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EXECUTIVE SUMMARY: 

Joseph Conti represents the St. Charles Chrysler, Dodge, and Jeep dealership located at 1611 E. Main Street.  
The dealership is interested in utilizing a portion of the vacant property at the southeast corner of Tyler Road and 
Production Drive to permanently park motor vehicles.  This use is defined as Permanent Motor Vehicle Storage 
by the City’s Zoning Ordinance.   
 
The subject property is zoned M-1 Special Manufacturing District and Permanent Motor Vehicle Storage is 
not a permitted use in this district. 

 
Proposal 
 
Joseph Conti has applied for a general amendment to the Zoning Ordinance.  The details of the proposal are as 
follows: 
1. Amend Table 17.16-1 Office/Research, Manufacturing, and Public Lands Permitted and Special Uses 

to permit Permanent Motor Vehicle Storage in the M-1 Special Manufacturing Zoning District. 
2. Amend Section 17.20.030.P Motor Vehicle Storage Temporary and Permanent to include specific 

standards for properties in the M-1 Special Manufacturing District.   

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

Conduct the public hearing and close if all the testimony has been taken. 
 
Staff has placed this item on the meeting portion of the agenda for a recommendation, should the Plan 
Commission feel they have adequate information to recommend on the item tonight. 
 
Staff recommends approval of the General Amendment Application and has provided the attached draft Findings 
of Fact to support that recommendation. 

 











 
 
 
 
 
STAFF REPORT 
  
TO:  Chairman Todd Wallace 
  And Members of the Plan Commission 
  
FROM: Matthew O’Rourke, Planner   
 
RE:  General Amendment to Title 17 (Zoning Ordinance) Permitting Permanent Motor Vehicle 

Storage in the M-1 Special Manufacturing District 
 
DATE:  February 22, 2013 
______________________________________________________________________________ 
 
I. GENERAL INFORMATION 
 

Project Name: General Amendment – Permanent Motor Vehicle Storage 
 

Applicant:  Joseph Conti (St. Charles Chrysler, Dodge, and Jeep Dealership) 
 

Purpose: Ordinance amendments to permit Permanent Motor Vehicle Storage lots 
in the M-1 Special Manufacturing District 

 
II. BACKGROUND 

 
Joseph Conti represents the St. Charles Chrysler, Dodge, and Jeep dealership located at 1611 E. 
Main Street.  The dealership is interested in utilizing a portion of the vacant property at the 
southeast corner of Tyler Road and Production Drive to permanently park motor vehicles.  This 
use is defined as Permanent Motor Vehicle Storage by the City’s Zoning Ordinance.   
 
This property was subdivided in 2012 into two development parcels and a portion of this parcel 
was sold to the City to facilitate stormwater drainage improvements to the south of the 
developable lots.  (See attached Tyler & Production Plat of Subdivision)   
 
The subject property is zoned M-1 Special Manufacturing District and Permanent Motor 
Vehicle Storage is not a permitted use in this district. 
 

III. PROPOSAL 
 
Joseph Conti has applied for a general amendment to the Zoning Ordinance.  The details of the 
proposal are as follows: 

• Amend Table 17.16-1 Office/Research, Manufacturing, and Public Lands Permitted 
and Special Uses to permit Permanent Motor Vehicle Storage in the M-1 Special 
Manufacturing Zoning District. 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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• Amend Section 17.20.030.P Motor Vehicle Storage Temporary and Permanent to 
include specific standards for properties in the M-1 Special Manufacturing District.   

IV. ANALYSIS   
 
A. SITE LOCATION & AERIAL PHOTO 

 
A mixture of zoning districts and land uses surround the proposed site as follows: 
 

Location Zoning District Land Use 
North BC-Community Business PUD/ 

M-2 Limited Manufacturing 
Hotel/Manufacturing Businesses 

East M-2 Limited Manufacturing Manufacturing Business 
South M-2 Limited Manufacturing Vacant Property 
West BC-Community Business PUD Al Piemonte/ Children of America 

 
Aerial Photo 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Properties to the east, north, and south are zoned M-2 Limited Manufacturing.  Permanent 
Motor Vehicle Storage is a permitted use in this district.   

