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Staff Report 
Plan Commission Meeting – March 22, 2022 

Plan Commission Meeting – April 19, 2022 

 

 
Applicant: STC 216, LLC 

(Frontier Dev.) 
River East Lofts 

 

 
Subject Property 

 

Property 
Owner: 

STC Morse, LLC 
STC 216, LLC 

Location: Southeast corner of 
Riverside Ave. and 
Illinois Ave. 

Purpose: Develop mixed use 
building  

Application:  • Special Use for 
PUD 

• PUD Preliminary 
Plan 

Public Hearing: Yes, required  

Zoning: CBD-1 Central 
Business District &  
Downtown Overlay; 
Special Use for 
Drive-Through ATM 

Current Land 
Use: 

Office building, 
parking lot and  
bank ATM 

Comprehensive 
Plan: 

Mixed Use 

 
Summary of 
Proposal:  

 
STC 216, LLC (Frontier Development), as property owner, has filed zoning applications 
proposing a Mixed-Use building and site development that includes: 

• First Floor commercial/retail space (7,571 net sf) 

• Upper Floor residential apartments- 43 units (27 one-bedroom, 16 two-
bedroom units) 

• Closure of Indiana Ave. and vacation of portions of City street right-of-along 
2nd Ave., Riverside Ave., Indiana Ave. and the triangular area south of Indiana 

• Plaza/patio and open space area south of the building 

• 28 parking spaces in parking lot, 24 perpendicular spaces along 2nd Ave. 
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Info / 
Procedure on 
Application: 

 
Special Use for Planned Unit Development:  

• Approval of development project with specific deviations from the Zoning 
Ordinance standards. (Establishes a PUD ordinance with unique zoning or 
subdivision standards that apply to a single development site) 

• Public hearing is required, with a mailed notice to surrounding property owners. 

• Single finding – Is the PUD in the public interest? Criteria are considered in 
reaching a decision. Responses to the criteria need not be in the affirmative to 
recommend approval of a PUD or PUD Amendment. 

• The Plan Commission may recommend conditions and restrictions upon the 
establishment, location, design, layout, height, density, construction, 
maintenance, aesthetics, operation and other elements of the PUD as deemed 
necessary to secure compliance with the standards specified in the Zoning 
Ordinance. 

• The Plan Commission may recommend exceptions and deviations from the 
requirements of the Zoning and Subdivision Codes requested by the applicant, to 
the extent that it finds such exceptions and deviations are supportive of the 
standards and purposes for PUDs. 
 

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. Includes building elevations and site, landscape, and engineering 
plans.  

• Recommendation is based on compliance with the previously (or concurrently) 
approved Special Use for PUD standards and other city code requirements 
(including Zoning and Subdivision codes). 
 

 
Suggested 
Action:  

 
Conduct the public hearing on the Special Use for PUD and close if all testimony has 
been taken. Review the PUD Preliminary Plan. 
 
The Plan Commission may vote on this item should the Commission feel that they have 
enough information to make a recommendation.  
 
Staff recommends that any recommendation include a condition requiring resolution 
of all staff comments prior to City Council action. 
 

 
Staff Contact: 

 
Russell Colby, Director of Community Development 
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I. PROPERTY INFORMATION  
 

A. History / Context  
 

The subject property is comprised of three areas: 

• 206 Riverside Ave, at the corner of Illinois Ave. This site is a parking lot that was 
previously owned by BMO Harris Bank and served as parking for the former bank 
facility at 1 E. Main St. The property is now owned Frontier Development and is used 
informally for general downtown parking. A Special Use was approved in 2020 to 
install a bank ATM drive-through facility within the parking lot. 

• 216 Riverside Ave, which most recently was occupied by office and services uses, 
including the Chamber of Commerce. The building was previously owned by Batavia 
Enterprises and is now owned by Frontier Development. The building was originally 
the Riverview Dairy, constructed in the early 1900s. 

• City-owned property to the south, comprising a triangular grass area, south of Indiana 
Ave. According to current tax maps, this grass area is not a land parcel but rather part 
of the street right-of-way. Because the adjacent streets are all City jurisdiction, the 
City effectively owns this grass area. 

 
B. Zoning  

 
The subject property is zoned CBD-1 Central Business District.  
 

 Zoning Land Use 

Subject Property CBD-1 Central Business & 
Downtown Overlay District (part) 

Office building 
Parking lot with ATM 

North CBD-1 Central Business  Parking lots and commercial uses  

East RT-4 Traditional Single and Two 
Family Residential; 
BT Transitional Business Overlay 

Single family and multi-unit 
residential structures, 
Residential structures converted 
to office uses 

South CBD-1 Central Business Fox River 

West CBD-1 Central Business Fox River 

 

 

RT-4 

CBD-2 CBD-1 

CBD-1 

RT-4/BT-Overlay 

Subject Property 
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C. Comprehensive Plan 

The 2013 Comprehensive Plan identifies “Mixed Use” as the future land use of the property: 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

  
Mixed use areas should be characterized by uses and development patterns that provide a 
vibrant, safe, attractive, and “walkable” pedestrian environment. Mixed use areas should have 
strong pedestrian orientation and seek to create a more interesting and engaging pedestrian 
experience, accommodating pedestrian generating uses on the ground floor, and other uses 
above. Mixed use areas should provide a balance of uses unique to each site based on its 
location. Retail, entertainment, and dining uses are ideally suited for the ground floor with 
residential, educational, medical and/or office uses located on the upper floors. The primary 
objective is to provide an appropriate and compact mix of uses to foster an active and 
interesting district. Parking in the mixed use areas should be provided on-street, or in subtly 
located parking garages or parking lots. Although the Land Use Plan designates only 
Downtown St. Charles as a Mixed Use area, the Commercial Area Framework Plan identifies 
other locations where Mixed Use development could occur. 

