AGENDA ITEM EXECUTIVE SUMMARY
Title:

Agenda Item Number: 4c

Plan Commission recommendation to approve Special Uses
for a Place of Worship for Immanuel Myanmar Church,
1713 Howard St.

Presenter: Rachel Hitzemann, Planner
Meeting: Planning & Development Committee
Proposed Cost: $0

Date: November 8, 2021

Budgeted Amount: $0

Executive Summary (if not budgeted please explain):

Not Budgeted:

☐

The subject property is a 1.6-acre parcel located at 1713 Howard St. There is a 4,900 sf building on the site that
was originally constructed per a 1968 Special Use approval as a Place of Worship, but more recently was
expanded and converted into a school in 2004.
A Special Use Application has been filed by Immanuel Myanmar Church, represented by William F. Bochte, to
establish a Place of Worship on the property. Special Use approval is required to establish a Place of Worship in
the RS-3 Suburban Single-Family Residential zoning district.
The applicant has provided a listing on anticipated activities at the church, most of which would are expected to
occur on weekends.
No changes to the exterior of the building are proposed. The applicant has provided a re-striping plan of the
parking lot to accommodate the 27 parking spaces required for a congregation of 80 people. (The existing
congregation is 60 people)
Plan Commission Recommendation
Plan Commission held a public hearing on 11/2/21. During the public hearing, comments were made by
neighborhood residents, who were concerned about both existing traffic and the potential for increases in traffic
and use of on-street parking. The Plan Commission reiterated the public’s concerns and noted that the Church
will need to provide sufficient and accessible parking within their own property.
The Commission voted 9-0 to recommend approval of the Special Use, subject to the following conditions:
1. The maximum number of people at any given church service shall not exceed 80.
2. A “hammerhead” will be placed on the end of the east parking lot to provide a better maneuvering space
to access the proposed new parking stalls.
3. The parking lot receives a sealcoat prior to re-striping.
4. Resolution of all staff comments, including increasing the aisle width for the new parking spaces to meet
the code requirement of 24 ft.

Attachments (please list):
Plan Commission Resolution, Staff Report, Application, Plans
Recommendation/Suggested Action (briefly explain):
Plan Commission recommendation to approve Special Use for a Place of Worship for Immanuel
Myanmar Church, 1713 Howard St.

City of St. Charles, Illinois
Plan Commission Resolution No. 21-2021
A Resolution Recommending Approval of a Special Use for a Place of
Worship for Immanuel Myanmar Church, 1713 Howard St. (William F.
Bochte).
Passed by Plan Commission on November 2, 2021
WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public
hearings and review requests for Special Use; and,
WHEREAS, the Plan Commission held a public hearing and reviewed the application for a
Special Use for a Place of Worship for Immanuel Myanmar Church, 1713 Howard St. (William
F. Bochte);
WHEREAS, the Plan Commission adopts the following Findings of Fact for Special Use
provided by the Applicant, in accordance Section 17.04.330.C of the Zoning Ordinance:
A.

Public Convenience: The Special Use will serve the public convenience at the
proposed location.
The building was originally constructed as a Church/Place of Worship, pursuant to
Ordinance 1968-38 approving it as a Special Use in an R2 District as provided in prior
(per 2016) zoning ordinance. It was subsequently converted to a school, which was a
permitted use in the then existing R2 District. Additions were added to the building in
2004 with City approval and it has been operated as a school and Montessori Learning
Center ever since. The building sits on a 1.61 acre parcel. The property currently
constitutes a Legal Non-conforming use in the RS-3 District.
The applicant is seeking approval for a special use as a Place of Worship which is an
allowable special use in an RS-3 District under the current Zoning Code.
Petitioner intends the following uses:

B.

Midweek:

5-10 Elders meet weekly for 2 to 3 hours depending on Church
needs
Women’s Prayer Group meets 1 to 2 hours weekly
Pastor Manal works in the office during the week

Saturday:

2:00 pm – 4:30 pm: Bible Study
Worship team practices for approximately 2 hours at varying times

Sunday:

9:00 am – 11:00 am: Religious Education
1:00 pm – 3:30 pm: Worship Service
3:30 pm – 6:00 pm: Fellowship Time

Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or
necessary facilities have been, or are being, provided.
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The building has adequate utilities, access roads, drainage and necessary facilities, ample
parking for a congregation of approximately 60 adults.
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.
The building and property will be used as a small Church/Place of Worship with
approximately 60 adults attending Sunday services. The Church will place less of a
burden on surrounding properties due to its small size than the current non-conforming
use.

