
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to Approve Special Uses for Planned Unit Development, 
Restaurant, and Drive-Through Facility, PUD Preliminary Plan, and Final 
Plat of Subdivision at 1915 W. Main Street (McDonald’s) 

Presenter: Matthew O’Rourke 

Please check appropriate box: 

 Government Operations        Government Services 
X Planning & Development – (4/8/13)    City Council 

 Public Hearing   
 
Estimated Cost:  N/A Budgeted:     YES  NO  
If NO, please explain how item will be funded: 
 
Executive Summary: 

The owner of the McDonald’s restaurant located at 1915 W. Main Street is proposing to demolish the existing 
building and construct a new restaurant on this site.  The applicant has submitted petitions for Special Uses 
(Planned Unit Development, Restaurant, and Drive-Through Facility), PUD Preliminary Plan, and Final Plat of 
Subdivision.  The details of the proposal are as follows: 
• Construct a new 5,234 SQ FT restaurant on the property. 
• The location of the restaurant will be further west on the property and oriented to be parallel with Rt. 64. 
• Eliminate 2 of the 4 existing curbs cuts onto Rt. 64.   
• New Drive-Through Facility with a dual-order station. 

o 15 drive-through stacking spaces. 
• 49 parking spaces. 
• All new and enhanced landscaping around the site. 
• No cross-access to the west has been proposed.   
 
Plan Commission Review 
 
The Plan Commission held a public hearing and recommended approval of the Special Use on 3/19/2013.  The 
vote was 6-aye to 0-nay.  The Plan Commission stated a concern with how restaurant patrons would get from the 
parking spaces located along the western property line to the building entrances.  The Commission stated that 
they would like to see a designated pedestrian path from these spots to the front entrance.  The applicant has 
added a pedestrian path along the west side of the building, and has designated a path from the western parking 
spaces to this sidewalk with striping.   
Attachments: (please list) 

Applications for: Special Use (Planned Unit Development, Restaurant, Drive-Through Facility), PUD 
Preliminary Plan, and Final Plat of Subdivision; Staff Report dated 3/27/13; Parking Analysis Memo, V3 
Companies, dated 1/25/2013; Preliminary Engineering Plans, V3 Companies, dated 1/25/2013; Architectural 
Elevations, M US Restaurant Development, dated 4/4/2013; Final Plat of Subdivision, V3 Companies, dated 
2/25/2013 

Recommendation / Suggested Action (briefly explain): 

Recommendation to approve Special Uses for Planned Unit Development, Restaurant, and Drive-Through 
Facility, PUD Preliminary Plan and Final Plat of Subdivision.   
For office use only: Agenda Item Number: 4a  

 













































 
 
Staff Report 
 
TO:  Chairman Cliff Carrignan  
  And the Members of the Planning & Development Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Proposed Special Uses for a Planned Unit Development, Restaurant, and Drive-Through 

Facility at 1915 W. Main Street (McDonald’s) 
 
DATE:  March 27, 2013 
  
 
I. APPLICATION INFORMATION: 

Project Name: 1915 W. Main Street (McDonald’s) 

Applicant: McDonald’s USA, LLC. 

Purpose:  Review of applications for Special Uses (Planned Unit Development, 
Restaurant, and Drive-Through Facility), and related plans for the proposed 
demolition and reconstruction of the existing McDonald’s restaurant. 

 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
Site Information 

Location 1915 W. Main Street 
Acres 1.12 

 
Applications 1) Special Use for a Planned Unit Development, Restaurant, and Drive-

Through Facility
2) PUD Preliminary Plan 
3) Final Plat of Subdivision 

Applicable 
Ordinances and 
Zoning Code 
Sections 

17.04 Administration 
17.14 Business and Mixed Use Districts 
17.24 Off Street Parking, Loading & Access 
17.28 Landscaping and Screening 
17.06.030 Standards and Guidelines – BL, BC, BR, & O/R Districts 
Title 16 Subdivisions and Land Improvement 

  
 

Existing Conditions 
Land Use Existing McDonald’s Restaurant 
Zoning BL-Local Business and Special Use for a Drive-Through Facility 

 
Zoning Summary 

North BC-Community Business Multi-Tenant Commercial Buildings 
East BL-Local Business Commercial Building 
South RM-3 General Residential PUD Fox Run Apartments/Parking Lot 
West BL-Local Business Commercial Buildings 

 
Comprehensive Plan Designation 

Retail and Service 
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II. BACKGROUND  

 
A. BUSINESS HISTORY 

 
The McDonalds’ located at 1915 W. Main Street has been in operation since the 1970’s.  A 
Drive-Through Facility was added to the business in 1980.   

 
B. CONCEPT PLAN 

 
In November and December of 2012, the applicant presented a Concept Plan for this proposal 
to the Plan Commission and Planning & Development Committee respectively.  During the 
Concept Plan review, the applicant stated their intention was to request the following 
deviations through the PUD process: 
• Reduction in the required landscape buffer along the southern property line from 10’ to 5’. 
• Reduction in the number of required off-street parking stalls from 52 to 49.   
• Landscaping deviations: 

o Reduction in the amount of foundation landscaping around the building. 
o Reduction in the required number of ornamental trees along W. Main Street. 
o Reduction in the number of required foundation trees.   

• Increase in the permitted number of wall signs from 1 to 6. 
 
In general, both the Plan Commission and Planning & Development Committee stated that 
creating a Planned Unit Development to accommodate this proposal was appropriate.  These 
two groups also stated the following comments: 

Plan Commission Comments: 
• Create enhanced buffers or screening between this property and the properties to the west 

and south. 

Planning and Development Committee Comments: 
• Create a cross-access between the McDonald’s property and the property to the west 

(Beef Shack).   
 

III. PROPOSAL: 
 

The owner of the McDonald’s restaurant located at 1915 W. Main Street is proposing to demolish 
the existing building and construct a new restaurant on this site.  The applicant has submitted 
petitions for Special Uses (Planned Unit Development, Restaurant, and Drive-Through Facility), 
PUD Preliminary Plan, and Final Plat of Subdivision.  The details of the proposal are as follows: 
• Construct a new 5,234 SQ FT restaurant on the property. 
• The location of the restaurant will be further west on the property and oriented to be parallel 

with Rt. 64. 
• Eliminate 2 of the 4 existing curbs cuts onto Rt. 64.   
• New Drive-Through Facility with a dual-order station. 

o 15 drive-through stacking spaces. 
• 49 parking spaces. 
• All new landscaping around the site. 
• Deviation requests through the PUD (Detailed in Staff Analysis). 
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IV. STAFF ANALYSIS 
 

Staff performed an analysis of the submitted PUD Preliminary Plans for conformance with all 
relevant standards of the City’ Ordinances.  The following is a detailed description of Staff’s 
analysis:   

 
A. COMPREHENSIVE PLAN  

 
Land Use Designation 
The current Comprehensive Plan land use designation for this property is Retail and Service.  
Retail and Service is defined as follows: 

 
“Retail and Service.  Includes most business uses such as stores, restaurants, consumer and 
business services and professional offices.  The maximum Floor Area Ratio is 0.35.” 

