Please practice social distancing while attending this meeting.
If social distancing is not possible please wear a mask.

AGENDA
CITY OF ST. CHARLES
PLANNING & DEVELOPMENT COMMITTEE
ALD. RITA PAYLEITNER – CHAIR
MONDAY, FEBRUARY 8, 2021 - 7:00 PM
CITY COUNCIL CHAMBERS
2 E. MAIN STREET

To attend this meeting via Zoom please use the link below:

https://zoom.us/webinar/register/WN_qS6wNlVPTm2aC4UDpShAjA
1. CALL TO ORDER
2. ROLL CALL
3. OMNIBUS VOTE
Items with an asterisk (*) are considered to be routine matters and will be enacted
by one motion. There will be no separate discussion on these items unless a council
member/citizen so requests, in which event the item will be removed from the consent
agenda and considered in normal sequence on the agenda.
4. COMMUNITY & ECONOMIC DEVELOPMENT
a. Presentation of a Concept Plan for KFP Planned Unit Development (northeast
corner of Route 64 and Dunham Road, KFP Family Associates)
b. Plan Commission recommendation to approve an Amendment to Special Use for
PUD for Octane 93 Brewery, 1825 Lincoln Highway (St. Charles Commercial
Center PUD)
c. Plan Commission recommendation to approve a Special Use for PUD and PUD
Preliminary Plan for McGrath Business Center, 4075 E. Main St.

5. ADDITIONAL BUSINESS
6. EXECUTIVE SESSION
•
Personnel –5 ILCS 120/2(c)(1)
•
Pending Litigation – 5 ILCS 120/2(c)(11)
•
Probable or Imminent Litigation – 5 ILCS 120/2(c)(11)
•
Property Acquisition – 5 ILCS 120/2(c)(5)
•
Collective Bargaining – 5 ILCS 120/2(c)(2)
•
Review of Executive Session Minutes – 5 ILCS 120/2(c)(21)

7. ADDITIONAL ITEMS FROM MAYOR, COUNCIL, STAFF OR CITIZENS.
8. ADJOURNMENT
ADA Compliance
Any individual with a disability requesting a reasonable accommodation in order to participate in a public
meeting should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled
meeting. The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at
(630) 377 4446 or 800 526 0844 (TDD), or via e-mail at jmcmahon@stcharlesil.gov. Every effort will be made
to allow for meeting participation. Notices of this meeting were posted consistent with the requirements of 5
ILCS 120/1 et seq. (Open Meetings Act).

AGENDA ITEM EXECUTIVE SUMMARY
Title:

Agenda Item Number: 4a

Presentation of a Concept Plan for KFP Planned Unit Development
(northeast corner of Route 64 and Dunham Road, KFP Family Associates)

Presenter: Ciara Miller, Economic Development Planner
Meeting: Planning & Development Committee
Proposed Cost: $0

Date: February 8, 2021

Budgeted Amount: $0

Not Budgeted:

☒

Background:
A Concept Plan application has been submitted by KFP Family Associates, L.P., represented by Rachel Robert (Day
& Robert P.C). KFP Family Associates owns all six of the parcels located at the northeast corner of Route 64 and
Dunham Road shown on the attached maps.
The applicant is seeking feedback on a Concept Plan to redevelop the site with a new gas station and improved cross
access. Details of the proposal are as follows:
• Re-subdivide the existing 6 lots into 4 separate lots of record.
• Establish a Planned Unit Development (PUD) encompassing all 6 parcels.
• Phased development to build the new gas station and improve cross-access for all parcels while allowing a
future phase to redevelop the two eastern-most parcels.
• Construct a new Fuel Facility (two western parcels):
o 1-story, 4,700 sf convenience store
o Canopy with 8 fuel pumps.
• Reduce the existing curb-cuts on Rt.64 from 7 to 3 and on Dunham Rd. from 3 to 2.
The Comprehensive Plan land use designation for the property is Neighborhood Commercial and the proposed land
uses are already permitted under the existing zoning. However, the applicant anticipates requesting and Planned Unit
Development (PUD) for the project. A Concept Plan review is required prior to applying to establish a new PUD.
Plan Commission Review
Plan Commission reviewed the Concept Plan on 2/2/21. Comments are summarized as follows:
• Support for continued gas station use on the corner lot
• The Commission generally agreed that this proposal was a significant improvement to the existing site, but
they did request that the applicant review the following considerations:
o Evaluate if it is possible to reduce the amount of impervious surface, particularly surrounding the fuel
canopy and on the corner of Rt. 64 and Dunham Rd. Reconfiguring the fuel canopy to have a bend
may make for a more efficient use of the lot.
o Explore potential pedestrian connection or striping from the Rt. 64 sidewalk to the convenience store.
o Consider eliminating the south cross-access point between Circle K and Franky’s due to traffic
conflict and stacking concerns. Also consider maintaining Franky’s full access on Rt. 64.
o Look into widening the northern exit onto Dunham Rd (Taco Bell) to accommodate a separate left and
right-turn exit lane and an entry lane.
o Consider eliminating bollards in front of the convenience store in lieu of creating a curb to separate the
parking from the sidewalk.
Attachments (please list):
Concept Plan Application and Plans
Recommendation/Suggested Action (briefly explain):
Review the Concept Plan, staff recommends the Committee provide comments on the following topics:
1) Land use and compatibility with surrounding development.
2) Site layout and access.
3) The proposed Planned Unit Development (PUD) and potential deviations.
4) Other suggestions/recommendations regarding future preliminary plans.

Community & Economic Development
Planning Division
Phone: (630) 377-4443
Fax: (630) 377-4062

Staff Report
TO:

Chair Rita Payleitner
And Members of the Planning & Development Committee

FROM:

Ciara Miller, Economic Development Planner

RE:

KFP Planned Unit Development - Concept Plan

2/3/2021
DATE:
_____________________________________________________________________________
I.

APPLICATION INFORMATION:
Project Name:

KFP Planned Unit Development 2020

Applicant:

KFP Family Associates L.P.

Purpose:

Obtain feedback on a Concept Plan for a commercial development
consisting of a gas station and redesigned traffic circulation across 6
parcels

General Information:
Location
Acres
Application:
Applicable
City Code
Sections

Land Use
Zoning
North
East
South
West

Site Information
Northeast corner of East Main Street and Dunham Road
3.4717 (151,227 SF)
Concept Plan
Ch. 17.04 – Design Review Standards & Guidelines
Ch. 17.14 – Business & Mixed Use Districts
Ch. 17.24 – Off-Street Parking, Loading & Access
Ch. 17.26 – Landscaping & Screening
Existing Conditions
Gas Station/Vacant Commercial Development
BC – Community Business
Zoning Summary
Office/Research (PUD)
Chase Bank
BC Community Business (PUD)
St. Charles Place Restaurant
BC Community Business (PUD)
Zimmerman Ford, Nissan of St.
Charles, Warwick Publishing
BC Community Business (PUD)
Foxboro Plaza

Neighborhood Commercial

Comprehensive Plan Designation
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Aerial

Zoning
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II.

OVERVIEW
A.

PROPERTY HISTORY
The subject property is comprised of 6 contiguous parcels encompassing approximately 3.5
acres located at the northeast corner of Dunham Rd. and East Main St. All six parcels are
owned by the KFP Family Associates L.P.
The parcels were acquired in a number of real estate transactions spanning from the 1950’s
through the 1980’s. As a result, the parcels were developed individually over time and were
not designed to have any collaborative or mutually beneficial cross traffic. The resulting
land use pattern has generated seven separate curb cuts onto Route 64 and three onto
Dunham Road.

B.

PROPOSAL
KFP Family Associates LP own the subject property. KFP Family Associates and RDK
Ventures LLC (Circle K) are proposing to develop the property with a new gas station and
convenience store. Details of the proposal are as follows:
• Re-subdivide the existing 6 lots into 4 separate lots of record.
• Establish a Planned Unit Development (PUD) encompassing all 6 parcels.
• Phased development to build the new gas station and improve cross-access on all
parcels first while allowing a future phase to redevelop the two eastern-most parcels.
• Fuel Facility (two western parcels):
o 1-story, 4,700 sf convenience store
o Canopy with 8 fuel pumps.
• Reduce the existing curb cuts on East Main Street from 7 to 3 and on Dunham Road
from 3 to 2.

C.

CONCEPT PLAN REVIEW PROCESS
The purpose of the Concept Plan review is to enable the applicant to obtain informal input
on a concept prior to spending considerable time and expense in the preparation of detailed
plans and architectural drawings. The Concept Plan process also serves as a forum for
citizens and owners of neighboring property to ask questions and express their concerns and
views regarding the potential development. Following the conclusion of the Concept Plan
review, the developer can decide whether to formally pursue the project.

III.

ANALYSIS
A. COMPREHENSIVE PLAN
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject
property as “Neighborhood Commercial”. The Plan states (p 39):
“Areas designated as neighborhood commercial are intended toward smaller-scale retail
and service commercial areas geared toward providing for the daily shopping, service, and
3
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convenience needs of surrounding neighborhoods. Uses in the neighborhood commercial
areas should be of a scale and intensity to be considered generally compatible with adjacent
and nearby residential uses.”
The following items in the Commercial Areas Policies section relates to this project (p. 48):
“Promote a mix of attractive commercial uses along the Main Street Corridor that
provide a range of goods and services to the St. Charles Community. A wide range of
commercial uses exist along the Main Street corridor, providing a variety of goods and
services to residents. As a primary east-west route through the City, Main Street
contributes to the overall character, image, and appearance of St. Charles…The City
should continue to promote reinvestment along this key commercial corridor and
maintain Main Street as a unique commercial corridor that can accommodate a wide
array of business types to cater to the diverse needs of the St. Charles community.”
“Improve access management along the City’s commercial corridors. The City should
work to minimize curb cuts, consolidate the access points, and facilitate cross-access
easements and shared parking agreements between adjacent properties. These
improvements would serve to increase safety for motorists, pedestrians, and bicyclists by
minimizing points of conflict and creating predictability for the location and frequency of
ingress and egress.
The subject property is located within the East Gateway Subarea. The East Gateway
Improvement Plan on p.103 recommends the following improvements in the vicinity:
•
•

Provide Internal Cross Access wherever possible between commercial properties
connecting independent and isolated commercial uses with one another.
Fill sidewalk gaps along the Main Street frontages of the subject property

B. ZONING REVIEW
The subject property is currently zoned BC-Community Business District. The applicant also
plans to request approval of a Planned Unit Development (PUD) for the site to accommodate
deviations from certain zoning requirements.
The purpose of the BC-Community Business District as noted in the Zoning Ordinance is as
follows:
“to accommodate mid-size retail and service development along Strategic Regional Arterial
corridors such as Route 64 and Randall Road. Uses in the BC District have the potential to
generate significant automobile traffic, and therefore care must be taken to properly design
access and parking facilities. Since this district is located along the roads that serve as
gateways into St. Charles, quality building architecture, landscaping and other site
improvements are necessary to ensure this type of development enhances St. Charles’ image.
BR Regional Business District
The subject property is surrounded by BC zoning on three sides with OR Office/Research
zoning to the north. BC zoning is appropriate for this property based on surrounding zoning
and its location in the east gateway.
4
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The proposed use for Phase I of the plan is a gas station/convenience store, which is
permitted in the BC District.
The table below compares the BC District requirements with the Concept Plan. Items for
consideration related to zoning bulk standards are listed below the table.
BR District
(proposed zoning)

Concept Plan

Min. Lot Area

1 acre

Varies
*see staff comment

Max. Building Coverage

40%

Convenience store: 7%

Max. Building Height

40 ft.

20 ft.

Bldg: 20 ft.
Parking: 20 ft.
Bldg: 10 ft.
Parking: 0 ft.
Bldg: 10 ft.
Parking: 0 ft.
Bldg: 20 ft.
Parking: 20 ft.
Bldg: 30 ft.
Parking: 0 ft.

Convenience Store: 120 ft.
Parking (fuel pump): 28 ft.
Convenience Store: 29 ft.
Parking (paving): 30ft.

25 ft.

N/A

Gas Station: 4 per 1,000 sf
GFA (reduced by number of
fuel pumps)

32 spaces (including fuel
pumps)
**See Staff Comment

Front Yard (Main St.)
Interior Side Yard (east)
Interior Side Yard (west)
Exterior Side Yard (Dunham
Rd.)
Rear Yard (north)
Landscape Buffer Yard
Off-Street Parking

Convenience Store: 10 ft.
Parking: 22 ft.
Convenience Store: 105 ft.
Parking: 0 ft.

*With the proposed re-subdivision, the lot sizes would range from 0.63 acres (Taco Bell)
to 1.5 acres (Circle K)
**Adequate parking is provided; with 8 fuel pumps, the gas station would require 11
parking spaces based on a 4,700 sf convenience store building. The site provides 32
spaces including 16 stalls provided at the fuel pumps. This does not include the “potential
future parking” indicated on the site plan at the northern property line.
D. TRAFFIC & ACCESS
The PUD proposes increased cross access for all of the PUD parcels along the northern end
of the site and an additional connection between Lot 2 and Lot 3 on the southern end.
Engineering staff provided additional comments on the proposed cross-access in Section I
below.
Drive aisles are required to be a minimum 24 feet wide; the submitted plans show a
discrepancy in aisle width along the east side of the Circle K building with some plans
showing 23’ (Planned Development Exhibit (Phase 1)) and other plans showing the same
aisle at 24’ (Overall Layout Plan). This should be addressed in the PUD Preliminary Plan
application submittal.
5
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An existing sidewalk is located along the Route 64/Main Street and Dunham Road street
frontages, connected to a broader east gateway sidewalk network. The site plan shows the
sidewalk being maintained, but appears to relocate the sidewalk closer to the curb on Main
Street, eliminating the previous ROW buffer between the curb and the sidewalk. Meanwhile,
the site plan also shows 30’ two-way cross aisles provided around the gas station canopy,
which is wider than the minimum requirement (24’). It may be possible to reduce the aisle
width to accommodate more landscaping and pull the sidewalks back from Route 64/Main
Street.
E. GAS STATION
Gas stations are subject to the use standards contained in Section 17.20.030, listed below.
1. Fuel pumps shall be located no closer than 20 feet from any lot line and shall be located
so that a vehicle using the fuel pump does not encroach into the public right of way or
onto adjoining property
- The proposed canopy is adequately set back from all lot lines and at a distance that
vehicles using the pumps will not encroach into the ROW or adjacent property.
2. Gas station canopies shall be subject to the lighting standards of Section 17.22.040 (Site
Lighting). Gas station canopies shall also meet all applicable setback requirements for the
principal building.
- The gas station canopy meets the setback requirements for the principal building.
3. The provisions hereof relating to Outdoor Sales shall apply if Outdoor Sales are included.
- Outdoor sales have not been identified. However, per Section 17.20.030, outdoor sales
accessory to gas stations are permitted provided the sales area is limited to 30 sf
multiplied by the number of pumps on the lot. The sales area(s) can only be located
within the pump islands or on a sidewalk adjoining the building.

F.

LANDSCAPING
A landscape plan will be required with a future PUD Preliminary Plan. The following
modifications will be needed to comply with landscaping requirements:
•
•

•

•

Unless requesting a deviation, the General Landscape Requirement (17.26.060) is
that a minimum of 15% of the lot must be landscaped. This calculation should be
included in the landscape plan.
Parking lots with more than 5 spaces that abut a public street shall be screened to a
minimum height of 30” for no less than 50% of the public street frontage. This
includes the eastern end of the parking aisles along Dunham Road for both Lot 1 and
Lot 2.
Building Foundation Landscaping (17.26.080) shall be provided around the perimeter
of the new gas station building. Not less than fifty percent (50%) of the total
horizontal dimension of the building walls, excluding door openings, shall be
landscaped. The planting beds provided along the front façade satisfy the public
street facing foundation requirements.
Landscaping is required in the front and exterior side yard adjoining a public street
right-of way in the BC zoning district. There appears to be adequate space to address
the landscaping requirements detailed in Ch.17.26.090 “Public street frontage
landscaping” but staff will need to confirm with a detailed landscape plan.
6
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•
•

All freestanding signs shall have landscaping that extends a minimum of three (3)
feet from the outer edge of the sign base on all sides to a height of twelve inches
(12”) to three feet (3’) at planting, depending on the height of the sign.
The concept plan application indicates that parking is located in the landscape buffer,
it should be noted that the landscape buffer does not apply to this property as it is not
abutting any RE, RS, RT, or RM District.

G. BUILDING DESIGN
Buildings in the BC District are subject to the Design Review requirements of Section
17.06.030 Standards and Guidelines – BL, BC, BR, & O/R Districts.
•
•

The proposed building only has one-street facing façade (south elevation, main
entrance) and the draft elevations appear to meet the articulation standards
Windows should be clear, not tinted or reflective

H. SIGNS
One existing freestanding sign for the gas station is located near the corner of Main St. and
Dunham Rd. Landscaping shall be provided in accordance with Ch. 17.26.110.
The plan also indicates that the freestanding sign for Franky’s Red Hot’s on Lot 3 that would
be relocated to accommodate new traffic circulation in front of the restaurant. The proposed
relocation meets the 10’ minimum ROW setback requirement. New landscaping would need
to be provided.
I.

ENGINEERING REVIEW
There appears to be underutilized pavement on both Lot 2 (Circle K) and Lot 3 (Franky’s).
The applicant should consider reducing excess pavement in favor of pervious areas and
landscaping.
Regarding changes to the traffic circulation around Franky’s, staff questions whether the full
cross access at the southwest corner is warranted. The applicant may consider making it a
one-way for cars exiting Franky’s. Patrons wanting to access Franky’s from Shell could do so
at the northern full cross access. This could also eliminate the two-lane pavement south of the
building.
It was also noted that handicap stalls can have a shared access aisle, which would gain an
additional parking stall. Development Engineering provided additional detailed comments to
the applicant for their consideration.

J. FIRE REVIEW
All corners shall be made accessible using the supplied dimensions of the largest fire vehicle.
This shall include turns into the oncoming parking lanes of all buildings.
IV.

FUTURE APPROVAL PROCESS
If the applicant chooses to move forward with the proposed development at the conclusion of the
Concept Plan process, the applicant would need to gain approval of the following:
7
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1. Special Use for PUD: To establish a PUD ordinance with unique zoning standards to
accommodate the proposal.
2. PUD Preliminary Plan: To approve the physical development of Phase I, including site
and engineering plans, landscape plan, and building elevations.
V.

SUGGESTED ACTION
Review the Concept Plan and provide comments to the applicant. Staff recommends the
Commission provide feedback on the following:
 Proposed use of the property.
 Site layout and access.
 Is a PUD appropriate for this project? Would a PUD advance one or more of the purposes of
the PUD procedure:
1. To promote a creative approach to site improvements and building design that
results in a distinctive, attractive development that has a strong sense of place, yet
becomes an integral part of the community.
2. To create places oriented to the pedestrian that promote physical activity and social
interaction, including but not limited to walkable neighborhoods, usable open space
and recreational facilities for the enjoyment of all.
3. To encourage a harmonious mix of land uses and a variety of housing types and
prices.
4. To preserve native vegetation, topographic and geological features, and
environmentally sensitive areas.
5. To promote the economical development and efficient use of land, utilities, street
improvements, drainage facilities, structures and other facilities.
6. To encourage redevelopment of sites containing obsolete or inappropriate buildings
or uses.
7. To encourage a collaborative process among developers, neighboring property
owners and residents, governmental bodies and the community
 Would the identified PUD deviations be warranted? To grant PUD deviations, the City
Council will need to find that:
a. Conforming to the requirements would inhibit creative design that serves community
goals; or
b. Conforming to the requirements would be impractical and the proposed PUD will
provide benefits that outweigh those that would have been realized by conforming to
the applicable requirements.
Factors to be considered in this determination shall include, but are not limited to the
following:
1. The PUD will provide community amenities beyond those required by ordinance,
such as recreational facilities, public plazas, gardens, public art, pedestrian and
transit facilities.
2. The PUD will preserve open space, natural beauty and critical environmental
areas in excess of what is required by ordinance or other regulation.
3. The PUD will provide superior landscaping, buffering or screening.
4. The buildings within the PUD offer high quality architectural design.
5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.
8
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7. The PUD provides accessible dwelling units in numbers or with features beyond
what is required by the Americans with Disabilities Act (ADA) or other
applicable codes.
8. The PUD provides affordable dwelling units in conformance with, or in excess
of, City policies and ordinances.
9. The PUD preserves historic buildings, sites or neighborhoods.
VI.

PLAN COMMISSION REVIEW
The Plan Commission reviewed this Concept Plan on February 2, 2021. The comments are
summarized as follows:
•
•

1.

Support for continued gas station use on the corner lot
The Commission generally agreed that this proposal was a significant improvement to the
existing site, but they did request that the applicant review the following considerations:
o Evaluate if it is possible to reduce the amount of impervious surface, particularly
surrounding the fuel canopy and on the corner of Rt. 64 and Dunham Rd.
Reconfiguring the fuel canopy to have a bend partway may make for a more
efficient use of the lot.
o Explore potential pedestrian connection from the Rt. 64 sidewalk to the
convenience store.
o Consider eliminating the south cross-access point between Circle K and Franky’s
due to traffic conflict and stacking concerns. Also consider maintaining Franky’s
full access on Rt. 64.
o Look into widening the northern exit onto Dunham Rd (Taco Bell) to
accommodate a separate left and right-turn exit lane and an entry lane.
o Consider eliminating bollards in front of the convenience store in favor of creating
a curb to separate the parking from the sidewalk.

ATTACHMENTS
•
•
•

Concept Plan Application; received 1/13/2021
Plans
Circle K Building Elevations
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CONCEPT PLAN APPLICATION

__City _of_ St _Charles________ _
Community Development

To request review of a Concept Plan for a property, complete this application and submit it with all required
attachments to the Planning Division.
When the application is complete and has been reviewed by City staff, we will schedule a Plan Commission
review, as well as a review by the Planning and Development Committee of the City Council. While these are
not formal public hearings, property owners within 250 ft. of the property are invited to attend and offer
comments.
The information you provide must be complete and accurate.
Division and we will be happy to assist you.

ff you have a question please call the Planning

I. PROPERTY INFORMATION:

RDK/Shell (Circle K) - 2500 East Main Street, St. Charles, Illinois 60174
PIN: 09-26-276-037 (Parcel A on Existing Plan attached hereto as Tab 2)
Taco Bell- 510 Dunham Road, St. Charles, Illinois 60174
PIN: 09-26-276-029 (Parcel Bon Tab 2)
Fonner Corfu Restaurant - 2520 East Main Street, St. Charles, Illinois 60174
PIN: 09-26-276-030 (Parcel Con Tab 2)
Franky's Red Hots - 2526 East Main Street, St. Charles, Illinois 60174
PIN: 09-26-276-026 (Parcel Don Tab 2)
Bosa Donuts - 2536 East Main Street, St. Charles, Illinois 60174
PIN: 09-26-276-027 (Parcel Eon Tab 2)
Jersey Mike's Subs - 2540 East Main Street, St. Charles, Illinois 60174
PIN: 09-26-276-028 (Parcel Fon Tab 2)
Ci(v o/St. C'lwrles Concept Plan Application

II. APPLICANT INFORMATION:
KFP Family Associates, L.P. , an Illinois limited partnership (KFP) (Property Owner)
550 Renee Court
Geneva, Illinois 60134
Contact: Melia C. Linardos
(630) 660-4643
mlinardos@comcast.net
Counsel for Applicant KFP
Scott M. Day
Rachel K. Robert
Day & Robert, P.C.
300 East 5th Avenue, Suite 365
Naperville, Illinois 60563
(630) 637-9811
smd@drm.law
rkr@drm.law
RDK Ventures LLC, a Delaware limited liability company (Circle K) (RDK) (Tenant- Ground Lease)
By Mac's Convenience Stores LLC, Its Manager
550 Warrenville Road, Suite 400
Lisle, Illinois 60532
Contact: Anthony C. Sgarlata
Director of Real Estate
Heartland and Midwest Business Units
(815) 762-4861
ACSgarlata@circlek.com
Counsel for Applicant RDK
Lori Pittman Haas
Ulmer & Berne LLP
1600 West 2nd Street, Suite 1100
Cleveland, Ohio 44113
(216) 583-7432
lhaas@ulmer.com

III.RECORD OWNER INFORMATION:
KFP Family Associates, L.P., an Illinois limited partnership
550 Renee Court
Geneva, Illinois 60134
Contact: Melia C. Linardos
(630) 660-4643
mlinardos@comcast.net

City of St. Charles Concept Plan Application
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Please check the type of application:
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PUD Concept Plan:

Proposed Name:

KFP Planned Unit Development 2020

!El

Subdivision Concept Plan

Proposed Name:

KFP Subdivision

D

Other Concept Plan

Zoning and Use Information:
Current zoning of the property: BC, Community Business District
Is the property a designated Landmark or in a Historic District? No.
Current use of the property: BC, Community Business District - multi-tenant retail and restaurant
Proposed zoning of the property: BC-PUD (no change)

PUD? Yes

Proposed use of the property: BC, Community Business District - multi-tenant retail and restaurant
Comprehensive Plan Designation: Neighborhood Community
IV. SUMMARY OF DEVELOPMENT:

KFP Family Associates, L.P. ("KFP") owns six contiguous lots ofrecord at the northeast comer of Route
64 (Main Street) and Dunham Road. Combined, the six parcels constitute approximately 3.5 acres. The
parcels were acquired in a number of real estate transactions spanning from the 1950's through the 1980's.
As a result, the parcels individually developed over time and were not designed, engineered, graded or
even planned to have any collaborative or mutually beneficial cross circulation of traffic movements with
the neighboring parcels. The resultant land use pattern has generated no less than seven separate curb cuts
onto Route 64, and three onto Dunham Road. (See Tab 2) The parcels are currently improved with a Taco
Bell (Parcel B), a Shell gas station and Circle K convenience store (Parcel A), the former Corfu restaurant
(now vacant) (Parcel C), Franky's Red Hots (Parcel D), Bosa Donuts (Parcel E) and Jersey Mike's Subs
(Parcel F). None of the parcels has been graded or paved in a way that accommodates cross-access between
the gas station and the various food establishments. Simply put, the existing land use pattern is neither
internally efficient (causing customers to exit onto Route 64 or Dunham Road, or both, in order to make
purchases at two or more of the collective retail establishments) nor externally efficient (causing multiple
conflicting traffic movements by patrons using a multiplicity of curb cuts onto an arterial road network).
KFP proposes to reconfigure the entire 3.5 acre site into a more efficient and synergistic retail/restaurant
planned unit development ("PUD"). The former site of the Corfu restaurant became available for lease as
a result of the restaurant closure in 2019. RDK proposes to expand their existing leasehold to include the
Corfu property. The primary intent of the RDK redevelopment is to modernize and improve the site
conditions for construction of a new gas station and Circle K building on the expanded site. The existing
Circle K building and associated canopy, as well as the existing Corfu restaurant building, will be
demolished and replaced with a one-story Circle K convenience store with 4,625 square feet, a new canopy
and eight reconfigured multi-product fuel dispensers. Ancillary parking and a trash enclosure will be
City a/St. Charles Concept Plan Application
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located behind the store. It is proposed that Taco Bell will have an additional sign on the RDK Property
fronting Route 64. The Overall Layout Plan depicting the proposed RDK redevelopment follows:
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The RDK redevelopment will improve overall site configuration, increase the available site capacity and
improve site circulation. Critically, the redevelopment will eliminate three existing curb cuts and
driveways along Route 64 by reducing them from four to just one. It will also eliminate one existing curb
cut along Dunham Road so as to reduce it from two to just one.
KFP has negotiated a modified lease agreement with the tenant operating the Taco Bell franchise
(Shamrock TBC, Inc.) to create a unified rear cross-access between Taco Bell and all KFP properties to
the east. These cross-access rights have also been built into the terms of the expanded RDK lease so all
KFP properties will enjoy cross-access through the RDK parcel as well. KFP is in the process of
negotiating a modified lease agreement with the owners of Franky's Red Hots to create the same rear
cross-access to ultimately allow future ingress and egress to all tenants of the KFP owned properties.
KFP proposes to reconfigure the overall acreage in two separate phases. Phase I is presented now in this
Concept Plan Application.
Phase I of the KFP PUD will incorporate the Taco Bell site, the expanded RDK site as redeveloped, and
the Franky's Red Hots site. As detailed above, the RDK proposal is essentially a complete redevelopment
of the current gas station into a state-of-the-art, multi-pump fueling facility with a larger 4,625 square foot
retail and convenience store. The Taco Bell restaurant site will not be modified other than removing some
limited curbing along their east lot line and performing the necessary regrading work to create the rear
cross access. In order to facilitate the cross-access further east and to improve the functionality of the
Franky's Red Hots restaurant, KFP will be making various improvements on the Franky' s Red Hots
City ofSt. Charles Concept Plan Application
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property, including: (i) regrading work to connect it to the former Corfu restaurant property; (ii) restriping
and doing certain repaving work on the parking lot; (iii) creating a new drive through pattern that will now
circle the entire restaurant; (iv) relocating the existing sign; and (v) closing the existing exit driveway onto
Route 64 with the egress moved to a shared curb cut on the expanded RDK parcel. A drawing depicting
the configuration of the proposed Phase I PUD appears below:
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The net effect of the improved traffic circulation and modifications within the Phase I PUD will reduce
the current curb cuts onto Route 64 from six to two, and from three to two onto Dunham Road. This
represents a 66% reduction in curb cuts consistent with the objectives of the City of St. Charles
Comprehensive Plan.
Phase I of the KFP PUD will also incorporate a re-subdivision of the existing four lots into three separate
lots of record. For this reason, the Concept Plan Application entails both a proposed PUD and a proposed
re-subdivision.
Phase II of the KFP PUD is not currently presented for Concept Plan review. Notwithstanding, KFP's
engineer has prepared various alternative concept drawings, including the following drawing, so that both
City staff and the decision makers are afforded a glimpse at how the future Phase II reconfigured site can
viably work as a collective whole with Phase I:
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As shown on the foregoing drawing, the concept for Phase II of the PUD envisions consolidation of the
Bosa Donuts and Jersey Mike's Subs properties, while maintaining their currently shared curb cut onto
Route 64. The two existing structures would be replaced with a single structure with a generous drive
through service line. The current leases for this portion of the KFP holdings do not practically
accommodate redevelopment now, and for this reason Phase II will not be processed by KFP until a future
date. That said, the collective Phase I and future Phase II restructured KFP holdings display a significantly
improved and more efficient vehicular circulation pattern, and reduced traffic movements into the adjacent
arterial networks. KFP strongly believes this improved circulatory pattern and the resultant derivative
efficiencies will enhance the economic performance of all retail/restaurant tenants within the PUD.
The proposed site plan for Phase I of the PUD will perpetuate several minor departures from the City
Code including the following:
•
•
•

17.14.030
17.26.100
17.24.070.3 .A.