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.
This special use will have no affect on normal development of surrounding properties.
The building has been operated as a church then school since 1968. All surrounding
property is developed and this use will eliminate possible sale to a developer, subdivision
and additional density.

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 church will provide anyone who wishes to attend a place for spiritual comfort and
refuse. The public health and safety, comfort and general welfare will be positively
affected and will be neither a danger nor detriment.
The day to day affects of the church on neighbouring residences will in all probability be
less than the full use of the existing non-conforming use with little to no burden on
traffic.

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 as a place of worship conforms to all applicable provisions of the City
Code and meets the applicable provisions of Title 17.
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NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to City
Council approval of a Special Use for a Place of Worship for Immanuel Myanmar Church, 1713
Howard St. (William F. Bochte);
Roll Call Vote:
Ayes: Vargulich, Macklin-Purdy, Wiese, Funke, Melton, Ewoldt, Becker, Moad, Hibel
Nays: 0
Absent: 0 Recused: 0
Motion carried: 9-0
PASSED, this 2nd day of November 2021.
____________________________
Chairman
St. Charles Plan Commission

Community & Economic Development Department
Staff Report
Plan Commission Meeting – November 2, 2021

Applicant:

William F Botche, on
behalf of Immanuel
Myanmar Church

Property
Owner:

Janet A. Dangles
Trust

Location:

1713 Howard St.

Purpose:

Special Use for
Place of Worship

Application:

Special Use

Public Hearing:

Required

Zoning:

RS-3 (Suburban
Single Family)

Current Land
Use:
Comprehensive
Plan:

School

Summary of
Proposal:

Immanuel Myanmar Church

Single Family
Subject Property
Detached
Residential
Immanuel Myanmar Church has requested approval of a Special Use to utilize the
building at 1713 Howard St. for a Place of Worship.
The application materials state the church will hold service on Sundays from 1:00pm3:30pm for approximately 60 adults. Other meetings will be held during the week and
on Saturdays.
No changes to the exterior of the building are proposed. The site will undergo a restripping of the parking lot to provide for additional parking spaces.

Info /
Procedure on
Application:

Special Use:
•
Per Sec. 17.04.330, the purpose of a Special Use is as follows: “Special Uses listed
within the various zoning districts include those uses that may be acceptable if
established in an appropriate manner and location within a zoning district, but
may not be acceptable if established in a different manner or location. Special
Uses may include, but are not limited to, public and quasi-public uses affected
with the public interest, and uses that may have a unique, special or unusual
impact upon the use or enjoyment of neighboring property.”
•
Public hearing is required, with a mailed notice to surrounding property owners.
•
6 findings of fact – ALL findings must be in the affirmative to recommend
approval.

Staff Report – Immanuel Myanmar Church
Suggested
Action:

October 29, 2021

Conduct the public hearing on the Special Use and close if all testimony has been
taken.
The Plan Commission may vote on the items should the Commission feel that they
have enough information to make a recommendation.
Staff has found the application materials to be complete. Staff recommends that any
recommendation include a condition requiring resolution of all staff comments prior to
City Council action and a condition that the maximum number of people at any given
church service shall not exceed 80; due to the parking limitations on the lot.

Staff Contact:
I.

Rachel Hitzemann, Planner

PROPERTY INFORMATION
A. History / Context
The subject property, 1713 Howard St., is approx. 1.6 acres in size. Originally, the 4,900 sf
building on the site, constructed in 1972, was used as a Place of Worship. Overtime, the
building has transitioned from a Place of Worship to being used solely as a school. The inside
of the building is still set up to be used as a church, school or a combination of the two.
B. Zoning
Subject Property
North
East
South

Zoning
RS-3 Suburban Single Family
RS-4 Suburban Single Family
RS-3 Suburban Single Family
RM-3 General Residential / PUD

West

RS-3 & RM-3/PUD

Land Use
School
Residential
Residential
Residential – Prairie Pointe
Apartments
Residential & Prairie Pointe
Apartments

RS-4

Howard St.
RS-3

RM-3
Prairie St.
The property is zoned RS-3 Suburban Single Family. The same zoning designation exists adjacent
to the property to the east and west. RS-4 and RM-3 zoning designations are to the north and
south.
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October 29, 2021

C. Comprehensive Plan
The subject property is designated Single Family Detached Residential in the Land Use Plan
adopted as part of the 2013 Comprehensive Plan. Properties to the north, east and west have
the same designation, while the property to the south and west has a Multi-Family Residential
designation.

