
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to Approve an Amendment to Special Use for a Planned 
Unit Development (First Street Redevelopment – Building 7A 401-409 S. 
First Street) 

Presenter: Russell Colby 

Please check appropriate box: 

 Government Operations        Government Services 
X Planning & Development – (8/12/13)    City Council 

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

Background 
In 2006, the City Council approved the First Street Redevelopment PUD.  Part of this redevelopment was 
building 7A which was constructed in 2008.  The PUD permitted a Financial Institution with a Drive-Through 
Facility and additional commercial tenant spaces on the first floor, with 16 apartment units on the upper levels.  
The approved PUD also restricts the permitted uses for the remaining first floor tenant spaces to the following 
categories as defined in the Zoning Ordinance: Art Gallery/Studio, Coffee or Tea Room, Cultural Facility, 
Indoor Recreation and Amusement, Live Entertainment, Personal Services, Restaurant, Retail Sales, 
Tavern/Bar, Theater, Local Utility and Accessory Uses.   
 
Proposal 
First Street Development, LLC. is proposing to amend the First Street Redevelopment PUD Ordinance to permit 
additional uses on the first floor of Building 7A.  Details of the proposal are as follows: 
• Amend Section Six (A). of Ordinance 2006-Z-29 to include Office, Business or Professional and 

Medical/Dental Clinic uses on the first floor of building 7A.   
• That building 7A be excluded from the first floor use restrictions that apply to the entire PUD.  Specifically, 

a restriction that no more than 25% of the gross leasable floor area on the first floor of all buildings located 
in the PUD be comprised of:  Cultural Facility, Indoor Recreation and Amusement, Personal Services, 
Theater, Local Utility, and Bank and Financial Institutions. 

• There are no proposed changes to the exterior of the building or parking/Drive-Through Facility area.   
 
Plan Commission Review 
The Plan Commission held a public hearing on 8/6/2013.  The Plan Commission recommended approval of the 
petition.  The vote was 7-aye to 0-nay.  No significant comments regarding this proposal were stated during the 
public hearing. 

Attachments: (please list) 

Application for PUD Preliminary Plan; received 4/4/2013; Excerpt from Ordinance No. 2006-Z-29; Pictures of 
Existing Building 

Recommendation / Suggested Action (briefly explain): 

Recommendation to approve an amendment to Special Use for a Planned Unit Development (First Street 
Redevelopment – Building 7A 401-409 S. First Street). 
For office use only: Agenda Item Number: 3b  

 



 
 
 
 
Staff Report 
 
TO:  Chairman Daniel P. Stellato  
  And Members of the Planning and Development Committee 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Proposed Amendment to Special Use for Planned Unit Development (First Street 

Redevelopment - Building 7A 401-409 S. First Street) 
 
DATE:  July 31, 2013 
  
 
I. APPLICATION INFORMATION: 

Project Name: 401-409 S. First Street (Building 7A) 

Applicant: First Street Development, LLC. 

Purpose:  Amend the First Street PUD to permit additional uses on the first floor of 
building 7A.   

 

Community Development
Planning Division 

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

General Information: 
Site Information 

Location 401-409 S. First Street 
Acres 0.57 

 
Applications 1) Special Use for a Planned Unit Development 
Applicable 
Ordinances 
and Zoning 
Code 
Sections 

17.04 Administration 
Ordinance No. 2006-Z-29 “An Ordinance Granting Certain Special Use Permits, 
Granting Certain Exceptions and Deviations from the Requirements of the Zoning 
Ordinance and the Subdivision Regulations, Granting Preliminary Planned Unit 
Development Plan Approval, Granting Conditional Approval of the Final Plat of 
Subdivision for Phase I and Related Matters for the ‘First Street Redevelopment’ ” 

 
Existing Conditions 

Land Use Building 7A 
Zoning CBD-1 Central Business District (First Street PUD) 

 
Zoning Summary 

North CBD-1 Central Business District (First Street PUD) Vacant Lot/Blue Goose 
East CBD-1 Central Business District (PUD) Milestone Row Mixed 

Use Building 
South CBD-1 Central Business District  Existing Business 
West CBD-1 Central Business District/CBD-2 Mixed-Use 

Business District 
Existing Business 

 
Comprehensive Plan Designation 

Retail and Service 
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Aerial Photograph 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Zoning 
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II. BACKGROUND  
 
In 2006, the City Council approved the First Street Redevelopment PUD (Ordinance No. 2006-Z-29 
“An Ordinance Granting Certain Special Use Permits, Granting Certain Exceptions and Deviations 
from the Requirements of the Zoning Ordinance and the Subdivision Regulations, Granting 
Preliminary Planned Unit Development Plan Approval, Granting Conditional Approval of the Final 
Plat of Subdivision for Phase I and Related Matters for the “First Street Redevelopment”). 
 
