
Community Development Department 
 

Staff Report 
          Plan Commission Meeting – April 2, 2024 

 
 

 
Applicant: City of St. Charles   First Street PUD – Lot 6 

 
Subject Property 

Property 
Owner: 

City of St. Charles  

Location: West side of S. 1st 
Street b/w Illinois 
and Indiana Streets  

Purpose: City parking lot & 1st  
Street Streetscape    

Application:  PUD Preliminary 
Plan 

Public Hearing: Not required    

Zoning: CBD-1 Central 
Business District / 
PUD 

Current Land 
Use: 

Public parking  

Comprehensive 
Plan: 

Mixed Use   

Summary of 
Proposal:  

The subject property is Lot 6 of the First Street Redevelopment PUD. Plans have been 
submitted for reconstruction of the City-owned parking lot on S 1st Street adjacent to 
the former Blue Goose and for streetscaping improvements along the lot frontage. Last 
year, the City entered into an agreement with the new owner of the grocery store 
building to reconstruct and expand the parking lot on Lot 6. The south portion of the 
lot will provide additional parking for the new grocery tenant, Whole Foods. The north 
portion of the lot will provide permanent public parking.  
 
Proposed plans for the parking lot include removal of existing concrete and new 
asphalt/stripping, landscaping, and lighting. Also proposed is streetscaping along the 
lot frontage of Illinois and 1st Street following the design used along the rest of 
1st/Illinois, including angled street parking, paver bricks, planter beds, and lighting.  

Info / 
Procedure on 
Application: 

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.  

• A public hearing is not required for this type of application.  

• No findings of fact are applicable to this application.  

• Recommendation is based on compliance with the concurrently approved Special 
Use for PUD standards and other city code requirements  

Suggested 
Action:  

Review the PUD Preliminary Plan. A recommendation for approval should be subject to 
resolution of all staff comments prior to City Council action.   

Staff Contact: Ellen Johnson, Planner 



Staff Report – First Street PUD Lot 6  April 2, 2024 
 

2 
 

I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is Lot 6 of the First Street Redevelopment PUD, which was approved by 
the City in 2006 under Ordinance No. 2006-Z-26 as a five-phase, mixed-use downtown 
redevelopment project spanning a 7.6-acre area of properties along First Street between 
Prairie St. and Main St.  
 
Phases 1 and 2 were constructed from 
2007 to 2009 and included: New utility 
and road infrastructure; Relocation of 
the Blue Goose store; Building 7A-BMO 
Harris Bank & 16 affordable rental units; 
Building 4- The Plaza Parking Deck; and 
the western portion of the First Street 
Plaza. Phase 3 was constructed from 
2016-2023 and included: Building 1- 
Sterling Bank building; Building 2- River 
Loft building; Building 3- ALE building, a 
public parking deck, Riverwalk and the 
East Plaza.   
 
In 2022, Building 7B- 21 apartment units 
was constructed. Construction of the 
East Plaza Expansion is nearing 
completion, in the location that was 
originally planned for Building 9.  
 
There are two remaining development 
sites in the First Street PUD, both of 
which are owned by the City: Lot 8, 
located at the northeast corner of IL Rt. 
31 and Illinois Street and Lot 6, located 
on the west side of 1st Street between 
Illinois and Indiana Streets.  
 
Lot 6, the subject property, has been utilized as a temporary public parking lot for several 
years. The property was previously approved to be developed with a building under the 
original 2006 First Street PUD plan. In 2023, the City entered into an agreement with the new 
owner of the former Blue Goose building to reconstruct and expand the parking lot on Lot 6. 
Per the agreement, the south portion of the lot will provide additional parking for the new 
grocery tenant, Whole Foods, while the north portion of the lot will provide permanent public 
parking.  
 

B. Zoning  
 
The subject property is zoned CBD-1 Central Business District and is located in First Street 
PUD. The same zoning designation surrounds the property. Parcels to the north, south, and 
east are also in the First Street PUD.   
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 Zoning Land Use 

Subject Property CBD-1 / PUD  Public parking 

North CBD-1 / PUD Moto imoto/parking deck 

East CBD-1    Fox Island Square, Fox Valley Cleaners, Arcedium  

South CBD-1 / PUD  Vacant grocery store/ parking 

West CBD-1 / PUD Grocery store parking, Mio Modo   

 

 
 

II. PROPOSAL  
 
The City of St. Charles, property owner, has filed an application for PUD Preliminary Plan 
proposing to develop the subject property with a permanent parking lot. PUD Preliminary Plan 
approval is required for development of property that is within a Planned Unit Development to 
ensure compliance with zoning and PUD standards.  
 