 
B. BULK AND SETBACK STANDARDS 

 
This property is zoned BL-Local Business.  Staff has reviewed the submitted plans to ensure 
conformance with the applicable bulk and setback regulations per Table 17.14-2 Business 
and Mixed Use Districts Bulk Regulations.  The following table summarizes this review 
(Deviation requests are highlighted with bold italics): 

 
Category Zoning Ordinance Standard Proposed 

Lot Area 1-Acre For Restaurants 1.12 Acres 
Lot Width N/A 327’ 
Building Setbacks: 

Front 20’ 69’ 
Interior Side: East 5’ 124’ 
Interior Side: West 5’ 85’ 
Exterior Side 20’ N/A 
Rear 20’ 33’ 

Parking/Paving Setbacks: 
Front 10’ 10’ 
Interior Side : East 0’ 1.8’ 
Interior Side: West 0’ 1.2’ 
Exterior Side 10’ N/A 
Rear See Landscape Buffer Yard 5’ 

Maximum Building Coverage  60% 11% 

Landscape Buffer Yard 
10’ required landscape buffer 

when property abuts residential 
zoning (south property line) 

5’ 

Parking Stall Size 
9’ wide by 18’ long 

(2’ overhang allowed where 
parking stalls abut green space) 

9’ wide by 20’ angled 
parking stalls.   

Drive-Aisle Width 24’ or 14’ One Way 
Minimum 18’ (one 

way proposed around 
entire site) 

Parking Requirement 10 Spaces per 1,000 SQ FT of 
GFA - ( 52 required) 49 
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Plan Commission Comments: 
 
At the Concept Plan review, the Plan Commission requested that that applicant place a fence 
along the western property line.  The applicant is proposing a 6’ tall ornamental fence along 
the western property line up to the trash enclosure.   
 
Proposed Deviations 
 
1. Landscape Buffer 

Per Table 17.14-2 a landscaped buffer yard of 10’ in width is required when commercial 
properties abut properties with an underlying zoning designation of residential.  The 
property to the south is zoned RM-3 General Residential (PUD).  This property is part of 
the Fox Run apartment complex.   

 
The applicant is requesting to reduce this required landscape buffer yard to 5’ in width. 
This portion of the property is used as an off-street parking lot for Fox Run residents.  
Currently, there is no buffer yard between the McDonald’s property and the Fox Run 
property.  The applicant is proposing a 6’ tall privacy fence along the south property line.   

 
2. Off-Street Parking 

The applicant is requesting a deviation to reduce the required number of off-street parking 
spaces from 52 to 49.  The applicant has submitted a parking analysis memo dated 
1/25/2013.  This analysis states: 
• Peak hour parking demand was observed at: 

o Weekday (12:00PM – 1:00PM). 
o Weekend (12:00PM – 1:00PM). 

• Maximum parking demand observed was 48 spaces.  
• 4 to 8 of these parked vehicles patronized the business to the west.   
• Several drivers attempted to use the drive-through, but decided to order inside the 

restaurant due to the current drive-through configuration.   
• Based on the current conditions, peak hour parking demand is 10.67 spaces per 1,000 

SQ FT.   
The memo illustrates how similar facilities indicate that dual drive-through lanes reduce the 
onsite parking demand.  The following table summarized these findings: 
 

Store Location 
1520 Naper Blvd. 

Naperville, IL 
225 Ogden Ave. 

Downers Grove, IL 
GFA of Restaurant (SQ FT) 5,344 5,477 
Parking Spaces Provided 59 50 
Observe Peak Hour Demand 37 32 
Peak Hour Demand Ratio (Per 1,000 SQ 
FT) 

6.92 5.84 

Peak Parking Demand Reduction 26% 37% 
 
The memo concludes that the dual drive-through lane will reduce the peak hour parking 
demand on this site by 26% or to a ratio of 7.89 parking spaces per 1,000 SQ FT for a total of 
41 needed off-street parking spaces.  Therefore, the requested reduction from 52 to 49 spaces 
will accommodate the anticipated peak hour parking demand.   
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C. CROSS ACCESS 
 
The Parking Analysis Memo also contains an analysis of a potential cross access with the 
property to the west (Beef Shack).  The details of this analysis are as follows: 
• The counterclockwise flow of the McDonald’s and Beef Shack sites will create confusing 

traffic patterns at a shared access point. 
• A shared access point to the west will result in a loss of off-street parking spaces for both 

businesses. 
• A shared access point may require the relocation of the proposed trash enclosure and 

would likely eliminate additional onsite parking spaces.   
• Cross access will not encourage patrons to visit both sites since they are similar 

businesses. 
• The combined loss of parking spaces to McDonald’s and Beef Shack may cause an 

increase in Beef Shack patrons parking on McDonald’s property.   
• Ingress and egress from both sites will still be limited to W. Main Street. 
 

D. DRIVE-THROUGH FACILITY 
 
Staff has reviewed the proposed Drive-Through Facility for conformance with the standards of 
Section 17.24.100 Drive-Through Facilities.  The following table details that review: 
 

Category Zoning Ordinance Standard Proposed 

Required Stacking Spaces 15 15 

Required Parking Stall Size 9’ X 20’ 9’ X 20’ 

Screened from Public Street Must not be along or screened 
from public street 

Drive-Through Facility is 
located away from the 

public street 
   

Staff Comments 
 
The submitted plans show 14 stacking spaces starting at the pick-up window or main point of 
service.  There is 1 stacking space shown at a 3rd pick-up window, which is for orders that 
take longer to complete.  Section 17.24.100.B.2 states, “For a Car Wash, stacking spaces 
shall begin behind the last vehicle being washed.  For all other drive-through uses, stacking 
spaces shall include the vehicle stopped at a last point of service, such as a window.”  
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E. LANDSCAPE PLAN 
 

Staff reviewed the submitted landscape plan for conformance with the relevant standards of 
Chapter 17.26 Landscaping and Screening.  The following table details that review 
(Deviation requests are highlighted with bold italics): 

 
Category Zoning Ordinance Standard Proposed 

Interior Parking Lot Green 
Space 

10%  
( 2,794.5 SQ FT required) 

10% 
(2,794.5 SQ FT) 

Foundation Landscaping 
Trees 2 per every 50 lineal feet of 

building wall - (12 required) 9 

Bushes, Shrubs, and 
perennials 

20 per every 50 lineal feet of 
building wall - (131 required) 220  

Front Façade 75% of the lineal frontage of the 
front façade – (33.75 lineal feet 

required) 
38 lineal feet 

Non-Front Facades 50% of total lineal feet of wall 
frontage (136.8 lineal feet 

required) 
128.3 lineal feet 

Parking Lot Screening 50% of lineal footage from a public 
street up 30” in height 50% is Screened 

Public Street Frontage Landscaping 
Shade Trees 1 per every 40 lineal feet of 

building wall - (6 required) 6 

Ornamental/ Evergreen 
Trees 

2 per every 40 lineal feet of 
building wall - (12 required) 0 

Bushes, Shrubs, and 
perennials 

Per Section 17.26.090.3 Required 
Landscape Materials if the 

applicant utilizes a berm, 
decorative fence, or sculpted 
berming for 50% of the street 

frontage then they only need to 
provide landscaping for 40% of the 
lineal street frontage. - (130.8 lineal 

feet required) 
 
 

Applicant has 
proposed an 

ornamental fence for 
50% of the W. Main 

Street Frontage.  
They have 

supplemented 
landscaping along 
the fence for more 

than 130.8 lineal feet 
of the street frontage.  