 
Downtown Subarea Plan 

 
Chapter 8 of the Comprehensive Plan contains the Downtown Subarea Plan (p. 86). Subarea 
plans contain location-specific recommendations. The subject property is located within the 
Downtown Subarea and is referenced in a number of locations: 
 
Downtown Framework Plan (p. 87): The site is shown in the “Gateway Corridor Frontage” or 
streets that “offer primary entry into Downtown, and therefore provide the first impression.” 
Both Riverside Ave. and S. 2nd Ave. are identified as part of the Gateway frontage. The following 
recommendations are provided for properties along Gateway Corridor Frontages: 
 

• Building Massing & Placement: Buildings should be generally located on the front lot 
line, although small setbacks could accommodate gateway landscaping. To the extent 
possible, buildings should be built to the side lot lines to create a continuous streetwall. 

• Building Facade Orientation and Design: Facades should have strong orientation to the 
public side-walk, or angled toward key gateway intersections, with welcoming 

Public/ 

Semi-Public 

Mixed  

Use 

Land Use Plan 

Single Family  

Detached Residential 
Subject Property 
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entrances. Attractive and safe rear entrances from rear parking areas or public walks 
should also be provided where appropriate. 

• Architectural Style and Design: Buildings should use traditional building materials and 
design elements, and generally align with surrounding buildings in terms of horizontal 
elements and vertical rhythm. However, more flexibility and creativity should be 
encouraged within this general framework. 

• Vehicular Access & Parking: Parking should be located to the rear of the lot, and 
minimal curb cuts should be provided from the public street. Development should share 
curb cuts and provide access from side streets instead of gateway streets wherever 
possible. 

• Bicycle Access & Pedestrian Mobility: All buildings should provide an attractive and 
discernable public entry from the sidewalk, and to the extent possible, bicycle parking 
should be provided at the rear or sides of buildings, near parking areas or other 
pedestrian accessible areas.  

• Land Use: Uses should be mixed, comprised of traditional downtown mixed use activities 
such retail, restaurant, and local services, as well as secondary uses including offices and 
services with less customer visitation. Multi-story mixed use buildings should also be 
encouraged. Multi-family may also be appropriate on the fringe areas of Downtown. 

 
Downtown Improvement Plan (p. 89): The plan identifies locations of Gateways, including the 
intersection of Riverside and 2nd Ave., and states the following:  
 

While streetscaping in Downtown distinguishes this part of the City from other areas, the 
differences can be subtle to a casual observer and the edges of Downtown are not well 
demarcated. Given the importance of Downtown, the City should install gateway 
features at key entry points, that are integrated to the extent possible, with 
redevelopment of prominent parcels and highly visible locations. North-south gateways 
are currently less defined and would benefit most from enhancement. Gateway features 
consisting of signage, lighting, and landscaping should complement the existing 
streetscape and announce entry into Downtown St. Charles. 

 
Catalyst Sites (p. 90): The subject property is identified as a “Catalyst Site”, defined as follows: 
 

Catalyst sites are those parcels where redevelopment could have a catalytic impact on 
the surrounding area. In the identification of catalyst sites, certain criteria are 
considered. Catalyst sites are determined based on the sites exhibiting some or all of the 
following characteristics: Underutilized buildings or land; Vacant buildings or land; 
Structural soundness of buildings; Size of property; Ownership (e.g., unified private 
ownership or City-owned); Visibility and access; Current zoning and adjacent zoning; and 
Surrounding land uses. Although the sites identified provide alternatives if a property is 
proposed for future redevelopment, it is not necessarily an interest by the City to acquire 
or redevelop the site.  
It should be recognized that some of the catalyst sites are existing public or private 
parking lots. The parking supply near each site should be assessed as each is considered 
for development. Downtown parking is further discussed on p. 74 and p. 89. 
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The subject property is identified as  
Catalyst Site Q. 

 
Recommendation for Catalyst Site Q: 
This opportunity site represents the 
greatest potential for riverfront 
redevelopment on the east side of the 
Fox River. This site currently hosts a 
small office building and modest open 
space. However, it is the southern 
gateway to downtown along Riverside 
Avenue. Redevelopment of the site 
could vary based on the City’s ability 
to address transportation and 
circulation. Redevelopment should 
also include a significant gateway 
feature at the southern end of the site, 
and gathering spaces for riverfront 
events, cafes, or other activities and 
uses. 