 
B. M-1 SPECIAL MANUFACTURING ZONING DISTRICT 

 
Per Section 17.16.010 Purpose Statements of the Zoning Ordinance, the following is the 
purpose of the M-1 Zoning District: 
 

“The purpose of the M-1 Special Manufacturing District is to accommodate older 
manufacturing areas in the City that are either in transition from manufacturing to 
alternative uses, or are in need of rehabilitation.  The M-1 district shall provide 
flexibility in design and parking requirements to allow for adaptive reuse and/or 

Proposed Location
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redevelopment for viable light assembly, processing, heavy retail and service, and 
office uses.” 
 

The M-1 district permits a variety of uses.  Other motor vehicle related uses that are permitted 
in the M-1 district are as follows: 
• Motor Vehicle Service and Repair, Minor 
• Motor Vehicle Rental 
 
There are other permitted, special, and accessory uses in the M-1 district that conduct similar 
activities such as: 
• Outdoor Sales, Permanent  
• Outdoor Sales, Temporary 
• Outdoor Storage 
• Warehouse Distribution 
• Heavy Retail and Service 
 
Staff has included a complete table of all uses permitted in the M-1 District as Attachment A.   
 

C. PROPERTIES ZONED M-1 
 
Staff has analyzed all the properties in the M-1 District.  This analysis indicates that there are 
two groupings of M-1 properties.  The majority of these properties are west of the river near 
Dean Street.  The other grouping is east of the Fox River in close proximity to E. Main Street 
between 9th Avenue and Tyler Road.  A number of these properties are located near 
residential zoning districts.   
 
There is a natural break in the size of M-1 zoned properties.   A number of properties are 1.5 
acres or less and the rest of the properties are 2.0 acres or larger.  (See Attachment B - M-1 
Properties) 
 

D. MOTOR VEHICLE STORAGE, PERMANENT 
 
Section 17.30.020 Use Definitions defines Motor Vehicle Storage, Permanent as: 

 
“The outdoor storage of motor vehicles, trucks, vans, recreational vehicles, 
trailers, or other similar motorized transportation vehicles, when not accessory to 
any principal use on the same lot.” 

 
E. MOTOR VEHICLE STORAGE USE STANDARDS 

 
Section 17.20.030.P Motor Vehicle Storage states: 
 
“Permanent and Temporary Motor Vehicle Storage shall comply with the following 
standards.  See 17.20.050 for additional provisions applicable to Temporary Motor Vehicle 
Storage.  
1.  Off-street parking facilities designed to conform with the requirements of Chapter 17.24 

may be used for Motor Vehicle Storage, in compliance with the following requirements:  
A. No vehicles shall be stored in an off-street parking space required for any other use 

located on the same or another lot.  
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B. Vehicles shall be parked within designated off-street parking spaces and shall not 
obstruct vehicular access to parking stalls or any portion of the lot.  

2. Newly established Permanent Motor Vehicle Storage lots shall comply with the 
requirements applicable to Off-Street Parking Facilities, except:  
A. 17.26.090 A. Interior Parking Lot Landscaping  
B.  17.24.070 B. Dimensions, if a twenty-four (24) foot wide access drive is provided 

generally around the perimeter of the Motor Vehicle Storage lot.  
C.  Direct access to individual spaces shall not be required.  

3. Permanent Motor Vehicle Storage lots shall not be used as Off-Street Parking Facilities 
unless modified to comply with all requirements of this Title.  

4. Commercial Vehicles shall only be stored in the M-2 district.  
5.  Stored vehicles shall be operable and no wrecked or junked vehicles shall be permitted.  
6.  Signage advertising the vehicles for sale or rental is prohibited.  
7.  Motor Vehicle Storage lots shall not be used to conduct retail sales and no retail 

customers shall be present at any time.  
8.  No single vehicle shall be stored in excess of 180 days.” 
 
 

IV. PROPOSED AMENDMENTS 
 
Based on staff’s analysis, staff and the applicant are proposing that Permanent Motor Vehicle 
Storage lots be permitted in the M-1 Special Manufacturing District.  Staff is also proposing that 
this use be limited to properties that are large enough to accommodate this use and are not located 
within close proximity to residential property.  This amendment will encourage the reuse of older 
manufacturing properties by permitting an additional use that is compatible with uses permitted in 
the manufacturing districts.  These proposed amendments are as follows: 
 
A. TABLE 17.16-1 OFFICE/RESEARCH, MANUFACTURING, AND PUBLIC LANDS 

PERMITTED AND SPECIAL USES 
 

Amend Table 17.16-1 to permit Permanent Motor Vehicle Storage in the M-1 Zoning 
District. 