Parking Lot Shade Trees 1 per 160 SQFT of interior parking 
lot green space  

- (17 trees required) 
17 

  
 Staff Comments 
  

Proposed Outdoor Seating Area and Enhanced Landscape Features 
 
In order to offset the proposed deviations from the landscape ordinance, the applicant has 
proposed a large public outdoor seating area and enhanced landscape features that will be 
visible from Rt. 64.  These features are as follows: 
• Outdoor seating open to the public. 
• A landscaped water feature to enhance the public seating area and view from Rt. 64. 
• Additional interior parking lot greenspace and landscape materials. 
• The applicant has provided 220 bushes, shrubs, and perennials in the foundation landscape 

areas as opposed to the 131 that are required.   
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F. BUILDING ARCHITECTURE 
 
Staff has reviewed the submitted building elevations for conformance with the standards 
established in Section 17.06.030 Standards and Guidelines – BL, BC, BR, & O/R Districts.  
The elevations conform to those standards.  The applicant stated at the 3/19/2013 Plan 
Commission meeting that they plan to revise the submitted elevations.  The applicant has 
submitted revised elevations dated 4/4/2013.  The major features of these revisions are: 
• Relocation of the cultured stone elements shown on the east elevation to the north 

elevation.   
• Increased emphasis on the façade that faces W. Main Street as the front of the building.  
 

G. SIGNAGE 
 

Staff reviewed the proposed signage detailed on the architectural elevations for conformance 
with the relevant standards of Table 17.28-2 Permitted Signs for Business and Mixed Use 
Districts.  The following table details that review: 

Wall Signage Area Zoning Ordinance Standard Proposed 
Front Elevation/East 0 SQ FT 45 SQ FT 
Non-Drive Through 
Elevation/North 177 SQ FT 45 SQ FT 

Drive-Through 
Elevation/South 0 SQ FT 0 SQ FT 

Rear Elevation/West 0 SQ FT 45 SQ FT 
Monument Sign Area  100 SQ FT 67  SQ FT 
Monument Sign Height  15’ above the grade from the public 

street 15’ 

Monument Sign 
Setback 10’ from property line 10’ from property line 

   
Proposed Deviations 
 
Per Table 17.28-2 Permitted Signs for Business and Mixed Use Districts one wall sign is 
permitted for each public street frontage of a zoning lot.  Since this property has one street 
frontage only 1wall sign is permitted.  There are 6 wall signs shown on the proposed 
elevations.  The applicant has requested a deviation to permit the 6 walls signs.   
 

H. FINAL PLAT OF SUBDIVISION 
 
The applicant has submitted a Final Plat of Subdivision.  The site is currently comprised of the 
3 individual parcels.  The applicant is proposing to consolidate these parcels into one larger 
parcel that encompasses the entire site. 
 

I. WATER MAIN LOCATION 
 

There is a public water main located in the McDonald’s parking lot west of the existing 
building.  This pipe connects two City water mains located along W. Main Street and south of 
this property.  This water main cannot remain in its current location since it would be located 
directly under the proposed building. 
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J. STORM WATER 
 
The applicant is requesting to pay fee-in-lieu instead of providing onsite detention, as 
permitted by the Kane County Stormwater Ordinance.  The applicant has demonstrated that 
peak discharges from this site will not be increased and they are proposing the installation of a 
BMP structure that will enhance the water quality of the stormwater runoff.  As required by 
the Kane County Stormwater Ordinance, fees collected in lieu of providing onsite detention 
will be used by the City to make other stormwater system improvements within this 
watershed. 

 
V. PUBLIC HEARING AND PLAN COMMISSION REVIEW 

 
The Plan Commission held a public hearing on 3/19/2013 to discuss this project.  During the public 
hearing members of the Plan Commission stated a concern with how restaurant patrons would walk 
from the parking spaces located along the western property line to the public entrances of the 
building.  The Commission stated that they would like to see a designated pedestrian path from these 
spots to the front entrance.  The applicant has added a pedestrian path along the west side of the 
building, and has designated a path from the western parking spaces to this sidewalk with striping.    
 

VI. PLAN COMMISSION RECOMMENDATION 
 
The Plan Commission recommended approval of the project on 3/19/2013.  The vote was 6-aye to 0-
nay.   
 

VII. RECOMMENDATION  
 

Staff recommends approval of the applications contingent upon resolution of any outstanding staff 
comments, and has provided draft findings of fact to support that recommendation.     

 
VIII. ATTACHMENTS 

• Application for a Special Use; revised 2/28/2013 
• Application for PUD Preliminary Plan; received 1/29/2013 
• Application for Final Plat of Subdivision; received 2/28/2013 
• Parking Analysis Memo; V3 Companies; dated 1/25/2013 
• Preliminary Engineering Plans; V3 Companies; dated 1/25/2013 
• Architectural Elevations; M US Restaurant Development; dated 11/15/2012 
• Final Plat of Subdivision; V3 Companies; dated 2/25/2013 
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SPECIAL USE FOR A PLANNED UNIT DEVELOPMENT AT 1915 W. MAIN STREET   
(MCDONALD’S) 

 
From the St. Charles Zoning Ordinance, Section 17.04.410.D.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 Section 17.04.400.A. 
 
The proposed PUD advances the following purposes stated in Section 17.04.400.A Purposes: 
 
Purpose 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.”   
 
The new PUD will permit the redevelopment of a restaurant facility on its current property.  
The proposed deviations will promote the creation of a new aesthetically pleasing building 
with enhanced landscape features and public amenities such as a public outdoor seating area.  
The redevelopment will keep an existing, heavily used, business in its current community 
location.    
 
Purpose 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. 
 
The proposed PUD Preliminary Plan includes an outdoor seating area that will be open to the 
public.  This area includes enhanced landscaping and a water feature to encourage outdoor 
dining.  These amenities will encourage restaurant diners to utilize and enjoy this new outdoor 
space.   
 
Purpose 6: “To encourage redevelopment of sites containing obsolete or inappropriate 
building or uses.” 
 
The proposed PUD will facilitate the demolition of an obsolete building and site layout, and 
construction of a new modern restaurant facility.  This proposal will permit an existing 
business to reinvest in the community and remain at its current location.  The site plan and 
landscape deviations requested will permit the applicant to build a modern facility.  The new 
Drive-Through Facility will eliminate the existing confusing and obsolete drive-through 
configuration and replace it with a dual order station that will move traffic through the site 
more efficiently.  The redeveloped parking layout will eliminate excess curb cuts, create more 
orderly traffic patterns, and eliminate the multiple entry points to the drive-through stacking 
lanes.   
 

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  
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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 art, pedestrian and 
transit facilities. 

 
The PUD will provide an enhanced public outdoor seating area with landscaping and 
water feature amenities.   
 

2. The PUD will preserve open space, natural beauty and critical environmental 
areas in excess of what is required by ordinance or other regulation.  
 
