
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number: 4c   

Title: 

Consideration of a revised recommendation regarding 
Zoning Map Amendment, Special Use for Planned Unit 
Development and PUD Preliminary Plan for 1023 W. Main 
St. Redevelopment 

Presenter: Ellen Johnson, Planner 
Meeting: Planning & Development Committee Date:  April 11, 2022 
Proposed Cost:  $0 Budgeted Amount:  $0 Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

Background – The subject property is located at the southeast corner of W. Main St. and S. 11th St. A gas station 
has operated on the property since as early as the 1920s. The property is zoned residential. Its nonconforming 
status necessitates zoning approvals to redevelop the site for continued use as a gas station. The Comprehensive 
Plan land use designation is Neighborhood Commercial with residential character.  

Mohammed Shahid Ali, property owner, is requesting approval of a Zoning Map Amendment to BL Local 
Business District, Planned Unit Development, and PUD Preliminary Plan to facilitate redevelopment of the 
property.  
Plan Commission Recommendation – Plan Commission held a public hearing on 8/3/21 and voted 6-1 to 
recommend approval subject to resolution of staff comments. Neighboring residents commented during the 
hearing and provided written comments. Concerns were expressed regarding impacts to the adjacent 
neighborhood due to the scale of the proposal, traffic, and the residential unit.  

P&D Committee Review – P&D Committee reviewed the project on 8/16/21. The Committee voted 9-0 to 
recommend approval, with four conditions, listed below. Revised plans have been submitted demonstrating 
compliance with three of the conditions, as noted:  

1. A single-story structure with no apartment unit – The second floor/apartment unit have been removed.
The convenience store is now a single story with no apartment unit. Revised building elevations have
been submitted.

2. No variance for the dumpster setback from 11th St. – The dumpster enclosure has been relocated
adjacent to the building, out of the required setback. No variance is needed for the dumpster.

3. IDOT approval – IDOT has approved the plans. Revisions have been made based on IDOT’s review:
Existing Main St. driveways were narrowed to 15 ft. wide each for a right in/right out circulation
pattern; full sidewalk replacement along Main St. (This addresses previous staff concerns)

4. Reduce to 2 fuel pump islands – 3 fuel pumps are still proposed. The applicant has indicated their
business plan will not be feasible with 2 pumps. Streetview images have been provided showing 3 fuel
pumps existed at the property as of 2015. The middle pump was removed in 2016 due to a leak.

Traffic Concerns – HLR Engineering reviewed the applicant’s traffic memo on behalf of the City. HLR has 
expressed safety concerns stemming from the number/width of the existing driveways and proximity of the 
western Main St. driveway from 11th St., as well as a lack of physical separation between the sidewalk and 
internal vehicle circulation. The concerns regarding the Main St. driveways have been addressed based on the 
revisions required by IDOT.  

Attachments (please list):  
Plan Commission Resolution, Staff Report, Application, Plans (revised), Correspondence from Neighbors  

Recommendation/Suggested Action (briefly explain): 
The Committee previously recommended approval subject to certain conditions. The applicant has 
provided plans that comply with 3 of the 4 conditions. Based on the updated information from the 
applicant, the Committee can reconsider the restriction on the number of pumps and has the option to 
provide an alternate recommendation for approval.  



City of St. Charles, Illinois 

Plan Commission Resolution No. 13-2021 
 

A Resolution Recommending Approval of Zoning Map Amendment, Special 

Use for Planned Unit Development and PUD Preliminary Plan for 1023 W. 

Main St. Redevelopment (Mohammed Shahid Ali)   
 

Passed by Plan Commission on August 3, 2021 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review requests for Zoning Map Amendment, Special Use and PUD Preliminary Plan; 

and, 

   

 WHEREAS, the Plan Commission held a public hearing and reviewed the Applications for 

Zoning Map Amendment, Special Use for Planned Unit Development and PUD Preliminary Plan 

for 1023 W. Main St. Redevelopment (Mohammed Shahid Ali); and,  

 

WHEREAS, in accordance with Section 17.04.320.D, the Plan Commission has considered the 

following findings for Zoning Map Amendment:  

 

FINDINGS OF FACT FOR MAP AMENDMENT 

 

1. The existing uses and zoning of nearby property.  

North of the property: BL, RT-2 with BT transitional business overlay (legal services) 

East of the property: RT-2 

South of the property: RT-2 

West of the property: RT-2 and BT (insurance office) 

Neighborhood Commercial Comprehensive Plan Designation area to north, east and west 

(includes this property and references gasoline service stations and Main Street shallow 

lots). Proposed to change from RT-2 (grandfathered gas station) to BL (PUD variation to 

allow gas station). 

 

2. The extent to which property values are diminished by the existing zoning 

restrictions.  

 

The proposed zoning will make the existing non-conforming gas station conforming if 

granted with the PUD variations.  Since the pumps and underground tanks were removed 

to prepare for improvements to the site, the existing gas station building is in limbo.  The 

gas station has been there for decades beyond the original zoning documents, therefore, 

the owner would like to keep the gas station and improve the site and the building.  The 

improvements aesthetically and functionally should increase the value of the gas station 

property and the value of the neighboring properties.  The size of the existing lot would 

be hard to develop into anything without zoning variations.    
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3. The extent to which the reduction of the property's value under the existing zoning 

restrictions promotes the health, safety, morals or general welfare of the public. 

The property has been a commercial gas station use for over 50 years.  This area along 

Main Street is primarily commercial use.  Maintaining the gas station/C-store will 

continue to add valuable services to the local community as it has for over 50 years.  The 

property is small and development of it is difficult for any use without variations due to 

existing zoning restrictions. 

 

4. The suitability of the property for the purposes for which it is presently zoned, i.e. 

the feasibility of developing the property for one or more of the uses permitted 

under the existing zoning classification.  

 

RT-2 allows Auxiliary dwelling units and Single-Family homes, small group homes, local 

utilities and neighborhood parks.  Max building coverage for +1.5 story structures is 25%, 

which would be approx. 1890 SF.  Though possible to place a small home on the site, a 

park would not be a safe distance from IL-64.  As the property has been occupied by a gas 

station, maybe even dating back to the 1920s, and many of the neighboring properties at 

this corner are commercial, and market conditions could be less desirable for new 

residential construction abutting IL-64, it is more feasible to keep the commercial gas 

station use.   

 

5. The length of time that the property has been vacant, as presently zoned, considered 

in the context of the land development in the area where the property is located.  

 

The property is not vacant, the intent is to upgrade the existing gas station use, and 

ownership of the gas station is the same since 2015.   

 

6. The evidence, or lack of evidence, of the community's need for the uses permitted 

under the proposed district.   

 

The Land Use Plan as part of the 2013 Comprehensive Plan has marked this property as 

“Neighborhood Commercial”.  The plan also identifies the two existing homes to the east 

and the length of existing homes and commercial properties to the north to be part of the 

“Neighborhood Commercial” use.  This designation are areas where “smaller-scale retail 

and service commercial areas” are considered more suitable than residential.  Gas stations 

are one of the appropriate uses listed in the Comprehensive Plan for “Neighborhood 

Commercial.”  So, looking forward, rezoning to BL is in line with the Comprehensive 

Plan and complements the vision for the area while allowing a long-standing service 

commercial use to continue. 

 

7. The consistency of the proposed amendment with the City's Comprehensive Plan. 



Resolution No. 13-2021 

Page 3 
 

 

As noted above, the Land Use Plan as part of the 2013 Comprehensive Plan has marked 

this property as “Neighborhood Commercial”.  This designation are areas where “smaller-

scale retail and service commercial areas” are considered suitable.  Gas stations are one of 

the appropriate uses listed in the Comprehensive Plan for “Neighborhood Commercial.”  

So, looking forward, rezoning to BL is consistent with the City’s Comprehensive Plan.   

 

8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 

 

The proposed amendment and variations, allow for a shallow site that is more difficult to 

develop to become compliant as a BL use within an area that has BL designations across 

the street.  The scale, intensity and residential features of the proposed gas station and 

second floor apartment building are compatible with the neighboring residential.  A BL 

rezoning also fits within the Neighborhood Commercial Comprehensive Plan designation 

as mentioned above.   

 

9. The extent to which the proposed amendment creates nonconformities.  

As the current zoning is existing non-conforming and needs to be rezoned to remain a gas 

station, BL is the most appropriate zoning classification.  Any variations needed are 

addressed as part of the new PUD. 

 

10. The trend of development, if any, in the general area of the property in question.  

The trend of development, if referencing the Comprehensive Plan would be to change this 

location to a commercially zoned property.  The parcel at 10th St. and Main St. was built 

around 2008, updated as a commercial property designed with a residential feel, the same 

as being proposed by the residential style of the gas station.  This pocket along Main 

Street also has at least four commercial use or commercial overlay parcels in the 

immediate vicinity to the gas station lot.  

 

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

Special Use for PUD to be in the public interest based on the following criteria for Planned Unit 

Developments:  

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

 

i. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A.  

 

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. 
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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 

 

The proposed PUD advances #1 and #6 especially.  The existing site is 0.1735 acres on a 

corner lot with an outdated commercial looking C-store building.  The variances 

requested as part of the PUD promote a creative approach to developing the site with a 

larger C-store and additional pump that will benefit the consumer and neighboring homes 

and businesses that will use the facility via car or on foot.  With the addition of a single 

bedroom apartment on the second story, the building lends itself to express more 

residential character and improved curb appeal while looking more integral in the 

residential neighborhood than the existing, one-story, flat roof building.  The 

redevelopment allows corrected zoning for an appropriate use (one that has been there for 

decades), while updating the obsolete and inappropriate commercial looking building.  

Based on the site constraints the property is being designed in the most efficient manner 

possible while reusing utilities where possible, drainage patterns, etc. to meet code 

compliance and performance standards.   

 

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

underlying zoning district or districts in which the PUD is located and to the applicable 

Design Review Standards contained in Chapter 17.06, except where: 

 

A. Conforming to the requirements would inhibit creative design that serves 

community goals, or  

B. Conforming to the requirements would be impractical and the proposed PUD 

will provide benefits that outweigh those that would have been realized by 

conforming to the applicable requirements.  

 

Factors listed in Section 17.04.400.B shall be used to justify the relief from 

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

such as recreational facilities, public plazas, gardens, public are, 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. 