Minimum lot area less than one acre
Landscape islands not provided
Off-street parking located in landscape buffer

Ci(v of St. Charles Concept Plan Application

6

SCALE

1" • 30'

?'""..~ ,

i
ii~!

LEGEND
CONCRETE PAVEMENT

~

]

HMA PAVEMENT

!

1

LANDSCAPE

~

BUILDING

!
~

,n

~~1-----------------------------------------------------------------============,ae"';;;a"===l
,:~•H,;,::'~!~~~,.~
Day & Robert, pc
PHASE 1 PUD AND PHASE 2 CONCEPT PLAN
1 00 1
~~
~i:-,;~\1~60018
300 E.5th Avenue,Suite 365
IL ROUTE 64 AND DUNHAM ROAD
PROJECT NUMBER
3-432
~~
" " ' co,somrn
St. Chaclos. lmcois
CHARLES,
ILLINQIS
®'""'
'°''"-"'"
CCC.>e>O
,,..__"_
_ _ _www.maokecocsclt._ _ _ _ _ _ _..___ _ _ _ _ _
_ _ _ _ _ _ _ __._..=......._._ _ _____,o'""rn"","-''"""'o''-"'-""'""""'""'o''-----'-''"-'..__s_cA_ce.......,·_.,_,·._o·..___ _ _ _ _ _ST•
__
_____
_ _ _ _ _ _ _ _ _-",""'
"=oe-"eR
"'-"-""°'aa''aa.'"' "-"·"aaa'
°'c.o'

iI

. . .
l!ICALJ:

1" • liO'

&-------i

,n

~u.c
9575W. Higgins Road, Suite500

DESIGNED

Day & Robert, PC
300 E, 15th Avenue. Suite 3615
St.Charles,llllnols

DRAWN

SRK/RLM
RLM

APPROVED

SRK

DATE

12/29/:l020

SCALE

r••O'.O-

EXISTING PLAN
IL ROUTE 64 AND DUNHAM ROAD
ST. CHARLES, ILLINOIS

1

OF

1

PROJECT NUt.eERI

MACKE CON6ULTANTS UC 2020
l..L.NJl8 FIIM LICENSE 184-002",

ZONING REQUIREMENTS SUMMARY
ZONE BC ( BUSINESS ANO MIXED USED DI STRJCT S
- COMMUNITY BUSJNESS DISTR ICT l

1 7.14-03 0
17.14 . 030

1 ACRE
NONE

'"

17 , 14 . 030

17 . 14 . 030

75 ,00D SF
40FT
BUI L DING/PARKI NG: 20 F T
BUI L DING: 10 FT/ PARKI NG: NONE
BUI L DI NG/PARK I NG: 20 F T
BUI L DING: 30 FT/ PARKING: NONE
25 FT

17 . 14.030
17 , 14 , 0 30

~---..-,
SCALI!

0

17 , 14. 030
1 7. 14 . 030
17 . 14.030
1 7.14.030

FENCE HEI GHT

1" • 30'

30

60

17 . 22.02oc
17 . 22.02oc
11 . 22.02oc
1 1.22.02oc
11. 22. 02oc
11.22. 02oc

FRONT YARD
REAR YARD
EX TERIOR SlDE YARD/
REAR YARD OF T HROUGH LOT
INTERIOR S lDE YARD
BUI LDING AREA OF LOT
WI THIN 4 0 FEET OF ROW

6 FEET 4 I NCHES
8 FEET
6 FEET 4 I NCHES

8 FEET
8 FEET
4 FEET

PARK[ NG
17 , 24 , 0 7 08
17 . 24, 0 7 0B
17 , 2 4 ,0708
1 7.24 .0708
17 . 24, 0 7 0 6
17 , 2 4. 0 7 06
1 7. 2 4. 0 7 0C3

9 FT
18 FT
21 ,5 FT <7 5 • J /24 FT t 9 0 ' l
14 FT
24 FT
T FT
TWO- WAY : 30 FEE T MAX.
HI GH TRAFFI C GENERATORS: 48 FEET MAX .

REOU [ RED OFF- STREET PARK ING

17 , 24. 140
17.24.140

GAS STAT JON
RESTAURANT

1 PER SERV ICE BAY + 4 PER 1000 SF OF GFA

LANDSCAPED ARE A

20'1. OF L OT / PARCEL W/ ON- SITE STORMWATER STORAGE
10,:. OF L OT/PARCEL W/ OFF - SITE STORMWATER STORAGE
ONE LANDSC APE I SL AND SHALL BE REQU IRED PER
TEN (10 l PARK I NG SPACES
GATED MASONRY SCREEN \I/AL L/ OPAQUE FENCE

10 PER \ODO SF OF GFA

L ANDSCAP ING
1 7 . 26. 060
1 7.26. 10 0

LANDSCAPE ISLAND

1 7.26-13 0

REFUSE DUMPSTER SCREENI NG

FREESTAND I NG SIGNS
17.28 . 0 5 0 A1 MI NIMUM ROW SETBACK

10 FT

NOT ES

1. PER 17 , 24,010.A -

TRUCTED, ANO THE
YARD MA Y BE
K AT A D I STANCE
STRI CT , THE
TANCE THE

#

PARK ING LOT DOES NO
REDUCED BY FIFTY PE
GREATER THAN FIFTY
EX I ST ING PARKING LO
EXIST ING PARKING L O

PARKI NG SUMMARY
LOT#

GROSS FL OOR
AREA (GFA )

PARKING
SPACES
REQUI RED

PARK ING
SPACES
PROV IDED

ACCESS I BLE
PARX [NG
REOU tRED

AC CESSIBLE
PARKI NG
PROVIDED

LOT 1

1,999 SF

20

21

1

1

LOT 2

4, 700 SF

2

3 , 191 SF

32

"
"

2

L OT3

"

2

2

L ANDSCAPE
AREA
REOU [ RED ( SF )

L ANDSCAPE
AR EA
PROV IDED CSF I

ZON ING SUMMARY

---------------------<- -

BOUNDARY LINE
PROPOSED LOT LINE
BUILDING SETBACK UN[ {BSL)
EASEMENT LINE
EXISTING RIGHT-OF-WAY LINE
EXISTING LOT LINE
FENCE

-

GUARDRAIL
MANHOLE (IAH)
CATCH BASIN (CB)
INLET(INL)
FLA.RED END SECTION (FES)
VALVE VAULT (W)
VALVE BOX (VB)
BUFFALO BOX (BB)
BUF'F'ALO BOX PIPE ONLY (BBP)
AUXILIARY VALVE (AV)
CLEANOUT (CO)
BOLLARD ( BOL)

-

0

Q
<;J

ll
i
~

0
0
0
0

,n
_____

H,___
}

~

0

'0

Rosemom,IL60018

IE]

III
ISi

~

0

)':)'.
-0-

0IC

IEJ
Ill

C

WATER STAMP
ELECTRIC MANHOLE (EMH)
TELEPI--IONE MANHOLE (TMH)
fv\NOHOLE ( HH)
TRAFFIC SIGNAL BOX (TSB)
TRAFnc SIGNAL (TS)
LIGHT ( LHT)
GROUND LIGHT (GLI-IT)
POWER POLE (PP)
GUY WIRE (GW)
CA8LE PEDESTAL (PEOC)
ELECTRIC PEDESTAL (PEDE)
TELEPHONE PEDESTAL (PEDT)
TRANSFORt-.lER
SIGN
MAILBOX (MB)

Avenue,Sulle

AREA OF
PROPERTY
(SF J

AREA OF
PROPERTY
(AC)

RESTAURANT

22 , 850

0,525

2 ,285

L OT2

GAS STATI ON

65 , 999

1 , 5 15

6 , 600

L OT3

RESTAURANT

35 , 09 5

0 .806

3 , 5 10

DEVIATIONS LI ST
( 17,14,0301 MIN l ~M L OT AREA LESS THAN 1 ACRE .
( 17. 26, 1 OO J L ANDSCAPE ISLANDS NOT PROV JDEO,
( 17 ,24,070.J.A. l OFF - STREET PARKING L OCATED [N LANDSCAPE BUFFER,

NOTES
1 . AEFER TO PLAT OF SUBDIVISION FOR L OT O I MENS IONS, BEAR ING, L EGAL
DESCR IPTIONS. EASEMENTS PROV I SIONS , ETC.
2 . REFER TO ENGINEER I NG DRAWINGS FDA AOO IT IONAL PROPDSED DETA I LS.

R_o_b_e_r_t_, -P-C- - - - - - - - - - - - - - - - - - - - - - - - ~-. ,...-rn_ _ _ _ _ _
P_L_A
_N_N_E
_ D_

3 00 E.5th

LAND USE

L OT 1

SANITARY ST~ P
W

-R
-:-~..-,~-'!o-~----"-,,-_,-,___D_a_y_ &__

:"_,t
_w_'•"-~-..

GAS VALVE (GV)
FIRE HYDRANT (FH)

L OT #

365

APPROVED

SRK

1_s-"'-,,-1------<

D
_ E_V_E
_ L_O_P
_ M_E
_ N_T__E_X_H
_ IB
- IT
- -(-P_H_A
_ S_E
__1_}____

IL ROUTE 64 AND DUNHAM ROAD

PROJECT NUMBER:

~~L-~·:'.'.":'~':'":"':":'."'~'_:._'":' :~96-:"":1;:.: :,,::"~·-:_____L_______:s·~·C:h:":'"~·lll:ln:ol•:_______fi:tc±:====i,~,.ic,fil,e~no~
,ooi,;,~..i,s~,o[o ::====licti~tS~i_______~S~T!:_.~C:H~A~R~L~E~S~.~l~L~L~IN!O~l~S~_______Jt~t:~:~·~,~~:" "-""""~
~,,~-~~~~~,;,~,;tf !:

E

T

LEGEND
PROPERTY LINE
LOT LINE
EXISTING RIGHT-OF-WAY
EXISTING EASEMENT LINE

5291 ZENITH PARKWAY
LOVES PARK, IL 61111
VOICE: (815) 484-4300
FAX: (815) 484-4303

PROPOSED EASEMENT LINE

S
B

B

24'

D

EXISTING CURB AND GUTTER

D

B

PROPOSED CURB AND GUTTER

T

PROPOSED FENCE (ORNAMENTAL/WOODEN)

T

9.5'
(TYP.)

EXISTING FENCE

PROJECT NAME
OWNER'S NAME

SANITARY SEWER
18' (TY
P.)

STORM SEWER
GAS LINE

6

ELECTRIC / TELEPHONE LINE
WATER LINE

LIGHT POLE AND FIXTURE

PROPOSED ADA PARKING SPACE

S

DRIVE
-THRU

G

www.arcdesign.com
Illinois Design Firm License No. 184-001334

PROPOSED FENCE (CHAIN LINK)

12

SS S
29.3

NUMBER OF PROPOSED PARKING SPACES IN A ROW

PROPOSED PARKING STALLS

'

24'

CIRCLE K
REDEVELOPMENT
ST CHARLES
2500 E Main Street
St Charles, IL 60174
KANE
RDK Ventures LLC
550 Warrenville Road, Suite 400
Lisle, IL 60532
(812) 374-2529

PROPOSED CONCRETE SIDEWALK

B

ET

CONSULTANTS

C

G

PROPOSED HEAVY DUTY CONCRETE PAVEMENT
10'

M

PROPOSED STANDARD DUTY ASPHALT PAVEMENT

G

C

PROPOSED TURF AREA
29.3

B

B
B

8'

T

' (TYP

.)

8'

4.75

24'

18' (TY
P.)

12

.)

LAYOUT NOTES
1.
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Inv. = 764.21 (SE 10" rcp)
Inv. = 764.27 (NW 8" rcp)

5.0'

768.72

Catch Basin
Rim = 766.40
Inv. = xxx.xx (NE xx" xxx)(Unable to Access)
Inv. = 764.85 (SW 8" rcp)

Sanitary Manhole
Rim = 768.51
Inv. = 763.38 (SE 6" pvc)
Inv. = 763.41 (SW 6" pvc)
C

14.0'

Concrete Sidewalk
Condition = Good

Retaining Wall 10" Conc. Blocks
(Crumbling)

Sanitary Manhole
Rim = 769.39
Inv. = 764.81 (E 4" clay)
Inv. = 764.77 (SE 8" clay)

Handrail

16" Diam.
15' Height

Storm Manhole
(Unable to Access)
51.0' Rim = 767.41

D

10" Diam.
23' Height

Fence,
Wood,
4' HT

S

HMA Pavement

D

Concrete
Sidewalk

7" Diam.
23' Height

Mulch

Concrete Sidewalk

769.07

C

12" Diam.
31' Height

Tank Vent (x3)

767.54

Catch Basin
Rim = 767.37
Inv. = 764.22 (E 12" rcp)

Fence,
Wood,
6' HT
Handrail
Retaining Wall Landscape Rock

Curb Inlet
FL = 768.61
Inv. = 765.91 (NE 12" rcp)
Inv. = 765.96 (NWW 12" rcp)

C

33.2'

Catch Basin
Rim = 767.88
Inv. = 763.78 (S 12" rcp)
Inv. = 763.93 (W 12" rcp)

Conc.
Pad

Concrete
Stairs/Ramp

Enclosed
Dumpster Pad
w/ Chain Link
Gate

C

10" Diam. (x2)
26' Height
Fence,
Wood, 6' HT

767.74

12" Stump

S

4.9'

D

Misc. Structure
(Buried)

B
B

Retaining Wall 10" Wood

Retaining Wall Landscape Rock
Handrail

Box curb
(6")

16" Diam.
27' Height

768.96

Blind Tie (Assumed)

HMA Pavement
C

38.9'

765.90

765.87

G

Catch Basin
Rim = 766.54
Inv. = 764.54 (N 12" dip)

E
D
Sanitary Manhole
Rim = 767.48
Inv. = 745.96 (NNE 12" clay)
Inv. = 745.68 (SE 12" clay)

S

Storm Manhole
Rim = 767.02
Inv. = 762.92 (NE 12" rcp)
Inv. = 761.99 (N 18" rcp)
Inv. = 761.92 (SW 18" rcp)

S

766.56

Conc. curb (6")
and gutter (24")

Catch Basin
Rim = 766.07
Inv. = 762.29 (NNE 15" rcp)
Inv. = 762.17 (S 15" rcp)

766.45

D

Storm Manhole
Rim = 766.82
Inv. = 761.52 (N 18" rcp)
Inv. = 761.52 (NE 18" rcp)
Inv. = 761.47 (SSW 24" rcp)

766.75

G

G
766.34

T

S

G

S

G
D

Storm Manhole
Rim = 766.75
Inv. = 760.40 (NNE 24" rcp)
Inv. = 760.30 (SW 24" rcp)

766.11

Conc. curb (6")
and gutter (24")

Sanitary Manhole
Rim = 765.98
Inv. = 743.43 (S 18" clay)
Inv. = 743.48 (NW 18" clay)

Concrete Sidewalk
Condition = Good
Catch Basin
Rim = 766.33
Inv. = 763.83 (NW 12" rcp)
Storm Manhole
Rim = 766.87
Inv. = 762.13 (NE 18" rcp)
Inv. = 762.32 (SE 12" rcp)
Inv. = 762.17 (SW 18" rcp)

766.97

T

765.81

765.65

Light Pole Height = 45'
Sanitary Manhole
Rim = 766.85
Inv. = 755.50 (NE 8" clay)
Inv. = 755.25 (SE 8" clay)
Inv. = 755.45 (SW 8" clay)
Inv. = 755.38 (NW 8" clay)

Benchmark:
Top Arrow Bolt of Fire Hydrant
Sanitary Manhole
Elev. = 769.31
Rim = 767.18
Inv. = 755.83 (NEE 8" clay)
Inv. = 755.88 (SW 8" clay)
Inv. = 755.78 (NW 8" clay)

R
30'

4.8'

21.9'
4.9'

769.41

O

0

S

Sanitary Manhole
Rim = 767.86
Inv. = 762.66 (NE 6" pvc)
Inv. = 762.61 (SE 6" pvc)

E

INV 4" pvc
(Roof Drain)
IE = 770.05

Mulch

1-Pylon Sign
w/UG Elec.
Height = 15'

C
C

D

INV 4" pvc
IE = 769.79

771.05
Drive Thru
Canopy Post
w/ Overhang

N

Sanitary Manhole
Rim = 770.20
Top of Riser = 769.35
Top of Pipe = 766.70 (SW)(Unable to Access)
Inv. = (NW 6" pvc)(Unable to Access)

14.0'

Concrete Pad
Trench Drain

Benchmark:
Aluminum Center of City of St. Charles
Survey Marker Cover
Elev. = 769.94

B

D

770.80

Turf

Sanitary Manhole
Rim = 769.79
Inv. = 765.44 (N 6" pvc)
Inv. = 765.59 (SE 4" pvc)

Catch Basin
Rim = 767.64
Inv. = 765.39 (SSW 10" dip)

HMA Pavement

Concrete Sidewalk
Condition = Good

Conc. curb (6")
and gutter (12")

Concrete Sidewalk
Condition = Good

Turf
B

771.27

771.94

Storm Manhole
Rim = 771.79
Inv. = 767.94 (NNE 12" rcp)
Inv. = 767.93 (NE 12" rcp)(Backflow)
Inv. = 767.84 (SSW 12" rcp)

Fence,
Chain Link,
6' HT

Box curb
(6")
Retaining Wall 10" Railroad Ties

4.4' Sanitary Manhole (Greasetrap)
Rim = 769.73
Top of Divider = 767.08

145.8'

Catch Basin
Rim = 770.56
Inv. = 767.86 (SE 12" rcp)
Inv. = 767.86 (SW 12" rcp)

Catch Basin
Rim = 766.12
Inv. = 763.12 (NE 12" rcp)
Inv. = 763.32 (S 8" dip)(Backflow)
Inv. = 763.02 (NNW 12" rcp)
Catch Basin
Rim = 766.07
Inv. = 762.92 (NW 12" rcp)

Storm Manhole
Rim = 766.53
Inv. = 763.63 (N 8" dip)(Backflow)
Inv. = 762.48 (E 18" rcp)
Inv. = 762.73 (SE 12" rcp)
Inv. = 762.33 (W 18" rcp)

Storm Manhole
Rim = 766.31
Inv. = 763.41 (E 15" rcp)
Inv. = 763.38 (S 12" rcp)(Backflow)
Inv. = 763.36 (W 15" rcp)

AC

Catch Basin
Rim = 765.94
Inv. = 763.29 (SW 12" rcp)(Backflow)
Inv. = 763.24 (NW 12" rcp)(Backflow)

Catch Basin
Rim = 765.42
Inv. = 763.72 (SW 12" rcp)
Catch Basin
Rim = 765.97
Inv. = 762.87 (NE 12" rcp)(Backflow)
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AGENDA ITEM EXECUTIVE SUMMARY

Title:

Agenda Item Number: 4b

Plan Commission recommendation to approve an Amendment to
Special Use for PUD for Octane 93 Brewery, 1825 Lincoln Highway
(St. Charles Commercial Center PUD)

Presenter: Rachel Hitzemann
Meeting: Planning & Development Committee

Date: February 8, 2021

Proposed Cost: $
Budgeted Amount: $
Executive Summary (if not budgeted please explain):

Not Budgeted:

☐

The subject property is located at 1825 Lincoln Hwy. and is located within the St. Charles Commercial
Center PUD. A PUD Preliminary Plan for the existing building was approved in 2015. The current
uses at this location include an interconnected restaurant, liquor store and bar/tavern. These uses will
remain the same.
CIMA Developers, LP has filed a Special Use application to amend the St. Charles PUD Ordinance to
allow for the construction of a 500sf addition and outdoor patio area with a covered roof.

Plan Commission Recommendation
Plan Commission held a public hearing on February 2, 2021 and voted 6-0 to recommend approval,
subject to resolution of outstanding staff comments prior to City Council action. No members of the
public commented during the hearing.
The only Commission comment was in regards to how the fencing around the outdoor patio would be
constructed. The applicant has submitted a fence plan for the Committee to review.
Attachments (please list):
Plan Commission Resolution, Staff Report, Application, Plans
Recommendation/Suggested Action (briefly explain):
Plan Commission recommendation to approve an Amendment to Special Use for PUD for Octane 93
Brewery, 1825 Lincoln Highway (St. Charles Commercial Center PUD)

City of St. Charles, Illinois
Plan Commission Resolution No. 1-2021
A Resolution Recommending Approval of a Special Use to amend Ordinance
1982-Z-6 (St. Charles Commercial Center PUD), 93 Octane Brewery, 1825
Lincoln Hwy., St. Charles Commercial Center PUD (CIMA Developers, LP)
Passed by Plan Commission on February 2, 2021
WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public
hearings and review requests for Special Use and PUD Preliminary Plan; and,
WHEREAS, the Plan Commission held a public hearing and reviewed the Application for
Special Use to amend Ordinance 1982-Z-6 (St. Charles Commercial Center PUD), 1825 Lincoln
Highway, St, Charles Commercial Center PUD (CIMA Developers, LP); and,
WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the
Special Use for PUD (PUD Amendment) to be in the public interest based on the following criteria
for Planned Unit Developments:
CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs)
i.

The proposed PUD advances one or more of the purposes of the Planned Unit
Development procedure stated in Section 17.04.400.A.
1.
To promote a creative approach to site improvements and building design
that results in a distinctive, attractive development that has a strong sense of
place, yet becomes an integral part of the community.
2.
To create places oriented to the pedestrian that promote physical activity and
social interaction, including but not limited to walkable neighborhoods,
usable open space and recreational facilities for the enjoyment of all.
3.
To encourage a harmonious mix of land uses and a variety of housing types
and prices.
4.
To preserve native vegetation, topographic and geological features, and
environmentally sensitive areas.
5.
To promote the economical development and efficient use of land, utilities,
street improvements, drainage facilities, structures and other facilities.
6.
To encourage redevelopment of sites containing obsolete or inappropriate
buildings or uses.
7.
To encourage a collaborative process among developers, neighboring
property owners and residents, governmental bodies and the community
The building expansion architecture will match the current building design and
will add to the current amenity and promotes continued economic growth and
enhances the operations of the building use.
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ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the
underlying zoning district or districts in which the PUD is located and to the applicable
Design Review Standards contained in Chapter 17.06, except where:
A. Conforming to the requirements would inhibit creative design that serves
community goals, or
B. Conforming to the requirements would be impractical and the proposed PUD will
provide benefits that outweigh those that would have been realized by conforming
to the applicable requirements.
Factors listed in Section 17.04.400.B shall be used to justify the relief from
requirements:
1. The PUD will provide community amenities beyond those required by ordinance,
such as recreational facilities, public plazas, gardens, public are, pedestrian and
transit facilities.
2. The PUD will preserve open space, natural beauty and critical environmental
areas in excess of what is required by ordinance or other regulation.
3. The PUD will provide superior landscaping, buffering or screening.
4. The buildings within the PUD offer high quality architectural design.
5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.
7. The PUD provides accessible dwelling units in numbers or with features beyond
what is required by the Americans with Disabilities Act (ADA) or other
applicable codes.
8. The PUD provides affordable dwelling units in conformance with, or in excess of,
City policies and ordinances.
9. The PUD preserves historic buildings, sites or neighborhoods.
The existing development already provides for many of the factoes listed in section
17.04.400.B
iii.