In order to facilitate this development the applicant has requested the following 
deviations: 
 
Site Plan: 
• Reduction of the required landscape buffer yard along the south property line from 

10’ to 5’ in width. 
• Reduction in the number of required off-street parking spaces to from 52 to 49. 

 
There is currently no landscape bufferyard on the south property line.  The 
proposed landscape bufferyard is 5’ and contains a new privacy fence.   
 
These deviations will provide extra space to create public street and foundation 
landscaping on the site.   

 
Landscape Plan: 
• Reduction in the number of required ornamental trees along W. Main street from 

12 to 0 
• Reduction in the number of required foundation landscape trees from 12 to 0. 
• Reduction in the required lineal feet of foundation landscaping from 136.8 to 128.3 

lineal feet. 
 
The requested deviations will permit the construction of a new development with the 
following new and enhanced features: 
• New greenspace areas and landscape features to enhance the aesthetics of this 

property.   
• Enhanced landscaping areas with a new focal water feature. 
• New bushes, shrubs, and perennials in excess of the amount required by Chapter 

17.26 Landscaping and Screening. 
• The property is currently 0.05 Acres (4.5%) pervious.  The proposed PUD will 

increase the pervious area of the property to 0.23 acres (20.5%).  Per Section 
17.26.060 

 “The minimum percentage of a lot or parcel that is landscaped shall be: … 
 b) 15% for a lot or parcel with of-site stormwater storage” 

 
3. To encourage a harmonious mix of land uses and a variety of housing types and 

prices.  
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N/A 
 

4. The buildings within the PUD offer high quality architectural design. 
 
The proposed building will meet the design guidelines stated in Section 17.06.030 
Standards and Guidelines – BL, BC, BR, & OR Districts.  The applicant is 
proposing a primarily masonry building with cultured stone accents and unique metal 
fenestration.  Currently, a significant portion of the building exterior is covered by 
EIFS.  Per Section 17.06.030E.2 Prohibited Materials EIFS systems are permitted for 
no more than 10% of any façade.  There is no EIFS used in the new building design 
and this proposal will eliminate the existing use of a prohibited material.   

 
5. The PUD provides for energy efficient building and site design.   

 
Energy efficiency standards for the building have not been identified. 
 

6. The PUD provides of the use of innovative stormwater management techniques. 
 
There are no innovative stormwater features proposed in this PUD.   
 

7. The PUD provides accessible dwelling units in numbers or with features beyond 
what is required by the Americans with Disabilities Act (ADA). 
 
N/A 
 

8. The PUD provides affordable dwelling units in conformance with, or in excess of, 
City policies and ordinances. 
 
N/A 
 

9. The PUD preserves historic building, sites, or neighborhoods. 
 
There are no historic sites or buildings in this neighborhood.   

 
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.  
 
The proposed Special Use for a PUD will facilitate the redevelopment of an existing 
restaurant on the same lot it is currently located.  Once complete this restaurant will 
continue to serve the public in its current location.    

  
b. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided. 
 
The utilities and infrastructure already exist on or are immediately adjacent to the site.  The 
applicant will relocate an existing water main to their western property line to maintain the 
City’s current ability to provide adequate water service to the surrounding neighborhood.  
The proposal will eliminate two existing curb-cuts onto Rt. 64 which will reduce points of 
conflict and confusion for motorists entering and existing the site. 
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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 proposed Special Use will facilitate the reconstruction the same use that exists on the 
properties.  This proposal will not create any new impacts on the surrounding property 
owners.  The construction of a new modern facility will enhance, not diminish or impair 
property values in the surrounding 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.  
 
The surrounding properties are already developed. 

 
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 property is already in use by this specific user and restaurant.  Since this use is already 
established there will not be any new impacts created by the establishment of this PUD.  
The closing of two curb cuts onto W. Main Street will reduce the number of curb cuts 
entering and exiting the site and increase safety in this area.   

 
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 development will conform to all applicable regulations with the exception of the 
deviations requested as part of the proposed PUD.   

 
iv.  The proposed PUD will be beneficial to the physical development, diversity, tax base 

and economic well-being of the City. 
 

 The redevelopment of an existing business with a modern building will enhance the aesthetic 
character of the development and serve as a model for the redevelopment of similar lots in 
this area.  Encouraging the redevelopment of existing businesses promotes retention of 
businesses and the economic well-being of the City.   

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

 
The Comprehensive Plan land use designation for this property is Retail and Service and is 
defined as “Includes most business uses such as stores, restaurants, consumer and business 
services and professional office.  The maximum Floor Area Ratio is 0.35.”  The proposed use 
is a restaurant that meets the definition of Retail and Service.   
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FINDING OF FACT FOR SPECIAL USES (RESTAURANT AND DRIVE-THROUGH 
FACILITY AT 1915 W. MAIN SREET (MCDONALD’) 

 
a. Public Convenience: The Special Use will serve the public convenience at the 

proposed location.  
 
 The proposed Special Uses for a Restaurant and Drive-Through Facility will facilitate the 

redevelopment of an existing Restaurant and Drive-Through Facility.  Currently, both 
Special Uses exist on this property.  The redevelopment of this lot will create an orderly 
traffic flow pattern and more efficient Drive-Through Facility that will enhance the ability 
of the restaurant to serve the public.  

  
b.  Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided.  
 
 The utilities and infrastructure already exist on or are immediately adjacent to the site.  The 

applicant will relocate an existing water main to their western property line to maintain the 
City’s current ability to provide adequate water service to the surrounding neighborhood.  
The proposal will eliminate two existing curb-cuts onto Rt. 64 which will reduce points of 
conflict and confusion for motorists entering and exiting the site. 

   
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 Uses will facilitate the reconstruction a Restaurant and Drive-

Through Facility that currently exist on the property.  Since the use already exists, this 
proposal will not create any new impacts on the surrounding properties.  The construction 
of a new modern facility will enhance and not diminish or impair the property values in the 
surrounding 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.  

 
 The surrounding properties are already developed.   
 
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 property is already in use by this specific user and restaurant.  Since this use is already 

established there will be no impacts created by the establishment of the Special Uses for a 
Restaurant and Drive-Through.  The closing of two curb cuts onto W. Main Street will 
restrict vehicles entering and exiting the site from four to two egress points and increase the 
safety of this area.   

 
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 
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provisions of this Title, except as may be varied pursuant to a Special Use for Planned 
Unit Development.  

 
 Other than the deviations requested through the Special Use for the PUD, the Special Uses 

for the Restaurant and Drive-Through Facility will conform to all applicable regulations of 
the Zoning Ordinance.  In particular, Restaurants uses are required to be located on a 
minimum 1-acre lot in the BL – Local Business District.  This site has an area of 1.12 acres.  
Drive-Through Facilities are required to provide 15 stacking-spaces and 15 stacking-spaces 
are provided.   

