
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Valley Shopping Center Resubdivision  

City Staff: 
 

Russell Colby, Planning Division Manager 

PUBLIC HEARING 
  

MEETING 
12/5/17 X 

APPLICATION:  Final Plat of Subdivision 

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Final Plat of Subdivision 

Final Plat Application  

SUMMARY: 
 
The Valley Shopping Center is located on the south side of West Main Street at 15th Street. The 
shopping center was originally constructed in the 1950s. Various outbuildings were constructed around 
the shopping center over many years. The main shopping center buildings are now vacant. 
 
Plank Road LLC owns the property comprised of the two shopping center buildings and some of the 
surrounding outparcels- Rookies Restaurant, Olympia Chiropractic, and the closed carwash at the corner 
of Main & 17th Streets. First Midwest Bank controls Plank Road, LLC. 
 
Plank Road LLC is proposing a resubdivision of their property into 4 new lots. The City of St. Charles 
is under contract to purchase the largest lot, Lot 4. The City intends to utilize the site for a new Police 
Station. Lots 2 and 3 have been drawn for the existing buildings occupied by Olympia Chiropractic and 
Rookies Restaurant. Lot 1includes the closed carwash and a now demolished shopping center building 
(previously referred to as the Grimms building- 1601-1605 W. Main St.) 

 

SUGGESTED ACTION: 
 
Review the Final Plat of Subdivision. 
 
Staff has found the application materials to be complete and the Final Plat to be in compliance with the 
Zoning and Subdivision Codes.  
 
Staff recommends approval of the Final Plat of Subdivision, subject to resolution of all staff comments 
prior to City Council action.   
 
INFO / PROCEDURE – FINAL PLAT OF SUBDIVISION: 

 Final Plat is the actual plat document that will be recorded with the County to formally create new 
lots, dedicate streets, and provide easements, etc. 

 Recommendation is based on compliance with all other code requirements (including Zoning & 
Subdivision Codes). Staff has provided an analysis in the Staff Report. 

 A public hearing is not required for this type of application. 
 No findings of fact are applicable to this application. 
 

 



 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace and  
  Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  Valley Shopping Center Resubdivision 
 
DATE:  December 1, 2017 
 
 
I. APPLICATION INFORMATION 

Project Name: Valley Shopping Center Resubdivision 

Applicant:  Plank Road LLC, c/o First Midwest Bank 

Purpose:  Reubdivide the property into 4 lots 

 
 

 

General Information: 

Site Information 
Location South Side of Rt. 64 between 14th and 17th Streets (Multiple Addresses) 
Acres 10.4 acres  

 
Applications Minor Subdivision- Final Plat 
Applicable 
Code 
Sections & 
Ordinances 

Title 16- Subdivisions and Land Improvement 
Chapter 17.14, Business and Mixed-Use Districts 

 
Existing Conditions 

Land Use Restaurant (Rookies), Chiropractor office, vacant car wash development, vacant 
shopping center 

Zoning BC-Community Business 
 

Zoning Summary Current Land Uses 
North BL- Local Business and BC – Community Business Multiple Businesses 
East BC – Community Business,  

RM-3 General Residential District 
O’Reilly Auto Parts, 
Apartment Buildings 

South RM-3 General Residential District  Apartment Buildings 
West RM-3 General Residential District  Apartment Buildings 

 
Comprehensive Plan Designation 

North half: Neighborhood Commercial; South half: Single Family Detached Residential 

    Community Development 
Planning Division  

Phone:  (630) 377-4443 
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Aerial Photo 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Zoning Map 
 
 
 
 
 

Subject 
Property 

Subject 
Property 
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II. BACKGROUND  

 
The Valley Shopping Center is located on the south side of West Main Street at 15th Street. The 
shopping center was originally constructed in the 1950s. Various outbuildings were constructed 
around the shopping center over many years. The main shopping center buildings are now vacant. 
 
Plank Road LLC owns the property comprised of the two shopping center buildings and some of 
the surrounding outparcels- Rookies Restaurant, Olympia Chiropractic, and the closed carwash at 
the corner of Main & 17th Streets. First Midwest Bank controls Plank Road, LLC. 
 
Plank Road LLC is proposing a resubdivision of their property into 4 new lots. The City of St. 
Charles is under contract to purchase the largest lot, Lot 4. The City intends to utilize the site for 
a new Police Station. Lots 2 and 3 have been drawn for the existing buildings occupied by 
Olympia Chiropractic and Rookies Restaurant. Lot 1includes the closed carwash and a now 
demolished shopping center building (previously referred to as the Grimms building- 1601-1605 
W. Main St.) 
 
The parcels containing O’Reilly Auto Parts, Fox Title, and the St. Charles Family Medical Center 
are under separate ownership and are not included in the subdivision. (The St. Charles Family 
Medical Center lot utilizes property within proposed Lot 4 for access and parking). 

 
Proposed Subdivision Lots and Adjacent Parcels

Lot 4: 
Future Police Station 

Lot 1: 
Carwash site/ 
development 
opportunity 

Lot 2 
Chiro. 
Office 

Lot 3 
Rookies  

O’Reilly 
Auto Parts  

Fox 
Title  

St. Charles 
Family Medical 

Ctr.: Not 
included 

Cross Access 
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III. ANALYSIS 
 

Zoning 
 
The underlying zoning district for this property is BC- Community Business.  Staff has reviewed 
the proposed subdivision to ensure that the proposed lots meet the applicable standards of the 
Zoning Ordinance.   
 
