PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY
Project Title/Address:
City Staff:
PUBLIC HEARING
9/20/16
APPLICATION:

Maranatha House of Prayer, 525 S. Tyler Rd. Units N-2
&O
Ellen Johnson, Planner
X

MEETING
9/20/16

X

Special Use for a Place of Worship

ATTACHMENTS AND SUPPORTING DOCUMENTS:
Staff Report

Special Use Application, received 8/19/16

SUMMARY:
Pastor Raul Laracuente of Maranatha House of Prayer has applied for Special Use to establish a Place of
Worship at the Tyler Ridge Business Park.
Services will be held on Tuesdays at 7:00 p.m. and Sundays at 9:00 a.m.
No changes to the exterior of the building or the site are proposed.
Special Use approval is required to permit a Place of Worship in the M-2 Limited Manufacturing zoning
district.

SUGGESTED ACTION:
Conduct the public hearing and close if all testimony has been taken.
Staff has placed this item on the meeting portion of the agenda for a vote should the Plan Commission
feel that they have enough information to make a recommendation.
Staff has found the application materials to be complete. Staff recommends the Plan Commission add
the following condition to a recommendation for approval:
1. The maximum number of people at any given church service shall not exceed 45.

2. Church services shall not be held before 7:00 p.m. on weekdays or before 12:00 p.m. on
Saturdays.
INFO / PROCEDURE – SPECIAL USE APPLICATIONS:
 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.
 7 findings of fact – ALL findings must be in the affirmative to recommend approval.
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Staff Report
TO:

Chairman Todd Wallace
And the Members of the Plan Commission

FROM:

Ellen Johnson, Planner

RE:

Special Use for a Place of Worship – 525 S. Tyler Rd. Units O & N-2

DATE:

September 16, 2016

I.

APPLICATION INFORMATION:
Project Name: Maranatha House of Prayer
Applicant:

Raul Laracuente

Purpose:

Special Use for a Place of Worship

General Information:
Location
Acres
Applications
Applicable
Ordinances and
Zoning Code
Sections

Land Use
Zoning

North
East
South
West

Site Information
525 S. Tyler Rd. Units O & N-2 (Tyler Ridge Business Park)
4.3 acres (Tyler Ridge Business Park)
Special Use for a Place of Worship
17.04.330 – Special Uses and Amendments to Special Uses
17.16 Office/Research, Manufacturing and Public Lands Districts
17.24 Off Street Parking, Loading & Access
Existing Conditions
Multi-tenant office building
M-2 Limited Manufacturing
Zoning Summary
M-2 Limited Manufacturing &
Office, car wash
Special Use for Car Wash
Vacant (Ryder Truck facility planned
M-2 Limited Manufacturing
for site)
M-2 Limited Manufacturing
Vacant, single-family home
M-2 Limited Manufacturing
Vacant
Comprehensive Plan Designation

Industrial/Business Park
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Aerial

Zoning

M-2
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II.

BACKGROUND
A.

PROPERTY HISTORY
The Tyler Ridge Business Park consists of five buildings. The eastern three buildings were
constructed in 1990, while the western two buildings were completed in 1996. The buildings are
divided into several units which are separately owned as condominium units. Most of the units
house general offices and medical clinics.

B.

PROPOSAL
Pastor Raul Laracuente of Maranatha House of Prayer, applicant, is proposing to utilize Units O and
N-2 in the Tyler Ridge Business Park for his church. He will be leasing the space from the property
owner. The size of the space is 1,890 sf.
Services will be held on Tuesday evenings at 7:00 p.m. and Sunday mornings at 9:00 a.m. The
church has approximately 30 members.
No changes to the exterior of the building or the site are proposed.

II.

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

SPECIAL USE
The property is zoned M-2 Limited Manufacturing. A Place of Worship is a Special Use in the M-2
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.

B.