 



 
 
 
 
 
 
 

 
 
 

V3 COMPANIES • 7325 JANES AVENUE, WOODRIDGE, IL 60517 • PH: 630.724.9200 • FX: 630.724.9202 • V3CO.COM 

VISIO, VERTERE, VIRTUTE … THE VISION TO TRANSFORM WITH EXCELLENCE 

PARKING ASSESSMENT 
 
DATE: January 25, 2013 
  
TO: McDonald’s USA, LLC 
 
FROM: Michael J. Rechtorik, P.E., PTOE 
 Peter Reinhofer 
 
CC: Ted Feenstra 
 Andrew Uttan 
 File 
 
RE: McDonald’s USA, LLC 
 St. Charles Project #06240.59 
 

 
McDonald’s USA is planning to redevelop an existing McDonald’s Restaurant site located on 

Main Street (IL Route 64), just west of 19th Street in St Charles, Illinois.  The project site is 1.13 

acres and the proposed development will consist of a 5,235 square foot Prototype 45114 

building with a double drive-thru lane.  There are 49 parking spaces proposed for this 

development, as illustrated in the attached site plan. 

 

This assessment has been prepared to determine the adequacy of the proposed number of 

parking spaces.  Provided in this assessment is a parking generation analysis and a summary 

of our findings. 

 

Parking Generation Analysis 

 

The objective of a parking generation analysis is to estimate the parking demand during peak 

times for a site and determine if the proposed number of parking spaces is adequate to 

accommodate that peak demand.  Typically, required parking for a site is determined using 

parking ratios for various land uses found in a municipal code.   

 

Parking Requirements per City of St. Charles Municipal Code 

 

The City of St. Charles’ Municipal Code, Chapter 17.24.140, provides a schedule of off-street 

parking ratios to determine the required number of parking spaces corresponding to its specified 

land use.  The municipal code requires 10 parking spaces per 1,000 square feet of gross floor 

area for restaurants.  It also specifies that fractions below one-half may be disregarded.  
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Therefore, the City of St. Charles Municipal Code requires 52 parking spaces for this proposed 

development.   

 

Observed Parking Demand at Existing Single-Lane Drive-Thru McDonald’s 

 

While the City’s Municipal Code provides required parking for the site, parking surveys of the 

existing site should always be considered as one of the best means to estimate parking demand 

to account for local conditions.  Therefore, a parking accumulation study has been conducted at 

the existing fast food restaurant to obtain the existing parking demand at regular intervals of 

time.  The parking survey was conducted during the peak weekday (12 PM – 1 PM) and peak 

weekend (12 PM – 1 PM) hour for the restaurant. 

 

The existing site consists of an approximate 4,500 square foot restaurant with a single drive-thru 

lane.  There are three full-access driveways and one exit-only driveway along Main Street that 

provide direct access to the site.  The site currently includes 67 surface parking spaces, three of 

which are striped as handicap spaces. 

 

Results of the parking accumulation study are summarized in Table 1, which illustrate that the 

peak parking demand occurred during the weekday peak hour with 48 occupied parking spaces.  

However, it was observed that a number of parked vehicles, approximately 4 to 8 during each 

survey hour, were parking in the west side of the McDonald’s parking lot and accessing the Beef 

Shack restaurant located next door.  It was also noted that the three western driveways created 

confusion in accessing the single-lane drive-thru and that the drive-thru queue was fairly long 

during the peak hours, up to 14 vehicles.  Several drivers that were hoping to use the drive-thru 

were observed leaving the drive-thru lane and parking since the drive-thru was too difficult to 

access and the queue too long. 

 

Based on the approximate size of the existing facility and the observed parking data, the 

existing single-lane drive-thru McDonald’s has a peak hour parking demand rate of 10.67 

spaces per 1,000 square feet, similar to the City Code parking requirement.  However, this 

parking rate does not take into account the vehicles parking at McDonald’s and walking off site 

and the vehicles expecting to use the drive-thru but parked instead due to long queues and 

confusion at the single-lane drive-thru. 

 

Parking Data at Similar Higher Capacity Drive-Thru McDonald’s 

 

Increased capacity of the drive-thru system is expected to increase the amount of drive-thru 

patrons and thus decrease the amount of walk-up traffic, resulting in a lower parking demand for 

the site.  McDonald’s has been implementing tandem drive-thru and dual-lane drive-thru 
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systems at many of their facilities, which typically results in a lower parking demand.  In 

addition, the proposed access layout will provide efficient on-site circulation accessing the drive-

thru lane thus solving the confusion of accessing the drive-thru lane currently being experienced 

on site. 

 

For example, the attached excerpt from a parking study for another McDonald’s includes 

parking counts at three facilities which are a similar size to that proposed for the St. Charles site 

– one with a single-lane drive-thru and two with a tandem drive-thru.  The observed peak 

parking demand for the single-lane drive-thru is 50 parked vehicles, resulting in a parking rate of 

9.31 spaces per 1,000 square feet.  The observed peak parking demand for the two with the 

tandem drive-thru is 37 spaces and 32 spaces during the peak hour, resulting in parking rates of 

6.92 spaces and 5.84 spaces per 1,000 square feet, respectively.  This results in a net reduction 

in peak hour parking rates by 26 percent and 37 percent, respectively when compared to the 

single-lane drive-thru.   

 

The proposed redeveloped McDonald’s includes a dual-lane drive-thru, so it is expected to 

accommodate more drive-thru patrons.  Using the conservative reduction of 26 percent on the 

parking rates generated at the existing site would result in a parking rate of 7.89 parking spaces 

per 1,000 gross square feet, or 41 spaces, for the proposed 5,235 square foot building. 

 

Summary and Conclusions 

 

The City of St. Charles’ Municipal Code provides a parking rate of 10 parking spaces per 1,000 

square feet of gross floor area, which would require 52 parking spaces for the proposed 5,235 

square foot McDonald’s.  The site is proposing to provide 49 spaces, which is less than the 

required 52 spaces by three spaces.   

 

A parking survey was conducted at the existing single-lane drive-thru McDonald’s to estimate 

the parking demand that accounts for local conditions.  The peak parking demand for the site 

was 48 spaces occupied, resulting a peak parking rate of 10.67 spaces per 1,000 square feet.  

However, it was observed that vehicles were parking in the McDonald’s lot but walking to an 

adjacent restaurant, there was confusion in accessing the single-lane drive-thru, and that the 

drive-thru queue was fairly long during observed times resulting in several drivers parking 

instead of using the drive-thru.  While these observations cannot be quantified in a parking rate 

reduction, it is expected that the existing site requires less than the 48 peak hour occupied 

spaces. 

 

Other studies have shown that restaurants with additional drive-thru capacity have increased 

drive-thru sales and decreased vehicles parking, resulting in a lower parking demand.  The 
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proposed redeveloped McDonald’s includes a dual-lane drive-thru which will accommodate 

more drive-thru patrons.  Parking surveys for three similar size McDonald’s – one with a single-

lane drive-thru and two with a tandem drive-thru – result in a lower parking demand for the 

tandem drive-thru facilities.  Using the conservative reduction of 26 percent on the parking rates 

generated at the existing site would result in a parking rate of 7.89 parking spaces per 1,000 

gross square feet, or 41 spaces, for the proposed 5,235 square foot building. 

 

Based on the field observations at the existing restaurant and parking data from several 

McDonald’s with higher capacity drive-thru’s, it is our professional opinion that the proposed 49 

parking spaces will accommodate the parking demand for the new St. Charles McDonald’s.  

The eight additional parking spaces will provide an additional buffer to account for any special 

events or parking for neighboring restaurants and maximizes the parking potential for the 

redeveloped site. 