Details of the parking lot plans are as follows:  

• Existing access points will remain.  

• Connection with the grocery store parking lot will remain. 

• 81 parking spaces: 
o Southern 50 spaces designated for Whole Foods use. 
o Northern 31 spaces designated for public use.  

• Removal of concrete and new asphalt/striping.  

• Parking lot islands.  
o Mid-row island demarcates the public vs. private parking spaces.  

• Landscaping between the sidewalk and parking lot along both street frontages.  
 
The PUD Preliminary Plan also includes streetscape plans for the site frontage along 1st Street and 
Illinois Street. Details:  

• 9 angled parking stalls on 1st Street.  

Zoning Map 
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• Concrete sidewalk with brick paver border along 1st Street. 

• Brick paver sidewalk along Illinois Street. 

• Planter beds along 1st Street (4) and Illinois Street (two) with plantings.  
 

III. PLANNING ANALYSIS 
 
Staff has analyzed the submitted application and plans for conformance with the standards 
established in the First Street Redevelopment PUD (Ord. 2006-Z-29) and applicable sections of the 
Zoning Ordinance, including:   

• Ch. 17.24 Off-Street Parking  

• Ch. 17.14 Commercial Districts  
 

• Ch. 17.26 Landscaping & Screening 

• Sec. 17.22.040 Site Lighting  
 

A. Proposed Use  
 
Proposed use of the subject property is a parking lot. Parking lot is a permitted use in the CBD-
1 District and First Street PUD.  
 

B. Bulk Standards  
 

The table below compares the proposed plans for the subject property with the applicable 
bulk standards of the CBD-1 District and First Street PUD. All applicable standards are met. 
Parking spaces for grocery stores require a width of 9.5 ft, however the First Street PUD 
granted a deviation for Blue Goose parking to allow the standard 9 ft. width. It has been 
determined that this deviation can extend to the portion of Lot 6 that will be utilized for 
grocery store parking. 

 

 
C. Site Access  

 
Access to the proposed parking lot will be unchanged from existing conditions. The right-
in/right-out driveway on Illinois Street will remain as the northern access. The lot will continue 
to be accessed from the south via a two-way drive off the grocery store entrance drive at the 
intersection of 1st and Indiana Streets.  

 
D. Landscaping 

 
A landscape plan has been submitted depicting plantings within and around the parking lot. 
Streetscape plantings are also shown (see Section F, below).  
 

Category 
CBD-1 District /  
PUD Standard 

Proposed 

Min. Lot Area  Non for non-residential use 26,868 sf (existing)  

Min. Lot Width None 131 ft.  

Front Yard 5 ft. parking  5 ft.  

Interior Side Yard 0 ft. parking   0 ft. 

Exterior Side Yard  5 ft. parking 5 ft.  

Rear Yard 0 ft. parking 0 ft. 

Parking stall dimension 
9’x18 ft. or 9’x16’ with 2 ft. 
bumper overhang   

9’x16’ with 2 ft. bumper 
overhang  

Aisle width 24 ft. for 2-way 24 ft. 
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Staff Comments:  

✓ Plantings are needed adjacent to the parking stall at the northwest corner of the 
parking lot.  

✓ The middle island on the east side of the parking lot is planted with only sod; a variety 
of plantings are needed.  

 
Note- Also shown on the landscape plan is existing vegetation on the grocery store property and 
around the public parking lot east of the building. Measures are noted which will maintain and 
restore this landscaping to the required condition based on the landscape plan for the Blue 
Goose previously approved. Restoration of this landscaping has been required in connection 
with the building permit that has been issued for work on the existing building. Plantings to 
screen the mechanical equipment at the northeast end of the grocery store parking lot have also 
been requested and are shown on the plan. The following items are outstanding and will need 
to be addressed: Mechanical equipment screening is required at the southwest corner of the 
building; the landscaping along the south side of the drive aisle behind the building needs to be 
restored; and a hardscape surface should be considered in lieu of the grass strip along Rt. 31 as 
this area is mostly weeds and is not conducive to turf grass. 
 