 
 

Downtown Redevelopment Concept (p. 92): This image depicts a development concept for a 
number of Catalyst Sites, including Site Q, but notes “the concept is only meant to illustrate one 
possible approach for redevelopment that satisfies the goals, objectives and guidelines as 
expressed in the St. Charles Comprehensive Plan.” 
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II. CONCEPT PLAN REVIEW  
 
A Concept Plan application was reviewed in Summer 2021. The Concept Plan was a similar 
proposal for a five-story, mixed use building. The residential unit count was 48 units.  
Plan Commission provided positive feedback on the overall concept, but expressed a number of 
concerns that were also heard from nearby residents:  

• Density and bulk/scale relative to the neighborhood to the east, need for shadow study 

• Site requires a gateway design or transition with a stepped or varied building mass 

• Use different architecture, proposed style made the building appear massive 

• More detail needed on the open space area 

• Concerns regarding proposed on-street parking, particularly along Riverside Ave. 

• Traffic circulation with the closure of Indiana Ave. 

• Existing parking supply in the area and impacts of the project on on-street parking. 
A significant amount of comment letters were received.  

 
III. PLANNING ANALYSIS 

 
Staff has analyzed the submitted applications and plans for conformance with the standards 
established in applicable sections of the Zoning Ordinances, including:   

• Ch. 17.06 Design Review Standards & 
Guidelines 

• Ch. 17.16 Business and Mixed Use Districts  

• Ch. 17.24 Off-Street Parking and Loading 
 

A. Zoning  
 
The property is located in the CBD-1 Central Business District and Downtown Overlay District. 
No change to the underlying zoning is proposed. The property is located in the Central Historic 
District.  
 

B. Proposed Uses 
 

• Use of the first floor of the building is subject to the CBD-1 Downtown Overlay District 
permitted use list. “Retail Sales” use is identified as the first floor use on the 
Preliminary Plan. Unless limited through the PUD approval, the first floor space could 
be used for other commercial uses permitted in CBD-1 Downtown Overlay zoning, 
such as Personal Services, Restaurant, Tavern/Bar, or Indoor Recreation.  

• The residential apartments are categorized as a “Multi-Family Dwelling”, which is a 
permitted use in the CBD-1 district, subject to a minimum lot area per unit limitation 
(1000 sf. of lot area per 1 dwelling unit).  

 
C. Property and Bulk Standards 

 
The subject property is comprised of a full city block, identified on the original 1837 
subdivision plat of St. Charles as Block 15. The property was originally platted into 3 lots- Lots 
1 and 2 on the north half, and Lot 3 on the south half. The current ownership of the property 
is two tax parcels that split the block in approximately a north and south half. These two tax 
parcels were previously under separate ownership, but are now owned by the developer. For 
purposes of applying existing zoning requirements, any single or combination of these parcels 
could be developed under the CBD-1 zoning regulations.  

 
The table below compares the Concept Plan with the bulk standards applicable to the CBD-1 
Zoning District. Any deviations from the bulk standards required for the development would 
need to be approved through the Planned Unit Development (PUD) ordinance.  
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Staff Comments:  
✓ PUD deviations are required based upon the building size, including deviations to 

Minimum Lot Area per Residential Unit, Maximum Gross Floor Area of the Building 
and Maximum Building Height. 

Category CBD-1 Zoning 
2021 

Concept Plan 
2022 

PUD Plan 

Min. Lot Area  

• 1,000 sf per residential 
unit 

• Existing total site is 
approx. 21,400 sf, 
which allow 21 units 

25,930 sf for 48 units 
(With proposed 
vacated property 
from the City added 
to site area) 

38,960 sf for 43 units  
(With proposed 
vacated property from 
the City added to site 
area) 

Min. Lot Width None N/A N/A 

Max. Building 
Coverage 

None N/A N/A 

Max. Gross Floor 
Area per Building 

40,000 sf per building 
(80,000 if existing parcels 
developed with two 
adjoining buildings) 

64,354 sf 57,767 sf 

Max. Building 
Height 

50 ft. 
(based on elevation at 
the mid-point of the 
front lot line- potential 
elevation range of 735.5 
to 739) 

59 ft. measured from 
high point (NE corner 
of site) 
 
63 ft. estimated 
average 

59’8” measured from 
high point (NE corner 
of site) 
 
(Elevation 749.167) 
 

Front Yard Max. 5 ft. 0 ft.  0 ft. from existing 
block lines- See Staff 
comments below 

Interior Side Yard Max 5 ft. 0 ft. 

Exterior Side Yard  Max. 5 ft. 0 ft. 

Rear Yard None N/A N/A 

Landscape Buffer Not required in CBD-1 N/A N/A 

Parking Spaces 

• In CBD-1 requirement is 
1 space per dwelling 
unit, regardless of 
bedroom count (43 
spaces required) 

• Retails Sales is 4 spaces 
per 1,000 sf of floor 
area (30 spaces 
required) 

• Site is eligible for SSA 
parking exemption; 
existing off-street 
spaces cannot be 
eliminated  
(48 total spaces 
existing- 37 private in 
parking lot , 11 public 
along 2nd Ave. 
 

62 spaces shown  
 
(32 in private parking 
lot, 
30 along street 
parking) 

53 spaces shown 
 
(29 in private parking 
lot, 24 along 2nd Ave.- 
proposed as private 
parking) 
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✓ The proposed right-of-way vacation will result in the block lines shifting outward from 
the proposed building, however the vacated right-of-way will be encumbered with 
easements and will still have the appearance and function of a street right-of-way. 

✓ In the CBD-1 district, newly constructed off-street parking lots are required to be set 
back 5 feet from right-of-way. If parking lots are reconstructed or resurfaced, the 
paving can be constructed at 50% of the required setback (2.5 ft.) The setback area 
would need to be landscaped per Chapter 17.26 of the Zoning Ordinance. This 
requirement may apply to the Illinois Ave. frontage of the parking lot. 