The proposed PUD conforms with the standards applicable to Special Use
(Section 17.04.330.C.2):
A. Public Convenience: The Special Use will serve the public convenience at the
proposed location.
Yes. The current offer and use already serve the public convenience and will
enhance operations.
B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or
necessary facilities have been, or are being, provided.
Yes, the development already provides for utilities, access roads, drainage, and
the modification will not affect this.

Resolution No. 1-2021
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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 modifications will not be injurious to the existing use and enjoyment of
other property in the immediate vicinity and will not diminish or impair property
values within the neighborhood.
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.
No. The current development’s modifications will not impede the normal and
orderly development and improvements of the surrounding property.
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.
No. The modification will not be detrimental or endanger the public health,
safety, comfort, or general welfare.

iv.

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.
Yes. The proposed modification will conform to all applicable provisions of the St.
Charles Municipal Code and meets applicable provisions.
The proposed PUD will be beneficial to the physical development, diversity, tax base
and economic well-being of the City.
Yes, the current development is beneficial to the physical development, diversity,
tax base and economic well-being of the city and the modification will enhance
that.

v.

The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.
Yes. The current development conforms to the purposes and intent of the
Comprehensive Plan.

WHEREAS, the Plan Commission finds said Site Plan to be in conformance with the
applicable PUD and Zoning Ordinance requirements, except as varied per the application for
Special Use (PUD Amendment), subject to resolution of any outstanding staff review comments.
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NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to
the City Council approval of a Special Use to amend Ordinance 1982-Z-6 (St. Charles
Commercial Center PUD), 93 Octane Brewery, 1825 Lincoln Highway, St, Charles Commercial
Center PUD (CIMA Developers, LP).
Roll Call Vote:
Ayes: Pretz, Kessler, Wallace, Holderfield, Funke, Vargulich
Nays: None
Abstain: None
Absent: Purdy, Melton
Motion carried: 6-0
PASSED, this 2nd day of February 2021.

____________________________
Chairman
St. Charles Plan Commission

Community and Economic Development
Planning Division
Phone: (630) 377-4443
Fax: (630) 377-4062

Staff Report
TO:

Chairman Rita Payleitner
And Members of the Planning & Development Committee

FROM:

Rachel Hitzemann, Planner

RE:

PUD Amendment for 1825 Lincoln Hwy. (St. Charles Commercial Center PUD)

DATE:

February 3, 2021

I.

APPLICATION INFORMATION:
Project Name:

1825 Lincoln Hwy.

Applicant:

CIMA Developers, Inc.

Purpose:

Special Use to amend the St. Charles Commercial Center PUD to allow
the proposed addition to the 93 Octane Brewery building

General Information:

Location
Acres
Applications
Applicable
Zoning Code
Sections and
PUD Ordinance

Site Information
1825 Lincoln Hwy. (Rt. 38 frontage)
0.77 acre
Special Use to amend PUD
Ch. 17.14 Business and Mixed-Use Districts
Ch. 17.24 Off-Street Parking, Loading & Access
Ordinance 1982-Z-6 “An Ordinance Rezoning Property to the R-4 Multiple
Residence District and the B-3 Service Business District and Granting a
Special Use as a PUD for the St. Charles Commercial Center Property”

Land Use
Zoning

Existing Conditions
Commercial (Bar and Retail Building)
BR- Regional Business (PUD)

North
East
South
West

Zoning Summary
BR- Regional Business (PUD)
Commercial
BR- Regional Business (PUD))
Commercial (gas station)
BR- Regional Business (PUD)
Vacant
BR- Regional Business (PUD)
Commercial (Suburban Tire)
Comprehensive Plan Designation

Neighborhood Commercial

Staff Report – 1825 Lincoln Hwy.
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Aerial

Zoning
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II.

BACKGROUND
Property History
The subject property, 1825 Lincoln Hwy, fronts Rt. 38 and is adjacent to the BP gas station on
the corner of Rt. 38 and Bricher Road.
The property is located within the St. Charles Commercial Center PUD. As such, development
of the property is regulated under Ordinance No. 1982-Z-6 “An Ordinance Rezoning Property to
the R-4 Multiple Residence District and the B-3 Service Business District and Granting a
Special Use as a PUD for the St. Charles Commercial Center Property”.
A PUD Preliminary Plan to develop the property as a commercial building for the purpose of a
bar, liquor store and other retail was approved in 2015.
Proposal
CIMA Developers, applicant, is proposing to construct a 20x25 addition onto the West end of
the current building. An outdoor patio with a pergola will also be added.

III.

STAFF ANALYSIS
Staff has performed an analysis of the submitted Site Plan to identify any deficiencies with the
proposal as it relates to the standards established in the St. Charles Commercial Center PUD and
City Code Title 17 (Zoning Ordinance). The following is a description of staff’s analysis.
A.

EXISTING USES

An interconnected restaurant, liquor store, and tavern/bar (with accessory brewery) occupy the
building. These uses individually are permitted uses in the St. Charles Commercial Center PUD
(Ordinance No. 1982-Z-6). The uses will remain the same.
At the time the liquor license was approved to establish the Octane 93 Brewery, the owner
requested that the interconnected business functions in the building be considered a combined
“Brew Pub” use, which is the equivalent of a Restaurant use in terms of zoning requirements. The
parking requirement was then calculated based on a Restaurant use for the entire building.

B.

ZONING STANDARDS

The property is zoned BR- Regional Business District and is located within the St. Charles
Commercial Center PUD. Staff has reviewed the submitted plans vs. the requirements of the
Zoning Ordinance and PUD. The following table summarizes that review:
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Category
Lot Width
Building Setbacks:
Front (Rt. 38)
Side (east)
Side (west)
Rear
Parking Setbacks:
Front (Rt.38)
Side (east)
Side (west)
Rear
Building Coverage
Building Height

STC Commercial Center PUD /
Zoning Ordinance Standard

Proposed

None

151.06 ft.

30 ft.
15 ft.
15 ft.
30 ft.

88 ft.
10 ft.*
10 ft. *
67.5 ft.

20 ft.
None
None
None
30%
40 ft.

20 ft.
5 ft.
2.5 ft.
0 ft.
17%
18 ft.
9’ x 16’ w/ 2 ft. bumper
overhang; 9’x17’ w/1 ft.
bumper overhang; 9’x18’
12’ (One Way Portion);
24’ (Two Way Portion)

Parking Stall Size

9’ x 18’ OR 9’x16’ w/ 2 ft. bumper
overhang

Drive-Aisle Width

12’ (One Way), 24’ (Two Way)

Parking Requirement

10 spaces per 1,000 sf per
“Brew Pub” concept for entire building
(2018 Liquor License approval)
46 spaces required;
36 spaces provided on-site,
10 off-site (easement on BP property)

51 spaces required,
52 spaces provided
Includes 42 spaces
provided on site, 10 offsite (easement on BP
property)

*The required side yard setback in the BR Regional Business District is 15 ft. The proposed east side
yard setback is 10 ft. Section 2.I Yards of Ordinance No. 1982-Z-6 (St. Charles Commercial Center
PUD) states,
“No yard or setback shall be less than the requirements of the Zoning Title or as shown in
Exhibit ‘B’, as the case may be, unless the City Council shall have determined otherwise
at the time of approval of the preliminary plan.”
At the time the original PUD Preliminary Plan was approved in 2002, an 8 ft. setback was approved on
the east side of the lot. Staff has determined that, due to the ordinance language, an 8 ft. setback was
established on the east side and may continue. Therefore, the 10 ft. setback on the east side meets the
requirements established by the PUD.

Staff Comments
• A PUD Amendment is required to now reduce the west interior side yard setback from
15 ft. to 10 ft.
• Plans have been submitted showing the building addition, pergola and landscape
modifications around the addition. The submitted plans comply with all setback, bulk,
landscape and parking requirements. The design of the addition is consistent with the
existing building.
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C.

SITE/ENGINEERING REVIEW

Engineering approved the preliminary plans with no comments. Comments were made in regards
to the final engineering plans and the applicant will need to revise the plans before final
submittal.
The parking lot access drive along the west side of the subject property is proposed to be closed/
removed. A cross access easement exists for vehicles in the parking lot north of the building to
enter the adjacent parking lot to the west (Suburban Tire). The cross-access easement, however,
does not continue south to the main shopping center access drive located south of the properties.
In event this connection to the south is removed or obstructed, the north parking lot of the subject
property would be accessible only from the BP gas station property to the east, which is under
common ownership.
The Fire Department has reviewed the site plan and determined that access to the north parking
lot from the east side of the property only is sufficient to meet the access requirements of the Fire
Code.
IV.

PLAN COMMISSION RECOMENDATION
Plan Commission held a public hearing on 2/2/21. There was no public comment given regarding
the project.
One Commission member had a comment regarding potential fencing needed to enclose the patio
as part of the liquor license permit for outdoor consumption. A plan showing the location of the
fence has been submitted for review.

V.

ATTACHMENTS
• Application for a Special Use; received 12/16/20
• Site Plans; dated 11/30/20
• Landscape Plan; received 1/11/21
• Building Elevations; received 1/11/21
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SPECIAL USE APPLICATION
(To request a Special Use or Amendment, or a Special Use for PUD or Amendment)
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To request a Special Use for a property, or to request to amend an existing Special Use Ordinance for a property,
complete this application and submit it with all required attachments to the Planning Division.
City stqffwill review submittalsfor completeness and for compliance with applicable requirements prior to establishing a
public hearing date for an application.

The information you provide must be complete and accurate.
Division and we will be happy to assist you.

1. Property
Information:

Ifyou have a question please call the Planning

Location:

1gz 5 LJ NCDLJLJJ._w_y_ ,
Parcel Number (s):

~33 - 3
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Proposed Name:
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Information:
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3. Record
Owner
Information:
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City ofSt. Charles Special Use Application

Fax

Email
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Please check the type of application:

0

Special Use for Planned Unit Development - PUD Name:

0
~
0
0

NewPUD
Amendment to existing PUD- Ordinance #:
PUD Preliminary Plan filed concurrently

Other Special Use (from list in the Zoning Ordinance):

0
0

Newly established Special Use
Amendment to an existing Special Use Ordinance #:

Information Regarding Special Use:
Comprehensive Plan designation of the prope1iy: - - -- - - -- -- - - -- - - -- -Is the prope1iy a designated Landmark or in a Historic District?

J./o

What is the propetiy's current zoning?
What is the propetiy currently used for?
If the proposed Special Use is approved, what improvements or construction are planned?

For Special Use Amendments only:
Why is the proposed change necessary?

17,~

b;4M$10,./

or

'
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/J,.Jl::;

rt> A-1/o;,J ;::;~

What are the proposed amendments? (Attach proposed language if necessary)

Note for existing buildings:

If yow· project involves using an existing building, whether you plan to alter it or not, please contact the St.
Charles Fire Department (630-377-4458) and the Building and Code Enforcement Division (630-377-4406)
for inf01mation on building, life safety and other code requirements. Depending on the proposed use, size of
structure and type of construction, these requirements can result in substantial costs.

City ofSt. Charles Special Use Application
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Attachment Checklist:
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist
items or plans. Fee must be paid for each application.
)( APPLICATION FEE:
Application fee in accordance with Appendix B of the Zoning Ordinance. (Special Use for PUD $1,000; all other
Special Use requests $750)

.X

REIMBURSEMENT OF FEES AGREEMENT:
An original, executed Reimbursement of Pees Agreement and deposit of funds -in escrow with the City, as
provided by Appendix B of the Zoning Ordinance.

;'(. REIMBURSEMENT OF FEES INITIAL DEPOSIT:
Deposit of funds in escrow with the City. Required deposit is based on review items (number of applications
filed) and the size of the site:
Number of
Review Items
1
2 or3
4 or more

Under 5 Acres

5-15 Acres

16-75 Acres

Over 75 Acres

$1,000
$2,000
$3,000

$2,000
$4,000
$5,000

$3,000
$5,000
$7,000

$4,000
$7,000
$10,000

)( PROOF OF OWNERSHIP and DISCLOSURE:
a) A cuITent title policy report; or
b) A deed and a current title search.
If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to act
on his/her behalf is required. If the owner or applicant is a Tmst, a disclosure of all beneficiaries; if the owner or
applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a. disclosure of all
owners with an interest of at least ten percent ( 10%).
NOTE: Private covenants and deed restrictions can Limit private property rights with respect to the use ofland
even though the City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that
you perform a title search on the property to determine ifthere any private covenants containing use restrictions
or other deed restrictions. As those private covenants and deed restrictions may conflict with the City's Zoning
Ordinance, it is further recommended that you consult with an attorney to obtain an opinion with respect to
whether your intended use is compatible with those restrictions.
) ( LEGAL DESCRIPTION: For entire subject prope1ty, on 8 1/2 x 11 inch paper

X PLAT OF SURVEY:

X

A cw-rent plat of survey for the Subject Realty showing all existing improvements on the property, prepared by a
registered Illinois Professional Land Smveyor.
FINDINGS OF FACT:
Fill out the attached forms or submit responses on a separate sheet (Submit "Criteria for PUD "for any PUD
application; "Findings for Special Use" for all other Special Use applications.)

}(, LIST OF PROPERTY OWNERS WITHIN 250 FT.:
Fill out the attached form or submit on a separate sheet. The form or the list must be signed and notarized.
City ofSt. Charles Special Use Application
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o SOIL AND WATER CONSERVATION DISTRICT APPLICATION:
Copy of completed Land Use Opinion application as required by state law, as submitted to The Kane-Dupage Soil
and Water Conservation Dist1ict. htl:p://www.kancdupageswcd.org/

fl'[,A

Submit the application form and fee directly to the Kane-DuPage Soil and Water Conservation District. Provide a
copy with this application.

o ENDANGERED SPECIES REPORT:
Copy of Endangered Species Consultation Agency Action to be filed with the Tllinois Depaitment of Natural
Resources. http://d1u-.illinois.gov/Ec0Public/
Fill out the online form, print the report and submit with this application.

o TRAFFIC STUDY: If requested by the Director of Community Development.
,J

/A

Staff will advise you whether a traffic study is recommended based on the project. Regardless, the Plan
Commission or City Council may request a traffic study as a part ofthe review process.

)( PLANS:

All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community
Development permits a lai·ger size when necessary to show a more comprehensive view of the project. All
required plans shall show no1th arrow and scale, and shall be drawn at the same scale ( except that a different scale
may be used to show details or specific features). All plans shall include the name of the pr~ject, developer or
owner of site, person or firm preparing the plan, and the date of plan preparation and all revisions.
Copies of Plans:

Initial Submittal - Ten ( 10) full size copies, Three (3) 11" by 17'', and a PDF electronic file (On a CD-ROM or
may be emailed to the Project Manager). For subsequent subrnittals, please contact the Project Manager to
determine how many copies are required.
)( SITE PLAN (Note: For a Special Use for PUD, submit PUD Preliminary Plan Application in lieu of Site Plan)

A plan or plans showing the following information:
1.
Accurate boundary lines with dimensions
2.
Streets on and adjacent to the tract: Name and right-of-way width
3.
Location, size, shape, height, and use of existing and proposed structures
4.
Location and description of streets, sidewalks, and fences
5.
Surrounding land uses
6.
Date, north point, and scale
7.
Ground elevation contour lines
8.
Building/use setback lines
9.
Location of any significant natural features
I 0. Location of any 100-year recurrence interval floodplain and floodway boundaries
11. Location and classification of wetland areas as delineated in the National Wetlands Inventory
12. Existing zoning classification of property
13. Existing and proposed land use
14. Area of prope1ty in square feet and acres
15. Proposed off-street parking and loading areas
16. Number of parking spaces provided, and number required by ordinance
17. Angle of parking spaces
18. Parking space dimensions and aisle widths
19. Driveway radii at the street curb line
20. Width of driveways at sidewalk and street curb line
City ofSt. Charles Special Use Application
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21.
22.

23.
24.
25.

26.
27.

Provision of handicapped parking spaces
Dimensions of handicapped parking spaces
Depressed ramps available to handicapped parking spaces
Location, dimensions and elevations of freestanding signs
Location and elevations of trash enclosures
Provision for required screening, if applicable
Exterior lighting plans sl10wing:
a.
Location, height, intensity and fixture type of all proposed exterior lighting
b.
Photometric information pertaining to locations of proposed Lighting fixtures

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our)
knowledge and belief.

~~

Date

Date

City ofSt. Chflrles Special Use Application
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CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDS)
*For Special Use.for PUD or PUD Amendment applications. *
The St. Charles Zoning Ordinance requires the Plan Commission to consider the
criteria listed below in making a recommendation to the City Council on whether a
proposed Planned Unit Development is in the public interest.

ST. C II ARLES
' t ~'

I

I -. I 4

As the applicant, the "burden ofproof" is on you to provide information that addresses the criteria below
in order to demonstrate that the project is in the public interest.
(You may utilize this form or provide the responses on another sheet.)

12/'-I /2-020
Date

PUDName

From the St. Charles Zoning Ordinance, Section 17.04.410.3:
The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based
on the application and the evidence presented at the public hearing that the PUD is in the public interest,
based on the following criteria:
i.

The proposed PUD advances one or more of the purposes of the Planned Unit Development
procedure stated in Section 17.04.400.A:

l. To promote a creative approach to site improvements and building design that results in a
distinctive, attractive development that has a strong sense of place, yet becomes an integral part
of the community.
2. To create places oriented to the pedestiian that promote physical activity and social interaction,
including but not limited to walkable neighborhoods, usable open space and recreational facilities
for the enjoyment of all.
3. To encourage a harmonious mix of land uses and a variety of housing types and prices.
4. To preserve native vegetation, topographic and geological features, and environmentally sensitive
areas.
5. To promote the economical development and efficient use ofland, utilities, street improvements,
drainage facilities, strnctures and other facilities.
6. To encourage redevelopment of sites containing obsolete or inappropriate buildings or uses.
7. To encourage a collaborative process among developers, neighbo1ing prope1ty owners and
residents, governmental bodies and the community

-f1.JE
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iii. The proposed PUD conforms with the standards applicable to Special Uses (section

17.04.330.C.2):
A. Public Convenience: The Special Use will serve the public convenience at the proposed location.

Yes_ r;;e{WlAL.7.JrQffa/?/Wb

U,j&

l1t/,P41> ¥ SBJ.11£ /JIE fu6lrc

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary facilities
have been, or are being, provided.

'(es , nlf? bw~1-:JJrM-/JEA1> r: fo?.-00 b~
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C. Effect on Nearby Prope1ty: That the Special Use will not be injurious to the use and enjoyment of
other prope1ty in the immediate vicinity for the purposes already pe1mitted, nor substantially
diminish or impair property values within the neighborhood.

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.

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, comfo1t or general welfare.

City ofSt. Charles Criteria.for Planned Unit Deve/opme11/s
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F. Confo1mance with Codes: That the proposed Special Use confotms 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.

'tc::::s . ~ p~?D

m oD!PlcA-rZa~J
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iv. The proposed PUD will be beneficial to the physical development, diversity, tax base and
economic well-being of the City.

'{e,,
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v.

The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.

YES,
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ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the underlying
zoning district or districts in which the PUD is located and to the applicable Design Review
Standards contained in Chapter 17.06, except where:

A. Confo1·ming to the requirements would inhibit creative design that serves community goals,
or
B. Conforming to the requirements would be impractical and the proposed PUD will provide
benefits that outweigh those that would have been realized by conforming to the applicable
requil'ements.
Factors listed in Section 17.04.400.B shall be used to justify the relief from requirements:

1. The PUD will provide community amenities beyond those required by ordinance, such as
recreational facilities, public plazas, gardens, public are, pedestrian and transit facilities.
2. The PUD will preserve open space, natural beauty and critical environmental areas in excess of
what is required by ordinance or other regulation.
3. The PUD will provide supelior landscaping, buffering or screening.
4. The buildings within the PUD offer high quality architectural design.
5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.
7. The PUD provides accessible dwelling units in numbers or with featw-es beyond what is required
by the Americans with Disabilities Act (ADA) or other applicable codes.
8. The PUD provides affordable dwelling units in confotmance with, or in excess of, City policies
and ordinances.
9. The PUD preserves hlstoric buildings, sites or neighborhoods.

City ofSt. Charles Criteria for Pla1111ed Unit Developments
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The remedies available to the City as set forth hereinabove are non-exclusive and nothing
herein shall be deemed to limit or waive the City' s right to seek relief of such fees against
any or all are responsible parties in a court of competent jurisdiction.
Any remaining balance of funds deposited pursuant to this Agreement shall be refunded
upon the later occWTing of the follow ing events: completion of City deliberation on the
petition or application, recordation of all necessary documents associated with the
petition or application, or issuance of a building permit upon the real property in
question.
BY SIGNING BELOW, THE PETITIONER/APPLICANT AND OWNER
ACKNOWLEDGE THAT EACH OF THEM HAS READ THE FOREGOING
PARAGRAPHS AND EACH OF THEM FULLY UNDERSTANDS AND AGREES TO
COMPLY WITH THE TERMS SET FORTH HEREIN. FURTHER, BY SIGNING
BELOW, EACH SIGNATORY WARRANTS THAT HE/SHE/IT POSSESSES FULL
AUTHORITY TO SO SIGN.
THE PETITIONER/APPLICANT AND OWNER AGREE THAT
PETITIONER/APPLICANT AND OWNER SHALL BE JOINTLY AND SEVERALLY
LIABLE FOR PAYMENT OF FEES REFERRED TO IN APPLICABLE SECTIONS
OF THE ORDINANCES OF THE CITY OF ST. CHARLES, AND AS SET FORTH
HEREIN.

City of St. Charles
By: - - -- - -- - - -

City Administrator

Attest
Date: _

_l2--"/-'-'-l-1r/...:...
2_0 2-_o_

Date: _ _ _ _ _ __ _ __

City ofSt. Charles Reimbursement ofFees Agreement
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CIMA DEVELOPERS, LP
DEVELOPERS

30Wl80 Butterfield Road
Warrenville, IL 60555
0: (630) 653-1700
F: (630) 791-8283

December 4, 2020

City of St. Charles
Zoning and Planning
2 East Main Street
St. Charles, IL 60174

RE: CIMA Developers, LP/ 93 Octane Brewery Building expansion- 1825 Lincoln Highway,
Consent Authorization to proceed with Zoning Application

To Whom It May Concern:

I, Peter M. Spina, authorized agent of CIMA Developers, LP, the Owner of the subject prope1ty,
located at 1825 Lincoln Highway, St. Charles, IL give my consent to Dan Soltis of CIMA
Developers, LP to apply and proceed with any City zoning proceedings necessary in relation to
the accompanying Zoning Applications.

NONRESIDENTIAL WNING COMPLIANCE TABLE

Name of Development:.---'9'-"3'--'0=cta!:!!!!n.l<.e~B~re.l<.wu.,,,,e1'-'y_ __ _ __ _ _ __ _ _ _ _ __
Zoning District
Requirement
District:
BRREGIONAL
BUSISNESS

Existing PUD
Requirement
(if applicable)

Proposed

Ordinance #:

Minimum Lot Area

I ACRE

0.73 ACRES

Minimum Lot Width

NONE

NONE

30%

17%

NONE

5,308 S.F.

40 FEET

20FEET

BUlLDING = 20 FEET
PARKING = 20 FEET
BUILDING = 15 FEET
PARKING = NONE
BUILDING = 20 FEET
PARKING = 20 FEET
BUILDING = 30 FEET
PARKING = 0 FEET

BUILDING = 86.46 FEET
PARKING = 20.34 FEET

NOT REQUIRED

NOT REQUJRED

20% WITH ON SITE
STORM
50% HORJZONTAL
DIMENSIONS OF
BUlLDING WALL

24%

Max.imum Building Coverage
Maximum Gross Floor Area per
Building
Maximum Building Height
Front Yard
Interior Side Yard
Exterior Side Yard
Minimum Rear Yard
2

Landscape Buffer Yard

% Overall Landscaped Area
Building Foundation Landscaping

% Interior Parking Lot Landscaping

Interior Parking Lot Shade Trees
# of Parking spaces

Parking Stall Dimensions
Drive-through Stacking Spaces (if
applicable)

2 Within the zoning districts specified,

BUILDING = 10.39 FEET
BUILDING = 9.95 FEET
PARKJNG= 14.85 FEET
BUILDING = 66.03 FEET
PARKING= 15.96 FEET

70%

NOT AVAlLABLE

NOT AVAILABLE

NOT AV AlLABLE

NOT AV AlLABLE

RETAlL BUILDING= 4
PER 1,000 SF= 21 SPACES

RETAIL BUILDING = 38

9'x 18'

9' X 18'

NOT APPLICABLE

NOT APPLICABLE

a Landscape Buffer Yard shall be provided along any lot line that abuts or is across a street from property in any RE, RS, RT or
RM District. See Chapter 17.26 for planting and screening requirements for Landscape Buffers. Landscape Buffer Yards may include or overlap with other required
yards.
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93 OCTANE BREWERY
1825 LINCOLN HIGHWAY
ST. CHARLES, ILLINOIS 60174

S ITE LOCATION MAP

DRAWING INDEX
SHEET

DESCRIPTION

DATE

T-1.D

TITLE SHEET

11-30-20

C -1.0

SITE DEMOLITION PLAN

11-30-20

C-2.0

SITE GEOMETRIC PLAN

11-30-20

C -3.0

SITE DEVELOPMENT PLAN

11-30-20

C-3.1

SITE DEVELOPMENT DETAILS

11-30-20

C -4.0

SITE GRADING PLAN

11-30-20

C-5.0

SITE UTILITY PLAN

11-30-20

C-5.1

SITE UTILITY DETAILS

11-30-20

C -6.0

STORMWATER POLLUTION PREVENTION PLAN

11-30-20

C-6.1

STORMWATER POLLUTION PREVENTION DETAILS

11-30-20

C -7 . 0

PROJECT SPECIFICATIONS

11-30-20

SUR- 1

TOPOGRAPHIC SURVEY !PREPARED BY WT GROUP)

10-7-20
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1. Contractor responsible for contacting JULIE - Utility Locators (811 or 800-892-0123) to have site marked prior to excavation or planting.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.
PRUNE OUT DEAD & BROKEN BRANCHES; RETAIN
NORMAL PLANT SHAPE.
2-3" AVERAGE DEPTH MULCH OVER SOIL RING; DO
NOT PLACE MULCH AGAINST STEMS, OR BURY
BOTTOM BRANCHES.
REMOVE BURLAP AND SYNTHETIC TWINE FROM TOP
1
2
3 OF ROOTBALL. SCORE REMAINING 3 OF BURLAP.

REMOVE BURLAP, SYNTHETIC TWINE, AND
WIRE CAGE FROM TOP 13 OF ROOTBALL.
SCORE REMAINING 2 3 OF BURLAP ONCE TREE
IS IN PLACE, AND STRAIGHTENED.
CAREFULLY BEND REMAINING CAGE DOWN
TO BOTTOM OF HOLE.

CAREFULLY REMOVE PLANT FROM PLASTIC POT &
SCORE ROOTS 1" DEEP WITH A SHARP KNIFE.