 

The existing site is zoned RT-2 and the existing gas station was a grandfathered use of the 

RT-2 district until the pumps and underground tanks were removed in preparation for 

improving the property.  As it is today, a gas station cannot be part of an RT-2 use, and 

the best fit based on the other commercial properties across the street and the 

Comprehensive Plan vision for the property would be to zone it BL (Local Business 

District). The approval of the PUD allows for several variations which includes a gas 

station in the BL district.  The PUD will also provide relief from many setback 

requirements that make the 0.1735-acre site unworkable for development.  Therefore, 

conforming to the requirements of the underlying zoning district would be impractical 

and the proposed PUD provides the benefit of allowing a non-conforming, but long 

established, use to remain at this location.  It also allows an opportunity to refresh, 

upgrade and improve the existing site and building.  Currently, the landscaping on the site 

is a mulch bed berm on the south side of the parking.  The owner is adding as many 

landscaping areas as possible on the small site and providing a retaining wall with fence 

on along the south property line as a buffer to the neighboring home.  The existing one 

story flat roofed commercial building is being replaced with an attractive residential 

styled two-story building.  This allows an opportunity for the building to blend into the 

residential neighborhood like many of the other commercial properties in the area.  It also 

increases the size and amenities of the convenience store on the first floor for users in the 

neighborhood and those that travel Main Street.  Three covered gas pumps provide 

additional benefit to commuters through the area.  The second-floor apartment adds an 

opportunity for a dual use to the property.  The building will be designed in accordance 

with energy efficiency codes and will be sprinklered to meet current local building codes.  

 

iii. The proposed PUD conforms with the standards applicable to Special Use 

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

proposed location.   

 

The Special Use for PUD will serve the public convenience at the proposed 

location by allowing the existing gas station and C-store to be enlarged and 

improved.  There will be one more pump and the C-store will be increased from 

470 SF to 1440 SF.  The C-store/gas stations is a useful amenity to the 

neighboring residential and business uses and has already been a fixture in the 

community for many decades.   

 

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

necessary facilities have been, or are being, provided.   

 

Existing utilities, access roads, drainage and necessary facilities are either being 

reused, or being upgraded as needed to meet current standards.  The existing site is 

mainly paved or has the building on it, the proposed site is mainly paved with a 

building on it and landscaping beds where possible.  No curb cuts or access to the 

property are being increased.  Utilities are being connected from existing utilities that 

are readily available.  A new water service will connect to the existing water main 

(new building to be sprinklered).  

 

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.  

 

Approval of the Special Use PUD allows an existing non-conforming, out of date 

property, to be zoned appropriately.  The Special Use will not be injurious to the use 

and enjoyment of neighboring properties as it is improving the use and aesthetics of 

the existing gas station.  The use is the same but the building and site will get an 

updated, attractive look.  The building will also include a one-bedroom apartment and 

the two-story architecture is being designed to be sensitive to the neighbourhood and 

comments from the initial concept review.  New fencing and a retaining wall will be 

built to shield the residence on the South end of the property.  Fencing will remain on 

the east end of the property.   

 

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.  

 

The Special Use for PUD approval allows the original non-conforming gas station use 

to be granted in a BL zoning district rather than the original residential zoning district. 

The BL District is appropriate as the property across Main Street from the site is BL 
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and is compatible with the Neighborhood Commercial land use category in the St. 

Charles Comprehensive Plan.  Due to the size of the lot and the variations needed to 

proceed with the development, a PUD will allow this to be a uniquely zoned property 

that does not adversely affect the development and improvement of the surrounding 

properties.   

 

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.   

 

The establishment, maintenance or operation of the Special Use will not be 

detrimental to or endanger public health, safety, comfort or general welfare.  The 

gas station is already a use familiar to the neighborhood.  The single bedroom 

apartment is residential.  The site has a designated parking spot for the 

apartment on the premises.  The required parking for the gas station is being 

met.  The variations requested enable the small site to be buildable and 

functional.  The building design is focused on being residential in a style to fit 

within the neighborhood.   

 

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.  

 

The proposed Special Use conforms to all applicable provisions of the St. Charles 

Municipal Code to the greatest extent possible, with any variations necessary to 

update the site included in the PUD request.  The size of the existing site is so limited 

for any development without getting variations.  The zoning change to BL and 

allowing a gas station to remain on the site meets the intent of the BL district for 

“small-scale service and retail uses that serve convenience needs” of the 

neighbourhood.  The building character is to be attractive and blend with the 

neighboring residential area per the design guidelines.   

 

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

and economic well-being of the City. 

 

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

economic well-being of the City:  allowing to keep the gas station use, maintains a 

decades long commercial use that provides tax revenue from the C-store and gas pumps.  

A convenience store/gas station embedded in a neighborhood setting with residential unit 

above keeps diversity along that stretch of Main Street.  PUD approval allows the 

property to be upgraded and purposeful again which is beneficial to the economic well-

being of the City.    
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v. The proposed PUD conforms to the purposes and intent of the Comprehensive Plan. 

 

 The concept plan staff report comments confirm agreement with the proposed BL 

Zoning change for the property in regards to the Comprehensive Plan.  “Property 

zoned BL is located across Main Street from the subject property.  The BL District is 

also compatible with the Neighborhood Commercial Land use category for the 

property in the Comprehensive Plan.”  The remaining adjacent property is still RT-2 

for the single family residential except for any commercial uses in the neighborhood. 

“The subject property is noted as Neighborhood Commercial with residential 

character.”  The building architecture is proposed to be residential in character and 

materials.  Although a gas station use is typically found in BC and BR, the location 

and previous use as a gas station and the neighboring zoning and Comprehensive 

Plan data would suggest BL is the appropriate designation for the PUD.   

 

 

WHEREAS, the Plan Commission finds said Site Plan to be in conformance with the 

applicable PUD and Zoning Ordinance requirements, except as varied per the application for 

Special Use for PUD, subject to resolution of any outstanding staff review comments. 

 

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

to the City Council approval of a Zoning Map Amendment from RT-2 Traditional Single-Family 

Residential District to BL Local Business District, Special Use for Planned Unit Development and 

PUD Preliminary Plan for 1023 W. Main St. Redevelopment (Mohammed Shahid Ali), subject to 

resolution of staff comments. 

 

Roll Call Vote:   

Ayes:  Melton, Funke, Macklin-Purdy, Wiese, Hibel, Ewoldt 

Nays:  Moad 

Abstain: None 

Absent:  Vargulich, Becker 

Motion carried:  6-1 

 

 PASSED, this 3rd day of August 2021.  

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 
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Community Development Department 
 

Staff Report 
      Plan Commission Meeting – August 3, 2021 

                                    Updated- P&D Committee Meeting – April 11, 2022 
 

 
Applicant: Mohammed Shahid Ali 1023 W. Main St. Redevelopment 

 

 
Subject Property 

Property Owner: Hamza Jehangir Ali 2014 
Trust 

Location: SE corner of W. Main St. 
& S. 11th St.  

Purpose: Redevelop gas station  

Applications:  • Zoning Map 
Amendment  

• Special Use for PUD 

• PUD Preliminary Plan 

Public Hearing: Yes, required & held  

Zoning: RT-2 Traditional Single-
Family Residential   

Current Land Use: Vacant gas station   

Comprehensive 
Plan: 

Neighborhood 
Commercial  

Summary of 
Proposal:  

Proposed is redevelopment of the former Clark gas station that previously operated 
on the property. A Map Amendment requesting rezoning to the BL Local Business 
district has been filed, along with a Special Use for PUD to accommodate zoning 
deviations identified as necessary to facilitate the site’s redevelopment. Details of 
the proposal are as follows:  

• New gas station canopy with 3 fuel pumps 

• 1,440 sf convenience store  

• Retain existing site driveways on W. Main St. and 11th St.  

• Additional landscape beds near site corners. 

• 4 parking stalls  

Info / Procedure 
on Application: 

Zoning Map Amendment: 

• Revision to the zoning map to change the zoning district of a specific property.  

• Public hearing is required, with a mailed notice to surrounding property owners. 

• All findings need not be in the affirmative to recommend approval – 
recommendation based on the preponderance of evidence. 

Special Use for Planned Unit Development:  

• Approval of development project with specific deviations from the Zoning 
Ordinance standards. (Establishes a PUD ordinance with unique zoning or 
subdivision standards that apply to a single development site) 

• Public hearing is required, with a mailed notice to surrounding property owners. 

• Single finding – Is the PUD in the public interest? Criteria are considered in 
reaching a decision. Responses to the criteria need not be in the affirmative to 
recommend approval of a PUD or PUD Amendment. 
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• The Plan Commission may recommend conditions and restrictions upon the 
establishment, location, design, layout, height, density, construction, 
maintenance, aesthetics, operation and other elements of the PUD as deemed 
necessary to secure compliance with the standards specified in the Zoning 
Ordinance. 

• The Plan Commission may recommend exceptions and deviations from the 
requirements of the Zoning and Subdivision Codes requested by the applicant, to 
the extent that it finds such exceptions and deviations are supportive of the 
standards and purposes for PUDs. 

PUD Preliminary Plan: 

• Approval of plans for development of property within a PUD to ensure 
compliance with the PUD ordinance and applicable provisions of the Zoning 
Ordinance. Includes building elevations and site, landscape, and engineering 
plans.  

• Recommendation is based on compliance with the previously (or concurrently) 
approved Special Use for PUD standards and other city code requirements 
(including Zoning and Subdivision codes). 

Suggested Action:  Staff recommends that any recommendation include a condition requiring 
resolution of all staff comments prior to City Council action. 

Staff Contact: Ellen Johnson, Planner 

 
 

I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is located at the southeast corner of W. Main St. and S. 11th St.  
 
A gas station has operated on the property for several decades. Sanborn Insurance Maps from 
the 1920s and aerial imagery from the 1930s appear to show a service station on the site. 
Based on this information, it can be assumed the gas station use was established prior to 
adoption of the City’s 1960 Zoning Ordinance. City zoning records prior to 1960 are 
incomplete. In 1960, the property was zoned R2, a single-family residential district, at which 
point the gas station use was classified as nonconforming.  
 
The property’s zoning has remained single-family residential to present day. In 1980, a 
petition to rezone the property to a commercial district in order to allow expansion of the gas 
station was denied due to concerns about intensifying the use by adding a canopy. In 1986, a 
variance was requested to allow a canopy, which was denied due to the property’s 
nonconforming status and the provision that a nonconforming use cannot be expanded.  
 
Prior to 2016, three fuel pumps existed at the property. Around 2016, the middle pump was 
removed due to a leak. In 2020, the current property owner had three underground storage 
tanks removed from the property. The remaining two fuel pumps were also removed. A 448 sf 
convenience store building remains on the property but is not currently in operation.    

B. Zoning  
 
The subject property is zoned RT-2 Traditional Single-Family Residential District. The same 
zoning designation exists adjacent to the property, with BL zoning across Main St. Properties 
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to the north and east are also located in the Transitional Business Overlay, which allows 
limited commercial and office uses.  
 

 Zoning Land Use 

Subject Property RT-2 Traditional Single-Family Residential Vacant gas station  

North BL Local Business; RT-2 Traditional Single-Family 
Residential w/BT Transitional Business Overlay 

Law office; single-
family home 

East RT-2 Traditional Single-Family Residential Single-family home 

South RT-2 Traditional Single-Family Residential Single-family home 

West RT-2 Traditional Single-Family Residential w/BT 
Transitional Business Overlay 

Insurance office    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

C. Comprehensive Plan 
 
The subject property is designated Neighborhood Commercial in the Land Use Plan adopted as 
part of the 2013 Comprehensive Plan. Surrounding properties with Main St. frontage have the 
same designation.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Neighborhood Commercial land use category is described in the plan as follows (p. 46):  

Zoning Map 

Land Use Plan 
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Areas designated as neighborhood commercial are intended toward 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…Many neighborhood commercial 
properties, especially those along Main Street are relatively shallow and present 
challenges for redevelopment. Because many of the properties along this corridor are 
adjacent to residential areas, buffering, screening, and setbacks should be used to 
protect adjacent residential neighborhoods. Hours of operation and intensity of use may 
also become an important issue in some neighborhood commercial areas.  
 