✓ Related to discussion of the building height or mass, a Shadow Study was requested 
by Plan Commission. An updated shadow study was presented at the March 22, 2022 
meeting. This study shows four times per day (9am, Noon, 3pm and 6pm) at the 
Spring Equinox (March), Summer Solstice (June), Fall Equinox (September) and Winter 
Solstice (December). 

 
D. Parking Exemption 

 
The property is located within the Downtown Special Service Area taxing districts 1A and 1B, 
Per Section 17.24.080, an off-street parking exemption is permitted, provided conditions in 
the table below are met: 

 Code Requirement to qualify for 
Parking Exemption 

 Parking near the Subject Property 

 
Residential Uses: 
Overnight parking available within 200 
ft. walking distance 
 
Non-Residential Uses: 
Parking for general public during the 
business hours within 500 ft. walking 
distance 
 

60 ft. away: 
Municipal Parking Lot B (north of Illinois Ave., behind 
Pollyanna & Flagship):  
63 total spaces, with 38 spaces designated for 24-hour 
parking. Remaining spaces are available for evening/ 
overnight parking. 
 
350 ft. away: 
Municipal Parking Lot S (Walnut/Norris Parking Deck):  
108 spaces available for 24-hour parking 
 
500 ft. away: 
Municipal Lot Z (Klinkhamer Deck- smaller First St Deck) 
30 min to 2-hour parking, 9am to 5pm 
 
650 ft. away: 
Municipal Lot I (the larger First Street Parking Deck): 
269 spaces designed for 24-hour parking. 

Existing off-street parking spaces 
Shall not be eliminated unless:  
a) the same number of private, off-
street spaces are constructed 
elsewhere by the property owner, 
within the distance specified above, or  
b) the City Council determines that, 
based upon a parking study, adequate 
public parking is available within the 
required distance to serve the use. 

Current parking: 48 off-street parking stalls: 

• 37 private stalls on the 206 Riverside lot 

• 11 public stalls on 2nd Ave. adjacent to the 216 
Riverside building. 

PUD Plan: 52 off-street parking stalls (+1, now 53 total) 

• 28 stalls on the 206 lot (+1, now 29 total) 

• 24 perpendicular stalls on 2nd Ave. 
The developer has requested that the street stalls be 
conveyed for private ownership for use by the building 
tenants/residents 
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On-street parking 
On-street parking spaces located within three hundred (300) feet of the use may be credited 
to meet up to twenty-five percent (25%) of the requirement for off-street parking for non-
residential uses only. (This reduction is not calculated where the standard for a parking 
exemption have been satisfied) 
 
Note existing on-street parallel public parking that can accommodate approximately 5-7 
vehicles on 2nd Ave. & Indiana Ave. will be eliminated (due to the street vacation and addition 
of private parking along 2nd Ave.) These spaces are not counted toward the parking exemption 
calculations because they are not “off-street”. 

 
 Staff Comments regarding Parking Code Compliance for the Project: 

✓ With respect to distance to public parking, the site meets the code standards to 
qualify for the parking exemption. 

✓ The number of parking spaces in the existing private lot will be reduced. Therefore, at 
least 9 of the perpendicular parking spaces along 2nd Ave. would need to be under 
private ownership in order to meet the parking exemption requirement (cannot 
eliminate existing private off-street parking spaces). 

✓ The PUD approval ordinance could allow for the use of public street spaces adjacent 
to the building to count toward meeting the parking requirement, even if they remain 
publicly owned, or are reserved for private use via an agreement with the City. 

 
 Staff Comments regarding Parking Planning in Downtown: 
 

✓ The subject property is a Catalyst Site in the Comprehensive Plan Downtown SubArea. 
The plan notes that certain catalyst sites includes existing public or private parking 
lots, and recommends the parking supply near each site be assessed as each is 
considered for development. The City has not conducted a recent parking demand or 
supply assessment of this area, but is budgeting for a study of downtown parking to 
be conducted in the upcoming fiscal year (fiscal year begins May 2022). 

✓ The nearest adjacent public parking, Lot B behind Pollyanna Brewing, is part owned by 
the City and part by the developer, and there is a parking agreement over the 
property that allows for shared use of the lot. The City’s intent is to acquire the entire 
east half of the block for permanent public parking and a potential future public 
parking deck, as identified in the Comprehensive Plan. 

  
E. Landscaping and Screening 

• An updated landscape plan has been submitted with a specific planting list.  

• Plans show additional plantings around the perimeter of the parking lot. There may be 
opportunities for additional plantings within some unused areas of the parking lot. 

• A landscape strip or other parking lot screening (such as a decorative fence) is 

recommended along Illinois and Riverside Ave. At a minimum, a raised curb should be 

provided to separate the parking area from the sidewalk along Illinois Ave. If the parking 

lot is reconstructed or repaved, a 2.5 ft. setback with landscaping would be required along 

the Illinois Ave. frontage of the parking lot. It is recommended to plan for the 2.5 ft. strip 

to be landscaping or a parking lot barrier. 
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• Trees in small diamond shaped planters are shown along the parking stalls along 2nd Ave. 
This type of tree installation may not support long term success of the tree vs. a combined 
or larger island. 