2-3" (+/-) MULCH BED

BACK FILL WITH SPECIFIED SOIL - AVOID AIR
POCKETS BY TAMPING SOIL MIXTURE IN 4"
LIFTS.
EXISTING SUBGRADE.
WATER IMMEDIATELY AFTER PLANTING WITH
A THOROUGH AND DEEP, SLOW RELEASE
WATERING.

1

DETAIL
N.T.S.

SHADE TREE PLANTING
SECTION

3

DETAIL
N.T.S.

BALLED & BURLAPPED

CONTAINER

POTTED SHRUB PLANTING
SECTION

5

DETAIL

REMOVE STUBS, AND OVERLAPPING, BROKEN
OR RUBBING BRANCHES. PRUNE PLANTS (IF
NEEDED) ONLY AFTER PLANTING.
PRUNING IS SUBJECT TO TIME OF YEAR, AND
SPECIFIC TREE SPECIES.

INSTALL TWO SLOW RELEASE FERTILIZER
PACKETS AGAINST ROOT BALL.
DIG HOLE 2X WIDER THAN DIAMETER OF
ROOT BALL.
BACK FILL WITH SPECIFIED PLANTING MIX AVOID AIR POCKETS BY TAMPING SOIL
MIXTURE IN 4" LIFTS.
WATER IMMEDIATELY AFTER PLANTING WITH
A THOROUGH AND DEEP, SLOW RELEASE
WATERING.

BACK FILL WITH SPECIFIED SOIL - AVOID AIR
POCKETS BY TAMPING SOIL MIXTURE IN 4"
LIFTS.
EXISTING SUBGRADE.
WATER IMMEDIATELY AFTER PLANTING WITH
A THOROUGH AND DEEP, SLOW RELEASE
WATERING.

2

DETAIL
N.T.S.

EVERGREEN TREE PLANTING
SECTION

LE
DU
HE P.)
SC TY
R 24"
PE (8-

REMOVE BURLAP AND SYNTHETIC TWINE
FROM TOP 13 OF ROOTBALL. SCORE
REMAINING 2 3 OF BURLAP ONCE SHRUB IS IN
PLACE.

INSTALL ONE (1) SLOW RELEASE FERTILIZER
PACKET PER 24" HEIGHT OF TREE. PLACE
AGAINST ROOT BALL.
DIG HOLE 2X WIDER THAN DIAMETER OF
ROOT BALL.

DETAIL

SPADE EDGE PLANT BED EDGE DETAIL

N.T.S.

SECTION

SPACING OF PERENNIALS WILL VARY ON THE
VARIETY OF PERENNIAL SELECTED
SPACING PLAN - IF NOT INDICATED ON PLANT
& MATERIAL LIST

PRUNE OUT DEAD & BROKEN BRANCHES;
RETAIN NORMAL PLANT SHAPE.
2-3" AVERAGE DEPTH MULCH OVER SOIL
RING; DO NOT PLACE MULCH AGAINST
STEMS.

REMOVE BURLAP, SYNTHETIC TWINE, AND
WIRE CAGE FROM TOP 13 OF ROOTBALL.
SCORE REMAINING 2 3 OF BURLAP ONCE TREE
IS IN PLACE, AND STRAIGHTENED.
CAREFULLY BEND REMAINING CAGE DOWN
TO BOTTOM OF HOLE.

7

SECTION

PLANT SHRUB AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.

3" AVERAGE DEPTH MULCH OVER SOIL RING;
DO NOT PLACE MULCH AGAINST TREE TRUNK.

POTTED

EVERGREEN SHRUB PLANTING

N.T.S.

PLANT TREE AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.
PLANT SLIGHTLY HIGHER THAN
SURROUNDING FINISHED GRADE.

6. Tree Planting: Plant all trees slightly higher than finished grade at the root flare. Remove excess soil from the top of the root ball, if needed. Remove and
discard non-biodegradable ball wrapping and support wire. Removed biodegradable burlap and wire cage (if present) from the top 31 of the rootball and carefully
bend remaining wire down to the bottom of the hole. Once the tree has been placed into the hole and will no longer be moved, score the remaining 32 of the
burlap and remove the twine. Provide three slow release fertilizer for each tree planted.

BURY BOTTOM 13 OF BOULDER INTO GRADE.
POWER WASH PRIOR TO PLACEMENT
SHREDDED HARDWOOD MULCH OR GRAVEL MULCH
BED (SEE LANDSCAPE PLAN)
SPADE EDGE
TURF/PLANTINGS

WATER IMMEDIATELY AFTER PLANTING WITH
A THOROUGH AND DEEP, SLOW RELEASE
WATERING.
PLANTING MIX DEPTH OF 9" TO BE
ROTO-TILLED AT ALL PERENNIAL AREAS
112 DOUBLE SHREDDED HARDWOOD MULCH
OR LEAF COMPOST
REMOVE BROKEN, BENT, DEAD OR DISEASED
LEAVES/STEMS AFTER PLANTING
CAREFULL REMOVE PLANT FROM CONTAINER;
SCORE ROOTS ON ALL SIDES; HAND TAMP INTO
PLACE TO PROTECT PLANT
PLANT SHRUB AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.
SPADE EDGE WHERE PLANTING BEDS MEET
LAWN AREAS.
SCARIFY EXISTING SUBGRADE.

SUBGRADE
8" COMPACTED GRAVEL BASE
COMPACTED SOILS

4

DETAIL
N.T.S.

DECIDUOUS SHRUB PLANTING
SECTION

6

DETAIL
N.T.S.

GROUNDCOVER / PERENNIAL PLANTING
SECTION

8

DETAIL

SPECIMEN BOULDER PLACEMENT DETAIL

N.T.S.

SECTION

PLANTING & HARDSCAPE DETAILS

6' 4 1/2"+/- w/ 2" POST

30 1/2"

3.5' +/-

6"

3 31/32" PICKET SPACING

1 1/8" x1 3/4" HORIZONTAL RAIL
3/4" x 3/4" PICKETS; .050 WALL
COMPACTED SUBGRADE
2"x2" POST; .080 WALL
SURFACE MOUNT BRACKET INTO
6" POURED CONCRETE WALK

MULTI-TENANT
RETAIL CENTER
1850 Lincoln Highway
St. Charles, Illinois 60174

5 1/2"

8. Shrub Planting: All shrubs to be planted in groupings as indicated on the Landscape Plan. Install with the planting of shrubs a 50 50 mix of plant starter with
topsoil. Install topsoil into all plant beds as needed to achieve proper grade and displace undesirable soil (see planting detail). Remove all excessive gravel,
clay and stones from plant beds prior to planting. When hole(s) are 2 3 full, shrubs shall be watered thoroughly, and water left to soak in before proceeding.
Provide slow-release fertilizer packets at the rater of 1 per 24" height/diamter of shrub at planting.

TOP OF MULCH SHOULD BE CRESTED 1-2" ABOVE
TURF FOR POSITIBE DRAINGE. SLOPE GRADUALLY.
BEDLINES ARE TO BE CUT CRISP AS PER PLAN. A
CLEAN DEFINITION BETWEEN TURF AND PLANTING
BED IS REQUIRED.
TOPSOIL / PLANTING MIX
TURF

BACK FILL WITH SPECIFIED PLANTING MIX - AVOID
AIR POCKETS BY TAMPING MIXTURE IN 4" LIFTS.
WATER IMMEDIATELY AFTER PLANTING WITH A
THOROUGH AND DEEP, SLOW RELEASE WATERING.
CAREFULLY REMOVE PLANT FROM PLASTIC POT &
SCORE ROOTS 1" DEEP WITH A SHARP KNIFE.

FIBER POT

7. Tree Planting: Backfill tree planting holes 80% existing soils removed from excavation and 20% plant starter mix. Avoid air pockets and do not tamp soil
down. Discard any gravel, rocks, heavy clay, or concrete pieces. When hole is 32 full, trees shall be watered thoroughly, and water left to soak in before
proceeding to fill the remainder of the hole. Water again to full soak in the new planting. Each tree shall receive a 3" deep, 4-5' diameter (see planting details or
planting plan) shredded hardwood bark mulch ring around all trees planted in lawn areas. Do not build up any mulch onto the trunk of any tree. Trees that are
installed incorrectly will be replaced at the time and expense of the Landscape Contractor.

INSTALL ONE SLOW RELEASE FERTILIZER PACKET
AGAINST ROOT BALL.
DIG HOLE 2X WIDER THAN DIAMETER OF ROOT BALL.

INSTALL ONE (1) SLOW RELEASE FERTILIZER
PACKET PER 1" CALIPER OF TREE. PLACE
AGAINST ROOT BALL.
DIG HOLE 2X WIDER THAN DIAMETER OF
ROOT BALL.

4. Any potential plant substitutions must be approved by Landscape Architect or Owner. All plants must be installed as per sizes indicated on Plant & Material
Schedule, unless approved by Landscape Architect. Any changes to sizes shown on plan must be submitted in writing to the Landscape Architect prior to
installation.
5. Topspoil in Parking Lot Islands (if applicable): All parking lot islands to be backfilled with topsoil to a minimum depth of 18" to insure long-term plant health.
Topsoil should be placed within 3" of finish grade by General Contractor / Excavation Contractor during rough grading operations/activity. The landscape
contractor shall be responsible for the fine grading of all disturbed areas, planting bed areas, and lawn areas. Crown all parking lot islands a minimum of 6" to
provide proper drainage, unless otherwise specified.

PRUNE OUT DEAD & BROKEN BRANCHES; RETAIN
NORMAL PLANT SHAPE.
2-3" AVERAGE DEPTH MULCH OVER SOIL RING; DO
NOT PLACE MULCH AGAINST STEMS, OR BURY
BOTTOM BRANCHES.
REMOVE BURLAP AND SYNTHETIC TWINE FROM TOP
1 OF ROOTBALL. SCORE REMAINING 2 OF BURLAP.
3
3

BACK FILL WITH SPECIFIED PLANTING MIX - AVOID
AIR POCKETS BY TAMPING MIXTURE IN 4" LIFTS.
WATER IMMEDIATELY AFTER PLANTING WITH A
THOROUGH AND DEEP, SLOW RELEASE WATERING.

LANDSCAPE ARCHITECTURE

3. All plantings shall comply with standards as described in American Standard of Nursery Stock - Z60.1 ANSI (latest version). Landscape Architect reserves
the right to inspect, and potentially reject any plants that are inferior, compromised, undersized, diseased, improperly transported, installed incorrectly or
damaged. No sub-standard "B Grade" or "Park Grade" plant material shall be accepted. Plant material shall originate from nursery(ies) with a similar climate as
the planting site.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.

INSTALL ONE SLOW RELEASE FERTILIZER PACKETS
AGAINST ROOT BALL.
DIG HOLE 2X WIDER THAN DIAMETER OF ROOT BALL.

PRUNING IS SUBJECT TO TIME OF YEAR, AND
SPECIFIC TREE SPECIES.
WRAP TREE IN FALL FOR PROTECTION FROM
DEER (IF APPLICABLE).
3" AVERAGE DEPTH MULCH OVER SOIL RING;
DO NOT PLACE MULCH AGAINST TREE TRUNK.

One Redwood Court
Racine, Wisconsin 53402
ph 262.639.9733
fx 262.639.9737
david@wdavidheller.com

REMOVE 'V' CROTCHES, STUBS, DOUBLE
LEADERS AND OVERLAPPING / RUBBING
PRUNE PLANTS (IF NEEDED) ONLY AFTER
PLANTING.

HELLER &
ASSOCIATES, LLC

PLANT TREE AT SAME LEVEL AS PREVIOUS
GROWING CONDITION AT ROOT FLARE.
PLANT SLIGHTLY HIGHER THAN
SURROUNDING FINISHED GRADE.

2. Contractor to verify all plant quantities shown on Plant & Material List and landscape planting symbols and report any discrepancies to Landscape Architect or
General Contractor.

9. Mulching: All tree and shrub planting beds to receive a 3" deep layer of high quality shredded hardwood bark mulch (not pigment dyed or enviro-mulch). All
perennial planting areas (groupings) shall receive a 2" layer of shredded hardwood bark mulch, and groundcover areas a 1-2" layer of the same mulch. Do not
mulch annual flower beds (if applicable). Do not allow mulch to contact plant stems and tree trunks.
10. Edging: All planting beds shall be edged with a 4" deep spade edge using a flat landscape spade or a mechanical edger. Bedlines are to be cut crisp,
smooth as per plan. A clean definition between landscape beds and lawn is required. Pack mulch against lawn edge to hold in place.

FNISHED CONCRETE AREA
COMPACTED STONE BASE
COMPACTED SUBGRADE

9

DETAIL
N.T.S.

42" ORNAMENTAL ALUMINUM FENCE DETAIL
SECTION

11. Plant bed preparation: All perennial, groundcover and annual areas (if applicable) are required to receive a blend of organic soil (Soil Amendments)
amendments prior to installation. Roto-till the following materials at the following ratio, into existing soil beds or installed topsoil beds to a depth of approximately
8"-10"
Per 100 SF of bed area:
3
4 CY Peat Moss or Mushroom Compost
3
4 CY blended/pulverized Topsoil
2 pounds starter fertilizer
1
4 CY composted manure

12. Installation preparation for all seeded areas: remove/kill off any existing unwanted vegetation prior to seeding. Prepare the topsoil (if adequate or provide
as in item #6 above) and seed bed by removing all surface stones 1" or larger. Apply a starter fertilizer and specified seed uniformly at the specified rate, and
provide mulch covering suitable to germinate and establish turf. Provide seed and fertilizer specifications to Landscape Architect and Owner prior to installation.
Erosion control measures are to be used in swales and on slopes in excess of 1:3 and where applicable (see Civil Engineering Drawings). Methods of
installation may vary are the discretion of the Landscape Contractor on his/her responsibility to establish and guarantee a smooth, uniform, quality turf. A
minimum of 2" of blended, prepared and non-compacted topsoil is required for all lawn areas. If straw mulch is used as a mulch covering, a tackifier may be
necessary to avoid wind dispersal of mulch covering. Marsh hay containing reed canary grass is NOT acceptable as a mulch covering.
An acceptable quality seed installation is defined as having:
No bare spots larger than one (1) square foot
No more than 10% of the total area with bare areas larger than one (1) square foot
A uniform coverage through all turf areas
13. Warranty and Replacements: All plantings are to be watered thoroughly at the time of planting, through construction and upon completion of project as
required. Trees, Evergreens, and Shrubs (deciduous and evergreen) shall be guaranteed (100% replacement) for a minimum of one (1) year from the date of
project completion. Perennials, groundcovers, and ornamental grasses shall be guaranteed for a minimum of one (1) growing season. Perennials,
groundcovers, and ornamental grasses planted after September 15th shall be guaranteed through May 31st of the following year. Only one replacement per
plant will be required during the warranty period, except for losses or replacements due to failure to comply with specified requirements. Watering and general
ongoing maintenance instructions are to be supplied by the Landscape Contractor to the Owner upon completion of the project.

DESCRIPTION

3.26.15
4.27.15
5.22.15
6.09.15
7.24.15
7.30.15
7.31.15
1.07.21
2.04.21
2.05.21

FIRST ISSUE
REVISED SITE PLAN
REVISED SITE PLAN
WBK COMMENTS
WBK COMMENTS
WBK COMMENTS
ELECTRICAL CLOSET
BUILDING ADDITION
FENCE ENCLOSURE
FENCE ENCLOSURE

14. The Landscape Contractor is responsible for the watering and maintenance of all landscape areas for a period of 45 days after the substantial completion of
the landscape installation. This shall include all trees, shrubs, evergreens, perennials, ornamental grasses, turf grass, no-mow grass, and native prairie seed
mix / stormwater seed mix. Work also includes weeding, edging, mulching (only if required), fertilizing, trimming, sweeping up grass clippings, pruning and
deadheading.

LANDSCAPE GENERAL NOTES

SHEET TITLE

LANDSCAPE DETAILS,
NOTES & SCHEDULES

PROJECT MANAGER
PROJECT NUMBER

WDH
15-024
2.05.2021
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ORDINANCE NO~ 19Ji2-Z-6
AN ORDINANCE REZONING PROPERTY
TO THE R-5 MULTIPLE RESIDENCE DISTRICT
AND B-3 SERVICE BUSINESS DISTRICT
AND GRANTING A SPECIAL USE AS A
PLANNED UNIT DEVELOPMENT FOR THE
ST. CHARLES COMMERCIAL CENTER PROPERTY

~
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MINUTES
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a petition for rezoning to R-5 Multiple Residence District
and B-3 Service Business District with a special use as a planned unit development has been filed by the State Bank of St. Charles as Trustee under Trust
O')

No. T-303, owner of the property described in Exhibit "A" (hereafter the
Subject Realty), attached hereto and made a part hereof; and
WHEREAS, the Plan Commission of the City of St. Charles has held a
hearing on said petition in accordance with law; and

WHEREAS, the City Council of the City of St. Charles has received

r

the recommendation of the Plan Commission and has considered the same;
;o
,.,.,

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City olS
:,0

::,

St. Charles, Kane and DuPage Counties, Illinois, as follows:
Section 1.

"'

IS'~

That the zoning map of the City of St. Charles pursu~~

to Section 17. 07. 040, "Official Map-Adopted", of the St. Charles Municipal u,

~

Code be and is hereby amended by rezoning the property legally described as

"

Lot 1 in Exhibit "A" to R-5 Multiple Residence District and the property
legally described as Lot 2, Lot 3, Lots 4 through 9 and PARCEL TWO in Exhibit
"A" to B-3 Service Business District with all of the Subject Realty being
granted a special use as a Planned Unit Development.
Section 2.

That the development of the Subject Realty as a planned

unit development pursuant to this Ordinance shall be in accordance with all
applicable ordinances of the City of St. Charles as now in effect or as hereafter amended, including but not limited to, Title 17 entitled "Zoning" and
Title 16 entitled "Subdivisions and Land Improvement" of the St. Charles

I 6 I I+ I 4 5
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Municipal Code (sometimes respectively referred to as the "Zoning Title" and
11

Su~division Title") and in accordance with the additional procedures, defini-

tions, uses and restrictions contained herein and set forth in Exhibits

11

B11

,

"C", and "D", attached hereto and made a part hereof.

A.

Concept Plan
The concept plan for the Subject Realty, ·attached hereto as

Exhibit "C", is hereby approved.
to proceed with construction.

Said approval does not constitute authority

Rather it is an approval of the general features

of the development and is a basis for preparing more detailed preliminary plans
for each phase.

More restrictive standards and site design criteria than those

shown on Exhibit "C" and described herein or set forth in the underlying
zoning district may be required by the City Council at the time of presentation
of a preliminary plan or final plan.

Approval of the concept plan in no way

obligates the City Council to approve preliminary plans and final plans which
do not conform to this Ordinance and all other ordinances of the City and such
additional standards and site design criteria required by the City except for
the standards set or variations granted herein at the time of City Council action

on such preliminary and final plans
B.

Uses
Only those uses listed in Exhibit

11

B11 , Paragraph I, "Permitted

Uses", shall be permitted.
C.

Phases
The Planned Unit Development shall be developed in no more than

eleven (11) phases in the order shown and described in Exhibit "D".
D.

Density
The maximum density for residential uses and the maximum total

square footage of buildings for non-residential uses allowed for each lot shall
be as provided i:qExhibit "B".

I 6 I I+ I 4 5
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E.

Building Permits
No building permit shall be issued for construction or recon-

struction of any structure or addition until after the preliminary plans,
engineering plans, landscaping plans, architectural plans and final plans have
been approved and a final plat recorded for the phase or subphase in which the
building permit or permits are requested.

Plans and specifications for any

construction shall in all respects conform to the applicable ordinances of the
City of St. Charles.

At his option, the Building Commissioner of the City of

St. Charles may require submission of plans to and the approval of Building
Officials and Code Administrators International, Inc, (BOCA), or comparable
organization before a building permit shall be issued.

The cost of such BOCA

review shall be borne by the applicant and shall be paid prior to the
issuance of a building permit.
F.

Curb Cuts
Curb cuts shall be permitted only as shown on the Concept Plan

shown in Exhibit "D".

Specifically, no more than one (1) curb cut shall be

allowed on Prairie Street.

No more than two (2) curb cuts shall be allowed on

14th Street and no more than three (3) curb cuts shall be allowed on Bricher
Road (not shown on Concept Plan),

Curb cuts allowed on Illinois Route 38 shall

be as follows:
1.

One (1) access to the southerly side as a "right~in, right-out"

approximately 430 feet easterly of Randall Road centerline.
2.

One (1) full access main entry way to the southerly side

directly aligned with the existing main entrance to the north which
is approximately 950 feet easterly of the Randall Road centerline.
3.

One (1) full access main entry way to the southerly side

aligned with the existing entrance to the north which is approximately

1650 feet easterly of the Randall Road centerline.

1611+145
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4.

One (1) "right-in, right-out only" access to the northerly

side with the centerline between Lots 6 and 7 approximately 1890
feet easterly of the Randall Road centerline.

A barrier curb island

to control unauthorized entry shall be provided by Owner.
5.

One (1) full access to the northerly side having a center-

line coinciding with the lot line between Lots 4 and 5 approximately
440 feet westerly of 14th Street.
6.

One (1) full access to the southerly side having a center-

line coinciding with the extension of the lot line between Lots 4
and 5 approximately 440 feet westerly of 14th Street,
G.

Access
Emergency access for fire and police vehicles shall be provided

on all sides of all buildings,
H,

Off-Street Loading and Parking
Loading berths and parkings spaces shall be provided in accordance

with the provisions set forth in the Zoning Title except as otherwise provided
in Exhibit

11

I.

B".
Yards
No yard or setback shall be less than the requirements of the Zoning

Title or as shown in Exhibit "B", as the case may be, unless the City Council

shall have determined otherwise at the time of approval of the preliminary plan.
The City Council may reasonably require a greater yard or setback than shown in
the Zoning Title or Exhibit

J.

11

£ 11 •

Streets
1.

The Owner shall be responsible for the construction and cost

of all required street improvements for a 38-foot wide street in
accordance with the standards for subdivision streets as set forth

1614145
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in the Subdivision Title including pavement and the curbs, gutters,
storm sewers, sidewalks, street lights, street trees and other

related improvements on the following streets:

a.

The south half of Prairie Street between the west
property line of Lot 1 and the easterly line of 14th
Street including acceleration and deceleration lanes,

if required by City, and not including sidewalks east
of the east property line of Lot 1 on Prairie Street.
b.

The west half of 14th Street between the northerly line
of Prairie Street and the southerly line of Illinois
Route 38 including acceleration and deceleration lanes,

if required by City.
c.

The north half of Bricher Road between the westerly
property line of Lot 11 and the easterly line of the
intersection of Bricher Road, Illinois Route 38 and 14th
Street including acceleration and deceleration lanes.

The City may at its option delay installation of the improvements on
Bricher Road by requiring the Owner to establish an escrow account
based on the developer's consulting engineer's estimated cost to be

approved by the City Council.

Such escrow account shall be in a

form and amount acceptable to the City Council to allow the City to
procure the funds solely for the construction of improvements on
Bricher Road and shall be established prior to execution of a final
plat.

Owner shall not be required to pay any additional funds once

the escrow account has been established nor shall Owner be entitled
to interest on the escrow or to any refund of funds in excess of
actual cost of construction.

1614145
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A required street improvement shall be made at the time a
phase or subphase which abuts that street is developed and the entire
length of the street shall be improved regardless of whether or not
the phase being developed abuts the entire length of the street.
Prior to the construction of any improvements, or the escrowing of

funds in the case of Bricher Road, the Owner·shall dedicate the
additional right-of-way required to provide at least forty (40)
feet of right-of-way along the southerly and easterly edge of
Subject Realty unless more or less than one-half (J,,) of the road
right-of-way is on Subject Realty in which event Owner shall dedicate
the right-of-way for all of the road and right-of-way easterly and
southerly of the centerline which is part of Subject Realty.
Owner shall, however, be responsible only for the installation of
improvements along the northerly one-half (J,,) of Bricher Road.

In

the event Owner is able to obtain an agreement with the property
owner southerly of Subject Realty for purposes of centering the
improved Bricher Road and installation of same and provided such

agreement is acceptable to City, the location of Bricher Road as
improved in relation to Subject Realty may be modified.

Owner shall

not be required to pay for acquisition costs of additional right-ofway not on Subject Realty as part of the development.
2.

The Owner shall be responsible for the construction and cost

of all street improvements on Illinois Route 38 required by the City
or the Illinois Department of Transportation including entranceway
improvements and the following;

1614145
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a.

Additional widening of pavement to 38 feet at 14th Street
to install an east-bound left-turn lane.

b.

Painted median striping modifications and additions to
delineate the left-turn lanes as phasing of the development requires.

K.

Utilities
1.

As necessary for this development, the Owner shall construct

and pay for all on-site and off-site extensions and improvements for:
a.

water mains;

b.

sanitary sewer lines;

c.

storm water facilities;

d.

retention and detention basins;

e.

surface drainage ways and facilities;

f.

electric facilities in accordance with City policy in

effect at time of construction.
Owner shall also construct and pay for related appurtenances
for the foregoing, and shall obtain for and grant to or cause to be
granted to the City, at no cost to the City, on-site and off-site
easements for said utilities and for any other utilities and communication

facilities that the City may request.

Prior to the approval of a final

plat for a phase, the City shall have the right to designate which easements, on-site and off-site extensions, and improvements for water mains,
sanitary sewers, storm sewers, surface drainage facilities, retention and

detention basins and other utilities will be accepted by the City for that
phase.

For those easements and improvements accepted, the Owner shall

transfertothe City or cause to be transferred to the City (free and clear
of all liens and encumbrances ) title to all on-site and off-site exten-

1811~145
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sions (except domestic service connections) for water mains, sanitary
sewer lines and storm sewer lines, electric lines and the related

appurtenances for each of the foregoing.
2.

For those improvements not to be accepted by the City,

Owner shall, however, comply with all provisions of the Subdivision
Title including the posting of a proper guarantee and collateral to
assure installation.

3.

As of the date of this Ordinance, the Subject Realty has been

placed on restrictive status by the Illinois Environmental Protection
Agency (IEPA), prohibiting future sanitary sewer extensions in certain
areas.

No sanitary sewer extensions requiring IEPA permits shall be

extended to serve the Subject Realty without the approval of the Illinois
Environmental Protection Agency.

The City shall have no obligation

to assist or participate in any proceedings, construction of improvements, or other activities for the purposes of expediting the receipt
of a permit for sanitary sewer or water extension or connection from
the Illinois Environmental Protection Agency or other regulatory

agencies.

The Owner of the Subject Realty or its agent shall have

no right to enforce speedier action by the City on projects related to
such Illinois Environmental Protection Agency approval or such other

regulatory agency approval.
4.

Except as provided in Paragraph K, 5, below, in the event

the City requests Owner to over-size certain on-site water mains

installed on Subject Realty, such over-sizing shall take place on
the following basis:

the developer's consulting engineer shall have

prepared cost estimates subject to City Council approval indicating
the cost for the normal sewer or water main size and that re'luested by

1614145
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the City for over-sizing.

Such actual cost difference and no more will

be assumed by the City, and such reimbursement made upon acceptance by

the City Council and receipt of a Bill of Sale conveying title to such
mains to the City free and clear of all liens and encumbrances.