The Commercial Areas Framework Plan on p.51 provides additional guidance for the different 
commercial areas by designating appropriate business and commercial types and activity 
levels along key corridors within the City. The subject property is noted as Neighborhood 
Commercial with residential character, to promote development that fits with the adjacent 
residential properties along that portion of Main St.  

 
The Plan provides the following Commercial Area land use policies which are relevant to the 
proposed gas station redevelopment: (p. 48-50): 

 
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 
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. 
 
To the extent possible, mitigate the negative effects of commercial and industrial uses 
on adjacent and nearby residential properties through use of setbacks, screening, 
buffers, orientation of activity, and more. The composition of the City’s commercial 
districts along corridors that transect the City means that there are many areas where 
commercial uses abut residential properties and neighborhoods. The use of horizontal 
and vertical buffering and screening, including berms, fencing, and landscaping, should 
be promoted to protect neighborhoods from abutting commercial or industrial land uses. 
The City should identify areas where land use conflicts are problematic and explore 
solutions to mitigate the conflicts, including buffering and screening. 
 
Improve access management along the City’s commercial corridors. As a community 
approaching full build out, the commercial areas of St. Charles are well defined – located 
along the City’s arterial corridors. In some areas, incremental commercial development 
has resulted in poor access management. Along Main Street and Randall Road, many 
individual businesses have established one or more driveways located within close 
proximity to one another. This can be problematic with regards to traffic and pedestrian 
safety and traffic flow. The City should work with IDOT and KDOT, as well as property 
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owners, to improve access management within corridor commercial areas in order to 
improve traffic flow and safety. Along these commercial corridors, the City should work 
to minimize curb cuts, consolidate the access points, and facilitate cross-access 
easements and shared parking agreements between adjacent properties. These 
improvements would serve to increase safety for motorists, pedestrians, and bicyclists by 
minimizing points of conflict and creating predictability for the location and frequency of 
ingress and egress. 

 
II. PROPOSAL 

 
A. Concept Plan Review 

 
In October 2020, the City reviewed a Concept Plan for redevelopment of the property. The 
Concept Plan was very similar to the proposed PUD. Plan Commission expressed that 
improvements to the site plan should be made to meet the PUD criteria and warrant approval 
of a PUD for the site. Commissioners made a variety of suggestions regarding building 
architecture, landscaping, sign placement, and screening. Concerns were state for the two 
existing driveways on W. Main St. Some Commissioners expressed a preference for closing the 
western Main St. driveway due to safety concerns. A traffic study was requested.  
 

B. Current Proposal  
 
Mohammed Shahid Ali, property owner and gas station operator, has filed zoning applications 
for Map Amendment, Special Use for PUD, and PUD Preliminary Plan to facilitate 
redevelopment of the property. The proposal includes the following:    

• Rezone the property to the BL Local Business District and establish a Planned Unit 
Development (PUD) with zoning standards unique to the site.  

• Retain existing site access points to Main St. and 11th St. Narrow the existing Main St. 
driveways to 15 ft. 

• Construct a new 1,440 sf convenience store with an upper level, one-bedroom 
apartment, in the general location of the existing convenience store.  

• Construct a gas station canopy with three fuel pump stations.  

• 4 parking spaces. 

 
The plans are similar to the Concept Plan reviewed in 2020. The following changes have been 
made:  

• Freestanding sign is moved to the NW corner. 

• Additional landscaping added at the NE and NW corners and along the building 
foundation.  

• Planters added between the fuel pumps under the canopy. 

• 36” retaining wall along the south lot line, topped with a 6’ cedar fence. The retaining 
wall is integrated with the building wall for the length of the building.  

• 1 parking space added near the apartment entrance.  

• Improved building architecture.  

• Canopy columns coordinate with building materials.  

• Engineering, landscape, and photometric plans have been submitted.   
 

III. PLANNING ANALYSIS 
 
Staff has analyzed the submitted applications and plans for conformance with the standards 
established in applicable sections of the Zoning and Subdivision ordinances, including:   
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• Ch. 17.06 Design Review Standards & 
Guidelines 

• Ch. 17.14 Business & Mixed Use 
Districts 

• Ch. 17.22 General Provisions 
(Lighting)  

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

• Ch. 17.26 Landscaping & Screening 

• Ch. 17.28 Signs  

 
A. Proposed Use   

 
Proposed use of the property is Gas Station with Upper-Level Dwelling. Gas Station is defined 
in Ch. 17.30 as follows:  

An establishment offering for sale at retail to the public, fuels, oils and accessories for 
motor vehicles, which may also offer convenience goods such as food, beverages, and 
other items typically found in a convenience market. 

 
The subject property is zoned RT-2 Traditional Single-Family Residential. Gas Station is not a 
permitted use in the RT-2 District. As described in the History/Context section on page 2, it 
appears the gas station use was established on the property prior to adoption of the 1960 
Zoning Ordinance, perhaps as early as the 1920s. The property was zoned R2 Single-Family 
Residence District in 1960, followed by rezoning to RT-2 Traditional Single-Family Residential 
when the current Zoning Ordinance was adopted in 2006.  
 
Because the use was established prior to zoning regulations, it was grandfathered in as a legal, 
nonconforming use. Under Ch. 17.08 “Nonconformities”, a use which existed lawfully prior to 
adoption of the Zoning Ordinance but became nonconforming upon adoption of the Zoning 
Ordinance, may continue subject to certain restrictions. Nonconforming uses cannot be 
expanded, enlarged or increased in intensity. This provision has prevented a canopy from 
being constructed on the subject property, as has been requested by previous property 
owners; the addition of a canopy would be considered an intensification of the use.  
 
As previously mentioned, the underground fuel storage tanks and fuel pumps have been 
removed. When a nonconforming use becomes vacant and remains unoccupied for 180 days 
(6 months) or more, the nonconforming use shall be deemed to be abandoned, and cannot be 
reestablished. Any subsequent use of the property must comply with zoning regulations. The 
City is not aware of the exact date the business ceased operations. However, given the fact 
that the gas station facilities were removed and the gas station has not been operational for 
over a year, it is unlikely the City would be able to allow the use to be reestablished without 
further zoning approval.  
 

B. Proposed Zoning  
 
The applicant is requesting approval of a Zoning Map Amendment to rezone the property 
from the RT-2 District to the BL Local Business District in order to facilitate a commercial 
redevelopment. The purpose of the BL District provided in the Zoning Ordinance is as follows:  

To provide locations for small-scale service and retail uses that primarily serve the 
convenience needs of St. Charles neighborhoods. The BL District permits a mix of uses, 
but care must be taken to ensure that adequate access, parking and screening is 
provided so as not to negatively impact adjoining residential neighborhoods. 

   
The BL District is generally located along Main St. between downtown and larger scale 
commercial properties further east and west of downtown. Property zoned BL is located 
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across Main St. from the subject property. The BL District is also compatible with the 
Neighborhood Commercial land use category identified for the property in the Comprehensive 
Plan.  
 
However, Gas Station is not a permitted or special use in the BL District (although gas station 
is called out as appropriate for Neighborhood Commercial areas in the Comprehensive Plan). 
Gas Station is only permitted in the BC Community Business and BR Regional Business 
districts. However, given the location of the property, its Comprehensive Plan land use 
designation, and adjacent zoning, BC and BR zoning would not be appropriate.  
 
The applicant is also requesting approval of a PUD for the property in order to establish 
unique zoning standards for the site, including permitting a Gas Station in the BL District and 
approving deviations from certain zoning standards.   
 

C. Bulk Standards  
 

The table below compares the proposed BL District zoning standards with the submitted 
plans. Given the size of the lot, a number of deviations from zoning standards are needed to 
accommodate the development as proposed, which have been requested as part of the 
Special Use for PUD application (noted in bold italics). Many of these nonconformities, 
including building setbacks, paving setbacks and lack of landscape buffer yard, are existing site 
conditions.  

Category BL District Proposed 

Min. Lot Area None 7,560 sf 

Max. Building Coverage  60% 19% 

Max. GFA per Building 10,000 sf 2,880 sf  1,440 sf 

Max. Building Height 30 ft. 29’ 11” 23’3.5” 

Building Setbacks: 

Front (11th St.) 20 ft. 48.5 ft.  

Exterior Side (W Main St.) 20 ft. 36 ft.  

Interior side (south) 5 ft. 1 ft.  

Rear (east) 20 ft. 2 ft.  

Parking/paving Setbacks: 

Front (11th St.) 10 ft. 0 ft.  

Exterior Side (W Main St.) 10 ft. 0 ft.  

Interior Side (south) None 1 ft.  

Rear (east) None 1 ft.  

Landscape Buffer Yard 

10 ft. along lot lines 
abutting/across a street from 
residential zoning  
(applies to all sides, excluding 
portion of north lot line across 
from BL zoning) 

None 

Parking Requirement 

4 spaces per 1,000 sf of GFA, 
reduced by # of pumps (6 spaces 
required – 6 pumps = 0 required 
spaces) 

4 spaces  
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D. Use Standards  

 
Gas Stations are subject to the Use Standards contained in Section 17.20.030, listed below. 
Comments on how the plan complies with each standard are noted in italics. Zoning 
deviations have been requested as part of the PUD application for the two items noted in bold 
italics.  

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

restaurants in addition to those for gas stations. 
- N/A; a restaurant is not identified as part of the convenience store.  

 
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 
- Fuel pumps are located 16 ft. from the Main St. lot line and 28.5 ft. from the 11th St. 

lot line.  
 

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 be adjusted to meet lighting level limitations 

(see Lighting section).  
- The canopy is set back 6 ft. from the Main St. lot line; a 10 ft. setback is required.  

Along 11th St., the canopy meets the required 20 ft. setback at 22 ft.  
 

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

- Outdoor sales are not intended.  
 

E. Site Access / Traffic Analysis  
 

The subject property contains three access points: two from Main St. and one from 11th St. All 
are full two-way driveways. The widths of the Main St. driveways exceed current standards for 
two-way traffic, which is 24-30 ft.  
 
The proposed plan retains the existing site driveways. The 11th St. driveway width is proposed 
at 24’. The Main St. driveways will be reduced in width to 15’ each, as required by IDOT. The 
reduced driveway width and pavement markings create one-way circulation through the 
site, with the western Main St. driveway being one-way in and the eastern Main St. 
driveway being one-way out.  
 