• A cross section has been provided for walkways along the south and west faces of the 
building. Additional information on the appearance of the walkway structure will need to 
be provided. 

• The City has an interest in retaining an easement or a location to display a gateway sign 
for the downtown at the south corner of the site. Revised plans show this area remaining 
as City right-of-way. 

 
 

F. Design Review Standards and Guidelines 
 

The Zoning Ordinance, Chapter 17.06, contains Design Review Standards and Guidelines for 
the Central Business District. In general, the plans comply with most requirements, except for 
items noted below.  

 
Building Placement and Lot Coverage 

• To maintain historic patterns of building development in downtown St. Charles, 
building footprints should not occupy more than 75% of a block. 

 
Parking and Service Areas 

• Surface parking lots shall not be located between buildings and the street, but may 
instead be located behind or beside buildings.  

• Where a lot or use is eligible for the parking exemption (Section 17.24.080), onsite 
parking is discouraged. Where parking is provided, its design and location should 
minimize impacts on the pedestrian environment. Perimeter landscaping or decorative 
walls for screening, parking courtyards, and use of brick or other decorative pavers for 
surfaces, are examples of ways to accomplish this. 

 
The following Building Design Guidelines were noted during the Concept Plan review, plans 
have been revised to generally comply with these guidelines: 
 

Building Design Guidelines: 

• For buildings greater than four stories or 50 feet in height, higher stories should be 
stepped back from street level facades a minimum of six feet and a maximum of 
sixteen feet. 

• Use earth tones or muted colors in the materials used for building exteriors. The goal is 
to achieve a design where no single building stands out or overpowers the views or the 
natural landscape of the valley. Lighter colors or bright colors should be used only in 
minor accents. 

 
Staff Comments: 

✓ The parking lot is an existing condition at the property. 
✓ The need for perimeter landscape or screening has been noted under the landscape 

comments. 
 
 
 
 



Staff Report – River East Lofts  April 19, 2022 
 

12 
 

IV. DEPARTMENTAL REVIEWS 
 

PUD Preliminary Plans have been submitted. Staff has requested supplemental details be provided 
before circulating the engineering plans for a more detailed staff review.  

 
A. Lot/Subdivision 

 
The property is proposed to be platted into a single lot and would include adjacent street 
right-of-way: Indiana Ave., the triangular right-of-way area to the south of Indiana Ave., 
parkway along 2nd Ave., and parkway along Riverside Avenue. These areas would become 
private ownership for use and maintenance purposes, but will would be encumbered by 
easements. 
 
Staff Comments:  

✓ Streets adjacent to the property are dedicated right-of-way which the City could act to 
vacate.  

✓ Staff has requested an ALTA or Title Report to confirm that the area south of Indiana 
Ave. is street right-of-way. 

✓ City public utility and access easements would need to be maintained over any area 

that is conveyed, and the plat should identify easement areas for public utilities, 

drainage, and access. 

✓ As an alternative to conveying the property, the City could retain ownership but grant 
easements or licenses to the property owner to allow for use and maintenance of the 
parking and open space areas shown on the plan. 
 

B. Traffic and Street Improvements   

 
The applicant has provided a Traffic Memo assessing the existing traffic around the site. The 
memo has been reviewed by the City’s traffic consultant, HLR, and comments have been 
provided. The Traffic Memo was then revised (dated April 12, 2022), and reviewed again by 
HLR. 
 
Two comments remain from the HLR review- Site line obstruction at 2nd & Illinois Ave. (due to 
the building location at the corner) and the proposed Riverside Ave mid-block pedestrian 
crossing. Although typical engineering standards aren’t being met in both instances, these 
conditions are not uncommon in a Downtown environment, where limited building setbacks 
are encouraged, and certain streets may be designed to slow or calm traffic, in favor of 
pedestrian access.  Both issues will require further consideration by staff. 

 
Staff Comments:  
Illinois Ave. 
✓ Left turns from northbound 2nd Ave. to Illinois Ave. are currently restricted. This 

restriction appears to have been imposed to deter traffic trying to bypass the 
Riverside/Illinois traffic signal. Depending on the changes proposed to 2nd Ave., this 
restriction may no longer be necessary.  

✓ At the 2nd Ave. intersection, the building appears to cause an intersection site visibility 

issue for northbound 2nd Ave. traffic. Per HLR’s review “The site distance for vehicles 

turning from 2nd Avenue to Illinois Ave is still a concern. Currently, there are no sight 

line obstructions, and the proposed development does impose sight line restrictions. It 



Staff Report – River East Lofts  April 19, 2022 
 

13 
 

is acknowledged that the study was updated to assume the left-turn restriction will 

remain and the removal can be considered by the City in the future.” 

✓ In order to improve site visibility, the Building Common Area Entry has been chamfered 
on the corner of the first floor.  
 

2nd Ave. 
✓ The applicant intends to continue the existing street and parking cross section south, 

which is a 22 ft. wide street, with deep (22 ft.) perpendicular parking stalls along the 
east side of the street. 

✓ Plans do not indicate a barrier between the parking stalls and sidewalk. Curbing or some 
type of bollard should be considered.  