At

City's election, Owner shall pay for over-sizing provided City shall
enter a recapture agreement pursuant to Chapter 24, Section 9-5-1, of
the Illinois Revised Statutes, providing for recovery of the over-sizing
costs with a maximum time period of six (6) years with interest at the

rate of eight percent (8%) per annum on the amount unpaid.

At the end of

six (6) years, the City shall pay for any unrecovered over-sizing costs.
City may, however, recover such payment from those properties which

would have been required to pay but for the 6-year payoff by City.
All engineering and construction costs shall be paid by Owner.
5.

The Owner shall procure an easement for City and construct a

12-inch sanitary sewer from the existing sanitary sewer on Gray:··street·:

to the east property line of the Subject Realty.

The City shall reim-

burse the Owner for one-half(~) the cost of installing said sanitary

sewer or $25,000, whichever is less provided Owner shall have obtained
an easement for City in a form acceptable to City extending easterly from
14th Street to Gray Street at or prior to the time of presentation of
engineering plans.

In the event such easement shall not have been

procured, Owner shall pay for the necessary extensions to alternative
sewer lines.

6.

In the event the City desires to install utilities to service

areas beyond the Subject Realty sooner than the Owner is required to
install such utilities, the Owner shall grant the necessary easements
on or across the Subject Realty at such time as City shall request.
The City shall pay for and install such utilities and be reimbursed

4/19/82
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by Owner for Owner's share of the cost of installation of such utilities
at or prior to the time of approval of a final plat or plats for portions
of the subject property benefiting from the utilities.

Owner shall pay

City eight percent (8%) interest per annum on Owner's share of such cost.
7.

Owner shall not object to the establishment of a special service

area covering Subject Realty for the purpose of care, maintenance, replacement and reconstruction of storm water distribution system and
storm water facilities and sanitary sewers or for the enginee~ing and con-

struction of traffic signals with the maximum levy of $.10 per $100.00
of assessed value per year.

8.

Prior to the approval of a final plat for any phase of the planned

unit development, the Owner shall have provided City a release in a form
acceptable to City, releasing City from any and all obligations of certain
agreements if applicable to the real estate involved it would have acquired by virtue of accepting land within the planned unit development
and any amendments to said agreements, said agreements being an agreement entitled "Declaration of Easements and Agreement for Use and Main-

tenance of Storm Drainage System" recorded February 13, 1979, as
Document No. 1494073 and agreement entitled "Reciprocal Construction
Operating and Easement Agreement"recordedFebruary 13, 1979, as
Document No. 1494080.
L.

Signalization
Prior to approval of a final plat for any phase of the planned unit

development, Owner and any mortgagee or other encumbrancer shall have approved and
executed a recordable document signifying their approval of and the Owner's agreement to pay for the proportionate share of the cost of signalization for the intersection on Illinois Route 38 approximately 950 feet easterly of Randall Road based
on standard origin/destination procedures at such time as warranted.
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agreement shall create a lien against Lot 11 as shown on Exhibit

11

c

11

which shall

be enforceable as a foreclosure of a mortgage and shall be in a form acceptable

to City.
M.

Signs
Upon submittal of the final plans for each phase, the Owner

and/or Developer shall submit written and graphic descriptions of the sign
standards, including location, for each phase.

Such sign standards shall be

subject to the review and approval of the City Council and shall be as set
forth in Exhibit "B" and provisions of all City ordinances.

N.

Landscaping
All unpaved areas shall be landscaped in accordance with the plans

reviewed by the Plan Commission and approved by the City Council.

Landscaping

for a phase or subphase shall be completed prior to the occupancy of any
structure for that phase or subphase.

However, if conditions beyond the control

of the Developer prohibit the installation of the landscaping prior to a request
for occupancy of a structure, a performance bond or irrevocable letter of

credit in a form and amount given by a firm acceptable to the City shall be
posted until such time as the landscaping is completed.
0.

Land/Cash Donation
The Owner shall dedicate land or cash in accordance with the

provisions of Chapter 16.32 entitled "Dedications" of the St. Charles Municipal
Code as in effect at the time a final plat is completed for any phase.
P.

Variations Granted
The following variations from the Zoning Title and Subdivision

Title are granted:
1.
Code,

A variation from Section 16.16.040 of the St. Charles Municipal
11

1614145

Proposed Subdivision Design Features", paragraph A, 2, to

II

4/19/82

1982-Z-6

Ordinance No.

Page 12:

permit private streets to serve the project as shown on the Concept
Plan.

For those improvements not to be accepted by the City, Owner

shall, however, comply with all provisions of the Subdivision
Title including the posting of a proper guaranty and collateral to
assure installation.

2.

A variation from Section 16.16.040, C, 3, to allow Lot 9

to not abut a publicly dedicated street, provided there are easements
for ingress and egress which are in conformity with State law.

3.

A variation to eliminate the installation of sidewalks along

the north and south sides of Illinois Route 38, provided there is a
network of sidewalks within the Subject Realty and provided there
shall be a continuous sidewalk along 14th Street, Prairie Street
and Bricher Road for the full frontage of Subject Realty, all in a
form acceptable to the City Council.
4.

A variation to permit one (1) sign for Lot 9 to be located

on Lot 8.

Q.

Dedication of Land
Upon request by the City, the Owner shall dedicate to the City

a 33-foot wide strip of land along the westerly edge of Lot 11 between Illinois
Route 38 and Bricher Road.

Such dedication shall be for street purposes and

those public and quasi-public utilities deemed necessary by the City Council.
Such dedication shall be free and clear of all liens and encumbrances, covenants
and restrictioµs, and at no cost to the City.
Section 3.

Hold Harmless and Indemnification.

In the event a claim is

made against the City, or if the City is made a party-defendant in any legal
proceeding arising out of the approval of this Ordinance or the development
of the Subject Realty, the Owner shall at City's election defend the City and

161~14$
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hold the City harmless from all losses, judgments, costs, fees, including
attorney fees, and expenses in connection therewith.

The City shall reasonably

cooperate in the defense of such proceedings.
Section 4.

List of Exhibits

A,

Legal Description of the Subject Realty

B.

Standards and Site Design Criteria

C.

Concept Plan for the Subject Realty

D.

Phasing Schedule

E.

Consent

Section 5.

The provisions of this Ordinance shall be deemed not to

be separable and if any provision which limits Owner or requires payment to
City shall be held invalid, then at the option of the City, any unplatted
areas of Subject Realty shall not be developed other than at a density or for
the non-residential uses permitted in the R-1 Single Family Residence District.
Section 6.

Upon petition and full compliance with all applicable

ordinances, the City at its sole discretion may amend this Ordinance for all

of Subject Realty or a portion thereof,
Section 7.

This Ordinance shall constitute a covenant running with

the land and is binding upon the owners, lessees, other grantees, successors in
interest, and assigns.

This Ordinance may be recorded in the Recorder of Deeds

Office, Kane County, Illinois.
Section 8.

This Ordinance shall be in full force and effect from and

after its passage and approval in accordance with law, but only if all owners,

lessees, and mortgagees of Subject Realty shall have consented in writing and
delivered such written consent in the form attached as Exhibit "E" to the City
within thirty (30) days after the date hereof.
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PRESENTED to the City Council of the City of St. Charles, Kane and
DuPage Counties, Illinois, this 19th

day of

April

'

1982.

PASSED by the City Council of the City of St. Charles, Kane and
~uPage Counties, Illinois, this 19th

day of

April

'

1982.

APPROVED by the Mayor of the City of St. Charles, Kane and
DciPage Counties, Illinois, this 19th

,,,,:,,\,,

.....................

--:::-... 0'AL:>C!Jr'

;

April

'

1982.

.
1
,,

MAYOR

"'

This document prepared by:
Allen L. Landmeier
City Attorney
City of St. Charles
2 East Main Street
St. Charles, IL 60174

1814/45

day of

Council Vote:
Ayes: 9
Nays: 0
Absent: 1

EXHIBIT "A"
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DONAHUE and THORNHILL
REGISTERED

LAND

SURVEYORS

SUBDIVISION - INDUSTRIAL - FARMS
TOPOGRAPHICAL- RESIDENTIAL - MORTGAGE
CALCULATING_ LEGAL DESCRIPTIONS - MAPPING
RIGHT-OF-WAY
ELECTRONIC

DISTANCE

APR O 6 1982

PLANNING OffiCE
ST. CHARI.Es, !IL

ME.4SUREMENT

20 SOUTH SECOND STREET
GENEVA. ILLINOIS 60134
232-7418

Lot 1

March 18, 1982

PARCEL ONE

That part of the Southwest Quarter of Section 33, Township 40 North,
Range 8 East of the Third Principal Meridian described as follows:
Commencing at the southeast corner of Joe Keim's Randall Road Subdivision, St. Charles Township, Kane County, Illinois; thence southeasterly along the northeasterly line of Illinois State Route No.
38, 1440.0 feet; thence northeasterly at right angles to the last
described course 935.0 feet for a point of beginning; thence southwesterly along the last described course 275.0 feet; thence southeasterly at right angles to the last described course 310.0 feet;
thence southeasterly along a line forming an angle of 175°42'43"
with the last described course (measured clockwise therefrom)
217.38 feet to the west line of Fourteenth Street South; thence
northerly along said west line 1024.06 feet to a point that is
208.67 feet southerly of the center line (measured along said west
line) of Prairie Street; thence westerly parallel with said center
line 283.67 feet; thence northerly parallel with said west line
168.67 feet to a point that is 40.0 feet southerly of said center
line (measured at r~ght angles thereto); thence westerly parallel
with said center line 581.84 feet to a point that is 1134.54 feet
easterly of the east line of said Subdivision (measured along said
center line); thence southerly parallel with said east line 321.03
feet to a line drawn parallel with said northeasterly line from the
point of Qeginning; thence southeasterly parallel with said northeasterly Li"ne 677 .64 feet to the point of beginning in the City of St.
Charles, Kane County, Illinois, and containing 13.782 acres.*
Lot 2
That part of the Southwest Quarter of Section 33, Township 40 North,
Range 8 East of the Third Principal Meridian described as follows:
Commencing at the southeast corner of Joe Keim's Randall Road Subdivision, St. Charles Township, Kane County, Illinois; thence southeasterly along the northeasterly line of Illinois State Route No.
38, 1440.0 feet; thence northeasterly at right angles to the last
described course 660.0 feet; thence southeasterly at right angles to
the last described course 310.0 feet; thence southeasterly along a
line forming an angle of 175°42'43" with the last described course
(measured clockwise therefrom) 217.38 feet to the west line of
Fourteenth Street South for a point of beginning; thence horthwesterly along the last described course 217.38 feet; thence southwesterly along a line drawn at right angles to said northeasterly line
450.0 feet; thence southeasterly at right angles to the last described
course 230.05 feet; thence easterly along a line forming an angle of
147°24'40" with the last described course (measured clockwise therefrom) 239.93 feet to said west line of Fourteenth Street South;
thence northerly along said west line 400.0 feet to the point of
beginning in the City of St. Charles, Kane County, Illinois, and
containing 3.452 acres.*
Lot 3
That part of the Southwest Quarter of Section 33, Township 40 North,
Range 8 East of the Third Principal Meridian described as follows:
Commencing at the southeast corner of Joe Keim's Randall Road Subdivision, St. Charles Township, Kane County, Illinois; thence southeasterly along the northeasterly line of Illinois State Route No.
38, 1440.0 feet; thence northeasterly at right angles to the last
described course 210.0 feet; thence southeasterly at right angles
to the last described course 510.0 feet; thence southwesterly at
right angles to the last described course 227.60 feet to said north*and also that part of the west half of 14th Street South, lying
easterly of and adjacent to the foregoing described tract.
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Parcel One cont'd

easterl'y line for a point of b·eginriing; thence northeasterly along
the last described course 227.60 feet; thence southeasterly at right
angles to the last described course 30.05 feet; thence easterly along
a line forming an angle of 147°24'40" with the last described course
(measured clockwise therefrom) 239.93 feet to the west line of
Fourteenth Street South; thence southerly and southwesterly along
said west line 445.70 feet to said northeasterly line; thence northwesterly along said northeasterly line 331.37 feet to the point of
beginning in the City of St. Charles, Kane County, Illinois, and
containing 2. 416 acres.*
Lots 4 throLiah 9
That part of the Southwest Quarter of Section 33, Township 40 North,
Range 8 East of the Third Principal Meridian described as follows:
Commencing at the southeast corner of Joe Keim's Randall Road Subdivision, St. Charles Township, Kane County, Illinois;·thence southeasterly along the northeasterly line of Illinois State Route No.
38, 1440.0 feet for a point of beginning; thence northeasterly at
right angles·to the last described course 660.0 feet; thence southeasterly at right angles to the last described course 310.0 feet;
thence southwesterly at right angles to the last described course
450.0 feet; thence southeasterly at right angles to the last described course 200.0 feet; thence southwesterly at right angles to
the last described course 22~.60 feet to said northeasterly line;
thence northwesterly along said northeasterly line 510.61 feet to
the point of beginning in the City of St. Charles, Kane County,
Illinois, and containing 5.706 acres.
PARCEL TWO
Tract Lying South of Route 38
That part of the Southwest Quarter of Section 33, Township 40 North,
Range 8 East of the Third Principal Meridian described as follows:
Beginning at the northeast corner .of Knell Subdivision, St. Charles
Township, Kane County, Illinois; thence northerly along the easterly
line of said Knell Subdivision extended northerly 224.37 feet to the
southwesterly line of Illinois State Route No. 38; thence southeasterly along said southwesterly line 1541.09 feet to a point of curvature; thence continuing southeasterly along said southwesterly line,
being along a curve to the right having a radius of 3123.23 feet that
is tangent to the last described course at the last described point
630.73 feet to the most northerly corner of tract No. 91C as described in Circuit Court Case 64-1473; thence southwesterly along the
northwesterly and northerly lines of said tract 308.65 feet to the
most westerly corner of said tract; thence westerly along the south
line of said Quarter 1546.31 feet to the easterly line of Bricher
Addition to St. Charles Township, Kane County, Illinois; thence
northerly along the easterly line of said Bricher Addition 689.79
feet to the northeast corner thereof; thence westerly along the northerly line of said Bricher Addition 1.01 feet to the southeast corner
of Knell Subdivision; thence northerly along the easterly line of
said Knell Subdivision 378.75 feet to the point of beginning in the
City of St. Charles, Kane County, Illinois, and containing 30.352
acres.

*and also that part of the west half of 14th Street South, lying
easterly of and adjacent to the foregoing described tract.
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EXHiBIT "B"
STANDARDS AND SITE DESIGN CRITERIA

I.

PERMITTED USES
A.

The fol lowing uses are permitted on Lots 4, 5 6, 7, 8,
9, 10 and 11 as shown on the Concept Plan:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33;
34.
35.
36.
37.
38.
39.
40.
41.

rs 141 45

Amusement establishments including bowling alleys, pool
hal Is, dance hal Is, skating rinks
Animal hospitals
Antique shops
Art galleries and museums
Art and school supply stores
Auction rooms
Automobile accessory stores
Automobile laundries
Automotive vehicle and automotive equipment sales
Bakeries where not more than 50% of the floor area is
devoted to processing, and not employing more than
eight (8) persons
Banks and financial institutions
Barber shops
Beauty parlors
Bicycle stores, sales, rental and repair
Blueprinting and photocopying establishments
Book and stationery stores
Business machine sales and service
Camera and photographic supply stores
Candy and ice cream stores
Carpet and rug stores
Caskets and casket supplies
Catering establishments
China and glassware stores
Churches, rectories and parish houses
Clothing establishments
Clubs and lodges, private, fraternal or religious
Coin and philatelic stores
Contractors and construction offices
Costume rental
Currency exchanges
Custom dressmaking
Department stores
Drive-in restaurants
Drugstores
Dry cleaning establishments, retai I, employing not more
than four persons
Dry goods store
Electrical and household appliance stores including
radio and television sales
Employment agencies
Exterminating shops
Flower shops and conservatories
Food stores, including grocery stores, meat markets,
bakers and delicatessens (retai I sales only)

11
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42.
43.
44.
45.
46.
47.
48.
49.
50.
51.
52.
53.
54.
55.

56.
57.
58.
59.
60.
61.
62.
63.
64.
65.
66.
67.
68.

69.
70.
71.
72.
73.
74.
75.
76.
77.
78.
79.
80.

1614145

Frozen food stores, including locker rental in conjunction
therewith
Fuel and ice sales, retai I only
Furniture stores, including upholstery
Furrier shops, including the incidental storage and
conditioning of furs
Garden supply, tool and seed stores
Accessory uses
Gift shops
Greenhouses
Haberdasheries
Hardware stores
Health centers
Hobby shops
Hospital
Interior decorating shops, including upholstery and making
of draperies, slipcovers, and other similar articles
when conducted as part of the retail operations and
secondary to the principal use
Hotels
Jewelry stores, including watch repair
Job printing shops, using presses having beds of not
more than 14 inches and 20 inches
Laboratories, medical and dental, also research and testing
Laundries, coin-operated or automatic self-service type
or hand, employing not more than two persons in addition
to one owner or manager
Leather goods and luggage stores
Li bra r i es
Liquor stores, retai I sales
Loan offices
Locksmith shops
Machinery and equipment sales, but not including service
repair or reconditioning and storage of al I machinery
shal I be within enclosed buildings
Mai I order service storage
Meat markets, including the sale of meat and meat products
to restaurants, motels, clubs, and other similar
establishments when conducted as part of the retail
business on the premises
Meeting hal Is
Medical and dental clinic
Mi 11 inery shops
Musical instrument sales and repair
Newspaper offices, but not including printing
Offices, business, professional and pub I ic
Office machine sales and servicing
Office supply stores
Open sales lots
Opticians and optometrists
Orthopedic and medical appliance stores, but not including
the assembly or manufacture of such articles
Paint and wal I paper
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81.
82.
83.
84.
85.
86.
87.
88.
89.
90.
91.
92.
93.
94.
95.
96.
97.
98.
99.
100.
101.
102.
103.
104.
105.
106.
107.
108.
109.
110.
111.
112.
113.
114.
B.

The fol lowing uses are permitted on Lot 1 as shown on the
Concept Plan:
1.

C.

Pet shops
Phonograph record and sheet music stores
Photography studios, including developing and printing
of photographs when conducted on the premises as a part
of the retail business
Physical culture and health services, gymnasiums
Picture framing when conducted on the premises for
reta i I trade
Plumbing showrooms and shops
Post offices
Radio and television broadcasting studios and towers
Radio and television service and repair shops
Recording studios
Restaurants, including I ive entertainment and dancing
Restricted production and repair I i mi ted to the fo I Iowing:
art needlework, clothing, custom manufacturing and alterations for retail only
Schools, commercial or trade not involving any danger of
fire, explosion, nor of offensive noise, vibration, smoke,
dust, odor, glare, hear, or other objectionable· influences
Schools of music, dance or business
Second-hand stores and rummage shops
Sewing machine sales and services, household machines only
Shoe stores
Shoe and hat repair stores
Signs as regulated in this Ordinance
Sporting Goods stores
Tailorshops
Taverns and cockta i I Iounges
Taxidermists
Telegraph offices
Temporary bui Idings for construction pruposes for a
period not to exceed the duration of such construction
Theaters - indoor
Ticket agencies, amusements
Tobacco shops, retail sales
Toy shops
Travel bureaus and transportation ticket office
Typewriter and adding machine sales and service establishments
Undertaking establishments and funeral parlors
Variety stores
Wearing apparel shops

Multiple-family dwel I ings

The fol lowing uses are permitted on Lot 2 as shown on the
Concept PI an:
Business service establishments which perform services on
the premises:
1. Better business bureau
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2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Business and/or management consultant
Business office, in which chattels or goods, wares or
merchandise are not displayed or sold on the premises
Chamber of commerce
Credit agency
Funeral parlor or undertaking establishment
Insurance office
Interior decorating studio
Investment company
Labor union and/or organization
Mai I order house
Photographic studio
Real estate office
Secretar i a I service
Social and fraternal association
Trade association

Professional office establishments:
1. Accounting, auditing and bookkeeping
2. Architect's office
3. Artist and industrial designer's office
4. Attorney and law office
5. Chiropodist's office
6. Chiropractor's office
7. Dentist's office
8. Doctor's, surgeon's and/or physician's office
9. Engineering office
10. Landscape architect's office
11. Land surveyor's office
12. Minister's office.
13. Optician's office
14. Osteopath's office
Retai I business, which supply commodities on the premises
I imited to:
1 . Art ga I I ery
2. Antique shop
3. Bookstore
4. Gift shop
5. Flower shop
6. Leather and luggage goods stores
7. Equestrian riding apparel shops
Public, quasi-pub I ic and governmental buildings or faci I ities:
1 . Church
2. Oft-street parking faci I ity
3. Museums, art gallery
D.

The fol lowing uses are permitted on Lot 3 as shown on the
Concept Plan:
1.

1611fl45
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2.
3.
4.
5.
6.
7.
8.
9.

10.
11.

12.
13.
14.
15.
16.

17.
18.
19.
11.

Antique shop
Art galleries or collector shop
Camera and photography store
Clock shop
Clothing stores
men's, women's
Clothing stores
sports
Crystal, china or glass shop
Furniture stores
Gitt shop with specialty theme
Home entertainment center store
Jewe I ry
Leather goods and luggage stores
Linen or lace shop
Restaurant
Shoe stores
Tobacco shop
Trave I bureaus
Banks and financial institutions

DENSITY
The maximum density for residential use and the maximum total
square footage of bui Iding for non-residential use al lowed
for each lot shown on the Concept Plan shal I be as fol lows:

I 11.

A.

Lot

B.

Lot 2 - 12,000 square feet

C.

Lot 3 - 25,000 square feet

D.

Lot 4 - 10,000 square feet

E.

Lot 5 - 10,000 square feet

F.

Lot 6 - 10,000 square feet

G.

Lot 7 - 10,000 square feet

H.

Lot 8 - 10,000 square feet

I.

Lot 9 - 19,000 square feet

J.

Lot 10 - 75,000 square feet

K.

Lot 11 - 180,000 square feet

- 15 units per acre tor a maximum of 210 units

YARDS
There shal I be a minimum setback of thirty feet (30 1 ) from
Prairie and 14th Streets and twenty feet (20 1 ) from Route 38.
No parking or structures, including but not limited to, al I
accessory buildings, swimming pools, signs and fences over
six feet (6 1 ) ta! I shal I be permitted within said setback areas.
Said setback areas shal I be suitably landscaped and planted so
as to provide open green space. Bui !dings shal I be set back
at least thirty feet (30') from al I pub I ic rights-of-way.

614145
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Any yard adjoining residential property shal I be a minimum of
thirty feet (30 1 ) in depth.
IV.

SIGNS
A11 signs exceeding 12 square feet in surface area sha I I be
submitted to the Plan Commission for review and approval prior
to issuance of a building permit.
A.

Ji6 14 145

Non-flashing but ii luminated business signs with no moving
parts, awnings and marquees are permitted on Lots 4, 5, 6,
7, 8, 9, 10 and 11 subject to regulations set forth elsewhere
in City ordinances and the fol lowing:
1.

The i I lumination of any exterior sign shal I be only
during business hours or 11 :00 pm - whichever is later.
Where a sign is i I luminated by light reflected upon it,
direct rays of I ight shal I not beam upon any part of any
existing residential bui I dings, nor into a Residence
District, nor into a street. A sign in direct I ine of
a traffic signal shal I not be in red, green, or amber
i I I um i nation.

2.

The gross surface area in square feet of al I signs on a
lot or bui I ding shal I not exceed three (3) times the
number of I ineal feet of the building frontage; and each
side of a building which abuts a street or frontage road
shal I be considered as a separate frontage; and the gross
area of al I signs located on a side of a lot or building
abutting a street shal I not exceed the number of I ineal
feet of such building frontage.

3.

Signs shal I not project into the pub I ic way.

4.

Any sign located within ten feet (10 1 ) of the paved
surface of a street or within ten feet (10 1 ) of a
sidewalk or driveway, or within fifty feet (50 1 ) of the
intersection of two (2) or more streets shal I have the
lowest elevation at least twelve feet (12 1 ) above curb
level.

5.

A sign affixed to a building shal I not project higher
than the building height, or thirty feet (30 1 ) above
the curb level, whichever is lower, except in the case
of a one-story bui I ding where the sign may project not
more than three feet (3 1 ) above the building height.
A ground sign shal I not exceed forty feet (40 1 ) in
height above curb level.

6.

No more than one (1) tree standing ground sign may be
erected on each of the fol lowing lots: 4, 5, 6, 7, 8,
9, and 10 and no more than four (4) such signs on Lot 11,
one (1) of which may be erected having a total gross
display area of not more than .75/1.00 of the gross
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floor area of the bui I ding situated on the property,
provided, however, that no one display surface shal I
contain more than 300 square feet, and the total area
of al I display surfaces shal I not exceed 600 square
feet; such sign structure shal I be set back at least
half the required yard depth from the abutting street,
and the bottom edge of any display surface shal I be at
least eight feet (8 1 ) above the level of the ground,
and its overall height shal I not exceed 24 feet above
the curb I eve I. Its overa 11 v1 i dth sha 11 not exceed
twenty feet (20 1 ) .
B.

C.

Non-flashing but i I luminated business signs vlith no moving
parts are permitted on Lots 2 and 3 subject to al I City
Ordinances and the fo I Iowing:
1.

The ii lumination of any sign shal I be only during
business hours. Where a sign is ii luminated by light
reflected upon it, the lighting shal I be shielded in
such a manner as to prevent direct rays of I ight from
shining on bui I dings other than those on the immediate
premises, or from shining into a street.

2.

The gross surface area in square feet of al I signs on a
lot or building shal I not exceed the number of I ineal
feet of the bui I ding frontage; except, that on a corner
lot the gross surface area of al I signs on a side street
frontage sha I I not exceed one-ha If square foot area
for each lineal foot of the bui !ding frontage on such
side street. Each street frontage shal I be considered
a separate frontage and the separate permitted gross
surface sign areas shal I not be combined.

3.

Signs shal I be affixed flat against the bui !ding v1al Is
and shal I not project therefrom for more than twelve
inches (12") except in the case of a yard sign.

4.

A single free-standing yard sign on each of the said
tv10 lots is permitted. Such yard sign shal I not exceed
thirty-tv10 (32) square feet in gross surface area, nor
shal I it exceed the gross surface area permitted in
Subsection 2 of this Section. No yard sign shal I be
permitted within the required setback adjoining a street.

5.

No sign shal I project higher than twelve feet (12 1 )
above the established grade of the bui !ding.

Signs Iocated on Lot 1 sha I I be in accordance
underlying zoning district.

v1

i th the
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V.