 

BC Zoning 
Standard 

Lot 1 
(Car wash) 

Lot 2 
(Chiropractor) 

Lot 3 
(Rookies) 

Lot 4 
(Police 

Station) 
Minimum 
Lot Area 
(acres) 

1 acre 1.53 acres 1.0 acres 1.24 acres 6.5 acres 

Minimum 
Lot Width 

None 150 ft. 98 ft. 121.6 ft. 849.65 ft. 

Maximum 
Building 
Coverage 

40% 4% 6% 11% 23% 

 
 
Staff also reviewed the locations of the newly proposed lot lines to determine if the subdivision 
would create any new non-conformities. The chiropractor building was previously a bank with a 
drive-through. The drive-through canopy overlaps Lots 1 and 2. This overlapping portion of the 
building will need to be removed prior to the ownership of the two lots being separated.  
 
The parking for each of the operating businesses (Rookies and the Chiropractor) meet the 
minimums required for each use. 
 
 
Subdivision Requirements 
 
Staff has reviewed the plat for compliance with the applicable subdivision plat requirements: 

 Perimeter utility and drainage easements have been provided around the boundary of 
each lot. Appropriate easement language from the City Code will need to be added to the 
plat.  

 A cross access easement is shown following the over the current access drives from 17th 
Street and Main Street (traffic signal at 15th St. intersection). This easement provides 
access from each lot in the subdivision to a public street. Easement language will need to 
be added to the plat, or a separate easement document will need to be referenced on the 
plat by recording number. 

 Some portions of 14th and 17th Street adjacent to the site lack sidewalks. Sidewalks are 
required as a part of the subdivision improvements. This will likely be deferred until Lot 
1 and Lot 4 are redeveloped. The City will require a financial guarantee for these 
improvements. 

 Survey Monuments will need to be provided per City Code requirements. 
 A table of lot size and easement area per lot will need to be added to the plat. 
 The existing parking and access easements serving the Medical Center lot need to be 

depicted or referenced on the plat. 
 

 



Staff Report –Valley Shopping Center Resubdivison 
12/1/17 
Page 5 

 
 

IV. RECOMMENDATION 
 
Review the Final Plat of Subdivision. 
 
Staff has found the application materials to be complete and the Final Plat to be substantially in 
compliance with the all code requirements, subject to all outstanding staff comments being 
adequately addressed. 
 
Upon resolution of outstanding staff comments, staff recommends approval of the Final Plat of 
Subdivision.   
 

V. ATTACHMENTS 
 
City Press Release regarding Police Station (with tentative site layout) 
 
 
 
 

    



 
 
 
 
 
 
 
For Immediate Release     Contact:  Lisa Garhan 
 Communications Manager  

630.443.3744 
lgarhan@stcharlesil.gov 

 
St. Charles City Council to Vote on Site for a New Police Facility 

Vote Expected at Sept. 5, 2017, City Council Meeting  
 
ST. CHARLES, Ill. (Sept. 1, 2017) – At the Sept. 5, 2017, City Council Meeting, the City 
Council is set to vote on a site to build a new $21.5 million police facility. The City will 
purchase approximately 6.5 acres along the south side of the former Valley Shopping Center, 
1605 W. Main Street, for $714,765. The chosen site meets all the criteria needed for a modern 
police facility and is expected to accommodate the City’s police operations for the next 50 years. 
 
“Locating our new police station at the Valley Shopping Center site provides our community 
with police services that are quite visible, easily accessible, and centrally located,” said Mayor 
Ray Rogina. “It also allows the City to rehabilitate a depressed property for a greater common 
good.” 
 
Locations for the facility had been under review for about 2 years. The Valley Shopping Center 
was one of the original sites under consideration. But until recently, the site was under contract 
with another buyer.  
 
Until the Valley Shopping Center site became available, the City was looking at placing the new 
facility on City-owned property at Rt. 31 and Red Gate Road. At this time, there are no 
immediate plans for the land at Rt. 31. 
 
Recognizing several deficiencies with the current facility, in 2015 the City Council directed the 
police and public works staffs to review the structure, site, and operational needs of the Police 
Department. The results showed replacing the current aging facility with a newly built structure 
on an alternate site was the best long-term option. 
 
Funding for the new facility will come from both City funds and a 20-year bond issue. It will 
take 2 to 3 years to design and build the new police station. 
 
For more information, contact Mark Koenen, City Administrator, at 630.377.4422. 
 
Site Plan for the New St. Charles Police Station 

City of St. Charles 
2 E. Main Street 

St. Charles, IL 60174 



 
 
About the City of St. Charles 
City of St. Charles Mission: Heritage. Community. Service. Opportunity. Friendly neighborhoods, unique 
architecture, beautiful parks, cultural amenities and innovative schools have earned St. Charles its 
reputation as the Pride of the Fox. Located in both DuPage and Kane counties, the City of St. Charles is 
35 miles west of downtown Chicago, and has a population of approximately 33,000. Over 2,100 
businesses, consisting of a balanced mix of retailers, restaurants and manufacturing facilities, employ 
more than 18,000 people. The City of St. Charles was named the #1 City for Families by Family Circle® 
magazine in 2011; one of the “150 Great Places in Illinois,” by the AIA Illinois; and one of the “Top 10 
Towns To Live In” by West Suburban Living magazine. www.stcharlesil.gov 
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