✓ The intersection at Riverside Ave. is proposed to be reconfigured to eliminate the sharp 
corner and create more of a T-intersection. HLR recommended that the existing angled 
lane coming off of northbound Riverside Ave. be eliminated in order to slow traffic 
through this area, discourage cut-through traffic seeking to avoid the Riverside/Illinois 
traffic signal, and create a greater separation from the Ohio Ave. intersection. Plans 
have been revised to reflect this change. 
 

Riverside Ave. 
✓ A reduction to a 24 ft. width is now proposed, based on staff feedback. Modifications to 

the street width and cross section will need to be evaluated by Public Works and Fire 

Department. Detailed cross sections have been requested. 

✓ Street parking that had been proposed during the Concept Plan review been removed. 
✓ A proposed paver crossing located mid-block along the site frontage is proposed. This 

has previously generated safety concerns. Per the HLR review, “It is acknowledged that 

the appropriate crossing treatments have been included in the revised site plan at the 

proposed pedestrian crossing. There is still a concern of adding an additional 

uncontrolled crossing at this location given there are two existing pedestrians crossings 

in the vicinity of the proposed development site.” 

 
Other comments 
✓ The layout of the parking lot and ATM access will need further evaluation. Based on the 

perpendicular parking layout, the drive aisles do not appear to be wide enough for 
vehicle maneuvering. An evaluation by the design engineer is to be submitted. 

✓ Retaining the existing angled parking layout is recommended in order to provide an 
adequate aisle width and impose a one-way flow for the parking lot and ATM usage. 

 
C. Utilities 

 
Water 

• Fire hydrant locations and water supply for the project were reviewed by the City as a part 
of a Water Modeling Study. 

• Water mains around the site are old smaller sized mains. Extension and upsizing of water 

mains is recommended around the entire site, with a new water main extension along 

Riverside and Indiana Ave. 

• The Preliminary Engineering Plans have been updated to show the recommended water 

main improvements. Plans are under review by staff. 
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Sanitary Sewer 

• The sanitary sewer system was analyzed to determine the impact of flow from the project. 
The sewer system generally from this site and continuing downstream to the City’s main lift 
station (at Deveraux Way & Rt. 25) was analyzed. 

• This study found that there is sufficient capacity to accommodate flow from this site during 
dry weather conditions. The added flow volume from the project is minimal compared to 
the existing flow in the pipe, which is a major trunk line serving a large portion of the City. 
Sewer capacity issues occurring during wet weather events is an existing issue that the City 
is working to address system wide. 

• The sanitary sewer service to the building cannot be connected to the large trunk sewer on 

Riverside Ave. The study recommended connecting at specific invert elevations to existing 

sewers upstream on 2nd Ave. or Illinois Ave. The Preliminary Engineering Plans show the 

sanitary sewer service connection point. Plans are under review by staff. 

 
Electric 

• There are number of overhead and underground electrical infrastructure items that cross 
through and around the site. Some of these facilities will need to be modified, upgraded or 
expanded based on the concept plan. Equipment structure boxes (including a transformer) 
will need to be accommodated within the site. A proposed transformer location is shown. 
This will require further coordination with the City’s Electric Utility.  
 

Stormwater 

• Floodplain is located on the property. Plans show additional building footprint within the 10-
year and 100-year floodplain.  

• Additional information and calculations have been submitted demonstrating the intent to 

address the floodplain impacts of the project as required by the Stormwater Management 

ordinance. The overall approach is acceptable. 

• The concrete ramp and walkway along the building is supported on piers to minimize 

floodplain fill.   

• Compensatory storage is provided in the void space of the gravel layer under the parking 

stalls east of the building along 2nd Ave.   Additional compensatory storage is provided off 

site, at 1 E Main St.  Additional information and detail will be needed on the off-site 

compensatory storage.   

• The building will need to be dry floodproofed to 3 ft. above the base flood elevation.  The 
finished floor of the commercial space appears to be above this elevation. 

 
 
V. DEVELOPER CONTRIBUTIONS 

 
A. Inclusionary Housing 

 
This development will be subject to the Inclusionary Housing Ordinance, Title 19 of the City 
Code. The affordable unit requirement for this development is 4.3 units (10% of the total 
number of units). A fee worksheet has been submitted indicating the applicant’s intent to pay 
a fee in-lieu of providing 4.3 affordable units. Based on a fee in-lieu amount of $39,665.75 per 
required affordable multi-family unit, a total fee in-lieu amount of $170,562.73 would be due 
at the time of building permit. 
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B. School District 
 

This development will be subject to Ch. 16.10 “Dedications” of the Subdivision Code and will 
be required to provide a cash contribution to St. Charles CUSD 303. Based on the bedroom 
count of 27 1-bedroom units and 16 2-bedroom units, a total contribution of $28,349.44 
would be due prior to issuance of building permit.  
 

C. Park District  
 

Also per Ch. 16.10 of the Subdivision Code, a land or cash contribution will be required for the 
St. Charles Park District. Given the site size, a cash contribution will be provided. Note, the 
land-cash worksheets appears to show a calculation error- the correct total estimated 
population is 78 and the resulting cash-in-lieu is $187.806.45. 

 
 

VI. HISTORIC PRESERVATION COMMISSION REVIEW 
 

For properties within a Historic District, the Zoning Ordinance calls for the Historic Preservation 
Commission to review zoning applications, including PUDs, and provide a recommendation 
regarding the potential impact on the historic resources of the City, particularly with regard to 
designated landmarks and historic districts directly affected. 
 