OFF-STREET PARKING AND LOADING
Off-street parking spaces and loading berths shal I be provided
in accordance with the provisions set forth in the Zoning Title
except the parking spaces for uses other than grocery stores
and multiple family dwel I ings may be 9 feet by 18,\c feet. The
size of parking spaces for grocery stores and multiple family
dwel I ings shal I conform to the provisions of the Zoning Title.
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P H A S I N G

The Subject Realty shal I be developed in no more than eleven (11)
phases. A phase shal I consist of one or more lots as described on
the Concept Plan. Subject to Council approval, there may be subphases,
in v1hich case the final plan shal I constitute only that portion of the
approved preliminary plan v1hich the applicant proposes to record and
develop. For any subphase al I improvements shal I be completed for
the entire phase unless the City Counci I approves otherv1ise.
The Ov1ner may vary the fol lov1ing phasing schedule provided al I off-site
extensions and improvements for streets, access drives, water mains,

sanitary sev1ers, storm v1ater faci I ities, retention and detention basins,
surface drainage v1ays and faci I ities and electrical faci I ities necessary,
as determined by the City Counci I, to service the phase being presented
shal I be completed and paid for by Ov1ner as part of that phase,
including the applicant's obtaining and granting al I necessary oftsite easements and dedication of rights-fo-v1ay. If there is concurrent
phasing or subphasing, the completion schedule of al I the aforesaid
extensions and improvements shal.1 require a sequence v1hich provides
for usage by the phase or subphase furthest from the existing utilities
at the time such phase or subphase is completed. If there are tv10 or'.more
phases being developed at one time the sequence shal I provide for
service to the phase first requiring such service.
Al I on-site and off-site extensions and improvements for v1ater mains,
sanitary sev1ers, storm v1ater faci I ities, retention and detention
basins, surface drainage v1ays and facilities and electrical faci I ities
shal I be instal Jed as necessary to serve each phase. In addition
certain on-site and off-site improvements shal I occur in accordance
v1ith the fol lov1ing schedule:
1.

2.

The development of Lots 9 and 6 (Phase 1) shal I include the
fol lov1ing improvements:
a.

Construction of the tu I I v1 i dth access road betv1een
Lot 9 and Lots 6, 7 and 8.

b.

Construction of the tu I I width access road betv1een
Lots 6 and 7 and installation of the barrier curb and
necessary v1idening of 111 inois Route 38 for the "right-.in,
right-out" curb cut on Route 38.

c.

Comp I et ion and restoration of detention basin on Lots 1
and 2 in accordance v1ith the requirements of the City.

The development of Lot 10 shal I include the fol lov1ing improvements:
a.

Al I required improvements to I I I inois Route 38 along
the frontage of Lot 10 or a subphase of Lot 10, including
intersection improvements on Route 38 at Bricher Road.
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b.

3.

4.

Dedication of right-of-way and escrowing of funds for
future Bricher Road improvements based on the frontage
of Lot 10 or a subphase of Lot 10 along Bricher Road
as more tu/ ly described in the body of this Ordinance.

The development of Lot 11 shal I include the fol /oiling
improvements:
a.

Al I remaining improvements to I I linois Route 38.

b.

Al I rema,n,ng dedications of right-of-way and escrowing
of funds tor the future improvement of Bricher Road.

c.

The dedication of a 33-toot wide strip of land along
the west property I i ne of Lot 11 .

When Lots 1, 2 or 3 are developed, or the access drive
between Lots 2 and 3 is completed to 14th Street, whichever
occurs first, the Owner shal I complete the fol loi,ing improvements:
a.

The dedication of right-of-way and improvement to the
west halt of 14th Street from I I I inois Route 38 to
Prairie Street. In the event the necessary right-otway along the east side of 14th Street is attained
and the City Council decides the fu/ I width of 14th
Street should be improved, the Owner shal I improve
the ful I width of 14th Street and be reimbursed by
the City for the costs of improving the east halt of
14th Street.

b.

lnstal lation of the water main loop along 14th Street.

5.

The development of Lot 1 shal I include the improvement of
the south halt of Prairie Street along the north property
I i ne of Lot 1 .

6.

The development of Lots 3 or 4, whichever occurs first,
sha I I inc Iude the construction of the tu I I width of the
access drive betv,een Lots 3 and 4 including any required
improvements to I I I inois Route 38 for said access drive.

l611Jl4$
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EXHIBIT- "E"
CONSENT

We, the Owners and Lessees of the Subject Realty described in Exhibit "A",
approve of accept and agree to the terms and conditions set forth in the Ordinance to which this Consent is attached.
State Bank of St. Charles as Trustee
under the Provisions of a Trust
Agreement dated November 22, 1972, and
known as Trust No. T-303

BY:

CSEAU

ATTEST:

•

I, --rf{& !/Af!Jcl!:.:5!6A/61J
, a NOTARY PUBLIC in and tor said
County, in the state aforesaid, DO HEREBY CERTIFY that
/ti. d'?tJ121JtfJ/-J-

<JM/_

Vice President - Trust Officer of

,)y/t//14

f1. ;zCJ<:.,/-1~ ~

677-rrE

.~k;

6£

,:57 C!ll/leLES

ASST. CASHIER

Assist ant.
5ecce+acy of said bank, personally known to me to be the said persons whose

names are subscribed to the foreRoing in~trument as such Vice President 1
Trust Officer and
~ehry respectively, appeared before me this

AssisA\i2¥1:£'~~

day in person and acknowledged that they signed and delivered the said
instrument as their own free and voluntary act, and as the free and voluntary
act of said bank, for the uses and purposes therein set forth and the said
_ASST. CASHIER
Assistant Seerotary did also then and there acknowledge that he as custodian
of the corporate seal of sad bank, did affix thff·ss',i,}ci'"cor,porate
seal of said
.·
:', ',·.,·,
-.·,
bank to said instrument as his own tree and vol~~~fary"·a,) and as the tree and
vo I untary act of said bank, for the uses and p~~p·i'J;e~· th;;;~e in set forth.
GIVEN under my hand and NotarialJea t~-'.·~/~::ciay of
1982.
, ,
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1614I45

:Jf{j ·

~

-~,~~

,NOTARY PUBLIC
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CONS E NT

We, the Mortgagees of the Subject Realty described in Exhibit "A",

approve, accept and consent to the terms, and conditions set forth in the
Ordinance to which this Consent is attached.
Batavia Savings & Loan Association as
Mortgagee under ,.Qocument ~5378.05,
dated this
!t'.-- day of
1982.
.

STATE OF ILLINOIS)
COUNTY OF

~I

ss

pe~al ly k n ~ to be the President of the
Jb-,...
• · a ~ corporation, and
persona I Iy kno,,n to me to be the Secretary of said corporation, and persona I Iy
known to me to be the same persons whose names are subscribed to the foregoing
instrument, appeared before me this day in person and severally acknowledged
that as such ~~~_President and ~~~~-Secretary of said corporation,
and caused the corporate seal of said corporation to be affixed thereto,
pursuant to authority, given by the Board of

-J!~,.,.,.::,-:~-""'-~~~,c:,c..,e:c,.__~~~~~~~~

of said corporation as their t"~~.~Jii[}JL~n.t~ry act, and as the tree and
vo I untary act and deed of s~"'.J.-"corporaf..v.6'l,i, for the uses and purposes therein
set forth.
-i ~~ / t\ 0 TA .9 \p·...;,; ,
GIVEN under my hand

I 6 I 4 145

'?.~J~~J~\~(~./}'fj

day of

~

, 1982.

~·c,11.~
A. t~,
~~
~
PUBLIC
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Bank of Elgin as Mortgagee
No. 1591511, this /c;t'
<.A?/}/,.
,
1982.

By:

STATE OF ILLINOIS)

) ss
COUNTY O F ~ )

in the State

I'

a fores a i d, DO

that .,.,,"=-"'tJ'-">..L-LLJw..;1.Q_.L.J~--------------

persona /1 y known to me to be the
\H:E

hRSI DA'Tlrm..-1 'b&nl of

t'>'-. \{1i:e· President

83,'o

of t h e - - - - - - - - - -

corporation, and

persona I I y known to me to be the

l ,nik L tEl'--llvEIZ,

A-s 0 ±-.

Secretary

of said corporation, and persona I I y known to me to be the same persons whose
names are subscribed to the foregoing instrument, appeared before me this day
in person and severa 11 y acknow I edged that as such

ftss+,

tx \{1 ce

- President and

Secretary, they signed and de I i vered the said instrument as

President and

f\ss~

e)(. \[1 cp,

Secretary of said corporation, and caused the corporate

seal of said corporation to be affixed thereto, pursuant to authority, given
by the Board of

jJ t ;_,,cio,·s.

of said corporation as their free and

voluntary act, and as the free and voluntary act and deed of said corporation,
for the uses and purposes therein set forth.
GIVEN under my hand and seal this

/,;/d,day of

_772""""''-'?"""e-----'

1982.

~ ; - _- / d,,,,,,,,,.J ,/JL?4 • £
NOTARY PUBLIC

1814145

./

-J

STATE OF ILLINOIS

)
)

COUNTIES OF .KANE AND DUPAGE)
CITY OF ST. CHARLES

ss.

)
)

This is to certify that the foregoing is a true and correct
copy of Ordinance No.

1982-Z-6

entitled

AN ORDINANCE REZONING

PROPERTY TO THE R-5 MULTIPLE RESIDENCE DISTRICT & B-3 SERVICE
BUSINESS DISTRICT & GRANTING A SPECIAL USE AS A PLANNED UNIT
DEVELOPMENT FOR TREST. CHARLES COMMERCIAL CENTER PROPERTY

passed by the City Council of the City of St. Charles on the ---'1~9~t~h'----day of _ _ _ _ _.o;AOJ:p:..,r:.;i"'l"----' 19 82

A. D., as moreful ly appears from the

records and files of said City in my custody.

Given under my hand and the official seal of said City of
St. Char l es , th i s _;:cl.:..7~t;:.:h:__ day of _ _ _ __:cM.::a:.Y'----' l 9 8 2

j rp
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AGENDA ITEM EXECUTIVE SUMMARY
Title:

Agenda Item Number: 4c

Plan Commission recommendation to approve a Special
Use for PUD and PUD Preliminary Plan for McGrath
Business Center, 4075 E. Main St.

Presenter: Russell Colby
Meeting: Planning & Development Committee
Proposed Cost: $

Date: February 8, 2021

Budgeted Amount: $

Not Budgeted:

☐

The applicant is 4075 E Main, LLC, represented by Gary McGrath. The subject property is the former
Pheasant Run Mega Center and maintenance facility to the east. The proposal is to develop the property
into one or more motor vehicle sales dealerships and/or other commercial uses in a coordinated manner
with shared access and site layout. A similar Concept Plan for the project was presented in January.
The following Zoning Applications have been filed:
• Special Use for PUD- For approval of PUD zoning standards for the entire 21-acre subject property
as shown on the “PUD Exhibit”.
• PUD Preliminary Plan- For conversion and expansion of the 12-acre former Mega Center property
for McGrath Honda.
The proposed land uses are already permitted under the existing BR Regional Business zoning.
PUD zoning deviations include reduced street frontage landscaping and parking/vehicle display
setbacks, modified parking lot and building landscaping, reduced rear building setback and use of
additional exterior building materials. These deviations would be approved for all 3 phases/parcels.
With respect to signs, no sign height deviation is requested, and instead one additional freestanding
electronic changeable copy sign (message board) is proposed. As a public benefit, the applicant would
allow the City to utilize the message board at certain times for community purposes, and/or a
“Welcome to St. Charles” sign.
During the Concept Plan review, there was also discussion of reserving a location for a future City
gateway feature and/or sign at the northeast corner of Phase 3. Staff has asked the applicant to show
this location on the PUD Exhibit.
Plan Commission Recommendation
Plan Commission conducted a public hearing on the applications on February 2, 2020. There was no
discussion and no public comment was offered during the hearing. The Plan Commission unanimously
recommended approval, 7-0, subject to resolution of all staff comments prior to City Council action.
Attachments (please list):
Plan Commission Resolution, Staff Report, Applications and Plans
Recommendation/Suggested Action (briefly explain):
Plan Commission recommendation to approve a Special Use for PUD and PUD Preliminary Plan for
McGrath Business Center, 4075 E. Main St.

City of St. Charles, Illinois
Plan Commission Resolution No. 2-2021
A Resolution Recommending Approval of a Special Use for PUD and PUD
Preliminary Plan for McGrath Business Center (4075 E. Main St.)
Passed by Plan Commission on February 2, 2021
WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public
hearings and review requests for Special Use and PUD Preliminary Plan; and,
WHEREAS, the Plan Commission held a public hearing and reviewed the Application for
Special Use for PUD and PUD Preliminary Plan for McGrath Business Center (4075 E. Main
St.); and,
WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the
Special Use for PUD to be in the public interest based on the following criteria for Planned Unit
Developments:
CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs)
i.

The proposed PUD advances one or more of the purposes of the Planned Unit
Development procedure stated in Section 17.04.400.A.
1.
To promote a creative approach to site improvements and building design
that results in a distinctive, attractive development that has a strong sense of
place, yet becomes an integral part of the community.
2.
To create places oriented to the pedestrian that promote physical activity
and social interaction, including but not limited to walkable neighborhoods,
usable open space and recreational facilities for the enjoyment of all.
3.
To encourage a harmonious mix of land uses and a variety of housing types
and prices.
4.
To preserve native vegetation, topographic and geological features, and
environmentally sensitive areas.
5.
To promote the economical development and efficient use of land, utilities,
street improvements, drainage facilities, structures and other facilities.
6.
To encourage redevelopment of sites containing obsolete or inappropriate
buildings or uses.
7.
To encourage a collaborative process among developers, neighboring
property owners and residents, governmental bodies and the community
The proposed McGrath Commerce Center PUD will advance the following objectives:
a. The proposed McGrath Commerce Center PUD will promote a creative approach
to site improvements and building design that results in a distinctive, attractive
development that has a strong sense of place, yet becomes an integral part of the
community.
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b. The proposed McGrath Commerce Center PUD will promote the economical
development and efficient use of land, utilities, street improvements, drainage
facilities, structures and other facilities.
c. The proposed McGrath Commerce Center PUD will encourage redevelopment of
sites containing obsolete or inappropriate buildings or uses.
ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the
underlying zoning district or districts in which the PUD is located and to the applicable
Design Review Standards contained in Chapter 17.06, except where:
A. Conforming to the requirements would inhibit creative design that serves
community goals, or
B. Conforming to the requirements would be impractical and the proposed PUD will
provide benefits that outweigh those that would have been realized by conforming
to the applicable requirements.
Factors listed in Section 17.04.400.B shall be used to justify the relief from
requirements:
1. The PUD will provide community amenities beyond those required by ordinance,
such as recreational facilities, public plazas, gardens, public are, pedestrian and
transit facilities.
2. The PUD will preserve open space, natural beauty and critical environmental
areas in excess of what is required by ordinance or other regulation.
3. The PUD will provide superior landscaping, buffering or screening.
4. The buildings within the PUD offer high quality architectural design.
5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.
7. The PUD provides accessible dwelling units in numbers or with features beyond
what is required by the Americans with Disabilities Act (ADA) or other
applicable codes.
8. The PUD provides affordable dwelling units in conformance with, or in excess of,
City policies and ordinances.
9. The PUD preserves historic buildings, sites or neighborhoods.
The departures requested as part of the proposed McGrath Commerce Center PUD (i) are
necessary to deal with unique physical characteristics of the Subject Property, and (ii)
will, if granted, result in a very desirable rehabilitation of a deteriorated commercial area
within the City, and (iii) will, if granted, provide benefits (both financial, and
aesthetically) that outweigh those that would have been realized by conforming to the
applicable requirements
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iii.

The proposed PUD conforms with the standards applicable to Special Use
(Section 17.04.330.C.2):
A. Public Convenience: The Special Use will serve the public convenience at the
proposed location.
The proposed McGrath Commerce Center PUD will provide and / or expand upon
valuable automobile sales and other commercial / retail services to the community.
B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or
necessary facilities have been, or are being, provided.
There are adequate utilities, roads and other infrastructure to serve the proposed
PUD.
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 proposed Special Use for PUD will not be injurious to the use or enjoyment
of other properties in the immediate vicinity and will, instead, augment and help
to increase the property values of same.
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.
The proposed Special Use for PUD will not impede the normal and orderly
development and improvement of surrounding properties.
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 proposed Special Use for PUD will not be detrimental to or endanger the
public health, safety, comfort or general welfare of the community.
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 for PUD will conform to all existing Federal, State and
local legislation and regulation except to the extent expressly modified by the PUD.

iv.

The proposed PUD will be beneficial to the physical development, diversity, tax base
and economic well-being of the City.
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The Subject property has been vacant and underutilized for many years, and does not
contribute sufficiently to the City’s tax base. The proposed Special Use for PUD will
allowed this property to be placed into economically beneficially use for the City and
its residents.
v.

The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.
The proposed McGrath Commerce Center PUD Project is situated in the City’s East Gateway
Subarea and in the Main Street Subarea. The McGrath PUD Project, if implemented, will
serve the following goals and objectives of said Subareas in the following ways:
(a) The Project will a unified image and identity for St. Charles, but recognizing the
individual character of the areas through which it passes.
(b) The Project will provide optimal access to uses and destinations throughout the full
length the City.
(c) The Project will revitalize the Subarea’s retail areas that maximizes the locational assets
within this area of the City.
(d) The Project will improve community and corridor character through the use of gateways,
streetscaping improvements, landscaping, and other element. It is proposed that, at the
north-east corner of Parcel 3, the Developer will provide a place for the City to install
and maintain a “Welcome to St. Charles” gateway feature.
(e) The Project will improve the appearance of the Main Street Corridors to assist in
strengthening the community’s identity and appearance through installation of
streetscaping, wayfinding and gateway elements.
(f) The Project will result in the creation of market-responsive development parcels that can
accommodate projects of an appropriate scale and phasing over time.
(g) The Project will enhance the character of both existing and new development through site
improvements, facade enhancements, consistent signage regulation, and attractive
building design and materials.

WHEREAS, the Plan Commission finds said Site Plan to be in conformance with the
applicable PUD and Zoning Ordinance requirements, except as varied per the application for Special
Use for PUD, subject to resolution of any outstanding staff review comments.
NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to
the City Council approval of a Special Use for PUD and PUD Preliminary Plan for McGrath
Business Center (4075 E. Main St.).
Roll Call Vote:
Ayes: Pretz, Kessler, Wallace, Holderfield, Funke, Vargulich
Nays: None
Abstain: None
Absent: Purdy, Melton
Motion carried: 6-0
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PASSED, this 2nd day of February 2021.

____________________________
Chairman
St. Charles Plan Commission

Community & Economic Development
630-377-4443

Staff Report
TO:

Chair Rita Payleitner
And the Members of the Plan Commission

FROM:

Russell Colby
Assistant Director of Community & Economic Development

RE:

McGrath Business Center

DATE:

February 3, 2021

I.

APPLICATION INFORMATION:
Project Name:

McGrath Business Center

Applicant:

4075 E Main, LLC (Gary McGrath)

Purpose:

PUD for Auto dealerships and commercial development

General Information:
Location
Acres

Site Information
Former Pheasant Run Mega center (4075 E. Main St.) and Maintenance Facility
21 acres

Application:

Concept Plan

Applicable
City Code
Sections

Title 17, Chapter 17.04 - Concept Plan Review
Title 17, Chapter 17.14 - Business and Mixed Use Districts

Land Use
Zoning
North
East
South
West

Existing Conditions
Former exposition center and resort/golf course maintenance facility
BR Regional Business District, Special Use for Golf Course
Zoning Summary
BR Regional Business District
Vacant lot, Natural Gas Pipeline facility, Public
Storage, Classics and Custom Auto
City of West Chicago
(DuPage Airport Authority)
BR Regional Business District
(DuPage Airport Authority)
BR Regional Business District

Golf driving range and Airport
Golf Course
Former Pheasant Run resort complex

Comprehensive Plan Designation
Corridor and Regional Commercial and Open Space (Golf Course property)
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Aerial Photograph
Culvers
Fox Valley VW

Former Pheasant
Run Resort

Vacant

Gas Facility Public
Storage

Lot 1 of 2020 Subdivision
(Former Mega Center)

Classic Auto

Vacant
(DAA)

Maintenance
Facility Site

Subject Property

Driving
Range
(DAA)

Golf Course
(DAA)

Zoning Map
Unincorporated

BR – Regional
Business

BC – Community Business

Subject Property

West
Chicago
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II.

PROJECT OVERVIEW:
BACKGROUND
The subject property is a portion of the former Pheasant Run Resort complex that includes the Mega
Center building, large parking field east of the Mega Center, and the resort/golf course maintenance
facility at the far east end of the property. The Subject Property comprises nearly 21 acres and is
made up of two parcels:
 Lot 1 of the Pheasant Run Resort Subdivision (approved/subdivided in 2020), 12 acres
 Maintenance facility, 8 acres
The applicant is 4075 E Main, LLC, represented by Gary McGrath. McGrath owns Lot 1 (Mega
Center) and is under contract to purchase the maintenance facility from the DuPage Airport
Authority, which owns the golf course property. (The remainder of the resort complex to the west is
under separate ownership.)
A similar Concept Plan for the project was presented in January 2021.
The proposal is to develop the property into 1 or more motor vehicle sales dealerships and/or other
commercial uses in a coordinated manner with shared access and site layout. Three development
components are anticipated:
 Parcel 1: Expand and renovate the Mega Center and adjacent parking field for McGrath
Honda of St. Charles (relocating from 1411 E. Main St.)
 Parcel 2: Additional auto dealership
 Parcel 3: Additional auto dealership or other commercial use
APPLICATIONS
The following Zoning Applications have been filed:


Special Use for PUD: For approval of a PUD ordinance with unique zoning bulk standards to
accommodate the project, including required PUD deviations. The PUD is being requested for the
entire subject property as shown on the “PUD Exhibit”.



PUD Preliminary Plan: Preliminary level development plans for existing Lot 1 of the Pheasant
Run Resort Subdivision, including architectural elevations, site engineering and landscape plans
(Conversion and expansion of Mega Center for McGrath Honda).

PUD Preliminary Plans are required for at least 1/3 of the property at the time of establishment of a
new PUD. The filed Preliminary Plan meets the requirement. The “PUD Exhibit”, has been
provided to depict the anticipated layout of the remainder of the site.
III. ANALYSIS OF PLANS
COMPREHENSIVE PLAN
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the developed
portions of the former Pheasant Run resort as “Corridor/ Regional Commercial” and the Golf Course
as “Open Space”.
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Corridor/Regional Business land use is described as follows:
“Areas designated as corridor/regional commercial are intended to accommodates larger
shopping centers and developments that serve a more regional function, drawing on customer
base that extends beyond City limits. These areas often have a mix of “big box” stores, national
retailers, and a “critical mass” of multiple stores and large shared parking areas. Areas
designated for corridor/ regional commercial are located primarily in larger consolidated areas
along the City’s heavily traveled corridors and intersections. Commercial service uses can also
have an appropriate place in corridor/regional commercial areas, but must be compatible with
adjacent and nearby retail and commercial shopping areas and be located as to not occupy prime
retail locations.” (pg. 39)
The subject property is located at the edge of the East Gateway Sub Area, which lists the following
goals and objectives:
Subarea Goals
The East Gateway subarea represents a unique opportunity for economic development,
revitalization and stabilization with for a specific context within the City of St. Charles. The
overall vision for the subarea includes the following:
 Revitalization of the Subarea’s retail areas that maximizes the locational assets within
this area of the City.
 Improved connectivity and circulation within the Subarea providing logical and efficient
connections between compatible uses.
 Better separation of incompatible land uses to protect residential neighborhoods while
at the same time help define the City’s business areas.
 Attractive streets and sites to distinguish this Subarea and key corridors from
neighboring communities.
 A mix of uses that that help diversify the City’s economy and provide places to live,
work, and shop.
Subarea Objectives
 Improve the appearance of the Kirk Road and Main Street Corridors to assist in
strengthening the community’s identity and appearance through installation of
streetscaping, wayfinding and gateway elements.
 Use landscaping appropriately to enhance commercial areas, screen unsightly areas,
and provide an attractive streetscape and overall setting for the area.
 Improve the overall connectivity and mobility within the Subarea through both public
streets and internal connection to provide a predictable and navigable environment.
 Preserve surrounding neighborhoods through the use of screening, buffering, and better
separation from commercial development.
 Create market-responsive development parcels that can accommodate projects of an
appropriate scale and phasing over time.
 Take advantage of proximity to DuPage Airport and Pheasant Run as activity
generators.
 Reposition the Charlestowne Mall site to foster its renaissance or its redevelopment.
 Enhance the character of both existing and new development through site
improvements, facade enhancements, consistent signage regulation, and attractive
building design and materials.
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ZONING
The property is located in the BR Regional Business zoning district. The purpose statement of the
BR District:
“The purpose of the BR Regional Business District is to provide locations along Strategic
Regional Arterial corridors for shopping centers and business uses that draw patrons from St.
Charles, surrounding communities and the broader region. The BR District consists primarily of
large-scale development that has the potential to generate significant automobile traffic. It should
be designed in a coordinated manner with an interconnected street network that is consistent with
the City’s Comprehensive Plan. Uncoordinated, piecemeal development of small parcels that do
not fit into a larger context are discouraged in the BR District. Compatible land uses, access,
traffic circulation, stormwater management and natural features, all should be integrated into an
overall development plan. Because this district is primarily at high visibility locations, quality
building architecture, landscaping and other site improvements are required to ensure superior
aesthetic and functional quality.”
BR Regional Business District is the most intensive business district in the City and permits all
motor vehicle related uses, including Motor Vehicle Sales and Leasing Establishments, and a wide
range of other retail and service uses.
BULK STANDARDS
The table below compares the submitted plans vs. the requirements of the BR zoning district.
Deviations from the zoning district requirements that are required per the plans are indicated in bold
italics. The most significant deviations include:



Main Street/Rt. 64 front yard setback for parking/paving/vehicle display
Reduced rear yard setback for the storage outbuilding behind the Honda dealership (due to
limitation on the buildable area resulting from high pressure gas main easements crossing
the site running north-south, immediately east of the existing building)
Category

Minimum Lot Area
Maximum Building
Coverage
Maximum Building
Height
Front Yard
(north/Main St.)
Interior Side Yard
(east)
Exterior Side Yard
(west/Access Drive*)
Minimum Rear Yard
(south)

Zoning Standard
(BR district)

Proposed PUD

1 acre

6+ acres (approximate)

30%

17% (approximate- Phase 2)

40 ft.

35 ft.

20 ft. building

200+ ft. building

20 ft. new parking or 10 ft.
for repaving non-conforming
15 ft. building
0 ft. parking
20 ft. building
20 ft. parking
30 ft. building
0 ft. parking

15 ft. parking
0 ft. for Display Areas per plan
15+ ft.
0 ft.
15 ft. building*
25 ft. parking
10 ft. for storage outbuilding
20+ ft. to paving
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*Note- the west lot line is currently an Interior Side Yard, but could potentially be converted to a
public or private street at some point in the future. This PUD deviation would allow the building
to remain conforming per the PUD approval regardless of the designation of the access drive.
LANDSCAPING
A landscape plan has been submitted for Lot 1. The table below compares the submitted plan to the
requirements of Ch. 17.26 Landscaping and Screening. Deviations from the zoning ordinance
standards that would be required to accommodate the development as proposed are denoted in bold
italics.
Staff Comments:
 As discussed during the Concept Plan review, a number of landscape deviations are
requested to accommodate requirements specific to a large auto dealership facility, including
street frontage/screening and internal parking lot landscaping.
 For purpose of the PUD review, the current landscaping requirements that apply to new
developments are listed in the table. Note that the existing Mega Center building and
parking lot are substantially deficient in meeting the landscaping requirements. The current
landscaping requirements would not typically be triggered upon a simple renovation of a
building or repaving of a parking lot.
 Around the building, opportunities exist for landscape enhancements in place of areas shown
as sodded lawn, including along the north/front elevation wall and near the front corners of
the building.
 Along the Main Street frontage, additional plantings could be added to supplement the
proposed evergreen shrubs. Alternately, different shrub species or perennials could be
utilized for more variety and visual interest.

