
 

AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:   

Title: 

 

Plan Commission recommendation to approve a Land 

Banked Parking Request for BEMA Inc., 3620 Ohio Ave.  

 

Presenter: Ellen Johnson 

Meeting: Planning & Development Committee                    Date:  June 8, 2020 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  
The City has received a request to allow land banking of required parking spaces for the BEMA Inc. located at 

3620 Ohio Ave. in the M-2 Limited Manufacturing District. Section 17.24.110 of the Zoning Ordinance allows 

up to 25% of the parking requirement for Warehouse/Distribution uses in the M-2 district to be land banked for 

future construction. 
 

BEMA is planning a building addition with modified site circulation and new parking areas. The plan includes 

retaining an existing 71,653 sf building and constructing a 48,220 sf addition. Off-street parking areas are 

proposed along Ohio Ave. and at the rear of the building. The total parking requirement for the building with the 

new addition is 120 spaces (1 space per 1,000 sf of gross floor area). Proposed is to construct 100 parking spaces 

with the remaining 20 required spaces identified on the plans for future construction, if needed. This constitutes 

17% of the parking requirement.  
 

Per Section 17.24.110, the land bank parking petition is to present a study that demonstrates:  

a. The number of parking spaces may be reduced without affecting the ability to adequately accommodate 

vehicles for employees, business-owned vehicles, vehicles for visitors, and all other vehicles necessary 

for the business, and provide adequate spaces during an overlap of employee shifts. 

b. Land banked parking shall not cause a shortage of parking for other uses located in the area. 
 

The petition must also submit a Land Bank Parking Plan which includes the following elements:  

a. Depiction of the full number of parking spaces required for Manufacturing, Light & Heavy, and 

Warehouse/Distribution uses. 

b. A detailed floor plan depicting the layout of all proposed and future manufacturing/warehouse areas. 

c. Depiction of the interim use of the land banked area. 

d. Acknowledgement that the land banked parking area shall satisfy all applicable sections of City Code. 

e. Acknowledgement that the associated stormwater management systems are designed and constructed to 

accommodate all land banked spaces. 
 

The applicant’s letter provides a response to these items.  The submitted plans depict the spaces to be constructed 

now (100) and that there is adequate space to construct the remaining required parking should the need arise. In 

the interim, the area will be grass. 
 

The Code stipulates that the land banked parking approval apply only to the specific business for which the study 

was conducted. The City may require the business owner to construct the land banked parking facility if there a 

shortage of parking is identified on the property.   
 

Plan Commission Recommendation 
 

Plan Commission reviewed the land banked parking request on 6/2/20 and recommend approval by a vote of 9-0. 

Attachments (please list):  

Plan Commission Resolution, Letter dated 5/5/20 

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve a Land Banked Parking Request for BEMA Inc., 3620 

Ohio Ave.  
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City of St. Charles, Illinois 

Plan Commission Resolution No. 7-2020 
 

A Resolution Recommending Approval of a Land Bank Parking Request for 

BEMA Inc., 3620 Ohio Ave. 

(Heitman Architects Inc.) 
 

Passed by Plan Commission on June 2, 2020 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to review Land 

Bank Parking Requests; and 

  

 WHEREAS, the Plan Commission has reviewed the Land Bank Parking Request for 

BEMA Inc., 3620 Ohio Ave. (Heitman Architects Inc.); and  
 

WHEREAS, the Plan Commission finds said Land Bank Parking Request to meet the 

standards contained in Section 17.24.110.C of the St. Charles Zoning Ordinance.   

 

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

to City Council approval of a Land Bank Parking Request for BEMA Inc., 3620 Ohio Ave. 

(Heitman Architects Inc.), allowing for 20 off-street parking spaces out of the 120 required off-

street parking spaces to be land banked for future construction. 

 

 

Roll Call Vote:   

Ayes:  Pretz, Purdy, Kessler, Wallace, Holderfield, Vargulich, Becker, Melton, Funke 

Nays:   

Absent:   

Motion carried:  9-0 

 

 PASSED, this 2nd day of June 2020. 