 

Cross Access 

 

A request at the Concept Meeting was made by a City of St. Charles Alderman to consider 

providing cross access between the proposed redeveloped McDonald’s on Main Street (IL 64) 

and the adjacent Beef Shack restaurant located directly west.  Additionally, there was a request 

to make the West access point a right-in, right-out only. The existing counterclockwise flow of 

the Beef Shack and the proposed counterclockwise flow of the McDonald’s site make it difficult 

to provide a practical access point.  In addition, a proposed cross access driveway between the 

two sites will result in the loss of parking spaces for both businesses.  Finally, providing cross 

access between the two sites would not result in access to additional streets, other than Main 

Street. 

 

Cross access between two adjacent properties is an access management tool typically utilized 

to reduce the number of driveways along a heavily traveled roadway.  Cross access typically 

supports developments and businesses as customers are encouraged to park once and stay 

on-site to visit multiple complimentary businesses.  However, for this particular site, no 

additional driveways along IL 64 will be closed other than the two existing driveways on 

McDonald’s property.  Also, the land uses are similar businesses and customers will likely not 

visit both locations as part of the same trip.   

 

Even if cross-access were warranted, cross-access would not be possible in this case due to its 

impact on McDonald’s parking and site circulation.  Based on the counterclockwise flow of both 

the proposed McDonald’s parking lot and the Beef Shack and proximity to Main Street, the 

preferred location for a cross access connection would be at the south property line.  This would 

result in relocating the proposed trash enclosure within the McDonald’s parking lot, impacting 
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additional parking spaces.  According to the City of St. Charles Zoning Ordinance, McDonald’s 

is required to provide 52 off-street parking spaces for the proposed development.  The current 

site plan includes 49 parking spaces, which requires a parking space deviation.  Providing cross 

access to the Beef Shack restaurant could result in approximately six parking spaces being 

eliminated from the McDonald’s site due to relocating the trash enclosure and providing the 

cross-connection.  Beef Shack would also lose parking spaces.  McDonald’s already has 

problems with Beef Shack customers parking on McDonald’s site.  Providing this cross-

connection and reducing parking further on both sites will jeopardize McDonald’s ability to 

provide adequate parking for its customers.  

 

Another major benefit of cross access between properties is providing additional access to other 

roadways for customers to utilize, allowing them to potentially reduce their travel times to and 

from the site.  A new cross access connection between the two restaurants would not provide 

any new access for either restaurant to other cross streets, such as Randall Road or 19th 

Street.   McDonald’s and Beef Shack customers would still only access Main Street.  

 

In summary, cross access between Beef Shack and the proposed McDonald’s development 

does not provide public benefits by either providing access to a secondary street or providing 

access between multiple complimentary uses. Additionally, the cross-access will further reduce 

McDonald’s on-site parking to a level which will not adequately meet McDonald’s parking 

demands, while also deviating from the St. Charles Parking requirements by nine spaces rather 

than three. 

 





Table 1: Summary of Parking Occupancy Counts at St. Charles McDonald's

Friday, 

November 9, 2012

Saturday, 

November 10, 2012

Period Time Occupied Spaces Occupied Spaces

1 12:00 PM 38 21

2 12:03 PM 37 25

3 12:06 PM 42 26

4 12:09 PM 42 29

5 12:12 PM 47 31

6 12:15 PM 45 32

7 12:18 PM 45 39

8 12:21 PM 48 37

9 12:24 PM 42 37

10 12:27 PM 39 41

11 12:30 PM 37 37

12 12:33 PM 40 44

13 12:36 PM 40 36

14 12:39 PM 41 35

15 12:42 PM 38 35

16 12:45 PM 34 36

17 12:48 PM 31 36

18 12:51 PM 30 27

19 12:54 PM 29 35

20 12:57 PM 32 34

21 1:00 PM 35 33

48 44

10.67 9.78
Observed Parking Rate

(spaces per 1,000 SF)

Maximum Parking Demand
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STORMWATER OVERFLOW ROUTE

NOTES:

FILTER (TYP.)
INLET BASKET

LINE (TYP.)
RIDGE
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     CONSTRUCTION ACTIVITIES.

     (630-443-3677), TO SCHEDULE A PRE-CONSTRUCTION MEETING PRIOR TO ANY

9.  CONTRACTOR TO CONTACT CHRIS TIEDT, CITY OF ST. CHARLES ENGINEERING DIVISION

     REQUIRED BY THE IEPA NPDES PHASE II PERMIT PROGRAM REQUIREMENTS.  

     INCLUDING EROSION CONTROL MEASURES AND INSPECTION FREQUENCY, AS

     RESPONSIBLE FOR IMPLEMENTING THE PROVISIONS INDICATED IN THE SWPPP,

     PREVENTION PLAN (SWPPP) PREPARED BY V3 COMPANIES.  THE CONTRACTOR IS

     AS INDICATED ON THIS SHEET IN ACCORDANCE WITH THE STORMWATER POLLUTION

8.  THE  CONTRACTOR SHALL INSTALL AND MAINTAIN ALL EROSION CONTROL MEASURES

     AND THE SITE ADEQUATELY STABILIZED.

     CONSTRUCTION ACTIVITIES UNTIL THE PROPOSED IMPROVEMENTS ARE COMPLETED

     IMPROVEMENTS ARE TO REMAIN IN PLACE AND TO BE MAINTAINED THROUGHOUT

7.  ALL SEDIMENT AND EROSION CONTROL MEASURES IN AND AROUND THE PROPOSED

     OR GREATER, AND IN BOTTOM AND SIDE SLOPES OF ALL SWALES.

     EQUAL) SHALL BE PLACED ON ALL DISTURBED AREAS WITH SIDE SLOPES OF 4:1

6.  EROSION CONTROL BLANKET (NORTH AMERICAN GREEN S150BN OR APPROVED

     IN PAVED AREAS.

5.  CONTRACTOR TO INSTALL INLET BASKET FILTERS ON ALL OPEN LID STRUCTURES

     ACTIVITIES TO MINIMIZE SOIL EROSION.

     ADDITIONAL SILT FENCE WHEREVER NECESSARY THROUGHOUT CONSTRUCTION

     EARTHWORK.  CONTRACTOR TO MAINTAIN SILT FENCE AS SHOWN AND INSTALL

4.  CONTRACTOR TO INSTALL SILT FENCE PRIOR TO COMMENCEMENT OF ANY

     SLOPE ON ALL SIDEWALKS TO COMPLY WITH THE ILLINOIS ACCESSIBILITY CODE.

3.  PROVIDE 2.00% MAX (1.00% MIN) CROSS SLOPE AND 5.00% MAX LONGITUDINAL

     ELEVATIONS.

     SUBTRACT TOPSOIL THICKNESS OR PAVEMENT SECTION TO ESTABLISH SUBGRADE

2.  ALL ELEVATIONS SHOWN DEPICT FINISHED GRADE UNLESS OTHERWISE NOTED.

     NOTED.