The Historic Preservation Commission reviewed the PUD applications on March 15, 2022, and 
recommended approval (4-0, 1 abstain), providing the following comments: 
 

• The plan follows the Comprehensive Plan recommendations for a gateway development 
at the south end of downtown.  

• The project includes quality architectural design which they believe will enhance property 
values in the area. 

• Historic resources (landmarks and districts) will not be damaged or experience a negative 
impact from the project. 

• The parking issues in the area need to be addressed further by the City. 
 

One member abstained from the vote due to concerns over the 5th floor. 
 
 
VII. OPTIONS FOR PLAN COMMISSION ACTION  

 
Additional plans and documentation have been submitted to complete the Preliminary Plan 
submittal. This information is under review by Staff, and the Plan Commission recommendation 
should be conditional on addressing any outstanding staff comments in this staff memo, and any 
forthcoming technical plan review comments. 

 
1. Public Hearing – Close or Continue  

If the Plan Commission feels they have adequate information the public hearing may be 
closed. The public hearing may be continued if additional information is deemed necessary to 
provide a recommendation.  
 
If Public Hearing is closed-  
 

2. Make a Recommendation to Planning & Development Committee 
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For PUD applications, only one finding must be made in the affirmative to recommend 
approval, which is: Is the PUD in the public interest?  
 
The Criteria for PUDs should be considered to reach a conclusion.  

 
The applicant has provided responses to the Criteria for Planned Unit Developments, 
attached. 
 

a. Recommend approval of the applications for Special Use for PUD and PUD Preliminary 
Plan.  

i. This recommendation should be subject to resolution of outstanding staff 
comments.  

ii. Additional conditions if deemed necessary by the Plan Commission to meet the PUD 
finding.  

OR 
 

b. Recommend denial of the applications for Special Use for PUD and PUD Preliminary 
Plan. 

i. Plan Commission must substantiate how the PUD finding is not being met in order 
to recommend denial.  

 
 
VIII. ATTACHMENTS 

• Applications 

• Letters received 

 



STC Morse, LLC 
1 E Main 
St. Charles, IL 60174 
630 – 461 – 7075 
Conrad@frontierdevelopmentgroup.com 
 

 

 

 

APRIL 4TH 2022 
 
RE: SUMMARY OF VARIANCE REQUEST FOR RIVER EAST LOFTS 

To whom it may concern:  

We thought it would be beneficial to summarize our responses to the primary concerns raised regarding the River East 
Lofts PUD. Our design is directly in line with the intended use described for this site by the Comprehensive Plan. The 
requested variances provide the best outcome of this development & meet all purposes of the PUD process per 
17.4.400. 

Regarding the density: The PUD requests a variance of only 5.26 dwelling units based on the total land area of 37,740 
square feet. The vacation of this land for redevelopment was anticipated in the comprehensive plan. Without the 
variance our development would anticipate 21 dwelling units & the balance of the square footage would be a mix of 
retail & office use. The variance results in a primarily residential use, which is a better transitional product to the 
adjacent zoning & will create significantly less parking and traffic pressure than other uses allowed by right. 

Regarding Parking: The PUD requests no relief from parking ordinances. The uses allowed by right would create 
exponentially more pressure on the parking infrastructure. When comparing this development to others in the 
community, where parking was addressed in conjunction with the development it is important to acknowledge that 
significant financial assistance was provided by the city. Our recommendation is that the city use the significant 
additional real estate & sales tax revenue generated by this development to identify and address the parking needs of 
the community.  

Regarding the height: The Historic Preservation Committee has recommended approval based on the impact of the 
architectural creativity outweighing the requested height variance. Much emphasis has been put into shadow studies, 
renderings & cross sections relating this building to the adjacent residential zoning. This property is zoned CBD-1. 
Therefore, it is imperative that the analysis of all the provided materials be compared only to the 50’ building allowed 
by right as well as other buildings within the CBD zoning.  

The final variance requested in this PUD is gross square footage. By right, the site would accommodate the square 
footage proposed, and up to 80k sf across 2 buildings. By consolidating the lots we are able to compress the footprint 
of the structure allowing for a comprehensive site development that incorporates greenspace, walkability & 
pedestrian activity.  

Thank you – 

Conrad Hurst 































STC Morse, LLC 
1 E Main 
St. Charles, IL 60174 
630 – 461 – 7075 
Conrad@frontierdevelopmentgroup.com 
 

 

 

 

FEB 28TH 2022 

 

Re: Public Benefits, Departures from Code: 

The proposed PUD departs from the Zoning Ordinance only in the following capacities:  

- Minimum Lot Area (43,000 vs. 38,960 Proposed) 
o The purpose of this request is to provide a critical housing product that is currently under served in 

the Downtown market. This variance will allow us to provide 5 Star, high density housing within the 
CBD, in line with the desired intent the Comprehensive plan. The proposed PUD is a conforming use 
within the overlay district.  

- Maximum Gross Floor Area per Building (40,000 vs. 57,767 Proposed) 
o This variance is only required as a result of combining PINs & building a single building on the site, as 

opposed to 2 individual 40,000 square foot buildings which the site and current Zoning Ordinances 
would facilitate. Containing this development to 1 building allows for more efficient design, especially 
as it pertains to providing additional parking, open and gathering space for the community. These 
design objectives are directly in line with the intent of current Zoning Ordinances & the 
Comprehensive Plan.  