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 
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BEMA EXPANSION
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SHEET NOTES

1. PRIOR TO DEMOLITION OF EXISTING STORM
SEWER ON EAST SIDE OF THE BUILDING,
CONTRACTOR SHALL CONFIRM THAT NO ROOF
DRAINS OR DOWNSPOUTS FROM THE EXISTING
BUILDING CONNECT TO THE STORM SEWER TO BE
DEMOLISHED.  IF ANY BUILDING DRAINAGE
CONNECTS TO THE STORM SEWER, ADDITIONAL
DRAINAGE ACCOMMODATIONS SHALL BE
PROVIDED TO ENSURE ALL UPSTREAM FLOW IS
CONVEYED PROPERLY.
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PARKING SUMMARY

EXISTING BLDG
71,653 SF @ 1 STALL / 1,000 SF = 72 STALLS

BLDG ADDITION
48,231 SR @ 1 STALL / 1,000 SF = 49 STALLS

TOTAL REQUIRED 121 STALLS
PROOF OF PARKING 21 STALLS

PROVIDED
STANDARD 95 STALLS
ADA 5 STALLS
TOTAL PROVIDED 100 STALLS

TOTAL PROV. W/PROOF OF PARKING 121
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STORMWATER MANAGEMENT SUMMARY

DEVELOPMENT AREA 3.5 AC
(INCLUDING FUTURE PARKING)

PROP. IMPERVIOUS AREA  2.8 AC
(INCLUDING FUTURE PARKING) 

PERCENT IMPERVIOUS 80%

REQUIRED DETENTION (KANE CO. TGM FIGURE T9-108.A)
(0.48 AC-FT/AC) X (3.5 AC) = 1.68 AC-FT

EXISTING DETENTION 0.14 AC-FT

REQUIRED DETENTION (1.68 + 0.14) 1.82 AC-FT

PROVIDED DETENTION 1.9 AC-FT

REQUIRED BMP VOLUME
(2.8 AC) X (1/12) X (43,560) 10,000 CU-FT

PROVIDED BMP VOLUME
(CHAMBER SURFACE STORAGE) 10,000 CU-FT

*NOTE*
PROJECT SITE IS LOCATED WITHIN 400 FT OF A PRIVATE
WELL LOCATED ON THE PROPERTY DIRECTLY EAST OF
37TH AVE.  AS A RESULT, THE PROPOSED UNDERGROUND
STORAGE SYSTEM WILL HAVE A BOTTOM CONCRETE SLAB
AND NOT INFILTRATE STORMWATER RUNOFF.
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REPLACE EX. FRAME &
GRATE WITH 6" CURB GRATE

REPLACE EX. FRAME &
GRATE WITH DEPRESSED
CURB GRATE PER CITY
STANDARDS

ST INL
RIM=756.75
INV=753.75

ST MH
RIM=757.9
INV=753.54

77 LF 12" RCP @ 0.00%

ST MH
RIM=758.0±

INV=746.0

ST INL
RIM=757.65
INV=754.65

ST GRATE
RIM=760.30

ADJUST RIM & ROTATE FRAME OUT OF C&G

ST MH
(W/HIGH CAPACITY GRATE)

RIM=759.60
INV=754.98 (W, NW)

INV=754.80 (N)

ST INL
RIM=762.3
INV=759.30

47 LF 15" RCP @ 0.50%
(100-YR STORM)

105 LF 15" RCP @ 3.00%
(100-YR STORM)

191 LF 18" RCP @ 0.50%
(100-YR STORM)

32 LF 15" RCP @ 0.50%
(100-YR STORM)

ST MH
(W/HIGH CAPACITY

GRATE & BMP SNOUT)
RIM=759.60

INV=755.91 (N)
INV=754.64 (S,E)

ST MH
RIM=763.6
INV = 759.06

UNDERGROUND
DETENTION LIMITS

SAWCUT, REMOVE & REPLACE
EXISTING PAVEMENT, CURB &
GUTTER; MATCH EX. SECTION

19 LF 12" RCP @ 1.00%

5

PRELIMINARY
UTILITY
PLAN

C4.0
1" =        ' (HORIZONTAL)

''

30

60300

SHEET NUMBER

PROJ NO:

ENG :

DATE :  

REVISIONS

THIS DESIGN AND THESE DRAWINGS ARE THE PROPERTY  OF
CAGE ENGINEERING, INC. NO PART OF THIS WORK MAY  BE
REPRODUCED WITHOUT PRIOR WRITTEN PERMISSION  FROM
CAGE ENGINEERING, INC.