     CURB AND GUTTER REFER TO EDGE OF PAVEMENT ELEVATIONS UNLESS OTHERWISE

1.  ALL PAVEMENT SPOT GRADE ELEVATIONS AND RIM ELEVATIONS WITHIN OR ALONG

C2.0 Grd06240.59.dgn 2/28/2013 2:05:42 PM
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FF = 772.9

1. The Use Of Flexible Connection is Recommended at The Inlet and Outlet Where Applicable.

2. The Cover Should be Positioned Over The Inlet Drop Pipe and The Oil Port.

3. The Stormceptor System is protected by one or more of the following U.S. Patents: #4985148,

(450 U.S. Gallon Capacity)

STC 450i Precast Concrete Stormceptor

Match Grade

Varies To

Min.

60"

Stormceptor

9"

16"

#5498331, #5725760, #5753115, #5849181, #6068765, #6371690.

(Removable)

Down Pipe

Section Thru Chamber

Notes:

8"

Riser Pipe

5"

8"

18"

24''

6''

Inlet

5"

 PVC Pipe

Min.15" High

Cover and Grate

w/ 4" Cap

4"

Outlet

Insert

Suit Finished Grade

Grade Adjusters To

(Tee Opening to Face Side Wall)

Plan View

Insert Tee Here

Inlet Outlet

Riser Pipe

See Note 2

y

8''

y

4. Contact a Concrete Pipe Division representative for further details not listed on this drawing.

If Required

*

*

*

R ekni r
Concrete Pipe Division

Rinker 027

17"

MAIN STREET (IL ROUTE 64)
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SANITARY SEWER

SANITARY FORCE MAIN

STORM SEWER

WATER MAIN

UTILITY STRUCTURE WITH CLOSED LID

CURB INLET

DRAINAGE STRUCTURE WITH OPEN LID

FIRE HYDRANT

VALVE IN VALVE BOX 

GATE VALVE IN VALVE VAULT

FLARED END SECTION (F.E.S.)

LIGHT STANDARD

EXISTING PROPOSED DESCRIPTION

COMBINED SEWER

OVERHEAD ELECTRIC

OVERHEAD TELEPHONE

OVERHEAD WIREOHW OHW
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NOTES:

5.  ALL STORM SEWER TO BE 12" RCP UNLESS OTHERWISE NOTED.

     INFORMATION.

     ACTUAL SIZE.  SEE PLANS BY SITE LIGHTING CONSULTANT FOR SITE LIGHTING

4.  LIGHT POLES SHOWN FOR COORDINATION PURPOSES ONLY AND DO NOT REPRESENT

     FRAME AND GRATES SHALL ALSO CONFORM TO LOCAL MUNICIPALITY REQUIREMENTS.

     STRUCTURES IN PAVEMENT SHALL BE NEENAH R-1772 OR APPROVED EQUAL.  ALL

     SHALL BE NEENAH R-2502 OR APPROVED EQUAL, AND FRAME AND CLOSED LID

3.  UNLESS INDICATED OTHERWISE, FRAME AND OPEN LID STRUCTURES IN PAVEMENT

 

     CONSTRUCTION.  NOTIFY ENGINEER OF ANY DISCREPANCIES IMMEDIATELY.

     UNDERGROUND UTILITIES BEFORE ORDERING MATERIALS OR COMMENCING 

     TO CALL “JULIE”(1-800-892-0123) TO COORDINATE FIELD LOCATIONS OF EXISTING
     AND AVAILABLE INFORMATION PRESENTED AT THE TIME OF SURVEY.  CONTRACTOR

2.  UNDERGROUND UTILITY INFORMATION IS BASED ON ATLAS INFORMATION

     CONTRACTOR TO NOTIFY ENGINEER OF ANY DISCREPANCIES IMMEDIATELY.

     UTILITIES PRIOR TO ORDERING MATERIALS OR BEGINNING UTILITY WORK.

1.  CONTRACTOR TO FIELD VERIFY LOCATION, INVERT, AND SIZE OF ALL EXISTING
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(TYP)

10' CITY EASEMENT

(TYP)

10' CITY EASEMENT
WATER QUALITY UNIT

PROPOSED MECHANICAL

ST 1

ST 2
ST 3

ST 4
ST 5ST 6

ST 7

ST 8

ST 9

ST 10

ST 11ST 12

ST 13ST 14

PROPOSED 12" STORM STUBSANITARY STUB
PROPOSED 6" 

SMH 1

SMH 2SMH 3

6" WATER SERVICE STUB

COORDINATE W/ NICOR.
FOR REFERENCE ONLY. 
PROPOSED GAS SERVICE

COMPANY.
COORDINATE W/ TELEPHONE
FOR REFERENCE ONLY.
FOR TELEPHONE SERVICE.
PROPOSED CONDUIT 

ST 15

W/ RIP RAP

STORM SEWER ENDING AT WALL

18" RCP

1
5
" 

R
C

P

24" R
C
P15

" R
CP

1
8
" 

R
C

P

IE 767.50

IE 767.50

POLE (TYP.)
PROPOSED LIGHT

VB 1

2" DOMESTIC SERVICE STUB

6
" 

W
M

2
" 

W
M

1
0
" 

D
IW

M

10" DIWM

SANITARY SEWER
WYE CONNECT TO EXISTING
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NOTES:

PAVEMENT

6"

6
"

CRUSHED STONE

4" MIN

6" MIN

6
"

6
"

R
=
1
" R

=
1
"

CURB

DEPRESSED

1/2" FOR

3500 PSI CONCRETE

PROVIDE HAND TOOLED CONTRACTION JOINTS EVERY 10' ON-CENTER.2.

PROVIDE 1/2" EXPANSION JOINTS EVERY 50' ON-CENTER.1.

DEPRESSED CURBS

COVER AT 

PROVIDE NECESSARY

BY 1-1/2" TO

LOWER REBAR 

(CONTINUOUS) 

2 - #4 REBAR 

B6 BARRIER CURB

NOTES:

R
=
2
"

24"

R
=2
"

6
"

4" COMPACTED CA-6

3500 PSI CONCRETE

SURFACE COURSE

BINDER COURSE

TOWARD CURB

GRADE SLOPES

GRADE SLOPES AWAY

2% SLOPE

4"

4"

8
"

M
IN

M
A

X
6
"

M
IN4
"

10" x 24" CURB

1. REINFORCEMENT: PROVIDE 3 No.5 STEEL BARS, 10' LONG, CENTERED OVER ALL TRENCH CROSSINGS.

3. CONTRACTION JOINT: PROVIDE 2" DEEP CONTRACTION JOINTS AT 15' INTERVALS.

4. 2'-6" LONG TIE BAR ON 2'-6" CENTERS SHALL BE PROVIDED WHEN CURB IS ADJACENT TO P.C.C. PAVEMENT.

5. PROVIDE 2 NO. 6 X 2'-6" LONG TIE BARS TO CONNECT EXISTING AND NEW CURB AND GUTTER.

    WITH 1" DIA. GREASE CAP THRU EXPANSION JOINTS. (3/4" THICK BITUMINOUS FILLER MATERIAL).

