorcycle Museum (Andrew Koczwara) subject to resolution of all staff comments.  

    
Roll call vote: 
Ayes:  Funke, Wiese, Rosenberg, Fitzgerald, Vargulich 
Nays:  None 
Absent:  Moad, Hibel, Ewoldt, Gruber 
Motion carried 5-0 
 
 PASSED, this 21st day of February 2024. 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 
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Community Development Department 
 

Staff Report 
           Plan Commission Meeting – February 21, 2024 

 
 

 
Applicant: Andrew Koczwara  Motorcycle Museum- 1317 E Main St. 

 

 

Property Owner: McGrath Automotive 
Group 

Location: 1317 E Main St. 

Purpose: Establish motorcycle 
museum in existing 
building  

Applications:  • Special Use for Cultural 
Facility  

Public Hearing: Yes, required   

Zoning: BL-Local Business District  

Current Land Use: Commercial (vacant 
building)  

Comprehensive 
Plan: 

Neighborhood 
Commercial  

Summary of 
Proposal:  

Proposal is to reuse the existing building for a Motorcycle Museum. A museum is 
classified as a “Cultural Facility”. A General Amendment Application has filed to 
allow Cultural Facilities as a Special Use in the BL District. The plans include: 

• Remodeling the inside of the building into 4 gallery rooms  
• No exterior or site changes are being proposed. 

Info / Procedure 
on Application: 

Special Use:  
• Per Sec. 17.04.330, the purpose of a Special Use is as follows: “Special Uses listed 

within the various zoning districts include those uses that may be acceptable if 
established in an appropriate manner and location within a zoning district, but 
may not be acceptable if established in a different manner or location. Special 
Uses may include, but are not limited to, public and quasi-public uses affected 
with the public interest, and uses that may have a unique, special or unusual 
impact upon the use or enjoyment of neighboring property.” 

• Public hearing is required, with a mailed notice to surrounding property owners. 
• 6 findings of fact – ALL findings must be in the affirmative to recommend 

approval. 
Suggested Action:  Conduct the public hearing on the Special Use.  

 
The Plan Commission may vote on the item should the Commission feel that they 
have enough information to make a recommendation.  
 

Staff Contact: Rachel Hitzemann, Planner 
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I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is located at 1317 E. Main St. The .73-acre site contains a 4853-sf single-
story building constructed in 1950. 

 
The property has been vacant for several years. Over the last 10 years the property has been 
for sale on and off and its most recent uses have included a doggy day care and more recently 
a storage lot for McGrath Honda. Prior to the doggy daycare, the property was used for a 
restaurant known as the “Cork and Fork”  
 
Mr. Koczwara would like to open a motorcycle museum. He has filed a General Text 
Amendment in conjunction with this Special Use application to allow Cultural Facilities as a 
Special Use within the BL zoning district. 
 

B. Zoning  
 
The subject property is zoned BL Local Business District. The same zoning designation exists to 
the north and west, with BC Commercial Business to the east and M-1 Special Manufacturing 
to the south.  
 

 Zoning Land Use 
Subject Property BL Local Business  Vacant building 
North BL Local Business  Auto repair and office  
East BC Commercial Business  Car Dealership  
South M-1 Special Manufacturing  Multi-tenant building  
West Local Business  Restaurant- Dimple Donuts  

 

 

Zoning Map 
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C. Comprehensive Plan 
 
The subject property is designated Neighborhood Commercial in the Land Use Plan adopted as 
part of the 2013 Comprehensive Plan. Adjacent properties along the E. Main St. corridor have 
the same designation, which is intended for developments that have a local draw.  
 

 
 
The Neighborhood Commercial land use category is described as follows:  
 

Areas designated as neighborhood commercial are intended for smaller-scale retail and 
service commercial areas geared toward providing for the daily shopping, service, and 
convenience needs of surrounding neighborhoods. Uses in the neighborhood commercial 
areas should be of a scale and intensity to be considered generally compatible with 
adjacent and nearby residential uses. Grocery stores, gasoline service stations, 
pharmacies, personal and financial services, smaller office uses, convenience and 
specialty retailers, and more are appropriate. Neighborhood commercial uses should be 
located along major corridors and at key intersections, along the edges of residential 
neighborhoods as identified in the Land Use Plan. Many neighborhood commercial 
properties, especially those along Main Street are relatively shallow and present 
challenges for redevelopment. 

 
 The following Commercial Area Policy (p.48) is relevant to this project:  
 

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. In general, 
some commercial areas are newer, well maintained, well occupied, provide a desirable 
mix of uses, and are generally considered attractive. Others however, are older/dated, 
suffer from deferred maintenance and obsolescence, and suffer from a less desirable mix 

Land Use Plan 
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of uses and higher vacancy rates. 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. 