Category

Zoning Ordinance Standard
(with modifications specific to Motor
Vehicle Service and Leasing
Establishments- assumes a new building
and site development)

% Overall
Landscaped
Area

15%; 20% for lots with on-site stormwater
storage

Public Street
Frontage
Landscaping

 Planting beds along 75% of lot frontage,
excluding driveways
 Naturally appearing groupings, visual
interest by varying heights and widths
 1 tree per 50 ft.

 Screening at 30” height over 50% of
frontage, excluding driveways.
 Internal Parking Lot Landscaping may
be relocated to the perimeter of the
(Motor Vehicle
Display area in a location visible from
Sales and
streets adjoining the lot
Leasing

Landscape islands shall be required at
Establishments)
the end of all vehicle display rows.
Parking Lot
Landscaping

Proposed

15-20% approximately
 Planting beds at 100%,
except for Display areas
 Plantings in a linear
fashion, limited variety
 9 trees along frontage (15
required)
 Row of Junipers at 18”
high at time of planting
 Internal parking lot
landscaping relocated to
perimeter (appears
deficient in quantity)
 Landscape islands not
provided at ends of rows.
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Building
Foundation
Landscaping

 Planting beds along 50% combined
length of all walls excluding doors.
 Planting beds along not less than 50% of
front/street facing wall.
 Plant requirement: Based on combined
length of all walls, 2 trees and 20 shrubs
per 50 ft.

(Motor Vehicle
Sales and
Leasing
Establishments) Where a Motor Vehicle Display area
adjoins a building wall containing
showroom display windows, Building
Foundation Landscaping may be relocated
when:
1. An equivalent amount of Building
Foundation Landscaping is provided at an
alternate location between the building wall
and the street, at a location not more than
125 feet from the building wall.
2. The vehicle display area adjacent to the
building wall is constructed as a concretecurbed platform, paved with decorative
concrete or masonry.
3. Building Foundation Landscaping is
provided adjacent to or within 16 ft. of all
exterior corners of the building wall.

 No plantings along side or
rear walls
 Plantings are provided
along the showroom
display windows on the
north elevation (70% of
the elevation)
 The entry walkway is
shown as Precast Pavers.
 Landscaping is provided at
both the northeast and
northwest corners.
Additional landscaping
could be added in the
sodded lawn areas at the
building corners.

BUILDING DESIGN
Building elevations have been submitted for the McGrath Honda building.
The table below compares the submitted plans to the design requirements of Section 17.06.030
Standards and Guidelines – BL, BC, BR, & O/R Districts. Deviations from the zoning
ordinance standards that would be required to accommodate the building design as proposed are
denoted in bold italics.
Staff Comments
 The existing former Mega Center building is primarily vertical metal panel siding, which
is not a permitted material for new buildings.
 Large portions of the building addition and a section of the existing building are proposed
to be sided with EIFS material (exterior insulated finishing system). The Design
Standards limit the location and extent of EIFS material. A PUD deviation is required for
the plans as proposed. This deviation could be eliminated or reduced by replacing EIFS
with metal composite panels. Alternately, a masonry material could be used at the lower
sections of walls where EIFS material could be more easily damaged.
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Category
Building Articulation
% of Architectural Features

# of Architectural Features

Public Entrance
Entrance Articulation

Building Materials

Zoning Ordinance Standard

Proposed McGrath Honda

3 ft. wall projections/recesses over
20% of façades over 100 ft.

Meets standard

50% of façade comprised of
architectural features
Street-facing facades must have 2
of 4 architectural features: change
in wall plane of 2 ft.; change in
wall texture/masonry patterns;
transparent windows;
columns/pilasters projecting 6 in.
Public entrance must face primary
street frontage
Public entrances must be
articulated from building
 Brick, Architectural Metal,
Metal Composite Panels
permitted
 Pre-fabricated steel panels not
permitted
 EIFS may not be used in the
lower 10 ft. of the wall and not
cover more than 10% of any
building wall

Meets standard

Meets standard

Meets standard
Meets standard
 Brick, Architectural
Metal, Metal Composite
Panels
 Vertical steel panels are
an existing material
 EIFS does not meet
standard, used on lower
10 ft. of wall and over
10% of front and side
elevations

SIGNAGE
A freestanding sign drawing has been submitted for the McGrath Honda site. Wall signs are
shown on the building elevations.
The table below compares the submitted plans to the applicable requirements of Chapter 17.28
“Signs”, for the BR zoning district. Deviations from the zoning ordinance standards that would
be required to accommodate the building design as proposed are denoted in bold italics.
Staff Comments
 No deviation is proposed to the sign height.
 An additional freestanding electronic changeable copy sign is proposed.
 As a public benefit to off-set the deviation to allow the additional sign, the applicant
would allow the City to utilize the message board at certain times for community
purposes, or a “Welcome to St. Charles” sign.
 During the Concept Plan review, there was discussion of a future gateway feature at the
northeast corner of Phase 3. This should be depicted on the PUD Exhibit. The City has
been interested in establishing signage and potentially other gateway elements in the
general area as the main entrance into St. Charles from the east. The PUD would provide
flexibility to consider a unique design with community signage.
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Category

Zoning Ordinance Standard
 10 ft. setback from right-of-way
 100 ft. separation between signs
 1 sign per lot, 100 sf. face area, 15 ft. in
height

Freestanding Signs

 Shopping Center signs:
225 sf. face area, 30 ft. in height
(Two or more retail stores and/or service
establishments located on a parcel of
four acres or more sharing customer
parking areas, regardless of whether said
stores and/or establishments occupy
separate structures or are under separate
ownership.)

 Size- Max. of 50% of the total sign area
of the sign on which it is located, or 50
square feet, whichever is less.
Electronic
Changeable Copy
Signs

Wall Signs

 Sign images shall change no more
frequently than once every 15 seconds.
 May display both text and images, but
the display shall remain static. The
duration of the change of image, copy or
illustration shall not exceed one second.
Use of moving images or transitions
between static images are prohibited.

1 per street frontage, 1.5 sf x linear length
of wall

Proposed
 10 ft. setback
 Separation to exceed 100
ft. between signs.
 1 sign per principal
building, max. 100 sf. face
area, 15 ft. in height
(Honda sign is 64 sf. face,
15 ft. height)
 1 additional Freestanding
Sign for an Electronic
Changeable Copy sign
(see below)
 64 sf. sign, 100%
electronic changeable
copy face
 To comply with
restrictions on image
changes and moving
images.
 Available for limited use
by the City for
community
announcements or
“Welcome to St. Charles”
message
3 signs on north elevation
Other informational walls
signs on sides of building

SITE LIGHTING
A photometric plan has been submitted showing building and parking lot lighting. Poles are 26 ft. in
height.
Per Section 17.22.040 Site Lighting, the maximum allowable average footcandle lighting level at
the property line is 2.0 footcandles. For Motor Vehicle display lots abutting right-of-way, the
average can be increased up to 15.0 footcandles.
The photometric plan shows average footcandles that fall within the maximum limitations. The east
lot line may exceed the 2.0 average, however this is expected to be a common lot line with an
additional dealership, and can be noted as a PUD Deviation.
A uniformity ratio calculation should be provided for the overall parking lot and the entire Lot 1.
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SITE ACCESS
Access to the property is provided from IL Route 64/Main St. IL Route 64 is under the jurisdiction
of the Illinois Department of Transportation.


Full access is limited to the signalized intersection at the northwest corner of the property.
This intersection serves as the main entrance to the entire Pheasant Run Resort subdivision.



A private north-south roadway is planned to extend from the signalized intersection south
along the west property line of the Mega Center. This roadway would provide a future access
for the golf course property to the south.



Cross access is shown across the property.



A Right-in/Right-out access exists on Lot 1. A new additional Right-in/Right-out access point
is proposed further to the east (access to Parcel 3).



IDOT will need to review any changes to Rt. 64 access and sign any Plat of Subdivision of
the property.

This property is at the east end of the City’s pedestrian circulation system. No new public sidewalks
are shown. A connection could be provided from the building to the existing crosswalk at the Rt. 64
signalized intersection. This would likely connect to any future sidewalk connections to the west
across the resort property. Property to the east is part of the DuPage Airport and no sidewalks exist.
UTILITY SYSTEM
The former Pheasant Run Resort complex is served by a mix of private and public utilities. Most of
the on-site utility systems are private and outdated and require upgrade or replacement to service
multiple building lots.
Utility systems upgrades are planned to commence in 2021 in connection with the Pheasant Run
Resort Subdivision improvements and the utilities necessary to serve the planned McGrath Honda
dealership. These include:
 A new electric distribution system extension from a pipe crossing under Route 64 midway
along the site frontage.
 Watermain extensions east along the Route 64 frontage and south along the new private
roadway.
 A new publicly-owned lift station to provide sanitary sewer service to the Pheasant Run
Resort subdivision. A financial guarantee is posted for this subdivision improvement.
City staff has reviewed utility system improvements in connection with the renovation and
expansion of Mega Center building for the relocated McGrath Honda dealership.
Additional utility modeling and analysis will likely be needed to determine the extent of
improvements necessary for serving the entire development shown on the PUD Exhibit, including
the Phase 2 and Phase 3 buildings. This may require additional service capacity or main looping.

Staff Memo – McGrath Business Center
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STORMWATER MANAGEMENT
The PUD Exhibit identifies an area along rear of the development for stormwater management.
The existing Mega Center development was built prior to modern stormwater management
regulations. A majority of the lot is covered with impervious surface such as parking lots and
building. The Kane County Stormwater Management Ordinance allows redevelopment projects to
take credit for existing impervious area. The redevelopment will provide stormwater management in
the form of best management practices for the small net increase in impervious surface.
Stormwater Management will need to be considered with future development phases, and
requirements will be dependent on the extent of site disturbance and changes to impervious surface
area.
IV.

PLAN COMMISSION RECOMMENDATION
The Plan Commission conducted a public hearing on the applications on February 2, 2020.
There was no discussion and no public comment was offered during the hearing.
The Plan Commission unanimously recommended approval, 7-0, subject to resolution of all staff
comments prior to City Council action.

CITY OF ST. CHARLES
TWO EAST MAIN STREET
ST. CHARLES, ILLINOIS 60174-1984
ST. CHARLES

COMMUNITY & ECONOMIC DEV./PLANNING DIVISION

PHONE:

(630) 377-4443

FAX:

(630) 377-4062

SPECIAL USE APPLICATION
(To request a Special Use or Amendment, or a Special Use for PUD or Amendment)

.----------------------For City Use
Project Name:

/:iltS.t/1 e
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Project Number:
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Application Number:
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JAN 14 2021
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To request a Special Use for a property, or to request to amend an existing Special Use Ordinance for a property,
complete this application and submit it with all required attachments to the Planning Division.
City staff will review submittalsfor completeness and for compliance with applicable requirements prior to establishing a
public hearing date for an application.
The information you provide must be complete and accurate. Ifyou have a question please call the Planning
Division and we will be happy to assist you.
------

--------~---- --

---

1. Property
Information:

·-- · · · - - - - - - - - - - - - - - - - - - - -

--·

-------·-··---

--~---..-----·

Location: South of IL Route 64; former St. Charles Mega Center Parcel and East
·---~----~-------~---------··--------------------~---·

Parcel Number (s): 01-30-300-016; 01-30-300-017; 01-30-300-018; 01-30-300-019 and
01-30-400-005
Proposed Name:

McGrath Business Center

---···--·----------------·--··---·---------·----·-···-·-

2. Applicant
Information:

3. Record
Owner
Information:
For Parcels 1
&2

Name
407 5 E. Main, LLC
Address
2020 N Randall Road
Elgin, IL 60123

Phone

( 630) 721-9500

Fax
(630) 524-9111
----Email
------------------·--------------- _g_l!l~grath@gmail.com _____
Name
Phone
Sameas_Applicant _____ --------------···-----·..... ------··--·
Address
Fax
Email
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4. Record
0 wner
In formation:
For Parcel 3

Name
DuPage Airp_2!1 Authority
Address
2700 International Drive
West Chicago, IL 60185

_______ .

_, .,

----·-----·---

----·-·- --------

.,-------

Phone
630-584-2211
-- ----·----~----------·---Fax
630-584-3022
Email
Business@dupageairport.com
·-- -~-.-------·

Please check the type of application:

D XX Special Use for Planned Unit Development - PUD Name:
D XXNewPUD
D Amendment to existing PUD- Ordinance #:
D XX PUD Preliminary Plan filed concurrently (Parcel 1 only)
D XX

Prairie McGrath Business Center

Other Special Use (from list in the Zoning Ordinance): - - - - - - - - - - - - - - - -

0

XX Newly established Special Use

D

Amendment to an existing Special Use Ordinance#:

Information Regarding Special Use:

Comprehensive Plan designation of the property: East Gateway Sub-Area and Main Street Sub-Area
Is the property a designated Landmark or in a Historic District? No
What is the property's current zoning?
What is the property currently used for?
Parcel 1: Farmer St. Charles Mega Center; Parcel 2: Vacant;
Parcel 3: Abandoned DuPage Airport Authority maintenance facility
If the proposed Special Use is approved, what improvements or construction are planned?

Relocated McGrath Honda of St. Charles Dealership on Parcel 1; Possible additional dealerships on
Parcels 2 and 3 and/or any other commercial use permitted by the underlying zoning district.

For Special Use Amendments only:

Why is the proposed change necessary?
A PUD requires a Special Use.
What are the proposed amendments? (Attach proposed language if necessary) A proposed special use for planned
unit development
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Note for existing buildings:
If your project involves using an existing building, whether you plan to alter it or not, please contact the St.
Charles Fire Department (630-377-4458) and the Building and Code Enforcement Division (630-377-4406)
for information on building, life safety and other code requirements. Depending on the proposed use, size of
structure and type of construction, these requirements can result in substantial costs.

Attachment Checklist:
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist
items or plans. Fee must be paid for each application.
,/

~ APPLICATIONFEE:
Application fee in accordance with Appendix B of the Zoning Ordinance. (Special Use for PUD $1,000; all other
Special Use requests $750)
/''

W

REIMBURSEMENT OF FEES AGREEMENT:
An original, executed Reimbursement of Fees Agreement and deposit of funds in escrow with the City, as
provided by Appendix B of the Zoning Ordinance.

~~IMBURSEMENT OF FEES INITIAL DEPOSIT:
Deposit of funds in escrow with the City. Required deposit is based on review items (number of applications
filed) and the size of the site:
Number of
Review Items
1
2 or 3
4 or more

Under 5 Acres

5-15 Acres

16-75 Acres

Over 75 Acres

$1,000
$2,000
$3,000

$2,000
$4,000
$5,000

$3,000
$5,000
$7,000

$4,000
$7,000
$10,000

/

~/PROOF OF OWNERSHIP and DISCLOSURE:
a) A current title policy report; or
b) A deed and a current title search.

If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to act
on his/her behalf is required. If the owner or applicant is a Trust, a disclosure of all beneficiaries; if the owner or
applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a disclosure of all
owners with an interest of at least ten percent ( 10%).

/

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land
even though the City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that
you perform a title search on the property to determine if there any private covenants containing use restrictions
or other deed restrictions. As those private covenants and deed restrictions may conflict with the City's Zoning
Ordinance, it is further recommended that you consult with an attorney to obtain an opinion with respect to
whether your intended use is compatible with those restrictions.

~ LEGAL DESCRIPTION: For entire subject property, on 8 1/2 x 11 inch paper
/'

or PLATOFSURVEY:
A current plat of survey for the Subject Realty showing all existing improvements on the property, prepared by a
registered Illinois Professional Land Surveyor.
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la/FINDINGS OF FACT:

Fill out the attached forms or submit responses on a separate sheet (Submit "Criteria for PUD "for any PUD
application; "Findings for Special Use" for all other Special Use applications.)

ua

1

/'

LIST OF PROPERTY OWNERS WITHIN 250 FT.:

Fill out the attached form or submit on a separate sheet. The form or the list must be signed and notarized.

o SOIL AND WATER CONSERVATION DISTRICT APPLICATION:
Copy of completed Land Use Opinion application as required by state law, as submitted to The Kane-Dupage Soil
and Water Conservation District. http://www.kanedupageswcd.org/
Submit the application form and fee directly to the Kane-DuPage Soil and Water Conservation District. Provide a
copy with this application.

o ENDANGERED SPECIES REPORT:
Copy of Endangered Species Consultation Agency Action to be filed with the Illinois Department of Natural
Resources. http://dnr.illinois.gov/EcoPublic/
Fill out the online form, print the report and submit with this application.

o TRAFFIC STUDY: If requested by the Director of Community Development.
Staff will advise you whether a traffic study is recommended based on the project. Regardless, the Plan
Commission or City Council may request a traffic study as a part of the review process.
!iJ~LANS:

All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community
Development permits a larger size when necessary to show a more comprehensive view of the project. All
required plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale
may be used to show details or specific features). All plans shall include the name of the project, developer or
owner of site, person or firm preparing the plan, and the date of plan preparation and all revisions.
Copies of Plans:

Initial Submittal - Ten (10) full size copies, Three (3) 11" by 17", and a PDF electronic file (On a CD-ROM or
may be emailed to the Project Manager). For subsequent submittals, please contact the Project Manager to
/ _____determine how many copies are required.
11{ SITE PLAN (Note: For a Special Use for PUD, submit PUD Preliminary Plan Application in lieu of Site Plan)

A plan or plans showing the following information:
1.
Accurate boundary lines with dimensions
2.
Streets on and adjacent to the tract: Name and right-of-way width
3.
Location, size, shape, height, and use of existing and proposed structures
4.
Location and description of streets, sidewalks, and fences
5.
Surrounding land uses
6.
Date, north point, and scale
7.
Ground elevation contour lines
8.
Building/use setback lines
9.
Location of any significant natural features
10. Location of any 100-year recurrence interval floodplain and floodway boundaries
11. Location and classification of wetland areas as delineated in the National Wetlands Inventory
12. Existing zoning classification of property
13. Existing and proposed land use
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14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.

Area of property in square feet and acres
Proposed off-street parking and loading areas
Number of parking spaces provided, and number required by ordinance
Angle of parking spaces
Parking space dimensions and aisle widths
Driveway radii at the street curb line
Width of driveways at sidewalk and street curb line
Provision of handicapped parking spaces
Dimensions of handicapped parking spaces
Depressed ramps available to handicapped parking spaces
Location, dimensions and elevations of freestanding signs
Location and elevations of trash enclosures
Provision for required screening, if applicable
Exterior lighting plans showing:
a.
Location, height, intensity and fixture type of all proposed exterior lighting
b.
Photometric information pertaining to locations of proposed lighting fixtures

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our)
knowledge and belief.
4075 E. Main, LLV

By: _ _ _ _ _ _ _ _ _ __
Name: Gary D. McGrath, Manager

January

\.3 , 2021
Date
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DUPAGE AIRPORT AUTHORITY
CONSENT

The undersigned, DuPage Airport Authority, an Illinois special district (the "DAA''), being the
owner of record of the land described on Exhibit 1 attached hereto, which is under contract to be
sold to 4075 E Main, LLC ("McGrath"), and which is described in McGrath's Special Use for
PUD Application as "Parcel 3", hereby consents to the City of St. Charles administratively
processing the said Special Use Application, provided that no ordinances or resolutions which
are binding upon said Parcel 3 shall be enacted or adopted by the City unless and until McGrath
takes title to said Parcel; 3.

Dated: January/-Z...,-2021
DUPAGE AIRPORT AUTHORITY, an Illinois
Special District

Title:

Cr.o..., ..,.,

,.J

OWNERSHIP DISCLOSURE FORM
LIMITED LIABILITY COMPANY (L.L.C.)

STATE OF ILLINOIS
KANE COUNTY

)
) SS.
)

I, Gary D. McGrath, being first duly sworn on oath depose and say that I am the Manager of
4075 E. Main, LLC an Illinois limited liability company ("Owner"), and that the following are
all of the members of the said LLC:
Gary D. McGrath or his living trust, as to 100%

By: - - - - - - - - - - - - -, the Manager
Gary D. McGrath

Subscribed and Sworn to before me this _

day of January, 2021.

Notary Public

City of St. Charles PUD Prelimina,y Plan Application
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CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs)
*FOR SPECIAL USE FOR PUD OR PUD AMENDMENT APPL/CA TIONS.*
THE ST. CHARLES ZONING ORDINANCE REQUIRES THE PLAN COMMISSION TO
CONSIDER THE CRITERIA LISTED BELOW IN MAKING A RECOMMENDA T/ON TO THE CITY
COUNCIL ON WHETHER A PROPOSED PLANNED UNIT DEVELOPMENT IS IN THE PUBLIC
INTEREST.

ST. CHARLES
S ! N C:

J-

J-

-8~ J ~

As THE APPLICANT, THE "BURDEN OF PROOF" IS ON YOU TO PROVIDE INFORMATION THAT ADDRESSES
THE CRITERIA BELOW IN ORDER TO DEMONSTRATE THAT THE PROJECT IS IN THE PUBLIC INTEREST.

(You MA y UTILIZE THIS FORM OR PROVIDE THE RESPONSES ON ANOTHER SHEET.)

McGrath Business Center

January

PUDName

Date

, 2021

From the St. Charles Zoning Ordinance, Section 17.04.410.3:

The Plan Commission shall not favorably recommend, and the City Council shall not approve, a Special
Use for a PUD or an amendment to a Special Use for a PUD unless they each make findings of fact based
on the application and the evidence presented at the public hearing that the PUD is in the public interest,
based on the following criteria:
i.

The proposed PUD advances one or more of the purposes of the Planned Unit Development
procedure stated in Section 17.04.400.A:
1.

2.

3.
4.
5.
6.

To promote a creative approach to site improvements and building design that results in a
distinctive, attractive development that has a strong sense of place, yet becomes an integral part
of the community.
To create places oriented to the pedestrian that promote physical activity and social interaction,
including but not limited to walkable neighborhoods, usable open space and recreational facilities
for the enjoyment of all.
To encourage a harmonious mix of land uses and a variety of housing types and prices.
To preserve native vegetation, topographic and geological features, and environmentally sensitive
areas.
To promote the economical development and efficient use of land, utilities, street improvements,
drainage facilities, structures and other facilities.
To encourage redevelopment of sites containing obsolete or inappropriate buildings or uses.

7. To encourage a collaborative process among developers, neighboring property owners and
residents, governmental bodies and the community

The proposed McGrath Commerce Center PUD will advance the following
objectives:
a. The proposed McGrath Commerce Center PUD will promote a creative approach to
site improvements and building design that results in a distinctive, attractive
development that has a strong sense of place, yet becomes an integral part of the
community.

City of St. Charles Criteria for Planned Unit Developments
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b. The proposed McGrath Commerce Center PUD will promote the economical
development and efficient use of land, utilities, street improvements, drainage
facilities, structures and other facilities.
c. The proposed McGrath Commerce Center PUD will encourage redevelopment of
sites containing obsolete or inappropriate buildings or uses.
11.

The proposed PUD and PUD Preliminary Plans conform to the requirements of the underlying zoning
district or districts in which the PUD is located and to the applicable Design Review Standards
contained in Chapter 17.06, except where conforming to the requirements would inhibit creative
design that serves community goals, and / or where conforming to the requirements would be
impractical and the proposed PUD will provide benefits that outweigh those that would have been
realized by conforming to the applicable requirements.

Factors listed in Section 17.04.400.B shall be used to justify the relief from requirements:
1. The PUD will provide community amenities beyond those required by ordinance, such as
recreational facilities, public plazas, gardens, public are, pedestrian and transit facilities.
2. The PUD will preserve open space, natural beauty and critical environmental areas in excess of
what is required by ordinance or other regulation.
3. The PUD will provide superior landscaping, buffering or screening.
4. The buildings within the PUD offer high quality architectural design.
5. The PUD provides for energy efficient building and site design.
6. The PUD provides for the use of innovative stormwater management techniques.
7. The PUD provides accessible dwelling units in numbers or with features beyond what is required
by the Americans with Disabilities Act (ADA) or other applicable codes.
8. The PUD provides affordable dwelling units in conformance with, or in excess of, City policies
and ordinances.
9. The PUD preserves historic buildings, sites or neighborhoods.

The departures requested as part of the proposed McGrath Commerce Center PUD
(i) are necessary to deal with unique physical characteristics of the Subject
Property, and (ii) will, if granted, result in a very desirable rehabilitation of a
deteriorated commercial area within the City, and (iii) will, if granted, provide
benefits (both financial, and aesthetically) that outweigh those that would have been
realized by conforming to the applicable requirements
iii. The proposed PUD conforms with the standards applicable to Special Uses (section 17.04.330.C.2):
A. Public Convenience: The Special Use will serve the public convenience at the proposed location.

City of St. Charles Criteria/or Planned Unit Developments
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The proposed McGrath Commerce Center PUD will provide and / or expand upon
valuable automobile sales and other commercial/ retail services to the community.
B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or necessary facilities
have been, or are being, provided.

There are adequate utilities, roads and other infrastructure to serve the proposed PUD.
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 proposed Special Use for PUD will not be injurious to the use or enjoyment of other
properties in the immediate vicinity and will, instead, augment and help to increase the
property values of same.

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.

The proposed Special Use for PUD will not impede the normal and orderly
development and improvement of surrounding properties.
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 proposed Special Use for PUD will not be detrimental to or endanger the public
health, safety, comfort or general welfare of the community.
F. Conformance with Codes: That the proposed Special Use conforms to all existing Federal, State
and local legislation and regulation 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 for PUD will conform to all existing Federal, State and local
legislation and regulation except to the extent expressly modified by the PUD.

iv. The proposed PUD will be beneficial to the physical development, diversity, tax base and
economic well-being of the City.
The Subject property has been vacant and underutilized for many years, and does not
contribute sufficiently to the City's tax base. The proposed Special Use for PUD will allowed
this property to be placed into economically beneficially use for the City and its residents.

v.

The proposed PUD conforms to the purposes and intent of the Comprehensive Plan.