Sidewalk along Main St. will be replaced. Sidewalk along 11th St. is not proposed. No sidewalk 
exists on the east side of 11th St. south of the property.   

  
A Traffic Planning Project Brief prepared by GHA Inc. was submitted by the applicant 
(attached, dated 6/29/21). The memo provides a description of site traffic characteristics. A 
key finding identified is that the proposed gas station and apartment will generate about one 

Refuse Dumpster Setback 
20 ft. from 11th St.  
3 ft. from south lot line 

1 ft. from 11th St.  
35 ft. from 11th St. 
0 ft. from south lot line 
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additional new trip every 10 minutes during the weekday morning and evening peak hours, as 
compared to the gas station that previously operated at the site. The memo also notes that 
the wide driveways on Main St. can accommodate two vehicles side-by-side, allowing right-
turns out without having to wait for vehicles turning left. The memo notes that the proposed 
one-way in and one-way out Main St. driveway will help to minimize potential vehicle 
conflicts. The following recommendations are made:  

• Stop signs should be posted at the Main St. and 11th St. access driveway for exiting 
vehicles.  

• Pavement striping may help to emphasize one-way access operations.  

Note- the memo was not updated based on the revisions to remove the residential unit and 
modify the Main St. driveways.  
 
HLR Engineering reviewed the GHA memo on behalf of the City (memo attached, dated 
7/13/21). A number of comments are provided requesting clarifying information. Responses 
have been provided by GHA (memo attached, dated 7/26/21). HLR expressed the following 
concerns regarding the proposed plan. Responses from GHA are summarized under each 
comment.   

• There is a safety concern for pedestrians utilizing the sidewalk given the lack of curb 
or physical separation between the vehicle travel way and the Main St. sidewalk.  

GHA Response: This is an existing site condition. 

• Main St. is a Strategic Regional Arterial. Per IDOT guidelines, curb cuts/driveways 
should be consolidated on SRA routes. Right in/right out access is most desirable on 
SRA routes.   

• There are safety concerns with the amount of conflict points between motorists 
entering and exiting the site using three driveways, vehicles entering and existing the 
pumps, and pedestrians using the Main St. sidewalk. 

GHA Response: The change to a one-way in and out operation at the Main St. 
driveways will be an improvement to the previous operations. 

• There is a safety concern with how close the western driveway on Main St. is to 11th 
St. This driveway could create conflict for vehicles turning into the gas station and 
vehicles turning onto Main St. from 11th St. 

GHA Response: The 11th St. driveway is important for fuel tanker access and 
provides access for trips from 11th St.  

• There is nothing to stop drivers from using the wide Main St. driveways as full access 
driveways. Drivers don’t always follow pavement markings and posted signage. 
Narrow driveways and curbs/physical separation should be considered to effectively 
direct drivers.  

GHA Response: Appropriate signage and striping should be provided to narrow 
the drives. Driveways have been narrowed.  

Staff Comments:  
✓ It was noted during the Concept Plan review that it would be the City’s preference if one 

of the Main St. access points were closed. The western Main St. driveway is very close to 
the corner. The fire truck and fuel truck turning exhibits do not depict that driveway as 
necessary for circulation. Removing that driveway would also allow for more street 
frontage landscaping, improving the appearance of the site. However, the applicant has 
expressed a desire to retain the existing driveways. IDOT has approved of retaining the 
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Main St. driveways, with reduction of the driveway width to create one-way 
circulation.  

✓ An IDOT permit is required for the work within the Main St. right-of-way. The plans 
have been reviewed by IDOT and revised based on their comments.  

✓ HLR Engineering’s concerns regarding the Main St. driveways have been addressed 
based on the driveways being reduced in width as required by IDOT. 
 

F. Landscaping 
 

The table below compares the proposed landscape plan with the standards of Ch. 17.26 
“Landscaping & Screening”. A number of deviations from landscape standards are requested 
to accommodate the development, denoted in bold italics.  

 
Staff Comments:  

✓ Several deviations from landscaping requirements have been requested by the 
applicant. Additional landscaping has been added where possible since the Concept Plan 

Category Zoning Ordinance Standard Proposed 

Overall Landscape 
Area 

15% 
4% (including planters 
between pumps) 

Public Street 
Frontage 
Landscaping  

75% of street frontage 
1 tree / 50 ft. of street frontage 
(Main St: 3 trees; 11th St: 1 tree) 

Does not meet 
Main St: 1 tree  
11th St: No trees (one tree 
in parkway) 

Parking Lot Screening  50% of parking lot to height of 30” 
Does not meet for parking 
adjacent to 11th St.  

Building Foundation Landscaping 

Foundation Planting 
Beds 

50% of total building walls 
50% of walls facing a public street 
(Main St & 11th St) 
5 ft. wide planting beds 

Meets 50% along 11th St. 
wall 
Does not meet on Main St. 
wall or total building walls 

Foundation Plantings  
20 shrubs/bushes/perennials per 50 
ft. of planting bed 

Meets along 11th St. wall 

Foundation Trees 2 trees per 50 ft. of planting bed No trees provided  

Monument Sign 
Landscaping 

3 ft. around sign Does not meet  

Refuse Dumpster 
Screening 

Enclosed and screened on all sides 
when visible from public street 

Meets with masonry 
enclosure 

Landscape Buffer 
Yard 

10 ft. along all lot lines (excluding 
portion of north lot line across from 
BL zoning):  
- Opaque, year-round screening via 
berming, landscaping, or fencing to a 
height of 6 ft.  
- 1 shade tree or 2 evergreen trees 
per 400 sf of required buffer area + 
variety of other plantings  

Does not meet 
 
6 ft. fence proposed along 
south lot line, however 10 
ft. buffer w/ plantings not 
provided 
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review, including at the front site corners, along a portion of the building foundation, 
and planters between the fuel pumps.  

✓ An additional foundation landscape bed has been added at the west end of the front 
elevation, due to removal of the door previously provided for the apartment. 

✓ Additional landscaping at the northeast corner of the site should be considered, now 
that the driveway has been narrowed. 

✓ The landscape plan will need to be updated to account for the AC unit planned within 
the greenspace at the southwest corner of the building.  

 
G. Building Architecture  

 
Buildings in the BL Local Business district are subject to the Design Review Standards & 
Guidelines contained in Section 17.06.030. 
 
Revised building elevations have been submitted for the proposed convenience store. The 
front (Main St.) elevation contains the main convenience store entrance at the center of the 
building. The building has a Tudor-influenced appearance. Primary façade material is brick 
veneer with stone veneer accents. EIFS is used on the gable ends.   
 
The canopy rendering depicts a flat roof with stone columns to match the building.  

 
H. Signage  

 
Signage is subject to the standards contained in Ch. 17.28 “Signs”. The building elevations 
depict a location for one wall sign above the Main St. convenience store entrance.  
 
A freestanding pylon sign is proposed at the northwest corner of the site. A 10 ft. setback is 
required for freestanding signs. A deviation has been requested to locate the sign 6” from the 
11th St. lot line and 7 ft. from the Main St. lot line. A 20 ft. site triangle is required, drawn from 
the northwest corner of the site to avoid obstructing the view of motorists. Signage over 30” 
in height is prohibited within the site triangle, however the area may be reduced by if it is 
determined that there would not be an undue risk to public safety. The proposed freestanding 
is located within the site triangle. A deviation has been requested to place the sign as 
proposed. The bottom of the sign is 5 ft. above grade and the overall height is 15 ft. Per code, 
Public Works shall determine whether the site triangle can be reduced from a safety 
perspective. Public Works has not expressed concern for the prosed sign location given the 
design. 
  
Staff Comments 

✓ Up to two wall signs are permitted, one per street frontage. If an additional sign is 
desired, it should be depicted on the building elevations.  

✓ Any canopy signage should be identified on the plans. A maximum of two signs/logos 
are permitted on the canopy.  

 
I. Lighting 

 
A photometric plan has been submitted and reviewed per the standards of Section 17.22.040 
“Site Lighting”. Canopy and building-mounted lighting is proposed. Lighting levels shall be 
maintained at or below 0.5 average footcandles at the property lines, as measured 
horizontally at the property line at a distance of 3.5’ above grade. 
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Staff Comments:  

✓ The photometric plan depicts lighting levels at intervals on either side of the 
property line, however conformance with the maximum allowable lighting levels on 
property lines must be verified.  
 

IV. DEPARTMENTAL REVIEWS  
 
A. Engineering Review 

 
The revised preliminary engineering plans have been reviewed and approved by staff.  
 

B. Fire Dept. Review  
 
The Fire Dept. has noted that site access appears to be adequate. Canopy height above the 
fuel pumps must be at least 14’. An updated fire truck turning exhibit is needed based on the 
revised plan.  
 

V. ATTACHMENTS 

• Applications for Zoning Map Amendment, Special Use and PUD Preliminary Plan; received 
5/20/21 

• Preliminary Plans (revised) 

• Traffic Planning Project Brief; GHA Inc.; dated 6/29/21 

• Traffic Memo; HLR Inc.; dated 7/13/21  

• Responses to HLR Comments; GHA Inc.; dated 7/26/21  

• Correspondence from Neighboring Residents  
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May 14, 2021 
July 27, 2021  UPDATED 

PUD Preliminary Plan Application 
for Gas Station Project at  

1023 West Main Street, St. Charles, IL 60174 

Public Benefits, Departures from Code 

To: City of St. Charles 
c/o Ellen Johnson (City Planner) 
2 East Main Street 
St. Charles, IL 60174 

A description of how the PUD meets the purposed and requirements of Zoning Code.  Any 

requests for departures and reasons for requesting each departure are outlined below.  

1. Request zoning change from RT-2 to BL and establish a PUD. 

a. Zoning Map Amendment to be executed. 

2. Request to allow a GAS STATION use in a BL zoning designation.   

3. SETBACK RELIEF REQUESTS: 

a. Request to have a canopy over the three gas pumps.   

i. Fuel pumps to be 20’-0” from any lot line.  Proposed fuel pumps are  

16’-0” from the Main Street lot line. 

ii. Canopy structure to have same setbacks as the building (this should be 

a 10’-0” setback from Main Street).  Proposed canopy is 6’-0” from Main 

Street lot line. 

b. Minimum front yard (off 11th Street) setback for parking to be 10’-0”.  Proposed is 

0’-0”. 

c. Minimum exterior side yard (off Main Street) setback for parking to be 10’-0”. 

Proposed is 0’-0”. 

d. Minimum interior side yard (south lot line) setback for building is 5’-0”.  Proposed 

is 1’-0”. 

e. Minimum rear yard (east lot line) setback for building is 20’-0”.  Proposed is 2’-0”. 

f. Required refuse dumpster setback to be 20’-0” from 11th Street and 3’-0” from 

south lot line.  Proposed is 1’-0” from 11th street and at the south lot line. 
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g. Required setback of 10’-0” from ROW for freestanding signs.  Proposed new 

location for pylon sign in NW corner do not meet setback requirements. 