 
B. 17.20.030.P MOTOR VEHICLE STORAGE 

 
Based on the analysis of existing M-1 zoned properties, staff is proposing the following use 
standards for Permanent Motor Vehicle Storage lots in the M-1 District - New requirements 
highlighted in bold: 
 
Permanent and Temporary Motor Vehicle Storage shall comply with the following standards.  
See 17.20.050 for additional provisions applicable to Temporary Motor Vehicle Storage.  
1. Off-street parking facilities designed to conform with the requirements of Chapter 17.24 

may be used for Motor Vehicle Storage, in compliance with the following requirements:  
A. No vehicles shall be stored in an off-street parking space required for any other use 

located on the same or another lot.  
B.  Vehicles shall be parked within designated off-street parking spaces and shall not 

obstruct vehicular access to parking stalls or any portion of the lot.  
2. Newly established Permanent Motor Vehicle Storage lots shall comply with the 

requirements applicable to Off-Street Parking Facilities, except:  
A. 17.26.090 A. Interior Parking Lot Landscaping  
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B.  17.24.070 B. Dimensions, if a twenty-four (24) foot wide access drive is provided 
generally around the perimeter of the Motor Vehicle Storage lot.  

C.  Direct access to individual spaces shall not be required.  
3. Permanent Motor Vehicle Storage lots shall not be used as Off-Street Parking Facilities 

unless modified to comply with all requirements of this Title.  
4. Commercial Vehicles shall only be stored in the M-2 district.  
5.  Stored vehicles shall be operable and no wrecked or junked vehicles shall be permitted.  
6.  Signage advertising the vehicles for sale or rental is prohibited.  
7.  Motor Vehicle Storage lots shall not be used to conduct retail sales and no retail customers 

shall be present at any time.  
8.  No single vehicle shall be stored in excess of 180 days.” 
9. Permanent Motor Vehicle Storage lots in the M-1 Special Manufacturing District 

shall: 
A. Not be located closer than 500’ to any residentially zoned property. 
B. Not be located on a lot that is less than 2-acres in area.   

 
V. RECOMMENDATION 

 
Conduct the public hearing and close if all the testimony has been taken. 
 
Staff has placed this item on the meeting portion of the agenda for a recommendation, should the 
Plan Commission feel they have adequate information to recommend on the item tonight. 
 
Staff recommends approval of the General Amendment Application and has provided the 
attached draft Findings of Fact to support that recommendation. 
 

VI. ATTACHMENTS 
 
• Attachment A – Table 17.16-1 
• Attachment B – Location Map of M-1 Properties 
• Tyler and Production Final Plat of Subdivision 
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FINDINGS OF FACT 
GENERAL AMENDMENT 

 
(Permanent Motor Vehicle Storage) 

 
1. The consistency of the proposed amendment with the City’s Comprehensive Plan.  

 
The proposed amendments will permit Permanent Motor Vehicle Storage lots in the M-1 Special 
Manufacturing Zoning District.  The majority of the properties zoned M-1 are designated Special 
Manufacturing in the Comprehensive Plan.  This designation is defined as, “Including older 
manufacturing areas in transition and/or in need of rehabilitation.  Uses include light assembly, 
processing or other uses suitable for rehabilitation of the area.  The maximum Floor Area Ratio 
is 0.40” This amendment will permit the adaptive reuse and rehabilitation of older large lot 
manufacturing properties in locations that will not impact residentially zoned property.   
 

2. The consistency of the proposed amendment with the intent and general regulations of this 
Title. 
The proposed amendment will permit Permanent Motor Vehicle Storage lots in the M-1 
Special Manufacturing District.  Per Section 17.16.010 Purpose Statements “The 
purpose of the M-1 Special Manufacturing District is to accommodate older 
manufacturing areas in the City that are either in transition from manufacturing to 
alternative uses, or are in need of rehabilitation.  The M-1 district shall provide flexibility 
in design and parking requirements  to allow for adaptive reuse and/or redevelopment for 
viable light assembly, processing, heavy retail and service, and office uses.”  This 
amendment will permit adaptive reuse that is compatible with other uses permitted in St. 
Charles’ manufacturing districts and is similar to other motor vehicle related uses 
currently permitted in the M-1 District.   
  

3. Whether the proposed amendment corrects an error or omission, adds clarification to 
existing requirements, is more workable than the existing text, or reflects a change in policy. 
 