    45' MAX. INTERVALS IN STRAIGHT CURB & GUTTER. PROVIDE No. 6x18" LONG SMOOTH STEEL DOWEL BARS

2. EXPANSION JOINT: PLACE AT ENDS OF ALL RADII, 5' ON EACH SIDE OF DRAINAGE STRUCTURES AND AT

T/C = TOP OF CURB

          PAVEMENT
E/P = EDGE OF

F/G = FINISHED GRADE

CONTRACTION JOINT DETAIL EXPANSION JOINT DETAIL

" TOOLED JOINT (MIN.)8
1

NOTE:

"4
1

1 

PREMOLDED FILLER

HOLD DOWN 0.125"

JOINT SEALANT

" R8
1

"2
1

" R8
1

(TYPICAL)

COMPACTED SUBGRADE

4" AGGREGATE BASE (CA-6)

CONCRETE (TYPICAL)

5" 4000 P.S.I. AIR ENTRAINED

CONCRETE SIDEWALK

CONCRETE DUMPSTER PAD, DRIVEWAYS AND DRIVE-THRU LANES

x x x x x x x x

6 x 6
WELDED WIRE FABRIC

x x x x x

W2.9-W2.9

CONTRACTION JOINT DETAIL EXPANSION JOINT DETAIL

"2
1

" R8
1

2
"

4
"4
"

2
"

"4
1

1

JOINT MIN.
" TOOLED8

1

" R8
1

OR FACE OF STRUCTURE.

DIRECTION, OTHER WALK, UTILITY APPURTENANCE,

40'-0" O.C. MAX. OR AT BACK OF CURB, CHANGE OF

JOINTS TO BE 5'-0" O.C. & EXPANSION JOINTS TO BE

UNLESS OTHERWISE NOTED ON PLANS, CONTRACTION

NOTE:

FILLER
PREMOLDED

HOLD DOWN 0.125"
JOINT SEALANT

AIR ENTRAINED

CONCRETE (TYP.)

8" 4000 PSI

(TYP.)
SUBGRADE

COMPACTED

BASE (CA-6)

4" AGGREGATE

APPURTENANCE, OR FACE OF STRUCTURE.

OF CURB, CHANGE OF DIRECTION, OTHER WALK, UTILITY 

5'-0" O.C. AND EXPANSION JOINTS TO BE 40'-0" O.C. MAX., OR AT BACK 

UNLESS OTHERWISE NOTED ON PLANS, CONTRACTION JOINTS TO BE 

PAINTED ACCESSIBLE STALL SYMBOL

3'-5"

4.5"1'-1"6.5"1"

DOUBLE COAT

OF YELLOW PAINT

2.5"

4
"

4
"

1
'-
9
"

4
'-
0
"

4"

4"

1'-2
"

1
1
"

1
'-
9
"

"2
1
2

NOTE: SYMBOL TO BE CENTERED IN PARKING STALL.

ACCESSIBLE PARKING SPACE DETAIL

RESERVED

PARKING

R7-8

U.S. DEPT OF TRANSPORTATION

$ 350 FINE

R7-101

ILLINOIS STANDARD SIGN

REFLECTORIZED

-WHITE BACKGROUND

(PANTONE 340 C)

NON-REFLECTORIZED 

-GREENLEGEND AND BORDER

COLOR:

REFLECTORIZED

-WHITE BACKGROUND

(PANTONE 340 C)

NON-REFLECTORIZED 

-GREENLEGEND AND BORDER

COLOR:

-WHITEBACKGROUND

BACKGROUND

340 C WHITE SYMBOLE ON PANTONE 286

-PANTONELEGEND AND BORDER

COLOR:

GRADE AT 2'-6"

POST DRIVEN BELOW 

8'-0"x 1 1/2" STEEL "U"

PAINTED YELLOW.

FILLED WITH CONCRETE

12" DIA. STEEL BOLLARD

2
'-
0
"

5
'-
0
"

5
'-
9
"

7
'-
3
"

1'-0"

1
'-
6
"

3"

6
"

(3" MIN. COVER)

ENCASE IN CONCRETE

3
'-
0
"

5. THE LOWEST BOTTOM EDGE OF THE LOWEST REQUIRED SIGN SHALL BE MOUNTED AT 60" 

    AN ACCESS AISLE 8 FEET WIDE MINIMUM AND SHALL BE  DESIGNATED "VAN ACCESSIBLE".

4. ONE IN EVERY EIGHT ACCESSIBLE SPACES, BUT NOT LESS THAN ONE, SHALL BE SERVED BY 

    MAY ALSO BE REPLACED BY "TIME" AS 9 AM-5 PM WHERE A PART TIME RESTRICTION EXISTS.

    ONE SPACE. THE ARROW MAY ALSO BE MADE TO POINT IN ONLY ONE  DIRECTION. THE ARROW 

3. ON THE RESERVED PARKING SIGN, THE ARROW SHOULD BE OMITTED WHERE THERE IS ONLY 

    ON A SINGLE 12 INCH BY 24 INCH PANEL

2. THIS PLAT MAY BE MOUNTED DIRECTLY BELOW THE R7-8 SIGN OR COMBINED WITH THAT SIGN 

    STATUTES, THE ACTUAL AMOUNT OF THE FINE SHOULD BE SHOWN.

1. WHERE A FINE IN EXCESS OF $250 IS ESTABLISHED BY THE MUNICIPALITY BY ORDINANCE WITH 

NOTES:

ACCESSIBLE PARKING SPACE SIGN WITH BOLLARD DETAIL
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SIGN CENTERED ON STALL

ACCESSIBLE PARKING SPACE

SPACE

ACCESSIBLE PARKING

SYMBOL

SPACE PAINTED

ACCESSIBLE PARKING
2.0'

60°

STOP

CONCRETE WHEEL

C-C

8.0'

C-C

8.0'

FROM FACE OF CURB

CENTER OF POST AT 6"

STRIPING (3' O.C.)

PAINTED 4" YELLOW

3' or 6'

(Typ.)
Post
4x4

1x6 Rough-Sawn

8'-0" on center

4" typical

6
"

(Typ.)
Rails
2x4

All fasteners to be gavanized.
Note: All Lumber used to be one of the following: Redwood, Cedar, or pressure-treated, stained finish. 

N.T.S.

Top of wood fence 

Retaining Wall

 ON TOP OF RETAINING WALL 
ELEVATION OF  6 FOOT FENCE
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REFLECTED ON THE DRAWING UNLESS SOFFIT / BUILDING LIGHTING

2. THE CONTRIBUTION OF THE SOFFIT / BUILDING LIGHTING IS NOT

4. FINAL ADJUSTMENTS TO AIMING ANGLE/DIRECTION OF FIXTURES MAY

1. THE FOOTCANDLE LEVELS AS SHOWN ARE BASED ON THE FOLLOWING

   CRITERIA. ANY SUBSTITUTIONS IN SPECIFIED FIXTURES OR CHANGES 

   TO LAYOUT WILL AFFECT LIGHTING LEVELS SHOWN AND WILL NOT

5. FOOTCANDLE LEVELS SHOWN ARE MAINTAINED.

3. DISTANCE BETWEEN READINGS

   ADJOINING PROPERTIES OR ROADWAYS.

   BE REQUIRED TO ELIMINATE LIGHT TRESPASS OR GLARE ONTO 

   MAINTENANCE FACTOR USED ON THIS DRAWING IS 

10'

0.75

NOTES:

   BE THE RESPONSIBILITY OF SECURITY LIGHTING.

IS SPECIFIED IN THE FIXTURE SCHEDULE BELOW.
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