Proposed sign with two faces parallel to each other (allowed 100 sf sign size is 

counted on one face only), illuminated with electronic pricing, to be 0’-6” from 11th

Street property line and 7’-0” from Main Street property line.  We believe the 

property lines are the ROW. 

h. Proposed pylon sign, referenced above, is also located within the site 

triangle (site triangle sets at property lines).  Request to approve the sign 

location in the site triangle, the bottom of the sign to be 5’-0” above grade.  

Top of sign at 15’-0” above grade per zoning requirements. 

4. LANDSCAPING RELIEF REQUESTS: 

a. Required landscape buffer of 10’-0” along lot lines abutting or across a street 

from residential zoning (applies to all sides except for BL zoning to the north).  

Opaque, year-round screening with berms, landscaping or 6’-0” tall fence. 1 

shade tree or 2 evergreen trees per 400 sf of required buffer are with variety of 

other planting.  Proposed 6’-0” tall fence on south retaining wall, existing fence 

on east property line.  No proposed landscaping buffer. 

b. Required 15% landscape area required (1134 sf).  Proposed is 4% with new 

planters and landscaping beds (309 sf). 

c. Required 75% street frontage landscaping and 1 tree per 50’-0” of street frontage 

would mean 3 trees along Main Street and 1 tree along 11th Street.  Proposed 1 

tree in landscaping bed off Main Street and 1 tree along 11th Street as shown on 

Landscaping plan.  

d. Required parking lot screening of 50% of the parking lot to height of 30”.  For the 

one space parallel to Main Street, (1) 6’ ht. ornamental tree is proposed.  For the 

11th Street spaces, the trash enclosure with cedar pergola above will provide 

screening. 

e. Required building foundation planning beds of 50% of total building walls (Main 

Street and 11th Street) with 5’0” wide planting beds.  Proposed is a 7’-0” long by 

5’-0” wide bed along 11th Street.  Proposed is 10’-9” long by 3’-2”+ wide bed 

along Main Street. 

f. Required foundation plantings to be 20 shrubs/bushes/perennials per 50’-0” of 

planting bed.  Proposed total of 30 shrubs/bushes/perennials in the two 

foundation planting beds. 

g. Required foundation trees of 2 tree per 50’-0” of planting bed.  No foundation 

trees are proposed. 

h. Required 3’-0” landscaping around monument sign.  Proposed landscaping as 

shown on Landscaping plan around pylon sign. 
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PUBLIC BENEFITS: 

The existing gas station on the currently zoned RT-2 property has been in existence for decades.  

As it is currently not in operation since the pumps and tank were removed in preparation for 

improvements, the property cannot remain a non-conforming gas station in the RT-2 zoning 

district.  Therefore, the map amendment and various PUD relief requests are needed to allow the 

gas station to reoccupy the site.   

The BL district is the most appropriate use since the Comprehensive Plan considers this area a 

Neighborhood Commercial district and there are neighboring properties zoned BL.  The owner 

wishes to improve the existing property with an additional gas pump with canopy protection, a 

bigger convenience store and a one bedroom apartment above the C-store.  Keeping the gas 

station and convenience store with more pumps and bigger store, benefits the users such as 

neighboring properties and the commuters thru the busy IL 64 east west corridor. The City of St. 

Charles will benefit from architectural improvements to the existing site and tax revenue.   The 

many requests for relief to setbacks and landscaping allow a creative approach for developing the 

site.  All are needed to allow the extremely small site to function as a gas station, to increase the 

size of the store, to provide a dumpster enclosure and to provide required parking within the 

constraints of the property lines.  The second story apartment allows the building to express more 

residential character and improved curb appeal, which in turn is more integral to the 

neighborhood.  Overall, the improvements to the property add value to the neighborhood. 
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Exterior Elevs
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SITE DEMOLITION NOTES



LEGEND 

SITE  NOTES

SITE  ANALYSIS
SITE

Parcel Area
±0.17 Acres

7,557 sf

PARKING

1023 W. Main Street
St. Charles, IL

Quantity Reqd 6 = 4 x 1,440/1,000              Gas Station (4 spaces per every 1,000 sf floor area)
7 Spaces

Provided 10 = 3 Standard + 6 Pumps + 1 ADA
Stall Size Required 9' x 18' (Standard)

Provided 9' x 18' (Standard), 16' x 18' (ADA)

SITE IMPERVIOUS

Building Area 1,440 sf



LEGEND

1.  General contractor shall verify existing contours and notify engineer of any discrepancies.

2.  The general contractor shall spread spoils from utility contractors work to balance the site to
the extent possible.

3.  Erosion control measures include but are not limited to the following:  silt fabric shall be placed
on each sanitary structure until construction is completed.  Fabric shall overlap sanitary manhole
opening a minimum of one (1) foot on each side with the solid grate placed on top of fabric to
prevent silt from entering sanitary system.  Silt fence around perimeter shall remain in place and
be maintained until construction is completed.  All inlet structures shall be protected with inlet
baskets.

4.  The general contractor is responsible for erosion control measures.  Contractor shall install
erosion control measures prior to the start of construction and maintain such measures until
grading is complete, parking lot is paved and vegetation has been established.  If there is no
general contractor, it will then be the responsibility of the grading contractor to install and maintain
erosion control measures.

5.  The contractor responsible for the installation of the erosion control devices shall maintain all
storm water pollution devices throughout construction and until all unframed or non building areas
have a uniform perennial vegetative cover with a density of 70 percent or greater.  Maintenance
includes weekly inspections or an inspection following a rainfall of 1/2 inch in a 24-hour period.
The contractor must submit a copy of the inspection report to the owner and engineer at the end
of each month and keep a copy of the report on the construction site until the required vegetation
cover is in place.

6.  If additional erosion control measures not shown on these drawings are required to stop or
prevent erosion or are required by any authority having jurisdiction, it shall be the general
contractors responsibility to install such devices.  The owner or engineer shall be notified of the
additional work and cost prior to installation.

7.  The general contractor shall be responsible for notifying the owner and engineer, in writing, of
any additional sources of storm water pollution observed during construction and the additional
costs required to prevent additional pollution.

8.  See soils reports for testing requirements.  The final soils reports are dated as follows:
Geotechnical Engineering Report prepared by ----------- dated --------- --, 20--.

GRADING NOTES
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SEDIMENT CONTROL NOTES
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1. In general, contractor should become familiar with the site and with scope of work prior to the submission of bid proposal and should notify
Landscape Architect (LA) and/or owner of any discrepancies between the drawings and existing site conditions.

2. Bid Proposal shall show unit prices and quantities for all items shown on this drawing.
3. Contractor shall follow and conform to the City of St. Charles, IL building codes.
4. Job site safety and means and methods of construction are the responsibility of the Contractor.
5. Contractor shall excavate and dispose of excavated materials off site.
6. Contractor shall be responsible for any damage to buildings or site as a result of executing the work which is part of this contract or additional work

which may be added to this contract at a later date.
7. Site shall be kept clean at all times and shall be thoroughly cleaned at the end of each working day.
8. Driveways shall be unobstructed at all times and consideration for the neighboring properties maintained.
9. Determine and verify exact locations of all underground utilities in the field before work begins. Call JULIE 1-800-892-0123 (48 hours) before you dig,

excluding Saturdays, Sundays, and holidays.
10. Plants and other materials are quantified and summarized for the convenience of the owner and jurisdictional agencies only. Confirm and install

sufficient quantities to complete the work as drawn.
11. Landscape Architect not responsible for installation permits unless otherwise noted.
12. Determine subsoil conditions and subsurface drainage requirements of all plant material.
13. Removals. Contractor shall clear existing plant material and weeds as needed where new planting is provided per plan. New topsoil shall be

provided and/or amended as needed to fine grade planting areas.
14. Topsoil. Any new topsoil shall be fertile, pulverized, friable, natural loam, surface soil, free of subsoil, clay lumps, brush, weeds, stones larger than 1"

in any dimension and other extraneous or toxic matter harmful to plant growth. Soil shall have acidity range of pH 5-7, not less than 3% humus as
determined by loss on ignition of moisture fee samples dried at 100 degrees centigrade, less than 60% of material passing VSS #100 sieve consists
of clay by dried weights of material.

15. Amend Existing Soil. Amend existing soil in all planting beds. Amended soil shall be 25% soil conditioner, 25% clean sand and 50% existing soil.
Rototill amendments into planting beds.

16. Plant Material. The Landscape Architect reserves the right to personally select any or all nursery stock prior to digging. All plant material shall bear
the same relationship to the new grade as they bore to the previous (nursery) grade. Comply with sizing and grading standards of the latest edition
'American Standard for Nursery Stock'. All plants are subject to inspection by the Landscape Architect at the job site or nursery.

17. Plant Installation. Set plant material in the planting pit to proper grade and alignment. Set plants upright, plumb, and face to give the best
appearance or relationship to each other or adjacent structure. Do not fill around trunks or stems. Do not use frozen or muddy mixture for backfilling.
Supply a minimum of 12" of soil mix on all sides of rootballs for trees and shrubs unless otherwise noted. Plant groundcover and perennials and
tamp down soil around pot so pot does not heave in frost. Water in before applying mulch. Do not cover foliage with mulch. Balled roots shall be
protected from drying out and care taken to prevent the ball from freezing.

18. Mulch. Provide 3" loose measure of mulch throughout all planting areas excluding groundcover beds. Mulch to be 6 month old, well rotted, shredded,
hardwood bark mulch, not larger than 4" in length and 1/2" in width, free of wood chips and sawdust.

19. Sod. Supply and install new bluegrass blend sod as shown on plan. Place sod on min. 4" depth rolled, fine graded, pulverized topsoil. Guarantee
new sod for 30 days. Time delivery of sod so that sod will be placed within 24 hours after shipping. Protect sod against drying and breaking of rolled
strips. If new sod is laid late in the Fall, the guarantee shall be extended into the Spring of the next growing season.

20. Repair Disturbed Areas. All disturbed areas shall be repaired and fine graded and topdressed with a minimum 4" depth, rolled, pulverized topsoil. All
excess soil not used in repair of disturbed areas shall be removed from site. Sod all repaired areas.

21. Bed Edge. Spade edge where bed meets lawn if no edging is installed.
22. Upon completion of all landscape work, the LC shall notify the LA and owner for approval and acceptance. LC shall guarantee all work and plant

material for a minimum of one year, after acceptance by the LA and owner, of completed landscape work.
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PROPERTY LINE

Luminaire Schedule

Symbol Qty Label Arrangement LLF Description Lum. Watts Lum. Lumens

10 A-1 SINGLE 0.90 Canopy Fixture LSI CRUS-SC-LW-40-HS Field Install Custom Side Shield on Roadway side of each Fixtures 73 10725

5 R-1 SINGLE 0.90 Recessed Downlight - Supplied by Others 21.5 2061

BUG Rating

B3-U0-G1

B1-U1-G0

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

ALL CALC PONTS Illuminance Fc 14.16 42.3 0.0 N.A. N.A.

Property Line Illuminance Fc 0.17 0.6 0.0 N.A. N.A.