The proposed amendment represents a change in policy.  This amendment permits a use that is 
not currently permitted in the M-1 Special Manufacturing Zoning District.  However, this 
amendment will encourage the adaptive reuse of older manufacturing properties that meet the 
proposed use standards.   
 

4. The extent to which the proposed amendment would be in the public interest and would not 
serve solely the interest of the applicant. 

 
The amendment will apply to all properties in the M-1 Special Manufacturing Zoning District.  
Any property located within this zoning district will be permitted to locate a Permanent Motor 
Vehicle Storage lot, provided it meets the proposed use standards. 
 

5. The extent to which the proposed amendment creates nonconformities. 
 
This amendment will not create any new nonconformities.  This amendment will permit 
Permanent Motor Vehicle Storage lots in the M-1 Special Manufacturing Zoning District.  This 
use is not currently permitted and there are no such uses located on properties in the M-1 Special 
Manufacturing Zoning District.  Any Permanent Motor Vehicle Storage lot permitted after this 
amendment is adopted will be a conforming use.   
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 6. The implications of the proposed amendment on all similarly zoned property in the City. 
 
This amendment will permit Permanent Motor Vehicle Storage lots on any property zoned M-1 
Special Manufacturing provided that the property meets the proposed use standards. 
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Attachment A – Table 17.16-1  
 

 
TABLE 17.16-1 

OFFICE/RESEARCH, MANUFACTURING AND PUBLIC LANDS 
PERMITTED AND SPECIAL USES 

P=Permitted Use 
S=Special Use 
A=Permitted Accessory Use 
SA=Special Use, Accessory Only 

 
ZONING DISTRICT 

 
SPECIFIC USE 
STANDARDS 

 O-R M-1 M-2 PL  
RESIDENTIAL USES 
Artists Live/Work Space  S   Section17.20.030 
Assisted Living Facility P     
CULTURAL, RELIGIOUS, RECREATIONAL & ENTERTAINMENT USES 
Art Gallery/Studio P P    
Carnival (as temporary use)    P Section 17.20.040, 050 
Cultural Facility P P P P  
Golf Course    P  
Indoor Recreation& Amusement P S P P  
Model Airplane Facility    S  
Outdoor Amusement    S  
Outdoor Entertainment, Temporary    P  
Outdoor Recreation    P  
Park, Neighborhood    P  
Place of Worship  S   Section 17.20.030 
Theater    P  
RETAIL, OFFICE AND SERVICE USES 
Adult Use   S  Section17.20.030 
Bank P     
Car Wash   S  Section 17.24.100 
Day Care Center P P P A  
Drive-In Facility SA    Section 17.24.100 
Emergency Medical Center P     
Financial Institution P     
Heavy Retail and Service  S P   
Heliport   S   
Hotel/Motel P P P   
Kennel   S  Section17.20.030 
Medical/Dental Clinic P P P   
Motor Vehicle Service and Repair, Major   P  Section 17.20.030
Motor Vehicle Service and Repair, Minor  P P  Section 17.20.030
Motor Vehicle Rental P P P   
Office, Business or Professional P P P   
Outdoor Sales, Permanent  SA SA  Section 17.20.030 
Outdoor Sales, Temporary  A A A Section 17.20.040, 050 
Professional Training Center P P    
Personal Services, Limited P     
Veterinary Office/Animal Hospital P P P   
GOVERNMENTAL AND INSTITUTIONAL USES 
Cemetery    P  
College/University P   P  
Correctional Facility    S  
Fairground    P  
Hospice P     
Hospital P     
Nursing Home P     
Office, Government P P  P  
Police Firearms Training Range    S  
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TABLE 17.16-1 

OFFICE/RESEARCH, MANUFACTURING AND PUBLIC LANDS 
PERMITTED AND SPECIAL USES 

P=Permitted Use 
S=Special Use 
A=Permitted Accessory Use 
SA=Special Use, Accessory Only 

 
ZONING DISTRICT 

 
SPECIFIC USE 
STANDARDS 

 O-R M-1 M-2 PL  
Public Service Facility  P P P  
School, Primary or Secondary    P  
School, Private Boarding    P  
School, Specialized Instruction P P P   
INDUSTRIAL/STORAGE USES 
Junkyard   S   
Manufacturing, Heavy   S   
Manufacturing, Light  P P   
Mini-Warehouse  P P   