City of St. Charles Criteria for Planned Unit Developments
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The proposed McGrath Commerce Center PUD Project is situated in the City's East
Gateway Subarea and in the Main Street Subarea. The McGrath PUD Project, if
implemented, will serve the following goals and objectives of said Subareas in the
following ways:

(a) The Project will a unified image and identity for St. Charles, but recognizing the
individual character of the areas through which it passes.
(b) The Project will provide optimal access to uses and destinations throughout the full
length the City.
(c) The Project will revitalize the Subarea's retail areas that maximizes the locational
assets within this area of the City.
(d) The Project will improve community and corridor character through the use of
gateways, streetscaping improvements, landscaping, and other element. It is
proposed that, at the north-east corner of Parcel 3, the Developer will provide a
place for the City to install and maintain a "Welcome to St. Charles" gateway
feature.
(e) The Project will improve the appearance of the Main Street Corridors to assist in
strengthening the community's identity and appearance through installation of
streetscaping, wayfinding and gateway elements.
(f) The Project will result in the creation of market-responsive development parcels
that can accommodate projects of an appropriate scale and phasing over time.
(g) The Project will enhance the character of both existing and new development
through site improvements, facade enhancements, consistent signage regulation, and
attractive building design and materials.

City of St. Charles Criteriafor Planned Unit Developments
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CITY OF ST. CHARLES
TWO EAST MAIN STREET
ST. CHARLES, ILLINOIS 60174-1984
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COMMUNITY & ECONOMIC DEV.IPLANNING DIVISION

PHONE:

(630) 377-4443

FAX:

(630) 377-4062

PUD PRELIMINARY PLAN APPLICATION

~----------------------For City Use
Project Name:
Project Number:
Application Number:

0 l9
PL.. Pt..,i D 2 CJ_il I o o C){) 3
c.:)o..J O

-PR-

14 2021

To request approval of a PUD Preliminary Plan, complete this application and submit it with all required plans and
attachments to the Planning Division. Normally this application will track with an application for Special Use for a PUD,
unless a Special Use for a PUD has previously been granted and no amendment is necessary.
When the application is complete staff will distribute the plans to other City departments for review. When the staff has
determined that the plans are ready for Plan Commission review, we will place the PUD Preliminary Plan on a Plan
Commission meeting agenda.
The information you provide must be complete and accurate.
we will be happy to assist you.

1. Property

Information:

lfyou have a question please call the Planning Division and

Location:
4075 E. Main Street, St. Charles, IL (Former half of Mega Center Parcel): Parcel 1 only
Parcel Number (s): West parts of 01-30-300-016; 01-30-300-017; 01-30-300-018; 01-30300-019 and 01-30-400-005
-----

.. -- ·----~------ - --·-···-------~----~-,

··-·--·-·----~---~----·

-

Proposed PUD Name: McGrath Business Center

2. Applicant
Information:

3. Record

Name 4075 E. Main, LLC

Phone (630) 721-9500

Address
2020 N Randall Road
Elgin, IL 60123

Fax

Name Same as Applicant

Phone

Address

Fax

(630) 524-9111

Email gmcgrath@gmail.com

Owner

l___ . . Information:

City ofSt. Charles PUD Prelimina,y Plan Application
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Please check the type of application:

D
D

XX New proposed PUD- Planned Unit Development (Special Use Application filed concurrently)
Existing POD-Planned Unit Development

D

PUD Amendment Required for proposed plan (Special Use Application filed concurrently)

Subdivision of land:

D
D

XX Proposed lot has already been platted and a new subdivision is not required.
New subdivision of property required:

D
D

Final Plat of Subdivision Application filed concurrently
Final Plat of Subdivision Application to be filed later

Attachment Checklist:

lf multiple zoning or subdivision applications are being submitted concurrently, do not submit duplicate checklist items or
plans. Fee must be paid for each application.
Note: The City Staff, Plan Commission, or City Council, may request other pertinent information during the review process.
/'

APPLICATION FEE: Application fee in accordance with Appendix B of the Zoning Ordinance. ($500)

19/

---

ill'',,,REIMBURSEMENT OF FEES AGREEMENT:
An original, executed Reimbursement of Fees Agreement and deposit of funds in escrow with the City, as
provided by Appendix B of the Zoning Ordinance.

cv'REIMBURSEMENT OF FEES INITIAL DEPOSIT:
Deposit of funds in escrow with the City. Required deposit is based on review items (number of applications
filed) and the size of the site:
Number of
Review Items
1
2 or 3
4 or more

Under 5 Acres

5-15 Acres

16-75 Acres

Over 7 5 Acres

$1,000
$2,000
$3,000

$2,000
$4,000
$5,000

$3,000
$5,000
$7,000

$4,000
$7,000
$10,000

v-/'~,,,,,--

e("

PROOF OF OWNERSHIP and DISCLOSURE:

a) a current title policy report; or
b) a deed and a current title search.
City ofSt. Charles PUD Prelimina,y Plan Application
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If the owner is not the applicant, an original letter of authorization from the owner permitting the applicant to act
on his/her behalf is required. If the owner or applicant is a Trust, a disclosure of all beneficiaries; if the owner or
applicant is a Partnership, a disclosure of all partners; if the owner or applicant is a Corporation, a disclosure of all
owners with an interest of at least ten percent (10%).

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land
even though the City's Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that
you perform a title search on the property to determine if there any private covenants containing use restrictions
or other deed restrictions. As those private covenants and deed restrictions may conflict with the City's Zoning
Ordinance, it is further recommended that you consult with an attorney to obtain an opinion with respect to
whether your intended use is compatible with those restrictions .
..., /

C!/ LEGAL DESCRIPTION: For entire subject property, on 8 Yi x 11 inch paper

,,..-

CV/PLAT OF SURVEY:
A current plat of survey for the Subject Realty showing all existing improvements on the property, prepared by a
registered Illinois Professional Land Surveyor.
o

SOIL AND WATER CONSERVATION DISTRICT APPLICATION:
Copy of completed Land Use Opinion application as required by state law, as submitted to The Kane-Dupage Soil
and Water Conservation District. http://www.kanedupageswcd.org/

Submit the application form and fee directly to the Kane-DuPage Soil and Water Conservation District. Provide a
copy with this application.
o

ENDANGERED SPECIES REPORT:
Copy of Endangered Species Consultation Agency Action to be filed with the Illinois Department of Natural
Resources. http://dnr.illinois.gov/EcoPublic/

Fill out the online form, print the report and submit with this application.
~PLANS:
All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community
Development permits a larger size when necessary to show a more comprehensive view of the project. All
required plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale
may be used to show details or specific features). All plans shall include the name of the project, developer or
owner of site, person or firm preparing the plan, and the date of plan preparation and all revisions.

Copies of Plans:
Initial Submittal - Ten (10) full size copies for non-residential projects OR Twelve (12) full size copies for
residential projects; Three (3) 11" by 17"; and a PDF electronic file (On a CD-ROM or may be emailed to the
Project Manager). For subsequent submittals, please contact the Project Manager to determine how many copies
/"are required.

/

i:lY SITE/ENGINEERING PLAN:

PRELIMINARY ENGINNERING PLANS - DRAWING REQUIREMENTS/CHECKLIST:
Complete the attached checklist and ensure that all required information is included on the Preliminary
Engineering Plans:
1. Accurate boundary lines with dimensions
2. Existing and proposed easements: location, width, purpose
City ofSt. Charles PUD Prelimina,y Plan Application
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3.

Streets on and adjacent to the tract: Name and right-of-way width, center line elevation, and culverts

4. Location, size, shape, height, and use of existing and proposed structures
5. Location and description of streets, sidewalks, and fences
6.

Surrounding land uses

7. Legal and common description
8. Date, no1ih point, and scale
9. Existing and proposed topography
10. All parcels of land intended to be dedicated for public use or reserved for the use of all property owners with
the proposal indicated
11. Location of utilities
12. Building/use setback lines
13. Location of any significant natural features
14. Location of any 100-year recurrence interval floodplain and floodway boundaries
15. Location and classification of wetland areas as delineated in the National Wetlands Inventory
16. Existing zoning classification of property
17. Existing and proposed land use
18. Area of property in square feet and acres
19. Proposed off-street parking and loading areas
20. Number of parking spaces provided, and number required by ordinance
21. Angle of parking spaces
22. Parking space dimensions and aisle widths
23. Driveway radii at the street curb line
24. Width of driveways at sidewalk and street curb line
25. Provision of handicapped parking spaces
26. Dimensions of handicapped parking spaces
27. Depressed ramps available to handicapped parking spaces
28. Location, dimensions and elevations of freestanding signs
29. Location and elevations of trash enclosures
30. Provision for required screening, if applicable
31. Provision for required public sidewalks
32. Certification of site plan by a registered land surveyor or professional engineer
33. Geometric plan showing all necessary geometric data required for accurate layout of the site
34. Grading plans showing paving design, all storm sewers, and detention/retention facilities including
detention/retention calculations) and erosion control measures
35. Utility plans showing all storm sewers, sanitary sewers, watermains, and appropriate appurtenant structures
36. Exterior lighting plans showing:
•

Location, height, intensity and fixture type of all proposed exterior lighting
City ofSt. Charles PUD Prelimina,y Plan Application
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•

Photometric information pertaining to locations of proposed lighting fixtures

3 7. Typical construction details and specifications
38. Certification of site engineering plans by a registered professional engineer
39. Proof of application for Stormwater Management Permit

/sKETCH PLAN FOR LATER PHASES OF PUD:
For phased PUD's, where a sketch plan is permitted, it shall include, at minimum, the following:

~-""--

•

General location of arterial and collector streets

•

Location of any required landscape buffers

•

Location of proposed access to the site from public streets

•

Maximum number of square feet of floor area for nonresidential development

•

Maximum number of dwelling units for residential development

•

Open space and storm water management land

~/ ARCHITECTURAL PLANS:
Architectural plans and data for all principal buildings shall be submitted in sufficient detail to permit an
understanding of the exterior appearance and architectural style of the proposed buildings, the number, size and
type of dwelling units, the proposed uses of nonresidential and mixed use buildings, total floor area and total
building coverage of each building.
o

TREE PRESERVATION PLAN:
Tree Preservation Plan when required in accordance with Chapter 8.30 of the St. Charles Municipal Code. The
information required for this plan may be included as part of the Landscape Plan set. See attachment, "Tree
/_,- Preservation Requirements for Preliminary Plans".

El/ LANDSCAPE PLAN:
Landscape Plan showing the following information:
1. Delineation of the buildings, structures, and paved surfaces situated on the site and/or contemplated to be built
thereon
2. Delineation of all areas to be graded and limits of land disturbance, including proposed contours as shown on
the Site/Engineering Plan.
3. Accurate property boundary lines
4. Accurate location of proposed structures and other improvements, including paved areas, berms, lights,
retention and detention areas, and landscaping
5.

Site area proposed to be landscaped in square feet and as a percentage of the total site area

6. Percent of landscaped area provided as per code requirement
7. Dimensions of landscape islands
8.

Setbacks of proposed impervious surfaces from property lines, street rights-of-way, and private drives

9. Location and identification of all planting beds and plant materials
10. Planting list including species of all plants, installation size (caliper, height, or spread as appropriate) and
quantity of plants by species
11. Landscaping of ground signs and screening of dumpsters and other equipment
City ofSt. Charles PUD Prelimina,y Plan Application
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///

CY" STORMWATER MANAGEMENT:

Written information (reports, calculations, etc.) as described in the Stormwater Management Requirements for
Preliminary Plans (attached)
o

SUBDIVISION PLAT DRAWING REQUIREMENTS/CHECKLIST:
If the PUD Preliminary Plan involves the subdivision of land, a completed Subdivision Plat Drawing
Requirements Checklist must be submitted.

o

PUBLIC BENEFITS, DEPARTURES FROM CODE:
A description of how the PUD meets the purposes and requirements set out in Section 17 .04.400 of the Zoning
Ordinance. Any requests for departures from the requirements of Title 16, "Subdivisions and Land
Improvement," and Title 17, "Zoning," shall be listed and reasons for requesting each departure shall be given.
J'.,.,,.---

/scHEDULE: Construction schedule indicating:
a. Phases in which the project will be built with emphasis on area, density, use and public facilities, such as open
space, to be developed with each phase. Overall design of each phase shall be shown on the plat and through
supporting material.
b. Approximate dates for beginning and completion of each phase.
c. If different land use types are to be included within the PUD, the schedule must include the mix of uses to be
built in each phase.
o

PARK AND SCHOOL LAND/CASH WORKSHEETS
For residential developments, Park and School land/cash worksheets in accordance with Title 16 of the St.
Charles Municipal Code with population projections establishing anticipated population and student yields.

o

INCLUSIONARY HOUSING SUMMARY
For residential developments, submit information describing how the development will comply with the requirements
of Title 19, "Inclusionary Housing" of the St. Charles Municipal Code.

I (we) certify that this application and the documents submitted with it are true and correct to the best of my (our)
knowledge and belief.
4075 E. Main, LLC

City ofSt. Charles PUD Prelimina,y Plan Application
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By: - - - - - - - - - - - - - - Name: Gary D. McGrath, Manager

''3

January - I - ' 2021

City ofSt. Charles PUD Prelimina,y Plan Application
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NARRATIVE DESCRIPTION OF PROPOSED MCGRATH PUD DEVELOPMENT
PROPOSED PUD FOR MCGRATH COMMERCE CENTER

4075 E Main, LLC, an Illinois limited liability company owned by Gary D. McGrath
("McGrath") has recently purchased Lot 1 in Pheasant Run Subdivision. Lot 1 is an
approximate 12 acre site previously known as the "St. Charles Mega Center Site".
McGrath, or an affiliate, also has under contract for purchase an additional approximate 8.6 acres
of land immediately east of Lot 1, which it is purchasing from the DuPage Airport Authority (the
"DAA Site"). Lot 1 and the DAA Site are contiguous and, collectively, comprise approximately
21 acres.
Please see the attached PUD Site Plan which identifies (i) the soon-to-be-constructed relocated
Honda facility on the approximate west 6 acres of Lot 1 ("Parcel 1"), (ii) the site for the second
intended dealership on the approximate east 6 acres of Lot 1 ("Parcel 2"), and (iii) a third
dealership or commercial development site (currently owned by the DuPage Airport Authority,
but under contract for purchase by McGrath) on the eastern-most 8.6 acres ("Parcel 3").
Please also see the attached Preliminary PUD Plan for Parcel 1 (being the west 6 acres of Lot 1).
McGrath is planning to commence in early 2021 the construction of its relocated "McGrath
Honda of St. Charles" facility on Parcel 1. This will leave Parcels 2 and 3 available for further
development.
While there can be no assurance of if or when additional dealership can be brought to Parcels 2
and 3, nevertheless, given McGrath's success in the automotive business, and its ownership of
multiple dealerships in Illinois and elsewhere, planning for additional dealerships or other
commercial development upon the Subject Property is advisable.
Through this Application, Applicant seeks a special use for PUD over Parcels 1, 2 and 3, and
Preliminary PUD approval for only Parcel 1. For the avoidance of doubt, for both efficiencies
and appearances, McGrath will also pave, light, and landscape the frontage of Parcel 2 at the
same time the Preliminary PUD for Parcel 1 is approved (even though no preliminary PUD
approval for said Parcel 2 is being requested at this time).
Statement of Planning Objectives to be Achieved - PUD

Parcels 1 and 2 are currently owned by McGrath, and it is anticipated that McGrath will be
taking title to Parcel 3 in early 2021. As such, Parcels 1, 2 and 3 (collectively, the "Subject
Parcels") are and will be under common ownership. The Subject Parcels and development
which, together constitute approximately 21 acres (the "Subject Property") are or will be under a
single ownership / unified control by Owner.
The contemplated planned unit development (the "McGrath PUD") contemplates the unified
development of a multi-dealership auto mall or other commercial uses with some degree of

shared access and detention. Planning for the unified development of these three Parcels is
advantageous to the City as well as the Owner (the "McGrath PUD Project").
The McGrath PUD Project is situated in the City's East Gateway Subarea and in the Main Street
Subarea. The McGrath PUD Project, if implemented, will serve the following goals and
objectives of said Subareas in the following ways:
(a) Presenting a unified image and identity for St. Charles, but recognizing the individual
character of the areas through which it passes.
(b) Providing optimal access to uses and destinations throughout the full length the City.
(c) Revitalization of the Subarea's retail areas that maximizes the locational assets within
this area of the City.
(d) Improving community and corridor character through the use of gateways, streetscaping
improvements, landscaping, and other element
(e) Providing a mix of uses that that help diversify the City's economy and provide places to
live, work, and shop
(f) Improving the appearance of the Kirk Road and Main Street Corridors to assist in
strengthening the community's identity and appearance through installation of
streetscaping, wayfinding and gateway elements. » Use landscaping appropriately to
enhance commercial areas, screen unsightly areas, and provide an attractive streetscape
and overall setting for the area. » Improve the overall connectivity and mobility within
the Subarea through both public streets and internal connection to provide a predictable
and navigable environment.
(g) Creating market-responsive development parcels that can accommodate projects of an
appropriate scale and phasing over time. » Take advantage of proximity to DuPage
Airpo1i and Pheasant Run as activity generators.
(h) Enhancing the character of both existing and new development through site
improvements, facade enhancements, consistent signage regulation, and attractive
building design and materials.
(i) Establishing, at the north-east comer of Parcel 3, a place for the City to install and
maintain a "Welcome to St. Charles" gateway feature.

The McGrath PUD Project will also satisfy the purposes for which the use of Planned Unit
Developments are to be allowed under Chapter 17.04.400 of the City's Municipal Code:
1.

2.

3.
4.

To promote a creative approach to site improvernents and building design that
results in a distinctive, attractive development that has a strong sense of place, yet
becomes an integral part of the community.
To create places oriented to the pedestrian that promote physical activity and
social interaction, including but not limited to walkable neighborhoods, usable
open space and recreational facilities for the enjoyment of ail.
To encourage a harmonious mix of land uses and a variety of housing types and
pnces.
To preserve native vegetation, topographic and geological features, and
environmentally sensitive areas.

5.
6.
7.

To promote the economic development and efficient use ofland. utilities. street
improvements. drainage facilities. structures and other facilities.
To encourage redevelopment of sites containing obsolete or inappropriate
buildings or uses.
To encourage a collaborative process among developers, neighboring property
owners and residents, governmental bodies, and the community.

The McGrath PUD Project will generally conform to applicable codes and regulations of the
underlying zoning districts, with certain exceptions or departures to be reviewed and approved
through the PUD review process and as set out on the attached Zoning Compliance tables. The
City's Municipal Code recognizes the legitimacy of the use of a PUD to depart from the strict
application of the regulations of the underlying zoning district where such strict application would
inhibit creative design that serves community goals, or would be impractical and the proposed
PUD will provide benefits that outweigh those that would have been realized by conforming to the
applicable requirements. The McGrath PUD contemplates, among others, certain reasonable
departures as to: (i) reduce parking set-back along Main Street to permit an effective display of
vehicles for sale along this wide, high-speed, and median divided right of way (Main Street); (ii)
reducing the rear-yard building set-back on Parcel 1 given the building constraints created by the
100 ft. wide pipeline easement that bisects Parcel 1; (iii) the re-orientation of landscaping so as to
accommodate the unique needs of automobile retailers as to their unique need to efficiently provide
for the unexpected need to move vehicular inventory for snow plowing purposes; and (iv) an
increase in the size of free-standing signage (including increased electronic message board for
vehicular sales advertising) and wall signage to accommodate the enhanced width and traffic speed
on Main Street..

CONCLUSION
Applicant respectfully requests that the City Plan Commission recommend for approval, and the
City Council approve, the McGrath PUD Project in order to achieve the more desirable design
features, the higher property values, and the greater commercial opportunities which it affords to
the City.

Peter C. Bazos
Bazos, Freeman, Schuster & Pope, LLC
1250 Larkin Avenue #100
Elgin, IL 60123
847.742.8800
pbazos(ii!bazosfrecman.com
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Real Estate Consulting

Project Management

Engineering, LLC

975 E. 22nd St, Suite 400
Wheaton, IL 60189
630.480.7889
www.rwg-engineering.com

PUD EXHIBIT

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP

8’ft x 8ft sign area
x 15ft tall

8’ft x 8ft sign area
x 15ft tall

HAPPY LABOR DAY
“digital sign area”
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EXTERIOR
Being interruptive from the curb is becoming more important than ever.
The Honda cylinder has always been a unique element on automotive
row. The new cylinder incorporates more glass and splits the entry with
the familiar Honda blue. The building is clean and simple, with a lot of
visual access to the interior from outside. The recognizable wave has
been reduced in depth, but is still being leveraged to call attention to
our facility.

ENTRY
The Honda Entry now carries the cylinder shape into the interior of the
showroom. The cylinder’s volume of space is visually continued through
WKHXVHRIDUFLQJVRI¿WVDQGHQWU\ÀRRULQJ$VOLJKWO\FXUYHGJUHHWHUGHVN
with a medium-height brand wall is conveniently positioned between the
sales and service areas creating a welcoming point of contact.
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SITE DATA:
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SITE GEOMETRIC AND PAVING PLAN

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP
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FINAL ENGINEERING PLANS

PLANS PREPARED FOR

FOR

4075 E MAIN LLC

McGRATH HONDA DEALERSHIP

2020 RANDALL ROAD
ELGIN, IL 60123
630-721-9500

4075 E. MAIN STREET
ST. CHARLES, IL

LEGEND

INDEX OF SHEETS

N.T.S.

LOT 3

LOT 2

LOT 1

RT 64 ACCESS ROAD
RWG PROJECT NUMBER: 56604920
LOTS 1&2 OF THE PHEASANT RUN SUBDIVISION

TITLE SHEET

McGRATH HONDA DEALERSHIP

PROJECT LOCATION
MCGRATH HONDA DEALERSHIP
LOT 1 OF THE PHEASANT RUN SUBDIVISION

ST. CHARLES, IL

LOCATION MAP

ABBREVIATIONS
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Project Management
Real Estate Consulting

BENCHMARKS
GENERAL NOTES

Civil Engineering

Engineering, LLC

975 E. 22nd St, Suite 400
Wheaton, IL 60189
630.480.7889
www.rwg-engineering.com

Map Data © 2020 Google

Know what's below.
Call before you dig.
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EXISTING CONDITIONS PLAN

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP

DEMOLITION PLAN

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP
4.

Project Management
Real Estate Consulting
Civil Engineering

Engineering, LLC

975 E. 22nd St, Suite 400
Wheaton, IL 60189
630.480.7889
www.rwg-engineering.com
”

CONTRACTOR IS TO BE AWARE THAT THERE ARE A NUMBER OF
DEMOLITION, GRADING, AND UTILITY INSTALLATION REQUIREMENTS
REFLECTED ON THESE PLANS THAT MUST BE INSTALLED PRIOR TO
COMPLETION OF THE ACCESS ROAD CONSTRUCTION. SPECIAL AND
CAREFUL ATTENTION/COORDINATION MUST BE ACCOUNTED FOR
BETWEEN THE CONSTRUCTION OF THESE TWO PROJECTS.
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SITE GEOMETRIC AND PAVING PLAN

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP
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SOIL EROSION AND SEDIMENT CONTROL PLAN

ST. CHARLES, ILLINOIS

McGRATH HONDA DEALERSHIP

LEGEND

SOIL EROSION CONTROL SCHEDULES
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DEMOLITION PLAN
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CONTRACTOR IS TO BE AWARE THAT ALTHOUGH NOT
ALWAYS A SPECIFIC PART OF (OR REQUIREMENT
FOR) THE ACCESS ROAD IMPROVEMENTS, THERE ARE
A NUMBER OF DEMOLITION, GRADING, AND UTILITY
INSTALLATION REQUIREMENTS REFLECTED ON THE
HONDA DEALERSHIP PLANS THAT MUST BE
INSTALLED PRIOR TO COMPLETION OF THE ACCESS
ROAD CONSTRUCTION. SPECIAL AND CAREFUL
ATTENTION/COORDINATION MUST BE ACCOUNTED
FOR BETWEEN THE CONSTRUCTION OF THESE TWO
PROJECTS.
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DELINEATION LINE BETWEEN WORK ATTRIBUTABLE TO THE
ACCESS ROAD CONSTRUCTION, AND WORK ATTRIBUTABLE
TO THE HONDA DEALERSHIP DEVELOPMENT (SEE HONDA
DEALERSHIP PLANS BY RWG ENGINEERING)

EXISTING CONDITIONS PLAN/DEMOLITION PLAN

NOTE: RIGHT TURN LANE TO BE CLOSED
DURING CONSTRUCTION - SEE IDOT DETAIL
(THIS SHEET). CONTRACTOR TO INSTALL CLASS
3 BARRICADES WITH ROAD CLOSED SIGNS ON
EACH ACROSS ENTIRE WIDTH OF ROADWAY.

ROUTE 64 ACCESS ROAD

EXISTING CONDITIONS PLAN

TYPICAL ROADWAY SECTION
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GRADING PLAN
975 E. 22nd St, Suite 400
Wheaton, IL 60189
630.480.7889
www.rwg-engineering.com

SITE GEOMETRIC AND PAVING PLAN/GRADING PLAN
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SITE GEOMETRIC AND PAVING PLAN
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3.

ALL ELECTRIC LINES CROSSING BETWEEN LOT 1 AND LOT 2 SHALL BE
REMOVED.
THE EXISTING GAS LINES CROSSING BETWEEN LOT 1 AND LOT 2 SHALL
BE REMOVED. A NEW GAS SERVICE LINE SHALL BE INSTALLED ON LOT 1
TO SERVICE THE NEW HONDA DEALERSHIP INDEPENDENTLY (FOR NEW
SERVICE LINE LOCATION REFER TO HONDA DEALERSHIP PLANS).
THE EXISTING WATER SERVICE MAIN FROM LOT 2 SERVICING LOT 1
SHALL BE REMOVED (INCLUDING THE YARD HYDRANT). A NEW 12"
WATERMAIN EXTENSION ALONG RT 64 FROM WEST OF THE ACCESS
ROAD INTERSECTION SHALL BE INSTALLED UNDER THE ACCESS ROAD
THROAT AND A NEW 8" WATERMAIN SHALL BE EXTENDED SOUTH
ALONG THE EAST SIDE OF THE ACCESS ROAD CORRIDOR PRIOR TO
PAVING THE ACCESS ROAD (SEE HONDA DEALERSHIP PLANS).
CONTRACTOR IS TO BE AWARE THAT ALTHOUGH NOT ALWAYS A
SPECIFIC PART OF (OR REQUIREMENT FOR) THE ACCESS ROAD
IMPROVEMENTS, THERE ARE A NUMBER OF DEMOLITION, GRADING,
AND UTILITY INSTALLATION REQUIREMENTS REFLECTED ON THE
HONDA DEALERSHIP PLANS THAT MUST BE INSTALLED PRIOR TO
COMPLETION OF THE ACCESS ROAD CONSTRUCTION. SPECIAL AND
CAREFUL ATTENTION/COORDINATION MUST BE ACCOUNTED FOR
BETWEEN THE CONSTRUCTION OF THESE TWO PROJECTS.
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SPECIAL CONSTRUCTION PHASING AND UTILITY NOTES:
1.

UTILITY PLAN/CENTERLINE PROFILE
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PROJECT NOTES, SPECIFICATIONS & ESTIMATED QUANTITIES
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RIP-RAP AT END SECTIONS
(OUTLET TO FLAT AREA)
M5-1(O)-2115
W20-I103(O)-48

R3-1-2424
W20-3(O)-48

R3-5R (30"x36")(RIGHT)
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PRECAST REINFORCED CONCRETE FLARED END SECTION
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