- Building Height (50’ vs 59’8’’ Proposed) 
o This variance allows us to achieve the required densities for this project to deliver a successful 

product, while still providing the opportunity for additional parking, and functional open & gathering 
space for the community. It also allows for flexibility in design so that the building can maintain its 
architectural interest especially with regard to the 5th floor set back from primary façade (per Design 
Standard Guidance), & the taper of the building and site into the adjacent residential zoning district. 
The final result is an attractive and impactful Gateway element to the Downtown.  

None of these departures propose a use that was not specifically anticipated in the 2013 Comprehensive Plan or are 
non-Conforming uses within the overlay district. The departures requested serve only to allow the creative flexibility 
to provide the best version of this product on a key catalyst site in the Downtown Sub Area.   

Thanks – 

Conrad Hurst 
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Chamber Site Stormwater 

 

The City of St Charles has adopted the Kane County Stormwater Ordinance (6/1/2019) as the governing 

regulations with regards to stormwater management in the City.  The Ordinance incldes several Articles 

that cover multiple areas with regards to stormwater management including stormwater management 

and detention, soil erosion and sediment control, stormwater best management practices, flood 

hazards, and wetlands and linear watercourses.  The Chamber Site redevelopment will comply with all 

the requirements of the Articles of the Stormwater Ordinance.  The proposed improvements will comply 

with all Articles in the following manner 

 

Article III Erosion and Sedimentation Control 

The final engineering plans and specifications will include standards and specifications from the Illinois 

Urban Manual, the Technical Manual, and IDOT standard specifications for Road and Bridge 

Construction to reduce the amount of erosion and sedimentation which would occur.   

Article IV‐ Stormwater Management 

Table 9‐81 outlines the requirements for stormwater management measures.  The Chamber site is 

considered Redevelopment under the Ordinance.  Since the Net New Impervious area will be less than 

5,000 square feet, stormwater detention will not be required.  The only stormwater requirement will be 

a Stormwater mitigation./ Best Management Practice (BMP) 

 

Article V Stormwater Best Management Practices 

Per Table 9‐107, a Category I Stormwater BMP will be required for the net new impervious area.  A 

Category I BMP shall provide Volume Reduction and Water Quality Treatment of one inch of rainfall over 

the Net new impervious area. The total net new impervious area for the site is 4,080 square feet.  The 

required BMP volume is 340 cubic feet (1” x 4,080). 

Volume Reduction‐ The required volume will be provided in the void space in the aggregate 

below the proposed permeable pavers.  The area of the proposed permeable pavers is 

approximately 1,800 square feet.  To meet the requirements with a 35% void space, a depth of 

aggregate of 7 inches will be required (340 cf/.35/1800 sf). 

Water Quality Treatment‐The anticipated pollutants of concern include metals, oils, and 

nutrients. A filter strip of hydrodynamic separator shall be provided to meet the water quality 

requirements.     

 

Article VI‐ Flood Hazard Areas 

The Chamber site is located adjacent to the Fox River.  The fox River is a regulated waterway with a 

floodplain and floodway as regulated by FEMA and Illinois Department of Water Resources‐ Office of 
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Water Resources.  According to the current Federal Emergency Management Agency (FEMA) Folld 

Insurance Rate Map (FIRM), there is no floodway within the property boundaries.  The 10 percent (10 

year) and one percent (100 year) floodplain elevations for the site are 683.9 and 686.4 respectively and 

were determined from the FEMA Flood Profile for the Fox River.  Both the 10‐ year and 100 year 

floodplain encroach onto the site.   

Since the floodplain encroaches onto the site, compensatory storage must be provided for any fill on the 

site.  The proposed site was graded to match the existing site topography as much as possible. Minimal 

modifications are to be made to the north parking lot.  A majority of the change in grades occurs south 

of the existing building.  The expansion of the west side of the building and concrete ramp and walk 

create the greatest amount of fill.  To limit the volume of fill, the concrete walk along the west and 

south side of the building will be open under the walkway (floating walkway) and will be supported by 

the building on one side and columns on the other.  Preliminary grading of the site and cross section 

analysis indicate that the proposed grading will create a surplus of fill, therefore we proposed 

underground compensatory storage be provided to meet the required compensatory storage 

requirements.  The underground compensatory storage will be provided in the void space of the 

aggregate layer of the parking along the east side of the site (west side of S 2nd Street).  This will require 

over‐excavating an additional one to four feet to provide the required storage. 

Detailed floodplain fill and compensatory storage calculations and cross sections will be provided in the 

Stormwater Management Permit Application.  

Building protection standards for buildings in a floodplain are protection measures to ensure buildings 

or structures are not flooded and require floodproofing.  The floodproofing measures must be installed 

to the Flood Protection Elevation (FPE) which is the base flood elevation plus a specified freeboard.  For 

developments along the Fox River, the freeboard is three (3) feet.  Therefore for the Chamber site, the 

flood protection elevation is 689.4.  The existing and proposed finished floor elevation is 689.5. 

 

Article VII‐ Wetlands and Linear Water Bodies 

No wetlands currently exist on the site, and the development does not encroach into a water body, 

therefore the site is not constrained by the requirements of this Article. 

 

 