Outdoor Storage  A A A Section 17.20.030, 
17.26.120 

Permanent Motor Vehicle Storage   P  Section 17.20.030 
Recycling Facility   S   
Research and Development Use P P P   
Warehouse/Distribution  P P   
OTHER 
Accessory Uses A A A A  
Agriculture    P  
Communication Antenna P P P P Section17.22.020 
Communication Tower S P P P Section17.22.020 
Parking Garage/Structure A A A A Chapter 17.24 
Parking Lot, Private A A A A Chapter 17.24 
Planned Unit Development S S S S Chapter 17.04, 17.06
Transportation Operations Facility  S P S  
Utility, Local P P P P  
Utility, Community/Regional S S P P  

 
 
 
 
 

 



DONALD P.  DEWITTE     Mayor
BRIAN  TOWNSEND     City Administrator

bW

This work was created for planning purposes only 
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represented may contain proprietary and confidential 
property of the City of St. Charles, Illinois.  
Under United States Copyright protection laws you may
not use, reproduce, or distribute any part of this 
document without prior written permission.  To obtain
written permission please contact the City of St. Charles 
at Two East Main Street, St. Charles, IL 60174
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3 23,717.28 0927351003 310 N SIXTH ST
4 16,014.10 0927351010 317 N FIFTH ST
5 7,886.10 0927351011 315 N FIFTH ST
6 8,203.48 0927351012 313 N FIFTH ST
7 8,021.90 0927351013 311 N FIFTH ST
8 8,006.52 0927351014 311 N FIFTH ST
9 12,721.64 0927352001 328 N FIFTH ST

10 10,846.24 0927352004 310 N FIFTH ST
11 7,336.01 0927352005 300 N FIFTH ST
12 9,741.77 0927352011 327 N FOURTH ST
13 5,903.29 0927352012 NA
14 7,728.83 0927352013 317 N FOURTH ST
15 30,610.08 0927352014 303 N FOURTH ST
16 5,427.00 0927352018 320 N FIFTH ST
17 9,143.50 0927352019 316 N FIFTH ST
18 7,920.11 0927353004 NA
19 21,300.01 0927353007 220 N FOURTH ST
20 22,707.15 0927353026 318 N FOURTH ST
21 134,212.30 0927502009 NA
22 213,674.95 0928301038 731-61 N SEVENTEENTH ST
23 185,184.05 0928301039 NA
24 104,294.16 0928301040 NA
25 104,226.88 0928301041 NA
26 62,058.66 0928301043 NA
27 379,515.67 0928303000 1850-1930 DEAN ST
28 43,287.75 0928326008 750 N SEVENTEENTH ST
29 160,259.10 0928326009 1500 FOUNDRY ST
30 144,361.97 0928326010 720 N SEVENTEENTH ST

Map ID Area in Sq Ft PIN Address
31 142,879.73 0928326011 1400 FOUNDRY ST
32 71,515.32 0928326012 NA
33 9,177.84 0928327005 NA
34 90,430.31 0928330001 NA
35 288,255.97 0928351021 NA
36 195,584.95 0928351022 NA
37 376,783.02 0928351043 95 N SEVENTEENTH ST
38 46,405.82 0928351044 NA
39 71,117.60 0928377001 50 N SEVENTEENTH ST
40 57,016.43 0928377010 20 N SEVENTEENTH ST
41 4,584.68 0928400003 NA
42 37,349.25 0928401016 1214 PORTER CT
43 48,211.27 0928401019 1116 PORTER CT
44 55,897.85 0928401020 1109 PORTER CT
45 52,374.85 0928401021 1048 PORTER CT
46 55,898.97 0928401022 1041 PORTER CT
47 44,118.81 0928401023 1207 PORTER CT
48 43,676.71 0928401024 NA
49 20,369.57 0928451003 597 N TWELFTH ST
50 9,199.56 0928451005 591 N TWELFTH ST
51 51,908.82 0928451012 625 N TWELFTH ST
52 10,303.65 0928452001 NA
53 15,605.31 0928452001 630 N TWELFTH ST
54 120,285.43 0928452002 602 N TWELFTH ST
55 20,824.21 0928452008 1026 DEAN ST
56 90,201.02 0928476023 315 N NINTH ST
57 18,499.79 0928478015 219 N SEVENTH ST
58 13,156.58 0928478016 211 N SEVENTH ST
59 278,051.21 0928502004  

M1 BoundaryParcels Municipal Boundary