SHEET TITLE

OF 7

PR
EL

IM
IN

A
RY

 E
N

G
IN

EE
RI

N
G

 F
O

R:

B
EM

A
 E

X
PA

N
SI

O
N

3
6

2
0

 O
H

IO
 A

V
EN

U
E

ST
. C

H
A

RL
ES

, I
LL

IN
O

IS

190267

BPH

05-01-2020

31
10

 W
O

O
D

CR
EE

K 
D

RI
V

E
D

O
W

N
ER

S 
G

RO
V

E,
 IL

 6
05

15
P:

 6
30

.5
98

.0
00

7
W

W
W

.C
A

G
EC

IV
IL

.C
O

M
C
A
G
E



1/2 O.D. 

1/2 O.D. 

UNSUITABLE MATERIAL TO BE REMOVED AND REPLACED
WITH COMPACTED SUITABLE MATERIAL AS NECESSARY

INSIDE WALL OF TRENCH
OR BRACING SHALL
COMPLY WITH OSHA

STANDARDS

PIPE O.D.+12" MIN

TOP OF 
SUBGRADE

VARIES

RIGID
PIPE

1/2 O.D. 

1/2 O.D. 

FINAL BACKFILL

WITHIN 2 FT OF PROPOSED
PAVEMENT, DRIVEWAY, CURB &
GUTTER OR SIDEWALK, TRENCH
BACKFILL SHALL BE IDOT APPROVED
COURSE AGGREGATE  GRADATION
CA-6, 7, 8, OR 9 COMPACTED TO 90%
OF MODIFIED PROCTOR DENSITY.  IN
NON-STRUCTURAL AREAS BACKFILL
WITH APPROVED EXCAVATED
MATERIALS.

FINAL SURFACE

TOP OF 
SUBGRADE

VARIES

RIGID PIPE INSTALLATION DETAIL FLEXIBLE PIPE INSTALLATION DETAIL

4" OR 14 PIPE DIA. (MIN.) BEDDING (CA-7 OR CA-11) 4" OR 14 PIPE DIA. (MIN.)
BEDDING (CA-7 OR 11)

12" (MIN.)
INITIAL BACKFILL
(CA-6, 7, 8, OR 9)

HAUNCHING
(CA-7 OR 11)

INITIAL BACKFILL
(CA-6, 7, 8 OR 9)

HAUNCHING
(CA-7 OR 11)INIT. BACKFILL ONLY TO TOP

OF PIPE FOR RIGID PIPE.

NOTES:
1. FOR QUALIFIED SEWER CONSTRUCTION ONLY.
2. SHORING, OR EQUIVALENT PROTECTIVE SYSTEM, REQUIRED FOR TRENCHES
   OF 5' DEPTH OR GREATER, OR AS REQUIRED BY MUNICIPALITY.

INSIDE WALL OF TRENCH
OR BRACING SHALL
COMPLY WITH OSHA

STANDARDS

UNSUITABLE MATERIAL TO BE REMOVED AND REPLACED
WITH COMPACTED SUITABLE MATERIAL AS NECESSARY

FINAL BACKFILL

WITHIN 2 FT OF PROPOSED
PAVEMENT, DRIVEWAY, CURB &
GUTTER OR SIDEWALK, TRENCH
BACKFILL SHALL BE IDOT APPROVED
COURSE AGGREGATE  GRADATION
CA-6, 7, 8, OR 9 COMPACTED TO 90%
OF MODIFIED PROCTOR DENSITY.  IN
NON-STRUCTURAL AREAS BACKFILL
WITH APPROVED EXCAVATED
MATERIALS.

FINAL SURFACE

PIPE I.D.+18" MAX
PIPE O.D.+12" MIN
PIPE I.D.+18" MAX

FLEXIBLE
PIPE
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Scale:
STORM RESTRICTOR STRUCTURE DETAIL

NOT  TO SCALE

Scale:
STORM MANHOLE DETAIL

NOT  TO SCALE

Scale:
STORM INLET DETAIL

NOT  TO SCALE

Scale:
WATER MAIN CROSSING DETAIL

NOT  TO SCALE

Scale:
PRESSURE CONNECTION DETAIL

NOT  TO SCALEScale:
SANITARY MANHOLE DETAIL

NOT  TO SCALE

Scale:
TRENCH BACKFILL DETAIL
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COMPACTED SUBGRADE