E. Site Lighting  
 
A photometric plan has been submitted depicting pole lights within the parking lot.  
 
Staff Comments:  

✓ One of the parking lot light poles is located over the double parking lot island. This will 
be in conflict with the trees and plantings within the island. The pole will need to be 
relocated.  

✓ The site layout shall be updated to reflect the current site plan.  
 

F. Streetscape  
 
The PUD Preliminary Plan includes improvement for the public right-of-way along 1st and Illinois 
Streets along the property frontage. This segment marks the final segment needed to complete 
the 1st Street streetscape in connection with the First Street Redevelopment PUD.  
 

Category Zoning Ordinance Standard Proposed 

Parking Lot Screening  50% of parking lot to height of 30” 
Meets 50% and planting 
height  

Interior Parking Lot 
Landscape Area 

1 landscape island / 10 parking 
spaces 
All parking rows terminate in 
landscape area 

Meets island requirement;  
Plantings needed adjacent 
to parking stall at NW 
corner 

Parking Lot 
Landscape Materials 

1 tree per island 
Variety of plantings in islands 

Meets 1 tree per island (no 
tree required at SE corner 
due to visibility 
requirements) 
Additional plantings 
needed 
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Plans include 9 angled parking stalls on 1st Street which will be public parking. Landscape 
planters are provided at intervals between the street and sidewalk. Trees are incorporated 
where planting bed widths allow.  
 
Brick pavers are shown for the sidewalk along Illinois Street, consistent with the design across 
the street to the north. A concrete sidewalk is proposed along 1st Street, with brick paver 
border. This is consistent with the sidewalk design along the ALE building and River Lofts (Alter 
building), however sidewalks to the north, south, and across 1st Street are entirely brick paver.  
 
Staff Comments 

✓ One accessible parking stall is needed on 1st Street. This will decrease the number of on-
street stalls to 8.  

✓ The on-street parking stalls shall be concrete.  
✓ Bike parking has been requested. Suggested locations are at the north and south ends of 

the parking lot, within the sidewalk where there is a break in the parking lot planter 
beds.  

✓ Irrigation of the planting areas will be required.  
✓ Use of additional brick pavers along 1st Street is desired. However, staff is assessing the 

availability of matching brick pavers to accomplish this.  
✓ An electrical site plan for the streetscape lighting is needed, identifying power source, 

conduit routing and fixture details. The southernmost pedestrian light fixture should be 
shifted to be in line with the other pedestrian fixtures.  

✓ Street/pedestrian light fixtures matching the decorative street lights used along 1st 
Street will be required.  

✓ The Electric Utility has recommended not using any overhead roadway lighting as it is 
not needed. The existing mid-block light on First St. shall be replaced with a pedestrian 
fixture. 

 
IV. HISTORIC PRESERVATION COMMISSION REVIEW  
 

The Historic Preservation Commission is required to make recommendations to the Plan 
Commission regarding PUD applications for property within a historic district. The subject 
property is located within the Central Historic District. The Historic Preservation Commission 
reviewed the PUD Preliminary Plan for the parking lot and streetscape on 3/20/2024. The 
Commission voted 5-0 to recommend approval, subject to the following conditions:  

1. That brick pavers be used for the entire 1st Street sidewalk.  
2. That pedestrian scale sidewalk lighting be used, similar to the east side of First Street. 
3. That there be continuity in the parking lot lighting to be similar to the Whole Foods lot.   

 
Staff Comments 

✓ Staff is looking into whether additional brick pavers will be available for use along the 
subject segment of the 1st Street sidewalk.  

✓ The pedestrian light fixtures will be consistent with the fixtures used along First Street.  
✓ The parking lot lighting will be consistent between the Whole Foods parking lot and Lot 

6 parking lot.    
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V. DEPARTMENTAL REVIEWS  
 
A. Engineering Review 

 
Engineering plans have been reviewed in connection with the building permit submittal 
currently under review with the Building Division. Comments are technical in nature and their 
resolution will not impact the site design.  
 

B. Fire Dept. Review  
 
Plans have been reviewed by the Fire Dept. and there are no outstanding comments.  
 

C. Public Works 
 
Public Works have reviewed the plans for this project in connection with the building permit 
submittal currently under review with the Building Division. Comments are technical in nature 
and their resolution will not impact the site design.  
 
 

VI. SUGGESTED ACTION  
 
Review the PUD Preliminary Plan. Staff recommends the any recommendation include a condition 
requiring resolution of all staff comments prior to City Council action.   