AREA UNDER CANOPY Illuminance Fc 33.76 42.3 20.0 1.69 2.12
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BASED ON THE INFORMATION PROVIDED, ALL DIMENSIONS AND LUMINAIRE LOCATIONS
SHOWN REPRESENT RECOMMENDED POSITIONS. THE ENGINEER AND/OR ARCHITECT

MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING OR FUTURE FIELD
CONDITIONS.

THE LIGHTING PATTERN REPRESENTS ILLUMINATION LEVELS CALCULATED FROM
LABORATORY DATA TAKEN UNDER THE CONTROLLED CONDITIONS UTILIZING

CURRENT INDUSTRY STANDARD LAMP RATINGS IN ACCORDANCE WITH ILLUMINATING
ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY

MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,
TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

FOR ADDITIONAL LIGHTING INFORMATION CONTACT:

PH: 763.684.1548

1 SITE LIGHTING LED PHOTOMETRIC PLAN
SCALE: 3/16" = 1'-0"

ST. CHARLES, IL
PROPSED GAS

STATION CANOPY
1023 W. MAIN ST
ST CHARLES, IL

KE0513211

05.14.2021

24 NORTH BENNETT STREET
GENEVA. IL. 60134

PH:630.845.1270

KNOCHE &
ASSOCIATES PC

N

02.03.2022 WRT REVISED PER CITY
COMMENTS1

NOTES:
1) CALCULATION POINTS OUTSIDE PROPERTY

LINE ARE MODELED AT 3.5' ABOVE GRADE
2) CALCULATION POINTS INSIDE PROPERTY

LINE MODELED AT GRADE LEVEL
3) LIGHT FIXTURES MODELED UNDER

CANOPY REQUIRE A HOUSE SIDE SHIELD
TO MEET LIGHT SPILL CODE
REQUIREMENT OF 0.5FC OR LESS AT
PROPERTY LINE



Traffic Planning Project Brief 
 
 
 
To:  Sarah Dring and Eric Carlson 
  ECA Architects & Planners 
 
From:  Bill Grieve, P.E., PTOE 
  Senior Transportation Engineer 
 
Date:  June 29, 2021 
 
Subject:  Proposed Gas Station and Apartment 
  1023 W. Main Street (IL 64) – St. Charles, Illinois 
 
 
Gewalt Hamilton Associates, Inc. (GHA) has considered the traffic planning requirements of the above captioned 
project. As proposed, a new gas station with six fueling stations, a convenience store, and an apartment for the 
site manager would be located at a former gas station at 1023 W. Main Street in St. Charles, Illinois. We offer the 
following information for your consideration. 
 
Background Information 

 The site is located in the southeast corner of the W. Main Street (IL 64) intersection with S 11th Street in 
St. Charles, Illinois (see Exhibit 1).  
 

 Exhibit 2 illustrates and Appendix A provides a photo inventory of the current traffic operations in the site 
vicinity. Main Street (IL 64) is an east-west route that is under the jurisdiction of the Illinois Department of 
Transportation (IDOT) and is classified as a Strategic Regional Arterial (SRA) route. As an SRA, more 
stringent site access guidelines are usually required. 

 
 IL 64 has two travel lanes in each direction and a two-way center left turn lane in the site vicinity. The 

posted speed limit is 30-mph. On-street parking is prohibited.  
 

 S 11th Street is a local north-south street that has its northern terminus at IL 64 where it has Stop control. 
S 11th Street serves a park and school about two blocks to the south.  

 
 The site currently has three access drives, all of which appeared to previously allow all movements; two 

on IL 64 and one on S 11th Street.  
 
Site Traffic Characteristics 

 Exhibit 3 illustrates the proposed site plan. The previous gas station had four fueling positions and a small 
convenience store. As proposed, there will be six fueling positions, a larger C-store, and an apartment on 
the 2nd floor for the site manager to reside in. The C-store will offer a variety of beverages and snacks for 
off-site consumption. It can be expected that about 25-30% of those who stop for fuel may also go into the 
C-store, while their vehicle is at the pump.  
 

 The gas station will be open 7 days a week from 5 AM to 11 PM. One employee will be on-duty with an 
occasional supervisor in attendance for short periods of time.  
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 It is proposed that all three current access drives remain. However, the on-site travel pattern will change. 
The west drive on Main Street will be one-way in and the east drive will operate one-way out. This will 
help eliminate on-site vehicle conflicts and potential congestion. The drive on S 11th Street will remain 
two-way but is expected to have minimal customer activity.  

 
 Exhibit 4 summarizes the site traffic characteristics, including the projected trip generations and trip 

distribution. Also provided is a comparison to the previous gas station trip generations. Pertinent 
comments include: 

 Per ITE, about 65% of gas station trips will be “pass-by” in nature. These are trips made by 
vehicles already traveling on the adjacent roads, perhaps as a stop for fuel or a beverage / snack 
on the way to work in the morning. 

 The new gas station and apartment is expected to generate about one additional driveway trip 
every two minutes than the original gas station.  

 As with many service-related commercial uses, the trip distribution will be focused on the 
convenience of right turns in and out movements. This “rule of 65s” suggests that only about 30% 
of the site rips will be oriented along Main Street as left turns in and left turns out. The use of the 
S 11th Street access should be limited to locally generated trips, only about 5%.  

 
Key Finding.  As can be seen from Exhibit 4 – Part A, the proposed gas station and apartment will 
generate only a few additional “new” trips from the previous gas station use. It is estimated that only about 
one additional new trip will be generated every ten minutes during the weekday morning and evening 
peak hours.  

 
 Exhibit 5 illustrates the project traffic assignment. It considers the site traffic characteristics provided in 

Exhibit 4, as well as historical background traffic data available from the Illinois Department of 
Transportation (IDOT), which is provided in Appendix B. The IDOT counts are from March 2019, prior to 
the Covid pandemic.  

 
 As can be seen from Exhibit 5, left turns in and out of the site will be limited to about one trip every three 

minutes during the morning and evening peak hours. Per the site plan (see Exhibit 3) and aerial imagery, 
the site’s depressed curbs along IL 64 can accommodate two vehicles side-by-side. This will allow a 
customer exiting to the east to make their right turn without having to wait for vehicle turning left out to find 
a gap in opposing traffic on IL 64. It should also be noted that the center two-way left turn lane will provide 
staging for a “two-step” left turn exit. 

 
On-Site Planning Elements 

 Exhibit 6 illustrates the path of a fueling tanker truck. As can be seen, it will enter from the S 11th Street 
access drive, then depart from the tank-hold via S 11th Street then east on Main Street. It is anticipated 
that there will be one to two fuel deliveries per week. They should be scheduled to avoid busier gas 
station customer activity.  
 

 As noted, the access drives on Main Street will operate one-way inbound at the west drive and one-way 
outbound at the east drive. This will help to minimize any potential vehicle conflicts and congestion in the 
Main Street / S 11th Street intersection influence area. Exiting site traffic should have Stop control at both 
the Main Street and S 11th Street access drives. Pavement striping may also be helpful to emphasize the 
one-way access operations.  
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 It is our understanding that the parking provided meets City code requirements. One parking space is 
required for the apartment. It should be located at the east end of the site away from gas station customer 
activity. It should also be remembered that many of the C-store customers will also be refueling their 
vehicles. There will be six parking spaces available at the pump islands in addition to the three parking 
spaces located at the west end of the site.  

 The trash enclosure will be located in the southwest corner of the site. Refuse pick-up will be a few times 
a week. As with the fueling trucks, trash pick-up should be scheduled as much as possible to avoid busy 
customer times. C-store deliveries are also anticipated to be limited per week.  
 
* * * * * * * * * * * * * 
 

This Traffic Planning Project Brief prepared by: 
 

 
William C. Grieve, P.E., PTOE 
Senior Transportation Engineer 
bgrieve@gha-engineers.com  
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Proposed Site Plan

Exhibit 3 - Site Plan



Part A.  Trip Generations

ITE Morning Evening
Land Use Size Code In Out Sum New In Out Sum New Sum New
Step 1.  Proposed Development
Gas Station w/ C-Store 1,440 SF #945 55 54 109 38 65 62 127 44 2,074 726

6 fuel positions
Apartment 1 Dwelling #220 0 1 1 1 1 0 1 1 7 7

Totals = 55 55 110 39 66 62 128 45 2,081 733
Step 2.  Previous Development
Gas Station w/ C-Store 850 SF #945 33 32 65 34 38 37 75 38 1,224 430

4 fuel positions
Totals = 33 32 65 34 38 37 75 38 1,224 430

Step 3.  Increments (Step 1. - Step 2.) = +22 +23 +45 +5 +28 +25 +53 +7 +857 +303
Notes:

1) Source:  Institute of Transportation Engineers (ITE) Trip Generation Manual (10th Edition)
2) Per ITE, 65% or more of the gas station trips could be "pass-by" in nature.
3) The discounts for pass-by trips were not  taken in order to test maximum site impacts.

Part B.  Trip Distribution

Route & Direction
Main Street (IL 64)
   - East of Site 65%
   - West of 11th Street 30%
11th Street
   - South of Site

Totals =
5%

100% 100%
5%

Exhibit 4
Traffic Characteristics

Proposed Gas Station and Apartment - 1023 W. Main Street (IL 64) - St. Charles, IL

Depart Site ToApproach Site From

Weekday Peak Hours Daily

Percent Use

30%
65%
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Exhibit 6 - Auto Turn
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Looking north along S 11th St at Main St 
 

 

 

 
 

Looking north at West Site Access from S 11th St 
 

 
 

Looking east along Main St at S 11th St 
 

  
Looking east through Site from S 11th St 
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Looking west along Main St at Site 
 

 

 

 
 

Looking west through Site 
 

 
 

Looking north from site at Northwest Site Access  
 

  
Looking north from site at Northeast Site Access 
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IDOT Traffic Count Summary Sheets 
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Ê�EX

��*�dd����
3�����e�!��;�!�+�f���;g

R
 3+���
3��,��
*



�����������	�

�
���
���� �����������

��������

	��� �� �!!"

�
���#���$%&'�()

	*
+�,
�#-%'.%//�-.

�
�,
�#0�1�(2

��*���
���

�
3���%'4

�
++3���(2�567-�8(

9:����

;:9<���

�=�����//&'>&?�1@2

��A����������	�

�
3��<�3!7BB4C)4.

<�*�����4.�"DE"D0�E�

F�#����2GH�"DE�D0�E�

<�*���+�EI��I���J$

F�#���+�EI��I���J$

��*���
�7CCK>%BG

�
�!