PARKING
Parking for the Tyler Ridge Business Park is shared among the various businesses. Based on
Township Assessor data of unit sizes and the current uses of the units, a total of 212 parking spaces
are required per the Zoning Ordinance. Only 180 spaces are provided on-site. It is not certain why
the business park was initially approved with the amount of parking provided, however it is an
existing non-conforming condition.
The table below compares the Zoning Ordinance parking requirement for a Place of Worship with
the proposed use:
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Parking Requirement

Requirement
1 per 3 seats based on the
maximum capacity in the main
place of worship

Proposed Use
Based on Fire Dept. Max.
Occupancy of 45 people:
15 parking spaces required

The unit Maranatha House of Prayer will be occupying was constructed for office purposes, and
therefore does not have the type of worship hall found in buildings specifically constructed for
churches. Folding chairs will be set up for church seating. The Fire Dept. conducted a site visit and
determined the maximum occupancy load for the assembly area is 45 people. The applicant has
indicated there are currently about 30 members of the church, however the parking requirement will
be based on the maximum occupancy load.
While there are not 15 parking spaces available to be dedicated solely to the church, the Zoning
Ordinance does permit shared parking, per Section 17.24.050 “Shared Parking”, as follows:
The same off-street parking spaces may be shared between two or more separate use on the same lot,
but only to the extent that the demand for such spaces by the separate uses will not occur at the same
hours during the same days of the week.”
The applicant has indicated that church services will be held on Tuesday evenings at 7:00 p.m. and
Sunday mornings at 9:00 a.m. Staff collected the hours of operation for each existing business in the
business park to determine if adequate parking will be available during those times. Staff found the
following:
- On weekdays, only one business, a hair and nail salon, is open past 7:00 p.m.
- No businesses are open on Sundays.
- Most of the businesses that are open on Saturdays close by noon. Two businesses, a hair and nail
salon and a dentist, stay open into the afternoon.
Based on this information, parking demand will be very low at the business park during the times the
proposed church plans to hold services. Due to the existing nonconforming parking count for the
business park, it would be appropriate to place a limitation on the times that church services may be
held to ensure availability of adequate parking for the church and to avoid a negative impact on
parking availability for existing businesses.
IV. SUGGESTED ACTION
Conduct the public hearing on the Special Use and close if all the testimony has been taken.
Staff has placed this item on the meeting portion of the agenda for a vote should the Plan Commission
determine that they have enough information to make a recommendation. The applicant has provided
findings of fact in support of their proposal as part of the Special Use application.
Staff has found the application materials to be complete. Staff recommends the Plan Commission add the
following conditions to a recommendation for approval:
1. The maximum number of people at any given church service shall not exceed 45.
2. Church services shall not be held before 7:00 p.m. on weekdays or before 12:00 p.m. on

Saturdays.
V.

ATTACHMENTS
 Aerial image of Tyler Ridge Business Park
 Application for Special Use; received 8/19/16
 Letter of support from Condo Association
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TYLER RIDGE CONDOMINIUM ASSOCIATION
525 TYLER ROAD, SUITE Q2
ST. CHARLES, IL 60174

City of St. Charles
Zoning Board
2 E. Main St.
St. Charles, IL 60174

RE: Special Use Permit for Maranatha Church Group

To Whom It May Concern:
Martin Faassen, the owner of a unit in our business condominium park, is hoping to rent his open
unit to a group known as Maranatha, to hold religious services on Sunday mornings and Tuesday
evenings. The owner notified our board of directors of this and requested feedback on any
concerns the board might have with regard to such a tenant.
We asked and received assurances from owner and tenant on three issues of concern to us:
1. This is not a cult organization.
2. The group size is reasonable for the premises.
3. The activities will not affect parking for other businesses in the complex.
After discussion following their answer, we see no problem having this organization as a tenant
in Mr. Faassen’s unit. We have no objection to the issuance of a special use permit for them.

Rachel J. Hess, Director
Tyler Ridge Condominium Association