The following Goals & Objectives for Commercial & Office Areas (p.23) are relevant to this 
project: 

Goal 1: Develop attractive and highly functional retail and commercial areas that are 
market responsive, create a diverse tax base, and serve the needs of the City’s 
residents and, in some areas, a larger regional market.  

- Objective 4: Ensure that new commercial development and redevelopment is
designed in scale with, and complementary to, existing adjacent development that
aligns with the vision for future character.

- Objective 7: Ensure that all retail, office, and service commercial activities are
logically organized by use and concentrated within or near areas of similar or
compatible uses.

Goal 2: Enhance the economic viability, productivity, appearance and function of the 
City’s commercial corridors, including Randall Road, Main Street, Lincoln Highway, and 
Kirk Road. 

- Objective 1: Promote a healthy and mutually reinforcing mix of commercial, retail,
and service uses along key corridors within the City including Randall Road, Main
Street, Lincoln Highway, and Kirk Road.

- Objective 2: Utilize a “character note” approach by requiring high-quality
development along Randall Road and Main Street at key intersections with other
arterial or collector streets that serve as the “front door” into the primary
commercial corridors.

- Objective 7: Promote the relocation of certain types of incompatible businesses that
generate externalities related to aesthetics, access, noise, light or other nuisances to
more appropriate places instead of the highly visible locations along major corridors.

II. PLANNING ANALYSIS
Staff has performed an analysis of the Special Use application for conformance with all relevant
standards in the Zoning Ordinance.  No physical changes are proposed to the exterior of the
building or to the site.  As such, the two review items to be considered are the Special Use itself
and whether there is adequate parking provided on site to accommodate the proposed use.

A. SPECIAL USE

The property is zoned B- Local Business District. Depending the outcome of the General
Amendment Application, a Cultural Facility is a permitted Special Use in the BL district,
meaning that the use may be acceptable if established in an appropriate manner and location
with the zoning district.

The Zoning Ordinance defines “Cultural Facility” as follows:
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Facilities open to the public including, but not limited to, museums, cultural centers, and 
aquariums. Cultural Facility does not include Library, Place of Worship or Lodge or 
Private Club, as defined herein. 

The applicant has provided Findings of Fact to support the Special Use request. 

B. PARKING

The parking requirement based on the square footage of the building is 15 spaces. The
property has its own private parking. The provided spaces in the lot exceeds the required
number of parking spaces.

The table below compares the parking requirement with the proposed use:

Requirement Proposed Use 
Parking Requirement 3 per 1,00sf of gross floor area 15 spaces 

III. DEPARTMENTAL REVIEWS
City Staff has reviewed the site and building plans and have no comments.

IV. OPTIONS FOR PLAN COMMISSION ACTION

1. Public Hearing – Close or Continue
If the Plan Commission feels they have adequate information the public hearing may be
closed. The public hearing may be continued if additional information is deemed necessary
to provide a recommendation.

If Public Hearing is closed-

2. Make a Recommendation to Planning & Development Committee

There are 6 Findings of Fact for Special Use Applications. The applicant has provided
responses to the Findings as part of the application materials. All Findings must be made in
the affirmative to recommend approval. The Findings are as follows:

1. Public Convenience: The Special Use will serve the public convenience at the
proposed location.

2. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or
necessary utilities have been, or are being, provided.

3. Effect on Nearby Property: That the Special Use will not be injurious to the use and
enjoyment of other property in the immediate vicinity for purposes already
permitted, nor substantially diminish or impair property values within the
neighborhood.

4. Effect on Development of Surrounding Property: That the establishment of the
Special Use will not impede the normal and orderly development and improvement
of the surrounding property for uses permitted in the district.
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5. Effect on General Welfare: That the establishment, maintenance or operation of
the Special Use will not be detrimental to or endanger the public health, safety,
comfort or general welfare.

6. Conformance with Codes: That the proposed Special Use conforms to all applicable
provisions of the St. Charles Municipal Code and meets or exceeds all applicable
provisions of this Title, except as may be varied to a Special Use for Planned Unit
Development.

a. Recommend approval of the application for Special Use.
i. Plan Commission may add additional conditions if deemed necessary by the

Plan Commission to meet the Special Use findings.

 OR 

b. Recommend denial of the application for Special Use.
i. Plan Commission must substantiate how the Special Use findings are not

being met in order to recommend denial.

V. ATTACHMENTS
• Application for Special Use; received 1/22/24
• Plans
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