<��
�
�������L��M��$%&'�()N�O����"E
M(�0'.�()N

<3#�

<���#���+�

��!�*���
�

<��!
*�����

<
3*��2B.?�&'2>P>/

���3#�Q�
�=�3#�

���F,R��STUV9��

��+�
;
3* �
�
3�

USUUVWSUU E��

WSUUVXSUU L�

XSUUVYSUU �0

YSUUVZSUU ��

ZSUUV[SUU �E

[SUUVTSUU E�\

TSUUV]SUU "L"

]SUUV̂SUU L_\
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W]SUUVŴSUU Ea�0_
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Hampton, Lenzini and Renwick, Inc. 
             Civil Engineers • Structural Engineers • Land Surveyors • Environmental Specialists 

www.hlrengineering.com 

 

_______________________________________________________________________________________________________________ 

380 Shepard Drive 380 N. Terra Cotta Road, Unit G 3085 Stevenson Drive, Suite 201 323 W. Third Street, P.O. Box 160 

Elgin, Illinois 60123-7010 Crystal Lake, Illinois 60014 Springfield, Illinois 62703 Mt. Carmel, Illinois 62863 

Tel. 847.697.6700 Tel. 847.697.6700 Tel. 217.546.3400 Tel. 618.262.8651 

Fax 847.697.6753 Fax 847.697.6753 Fax 217.546.8116 Fax 618.263.3327 

 

Memorandum 
To: City of St. Charles 

ATTN: Ms. Ellen Johnson 

From: Hampton Lenzini & Renwick, Inc. (HLR) 
Callie Castro, PE, PTOE and Amy McSwane, PE, PTOE 

Date: 7/13/2021 

Re: 1023 W. Main Street (IL 64) – Proposed Gas Station and Apartment 

HLR has reviewed the subject traffic study submitted on June 29, 2021 by Gewalt Hamilton Associates, 
Inc. (GHA). The following comments were noted for consideration. 

Traffic Study and Site Plan Comments 

1. Was a traffic analysis conducted for the site driveways and the intersection of 11th Street at Main 
Street? How do they operate with new trips and existing traffic? Are there any existing 
operational issues? 

2. What are the peak hours/periods used in this study for the proposed site? Include in study. 

3. Under Site Traffic, where is the value of 25-30% for those who may stop for fuel may also go to 
the C-store assumed from? Clarify and reference in discussion. 

4. What is the “rule of 65’s” based on? Clarify/reference in the study. The assumed directional 
distribution to and from the site should also align with existing traffic patterns along Main Street. 

5. Include City Code parking requirements in Appendix and detail in study. 

6. The proposed site plan shows less than 10’ of travel way between cars parked at the service 
pumps and the sidewalk on north side of the site/the convenience store on the south side of the 
property. There is concern if there is enough room for vehicles to maneuver the site properly. 
Provide passenger vehicle Auto-Turn exhibit for the proposed site plan.  

7. There does not seem to be any curb or physical separation between the vehicle travel way and 
the sidewalk on the north side of the site which is a safety concern for pedestrians using the 
sidewalk. 

8. Main Street (IL 64) is an SRA route. Per IDOT guidelines for SRA routes, it is recommended to 
consolidate curb cuts/driveways and provide access onto non-SRA routes. Right-in right-out 
only access is most desirable along SRA routes.  

a. There is safety concern with the amount of conflict points between motorists entering 
and exiting the site using three different driveways (two on an SRA route), vehicles 
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entering and exiting the pumps, and pedestrians/bicyclists that use the sidewalk along 
Main Street. 

b. There is also a safety concern with how close the existing western driveway on Main 
Street is to 11th Street. This driveway could create conflict for vehicles turning into the 
gas station and vehicles turning onto Main Street from 11th Street. 

9. The existing driveways along Main Street are very wide. There is major concern if these 
driveways are to remain as is that there is nothing to stop drivers from using both driveways as 
full access driveways. Drivers don’t always follow pavement markings and posted signage.  
Narrower driveways and curbs/physical separation should be considered to effectively direct 
drivers to the correct driveway.  

10. The traffic study mentions the proposed driveways can accommodate vehicles side-by-side 
when exiting the site. Is it necessary to provide a left and a right turn lane to exit? Was a capacity 
analysis done showing the need to have two exiting lanes based on the proposed traffic 
volumes?  

11. Based on the circulation arrows on the current proposed site plan, does the driveway on 11th 
Street need to be full access if all vehicles are expected to travel in one-way direction through 
the site?  

If you have any questions or concerns regarding this study, please contact HLR at 847-697-6700.



Memorandum 
 

To:  Eric Carlson 

  ECA Architects & Planners 

 

From:  Bill Grieve, P.E., PTOE 

  Senior Transportation Engineer 

 

Date:  July 26, 2021 

 

Subject:  Hampton, Lenzini and Renwick, Inc. (HLR) Review Comments 

  Proposed Gas Station and Apartment 

  1023 W. Main Street, St. Charles, Illinois 

 

 

Gewalt Hamilton Associates, Inc. (GHA) has received the review comments from HLR dated July 13, 2021 

regarding the above captioned project. As proposed, a gas station and an apartment would be developed at 

1023 W. Main Street in St. Charles, Illinois on a former gas station site. We offer the following responses for 

your consideration. 

 
1. Was a traffic analysis conducted for the site driveways and the intersection of 11th Street at Main Street? 

How do they operate with new trips and existing traffic? Are there any existing operational issues?  
Response:  Per City guidance, we did not perform a full Traffic Impact Study (TIS). Traffic counts were 
not conducted. Instead, we used available data from the IDOT web-site.  

 
2. What are the peak hours/periods used in this study for the proposed site? Include in study. 
Response:  The street peak hours generally occur between 7-9 AM and 4-6 PM. The available IDOT 
data along Main Street suggests that the peak hours occur from 7-8 AM and 5-6 PM.  

 
3. Under Site Traffic, where is the value of 25-30% for those who may stop for fuel may also go to the C-

store assumed from? Clarify and reference in discussion. 

Response: The client provided the information on the percentage of multi-use stops. This percentage 

is also consistent with historical GHA survey data at similar developments. This factor was not used in 

our evaluation.  

 
4. What is the “rule of 65’s” based on? Clarify/reference in the study. The assumed directional distribution 

to and from the site should also align with existing traffic patterns along Main Street. 
Response: The “Rule of 65s” has evolved from a combination of client data and GHA traffic counts 
and observations at many service-oriented businesses, such as gas stations and fast-food restaurants. 
It is logical that drivers would elect to perform easier right turn in/out movements instead of negotiating 
left turns across busy traffic. The GHA traffic assignment reflects this especially during the busy AM 
peak hour when eastbound Main Street traffic is almost double the westbound traffic.  

 
5. Include City Code parking requirements in Appendix and detail in study. 
Response: The parking requirements and calculations are provided on the ECA site plans.  
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6. The proposed site plan shows less than 10’ of travel way between cars parked at the service pumps 

and the sidewalk on north side of the site/the convenience store on the south side of the property. There 

is concern if there is enough room for vehicles to maneuver the site properly. Provide passenger 

vehicle Auto-Turn exhibit for the proposed site plan. 

Response: Knoche Engineering will be providing the requested AutoTurn template.  

 
7. There does not seem to be any curb or physical separation between the vehicle travel way and the 

sidewalk on the north side of the site which is a safety concern for pedestrians using the sidewalk. 

Response: The site does not now have a buffer. 

 
8. Main Street (IL 64) is an SRA route. Per IDOT guidelines for SRA routes, it is recommended to 

consolidate curb cuts/driveways and provide access onto non-SRA routes. Right-in right-out only 
access is most desirable along SRA routes. 

a. There is safety concern with the amount of conflict points between motorists entering and exiting 

the site using three different driveways (two on an SRA route), vehicles entering and exiting the 

pumps, and pedestrians/bicyclists that use the sidewalk along Main Street 

Response: We believe that the shift to a one-way in and out operation at the site drives will be an 
improvement to the previous operations.  

b. There is also a safety concern with how close the existing western driveway on Main Street is to 11th 

Street. This driveway could create conflict for vehicles turning into the gas station and vehicles turning 

onto Main Street from 11th Street. 

Response: The drive on 11th Street is important from a site access standpoint for fuel tankers. The 

drive also provides access for the trips oriented to/from the south on 11th Street.  

 
9. The existing driveways along Main Street are very wide. There is major concern if these driveways are 

to remain as is that there is nothing to stop drivers from using both driveways as full access driveways. 

Drivers don’t always follow pavement markings and posted signage. Narrower driveways and 

curbs/physical separation should be considered to effectively direct drivers to the correct driveway. 

Response: Appropriate signing and striping should be provided to effectively narrow the drives.  

 
10. The traffic study mentions the proposed driveways can accommodate vehicles side-by-side when 

exiting the site. Is it necessary to provide a left and a right turn lane to exit? Was a capacity analysis done 

showing the need to have two exiting lanes based on the proposed traffic volumes? 

Response: As noted, this was not a full TIS so capacity analyses were not conducted. From a planning 

standpoint it sems reasonable that separate outbound left and right turns would help promote more 

efficient operations.  

 
11. Based on the circulation arrows on the current proposed site plan, does the driveway on 11th Street 

need to be full access if all vehicles are expected to travel in one-way direction through the site? 

Response: Full access for the driveway on 11th Street will allow those vehicles destined to the south 

to not have to circulate along Main Street as “back-track” movements.  

 





Memorandum 
 

To:  Eric Carlson 

  ECA Architects & Planners 

 

From:  Bill Grieve, P.E., PTOE 

  Senior Transportation Engineer 

 

Date:  July 26, 2021 

 

Subject:  Hampton, Lenzini and Renwick, Inc. (HLR) Review Comments 

  Proposed Gas Station and Apartment 

  1023 W. Main Street, St. Charles, Illinois 

 

 

Gewalt Hamilton Associates, Inc. (GHA) has received the review comments from HLR dated July 13, 2021 

regarding the above captioned project. As proposed, a gas station and an apartment would be developed at 

1023 W. Main Street in St. Charles, Illinois on a former gas station site. We offer the following responses for 

your consideration. 

 
1. Was a traffic analysis conducted for the site driveways and the intersection of 11th Street at Main Street? 

How do they operate with new trips and existing traffic? Are there any existing operational issues?  
Response:  Per City guidance, we did not perform a full Traffic Impact Study (TIS). Traffic counts were 
not conducted. Instead, we used available data from the IDOT web-site.  

 
2. What are the peak hours/periods used in this study for the proposed site? Include in study. 
Response:  The street peak hours generally occur between 7-9 AM and 4-6 PM. The available IDOT 
data along Main Street suggests that the peak hours occur from 7-8 AM and 5-6 PM.  

 
3. Under Site Traffic, where is the value of 25-30% for those who may stop for fuel may also go to the C-

store assumed from? Clarify and reference in discussion. 

Response: The client provided the information on the percentage of multi-use stops. This percentage 

is also consistent with historical GHA survey data at similar developments. This factor was not used in 

our evaluation.  

 
4. What is the “rule of 65’s” based on? Clarify/reference in the study. The assumed directional distribution 

to and from the site should also align with existing traffic patterns along Main Street. 
Response: The “Rule of 65s” has evolved from a combination of client data and GHA traffic counts 
and observations at many service-oriented businesses, such as gas stations and fast-food restaurants. 
It is logical that drivers would elect to perform easier right turn in/out movements instead of negotiating 
left turns across busy traffic. The GHA traffic assignment reflects this especially during the busy AM 
peak hour when eastbound Main Street traffic is almost double the westbound traffic.  