1 12" HMA SURFACE COURSE
2 14" HMA BINDER COURSE, 19mm

8"AGGREGATE BASE, DENSE GRADED

COMPACTED SUBGRADE

1 12" HMA SURFACE COURSE
2 12" HMA BINDER COURSE, 19mm

10"AGGREGATE BASE, DENSE GRADED

6 x 6 - W2.9 X W2.9 WWF @ MIDPOINT
OF CONCRETE THICKNESS

COMPACTED SUBGRADE

X X X X

P.C. CONCRETE PAVEMENT, 8"

AGGREGATE BASE, TYPE B, 4"

℄SAWED GROOVE
1/8" MIN. X T/3

T

LONGITUDINAL SAWED JOINT

℄

HOT POURED JOINT SEALER

T

8"

NO. 6 X 24" TIE BARS
AT 24" CENTERS

LONGITUDINAL CONSTRUCTION JOINT
(TIE BAR GROUTED IN PLACE)

T/
2

1/4" 1/
8"

FIRST POUR SECOND POUR

PREFORMED OR
DRILLED HOLE
(BAR SIZE +1/4")

5/
8"

M
IN

.

℄SAWED GROOVE
3/16" MIN. X T/3

T

TRANSVERSE CONTRACTION JOINT

℄

T

T/
2

9"

18" LONG DOWEL
BARS AT 12" CENTERS

TRANSVERSE EXPANSION JOINT
(FOR PAVEMENTS WITH EQUAL THICKNESS)

9"

EXPANSION
CAP *

4"
2"

SEE SEALING DETAIL

* EXPANSION CAPS SHALL BE INSTALLED ON THE EXPOSED END
OF EASH DOWELBAR ONCE THE HEADER HAS BEEN REMOVED
AND THE JOINT FILLER MATERIAL HAS BEEN INSTALLED

DOWEL BAR TABLE

PAVEMENT THICKNESS
DOWEL BAR

DIAMETER (IN)

8" OR GREATER 1 1/2

7" THRU < 8" 1 1/4

LESS THEN 7" 1

SEALING DETAIL

2"

1/
4"

3/
4"

HOT POURED
JOINT SEALER

FINISH CORNERS
WITH EDGER

PREFORMED
FLEXIBLE FOAM
JOINT FILLER

2"

1/
4"

3/
4"

HOT POURED
JOINT SEALERFINISH CORNERS

WITH EDGER

PREFORMED CLOSED
CELL PLASTIC JOINT
FILLER

X X X X

ADJUSTABLE VALVE BOX

CONCRETE COLLAR

LID MARKED "WATER"

FINISH
GRADE

GATE VALVE

EXISTING COMPACTED SUBGRADE

2" HMA SURFACE COURSE

EXISTING BINDER COURSE

EXISTING BASE COURSE
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BMP SNOUT DETAIL

NOT  TO SCALEScale:
STANDARD DUTY ASPHALT DETAIL

NOT  TO SCALEScale:
B6.12 CURB & GUTTER DETAIL

NOT  TO SCALE

Scale:
PAVEMENT JOINT DETAIL

NOT  TO SCALE

Scale:
HEAVY DUTY ASPHALT DETAIL

NOT  TO SCALE

Scale:
HEAVY DUTY CONCRETE DETAIL

NOT  TO SCALE

Scale:
B6.18 CURB & GUTTER DETAIL

NOT  TO SCALE

Scale:
MILL & OVERLAY DETAIL

NOT  TO SCALE

Scale:
VALVE BOX DETAIL

NOT  TO SCALE



XXXXX X

X

X
X

X

XX

X

X
X

X

X
X

D

D

D

D

D

D

D

D

D

D

S

D

PROPOSED BUILDING ADDITION

42.5
19.92

Max 56° Horiz
Max 10° Vert

33.5 4 2

15.5
3 10.4 4.2

WB-50 - Intermediate Semi-Trailer
Overall Length 55.000ft
Overall Width 8.500ft
Overall Body Height 12.052ft
Min Body Ground Clearance 1.334ft
Max Track Width 8.500ft
Lock-to-lock time 6.00s
Curb to Curb Turning Radius 45.000ft

XXXXX X

X

X
X

X

XX

X

X
X

X

X
X

D

D

D

D

D

D

D

D

D
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D

PROPOSED BUILDING ADDITION

XXXXX X
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X

X

XX

X

X
X

X

X
X
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D

D

D

D
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PROPOSED BUILDING ADDITION

4

ST. CHARLES
FIRE TRUCK
TURNING
ANALYSIS

EX-1
1" =        ' (HORIZONTAL)

''
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