Single Family Detached Residential

Single Family Detached Residential

Multi-Family Residential

II.

PROPOSAL
Immanuel Myanmar Church has requested approval of a Special Use to utilize the building at 1713
Howard St. for a Place of Worship.
The Church has approx. 60 members and plans to use the space as follows:
Midweek:
• 5-10 Elders meet weekly for 2 to 3 hours depending on Church needs
• Women’s Prayer Group meets 1 to 2 hours weekly
• Pastor Manal works in the office during the week
Saturday:
• 2:00pm-4:30pm: Bible Study
• Worship team practices for approx. 2 hours at varying times
Sunday:
• 9:00am-11:am: Religious Education
• 1:00pm -3:30 pm: Worship Service
3:30 pm – 6:00pm: Fellowship Time

III.

ANALYSIS
Staff has performed an analysis of the Special Use application for conformance with all relevant
standards in the Zoning Ordinance. No physical changes are proposed to the exterior of the
building. As such, the two review items to be considered are the Special Use itself and whether
there is adequate parking provided on site to accommodate the proposed use.
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October 29, 2021

A. Proposed Use
A Place of Worship is a Special Use in the RS-3 district, meaning that the use may be
acceptable if established in an appropriate manner and location with the zoning district.
The Zoning Ordinance defines “Place of Worship” as follows:
A church, temple, synagogue, mosque or other religious place of assembly, which may or
may not include schools and/or meeting facilities and accessory uses such as a parish
house, recreational facilities and other non-profit operations that serve members of the
religious organization.
The applicant has provided Findings of Fact to support the Special Use request. All six findings
must be made in the affirmative for the Plan Commission to recommend approval.
B. Parking
The parking requirement for a Place of Worship is based on the maximum capacity of the
worship space. One parking space is required for every 3 seats based on the capacity of the
main place of worship. The applicant has provided a seating plan showing the maximum
occupancy of the main place of worship at 80 people. As such, 27 parking spaces are required
to meet the parking requirement. The applicant has provided a restriping plan for the current
parking lot to provide the required spaces.
Staff Comments:
✓ The western double row of parking spaces should be angled to provide one-way
circulation around the landscape median, due to drive widths under the 24’ required
for two-way aisles. However, because the parking lot is an existing condition, the
applicant is not required to reconfigure that portion to accommodate a one-way
access drive.
✓ The parking spaces at the southeast corner may be 90-degree spaces, however a 24’
wide drive aisle is needed between the new spaces within the northern row and the
new additional row to the south. The 3 new spaces to the south will need to be shifted
further south to accommodate the 24ft aisle. The existing aisle that is under 24’ in
width utilized to access the 4 existing spaces in this area can remain as an existing
condition.
IV.

SUGGESTED ACTION
Conduct the public hearing on the Special Use and close if all testimony has been taken.
The Plan Commission may vote on this item should the Commission feel that they have enough
information to make a recommendation.
Staff has found the application materials to be complete. Staff recommends that any
recommendation include a condition requiring resolution of all staff comments prior to City
Council action. Staff also recommends the following condition be added to a recommendation for
approval, based on the parking provided at the site:
1. The maximum number of people at any given church service shall not exceed 80.

V.

ATTACHMENTS
• Application for Special Use; received 10/01/21
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ASM Consultants, Inc.
16 E Wilson St, Batavia IL 60510
Tel (630) 879-0200 Fax (630) 454-3774
advanced@advct.com
Professional Design Firm #184-006014 expires 4/30/2023

COPYRIGHT 2013-2021, ASM CONSULTANTS, INC. ALL RIGHTS RESERVED.

LAW

2000 S. Batavia Avenue
Geneva, IL 60134
NO.

PREPARED BY:

AT

DATE

REVISION

1. 10/15/2021

FIELD WORK COMPLETED

2. 10/21/2021

ISSUED PARKING EXHIBIT

SITE DESIGNATION INFORMATION:

1713 HOWARD STREET
ST. CHARLES, IL 60174
DRAWN BY: NL

CHECKED BY: DL

PROJECT NO.
674215(EX)

Exhibit
SHEET 1 OF 1