 
5. Include City Code parking requirements in Appendix and detail in study. 
Response: The parking requirements and calculations are provided on the ECA site plans.  

Concur.

Include peak hours in traffic study.

Include this clarification in traffic study and note that it was not used in the evaluation.

The "rule of 65's" sounds more like engineering judgment based on x,y,z. Describing this as a rule is misleading. 

Concur, however the site plan attached to the traffic study did not include the parking requirements.

ejohnson
Text Box
Responses from HLR 8/3/21
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6. The proposed site plan shows less than 10’ of travel way between cars parked at the service pumps 

and the sidewalk on north side of the site/the convenience store on the south side of the property. There 

is concern if there is enough room for vehicles to maneuver the site properly. Provide passenger 

vehicle Auto-Turn exhibit for the proposed site plan. 

Response: Knoche Engineering will be providing the requested AutoTurn template.  

 
7. There does not seem to be any curb or physical separation between the vehicle travel way and the 

sidewalk on the north side of the site which is a safety concern for pedestrians using the sidewalk. 

Response: The site does not now have a buffer. 

 
8. Main Street (IL 64) is an SRA route. Per IDOT guidelines for SRA routes, it is recommended to 

consolidate curb cuts/driveways and provide access onto non-SRA routes. Right-in right-out only 
access is most desirable along SRA routes. 

a. There is safety concern with the amount of conflict points between motorists entering and exiting 

the site using three different driveways (two on an SRA route), vehicles entering and exiting the 

pumps, and pedestrians/bicyclists that use the sidewalk along Main Street 

Response: We believe that the shift to a one-way in and out operation at the site drives will be an 
improvement to the previous operations.  

b. There is also a safety concern with how close the existing western driveway on Main Street is to 11th 

Street. This driveway could create conflict for vehicles turning into the gas station and vehicles turning 

onto Main Street from 11th Street. 

Response: The drive on 11th Street is important from a site access standpoint for fuel tankers. The 

drive also provides access for the trips oriented to/from the south on 11th Street.  

 
9. The existing driveways along Main Street are very wide. There is major concern if these driveways are 

to remain as is that there is nothing to stop drivers from using both driveways as full access driveways. 

Drivers don’t always follow pavement markings and posted signage. Narrower driveways and 

curbs/physical separation should be considered to effectively direct drivers to the correct driveway. 

Response: Appropriate signing and striping should be provided to effectively narrow the drives.  

 
10. The traffic study mentions the proposed driveways can accommodate vehicles side-by-side when 

exiting the site. Is it necessary to provide a left and a right turn lane to exit? Was a capacity analysis done 

showing the need to have two exiting lanes based on the proposed traffic volumes? 

Response: As noted, this was not a full TIS so capacity analyses were not conducted. From a planning 

standpoint it sems reasonable that separate outbound left and right turns would help promote more 

efficient operations.  

 
11. Based on the circulation arrows on the current proposed site plan, does the driveway on 11th Street 

need to be full access if all vehicles are expected to travel in one-way direction through the site? 

Response: Full access for the driveway on 11th Street will allow those vehicles destined to the south 

to not have to circulate along Main Street as “back-track” movements.  

 

AutoTurn was received.

We maintain our original safety concern for pedestrians described in comment 7.

The concern was with the western driveway proximity to 11th St, not the driveway on 11th St.

We maintain our original concerns described in comment 9.

From a traffic and safety standpoint, there should be justification or engineering 
judgment based on x,y,z  for two exiting lanes at this driveway.

If the site is to operate in a one-way manner based on the circulation arrows shown in the site plan, how 
are vehicles suppose get to the exit on 11th Street without traveling the wrong direction within the site? 
If  pumps are occupied there is not enough room for two-way travel throughout the site.



From: Lourdes Rosales <lourdesrosales98@gmail.com>
Sent: Thursday, July 15, 2021 2:45 PM
To: CD <cd@stcharlesil.gov>
Subject: Proposed Gas Station on Main St

My name is Lourdes Rosales Sanchez and my family and I own and live on the house next to the 
proposed gas station, 1007 W Main St. Looking and reviewing the redeveloped property that is 
intended to be made on 1023 W Main St I have concerns regarding having a gas station and a 
residential unit on the same lot. Having a residential unit will not only increase the traffic that the 
convenience store and gas station will cause but also cause how many individuals are in this location. 
Being a mom of two kids under the age of 3, it worries me about who will reside in this location as 
well as how many individuals will be coming to this location because of the proposed gas station. I 
respectfully oppose of this property that will be build next to my home.



From: Mark S. Hernandez <c_y_b_e_r_s_u_l_t_a_n@yahoo.com> 
Sent: Monday, July 26, 2021 6:12 PM
To: CD <cd@stcharlesil.gov>
Subject: NOT In Favor of STC Apartment Construction

Hello,

This message is to support the neighborhood concern of a proposed apartment above a local 
convenience store. I am not in favor of construction for an apartment above the convenience 
store & gas station on the SW corner of West Main (Rt 64) & South 11th Street.

Thank You,

30+ Year St. Charles resident

mailto:ckaleta@stcharlesil.gov
mailto:ejohnson@stcharlesil.gov
mailto:rhitzemann@stcharlesil.gov
mailto:rtungare@stcharlesil.gov


From: Pnutts21 <pnutts21@yahoo.com>
Sent: Monday, July 26, 2021 12:28 PM
To: CD <cd@stcharlesil.gov>
Subject: Apartments above gas station on 64 or Main st

Hello
We are residents of 12th st. Although we miss the local gas station and the amenities, we do 
not want apartments built above or around it.
Thank you
3 s 12th st
The Reeds



From: Christine Farley <cfarley1273@yahoo.com> 
Sent: Monday, July 26, 2021 6:57 AM
To: CD <cd@stcharlesil.gov>
Subject: Concerned resident

Good morning,
  I am not in favor of an apartment above the proposed convenience store and gas station on the 
southwest corner of West Main Street (rt 64) and South 11th street. 
  I am a mother of 2 young kids who now play and ride their bikes behind my house. The front of my 
house is the busy road rout 64 and so behind my house is safer ally. We take walks, ride bikes and 
scooters using the ally and neighbors drive ways. 
   Having  a gas station on the corner will have more traffic. It’s nice how it is now. Less traffic and 
happy neighbors. With the added gas station it will be more people and cars to disturb our family and 
neighbors back yards and driveways. We already live on a busy street in the front please don’t make 
our ally a busy one as well. 

Please no gas station or apartments. 

Thank you for considering my plea for a safer play and quieter back yard and ally. 

Walk in peace 
Chrissy 
Long time resident 
1109 W. Main Street  

mailto:ckaleta@stcharlesil.gov
mailto:ejohnson@stcharlesil.gov
https://overview.mail.yahoo.com/?.src=iOS


From: Lynne Ellberg <lellberg020@gmail.com>
Sent: Saturday, July 24, 2021 1:48 PM
To: CD <cd@stcharlesil.gov>
Subject: 1023 W. Main St.

I am in favor of the gas station and convenient store but definitely NO on the second 
floor residential unit. 

Sincerely
Lynne Ellberg
1111 W Main St.
lellberg020@gmail.com



From: Bobbi Daly <dalyb46@gmail.com> 
Sent: Wednesday, July 28, 2021 3:33 PM
To: CD <cd@stcharlesil.gov>
Subject: PROPOSED APARTMENT, CONENIENCE STORE & GAS STATION ON SW CORNER OF WEST MAIN 
ST. (ROUTE 64) & 11TH ST.

As a resident of St. Charles for over 68 years with 41 years in my current home on 12th Street, I am not 
opposed to the convenience store & gas station that has been on this corner for many years.  However, 
I am opposed to the proposed apartment above the store.  This is a very small area which is fine for the 
store & gas but I feel that having a residential unit there would cause too much congestion.  In the 
architect's rendering I do not see any gas pumps by the street.  Unless I am missing something, I only 
see the sign that says convenience store & the elevation above for the apartment.  This does not make 
sense to me.  I am in favor of the convenience store & gas station but am expressing my opposition to 
the apartment.  Please take this into consideration at the hearing on August 3.

Thank you

Barbara Daly
26 S. 12th Street
St. Charles, IL 60174

mailto:ckaleta@stcharlesil.gov
mailto:rtungare@stcharlesil.gov
mailto:ejohnson@stcharlesil.gov
mailto:rhitzemann@stcharlesil.gov












From: Kathy Foulkes <kffoulkes@yahoo.com> 
Sent: Wednesday, July 28, 2021 1:37 PM
To: CD <cd@stcharlesil.gov>
Subject: Project Name 1023 West Main Street

To Whom it May Concern:

We received in the mail a Notice of Public Meeting regarding the property at 1023 West Main 
Street.  The proposal calls for the redevelopment of the property with a new gas station/
convenience store with a second floor residential unit.

We have no problem with the new gas station and convenience store,however, we are opposed to 
the second floor residential unit and the proposed size of the convenience store.  The residential 
unit and convenience store is out of proportion to the size of the lot.  It should be much smaller.  

It seems as the applicant is trying to find a zoning category that can allow the applicant to have 
many variances.  

This property should be one of two zoning categories, business or residential.  The structure on 
this property should be scaled in proportion to the lot.  The applicant is either a gas station/
convenience store operator or a landlord.

No other gas station/convenience store in St. Charles has a residential unit or a second floor.

Parking is more than a casual concern.  All gas stations and mini-marts in St. Charles have more 
than ample parking to accommodate the in and out flow of traffic.  The applicant should purchase 
more lots and provide more parking to accommodate the business.  Maybe the Plan Commission 
members and City Council members should drive through the gas stations/mini-marts in St. 
Charles, notice the parking spots provided and the open space surrounding the property that is 
used for delivery and excess parking when required at peak times.  I did!!

In an e-mail to the City of St. Charles dared Tuesday, October 6, 2020, Linda Brink who owns the 
property bordering the south side of the gas station cited why she strongly opposed the new plan.  
The last sentence of her e-mail stated "If the developer would like to consider purchasing my 
property I would be happy to discuss it."

How many people on the Planning Commission and the City Council have stood on the lot and 
considered the enormity of the project?

The zoning request points out that the developed property across Main Street as an example of 
what could be.  The request fails to point out that the new building there has much more space 
surrounding the building.

Look at the lot today!!  It is overgrown with weeds up to your waist.  We would think that the 
applicant would keep the lot presentable or the city would site the property.

Thank you for your consideration with this matter.

Sincerely,
Michael and Kathleen Foulkes
1117 West Main Street
St. Charles, IL 60174

Please send us a confirmation that you have received this e-mail and it will be included in the 
packet presented to the Plan Commissioners and will go down as a matter of public record.

mailto:ckaleta@stcharlesil.gov
mailto:rtungare@stcharlesil.gov
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