 
 
VII. ATTACHMENTS 

• Applications for PUD Preliminary Plan & Minor Subdivision- Final Plat; received 2/23/23  

• Historic Preservation Commission Resolution 

• Preliminary Plans  
 

 



 City of St. Charles, Illinois 

 

Historic Preservation Commission Resolution No. 2-2024 

 

A Resolution Recommending Approval of  

A PUD Preliminary Plan Application for First Street Lot 6 and Streetscape 

 

 WHEREAS, it is the responsibility of the St. Charles Historic Preservation Commission to 

review applications for PUD Preliminary Plan for property located within a Historic District and to 

make recommendations to the Plan Commission and City Council regarding the potential impact of 

the application on the historic resources of the City, particularly with regard to designated 

landmarks and historic districts directly affected; and 

 WHEREAS, the Historic Preservation Commission has reviewed the application for PUD 

Preliminary Plan approval for First Street Lot 6 and Streetscape; and 

 WHEREAS, the St. Charles Historic Preservation Commission finds the PUD Preliminary 

Plan will have no negative impact on the historic resources of the City and further finds that the 

proposal will have a positive impact on the historical nature of Downtown St. Charles. 

 NOW THEREFORE, be it resolved by the St. Charles Historic Preservation Commission to 

recommend to the Plan Commission and City Council approval of the application for PUD 

Preliminary Plan for First Street Lot 6 and Streetscape with the following conditions;  brick paver 

walkway is continued for the whole sidewalk, pedestrian scale sidewalk lighting as on the east side 

of First Street is used, and recommendation for continuity the lighting in the parking lot to be 

similar in the Whole Foods lot .  

Roll Call Vote:  

Ayes: Smunt, Malay, Pretz, Morin, Rice   

Nays: None 

Abstain: Dickerson, Kessler 

Absent: None 
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Motion Carried. 

 

 PASSED, this 20th day of March, 2024. 

 

 ___________________________ 

 Chairman                    
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PRIVATE PARKING AREA

DEPRESSED
CURB &
GUTTER

REPLACE STOP
SIGN IN NEW
PLANTER BED
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JULIE
CALL BEFORE

YOU DIG

811

STANDARD DUTY
BITUMINOUS PAVEMENT

GRAVEL PATHWAY

PAVEMENT LEGEND

STREETSCAPE PAVERS

2" BITUMINOUS SURFACE
MILL & OVERLAY

PARKING SUMMARY

PROVIDED PARKING:
NORTHEAST PUBLIC LOT  30 + 2 ADA
MAIN PRIVATE LOT 109 + 5 ADA
SOUTHEAST PRIVATE LOT  18 + 1 ADA
ANGLED ON-STREET PARKING 9 + 0 ADA
TOTAL PARKING SPACES  166 + 8 ADA

PCC SIDEWALK
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RIDGE
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691.85 MEET EX. TC
691.35 MEET EX. P

689.72 MEET EX. TC
689.22 MEET EX. P

691.30 MEET EX. TC
690.80 MEET EX. P

691.43 MEET EX. TC
690.93 MEET EX. P

691.22 MEET EX. TC
690.72 MEET EX. P

690.39 MEET EX. TC
689.89 MEET EX. P

690.55 MEET EX. TC
690.05 MEET EX. P

690.84 MEET EX. TC
690.34 MEET EX. P

690.65 MEET EX. TC
690.15 MEET EX. P

691.60 MEET EX. TC
691.10 MEET EX. P

691.37 MEET EX. TC
690.87 MEET EX. P

690.10 TC
689.60 FL

691.35 TC
690.85 FL

688.80 TC
688.30 FL

688.90 TW

688.30 TC
687.80 FL

688.40 TW
688.55 TC
688.05 FL

688.30 TW
688.20 TW

687.95 TW

687.85 TW

688.85 TW

689.25 TC
688.75 FL

689.00 TC
688.50 FL

688.75 TC
688.25 FL

688.50 TC
688.00 FL

688.40 TC
687.90 FL

688.50 TC
688.00 FL

690.90 TC
690.40 FL

690.05 TC
689.55 FL

690.05 MEET EX. TC
689.55 MEET EX. FL

690.80 TC
690.30 FL

688.85 TC
688.30 FL

688.75 TW

688.65 TW

690.75 TC
690.25 FL

690.35 TC
689.85 FL

689.50 TC
689.00 FL

690.25 RIM 688.05 TC
687.55 FL

690.50 RIM

688.90 TC
688.40 FL

693.50 MEET EX. TC
693.00 MEET EX. P

688.70 MEET EX. TW

688.75 TW

688.80 TW

689.35 MEET EX. TC
688.85 MEET EX. P

689.20 MEET EX. TC
688.70 MEET EX. P

689.25 MEET EX. TC
688.75 MEET EX. P

689.35 TW

691.23 MEET EX. TC
690.73 MEET EX. P

693.60 MEET EX. TC
692.10 MEET EX. P

691.85 MEET EX. TC
691.35 MEET EX. P

692.10 TC
691.60 MEET EX. P

692.70 TC
692.20 MEET EX. P

688.90 TC
688.40 FL

688.80 TC
688.30 FL

688.85 TW

690.55 TC
690.05 FL

690.20 TC
689.70 FL

689.35 TC
688.85 FL

688.93 TC
688.90 FL

688.78 TC
688.75 FL

689.10 TW

689.25 TW

689.15 TW

689.00 TW

689.10 TW

689.00 TW

689.50 TW

691.51 MEET EX. TC
691.01 MEET EX. P
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OVERLAND FLOOD ROUTE

SPOT ELEVATION

100

100 PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

PROPOSED MAJOR CONTOUR

100.00 P

DRAINAGE ARROW
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ST-1, 2' DIA CB
NEENAH R-3281-A, OL
RIM = 688.00 P
INV = 685.65 (12" - N)

ST-2, 4' DIA CB
NEENAH R-3281-A, OL
RIM = 687.55 P
INV = 685.15 (12" - NW,S)

58-LF 12" RCP @ 0.60%

108-LF 12" RCP @ 0.51%

CORE AND CONNECT PR. 12"
RCP PIPE INTO EXISTING
STRUCTURE @ INV = 684.60

ST-3, 4' DIA CB
NEENAH R-1713-B, CL
RIM = 690.25 G
INV = 684.80 (12" - N,SE)

20-LF 12" RCP @ 1.00%

SA-1, GREASE INTERCEPTOR
3000 GALLON CAPACITY
DETAIL BY OTHERS
RIM = 690.50 P
INV = 686.25 (6")

63-LF 6" PVC @ 5.00%

CONNECT 6" PVC TO
EX. SANITARY MAIN
AT INV. 683.10 WITH
WYE CONNECTION
EX. SAN INV = 681.00±
(VERIFY IN FIELD)

NEW 6" GREASE LINE OUTFALL.
REFER TO PLUMBING FOR
CONTINUATION INTO BUILDING.
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PROPOSED STORM STRUCTURE

PROPOSED SANITARY SEWER LINE

PROPOSED SANITARY STRUCTURE

EXISTING SANITARY SEWER LINE

EXISTING WATER LINE

EXISTING STORM PIPE

EXISTING FIRE HYDRANT

EXISTING WATER VALVE

EXISTING SANITARY  MANHOLE
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GROUND PAD

TWO NUTS PER BOLT

GROUT IN AFTER INSTALLATION
AND PROVIDE DRAIN SLOT

FOUR (4) ANCHOR BOLTS AS
DIRECTED BY MANUFACTURER

#3 TIES AT 12" O.C.

4-#7 TIES

1/2" GALVANIZED RIGID CONDUIT

#8 AWG STRANDED BARE COPPER

GROUND CLAMP OR CADWELD

COPPER WELD GROUND ROD
AS PER SPECIFICATIONS

LIGHT POLE

72"

36"

30"

GRADE

24"

NOT TO SCALE

ROUND CONCRETE BASE
USE NON-MARKING SONOTUBE FORM

BRANCH CIRCUIT CONDUIT
SEE PLANS
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ELECTRICAL KEY NOTES
# KEYNOTE TEXT
1 PROVIDE NEW, FULL CUT-OFF, LED FIXTURE ON

EXISTING 25'-0" METALLIC POLE AT THIS LOCATION.
2 PROPOSED LOCATION OF NEW, FULL CUT-OFF, LED

FIXTURE ON NEW 25'-0" METALLIC POLE. MOUNT TO
CONCRETE BASE. REFER TO MOUNTING DETAIL FOR
MORE INFORMATION.
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