Building 7A is located at the southern end of the First Street Redevelopment and was constructed in 
2008.  The PUD permitted a Financial Institution with a Drive-Through Facility and additional 
commercial tenant spaces on the first floor with 16 apartment units on the upper levels.   
 
Section Six of the First Street Redevelopment PUD included provisions for specific uses that are 
permitted on the first floor of all buildings located within this PUD.  These provisions are as follows: 
 

“(A) Only the following uses, as defined in the City's Zoning Ordinance, shall be permitted on the 
first floor of enclosed buildings located on the Subject Realty: Art Gallery/Studio, Coffee or Tea 
Room, Cultural Facility, Indoor Recreation and Amusement, Live Entertainment, Personal Services, 
Restaurant, Retail Sales, Tavern/Bar, Theater, Local Utility and Accessory Uses to the preceding 
uses. In addition, the following uses, as defined in the City's Zoning Ordinance, shall be permitted 
on the first floor of buildings 7A, 7B and the Blue Goose, as shown on the Preliminary PUD Plan: 
Bank and Financial Institution.   
 
Notwithstanding the foregoing, the following uses shall occupy no more than 25% of the gross 
leasable floor area on the first floor of the buildings located on the Subject Realty, exclusive of 
ground floor parking areas and the Blue Goose: Cultural Facility, Indoor Recreation and 
Amusement, Personal Services, Theater, Local Utility, Bank, Financial Institution. The 25% 
limitation shall be calculated on a cumulative basis among all of the buildings located on the Subject 
Realty, excluding ground floor parking areas and the Blue Goose.  

 
Since its construction, only the Financial Institution has been located into the building.  The 
remaining tenant spaces on the first floor have remained vacant.   
 

III. PROPOSAL: 
 
First Street Development, LLC. is proposing to amend Section Six of the First Street Redevelopment 
PUD Ordinance to permit additional uses on the first floor of Building 7A.  Details of the proposal 
are as follows: 
• Amend Section Six (A). of Ordinance 2006-Z-29 to include Office, Business or Professional 

and Medical/Dental Clinic uses on the first floor of building 7A.   
• That building 7A be excluded from the first floor use restrictions that apply to the entire PUD.  

Specifically, a restriction that no more than 25% of the gross leasable floor area on the first floor 
of all buildings located in the PUD be comprised of:  Cultural Facility, Indoor Recreation and 
Amusement, Personal Services, Theater, Local Utility, and Bank and Financial Institutions. 

• There are no proposed changes to the exterior of the building or parking/Drive-Through Facility 
area.   
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IV. STAFF ANALYSIS 
 

A. PROPOSED USES 
  

The applicant is proposing that following uses, as defined in Chapter 12.30 Definitions of the 
Zoning Ordinance, be permitted on the first floor of building 7A:  

 
Office, Business or Professional (G).  An office used for business, professional or 
administrative uses, which may or may not offer services to the public, and is engaged in the 
processing, manipulation or application of business information or professional expertise. This 
use may include as accessory uses, facilities not available for use by the general public such as 
meeting facilities, employee amenities such as exercise rooms, and food service. This use does 
not involve the fabricating, assembling, warehousing, or repair of physical products, and does 
not include Medical/Dental Clinics, Financial Institutions or Professional Training Centers. 
 
Medical/Dental Clinic. A medical or dental office or clinic offering professional medical or 
dental services primarily on an out-patient basis. Such services may include examination and 
consultation, treatment, surgery, radiology, MRI, on-site testing laboratories, physical therapy, 
diagnostic services, training, administration, and other services to patients provided by 
licensed medical or dental professionals. This use includes facilities licensed by the State of 
Illinois as ambulatory surgical treatment centers. This use does not include a Hospital as 
defined herein or a facility licensed by the State of Illinois as an emergency center under the 
Emergency Medical Services (EMS) Systems Act. 
 
Both of these categories are permitted uses in the underlying CBD-1 Zoning District.    
 

B. DOWNTOWN OVERLAY & SURROUNDING PROPERTIES 
 
The limited use provisions incorporated in the First Street Redevelopment PUD are similar to 
the standards placed on properties located in the Downtown Overlay District.  Per Section 
17.14.010.F Downtown Overlay District, the purpose of the overlay is stated as:   
 

“The purpose of the Downtown Overlay District is to preserve the economic vitality and 
pedestrian character of downtown’s shopping core within the CBD-1 and CBD-2 
Districts by encouraging the continuous flow of pedestrian movement. This is 
accomplished by limiting uses on the first floor that typically generate relatively little 
pedestrian activity or are otherwise incompatible with a pedestrian oriented shopping 
area. Only those uses listed in Table 17.14-1 shall be permitted on the street level or first 
floors of buildings/structures within the Downtown Overlay District.” 

 
The overlay district does not extend south of Indiana Street and the subject property and 
properties immediately surrounding building 7A are not located in this overlay.  Therefore, 
any use permitted in the CBD-1 Zoning District is permitted on the first floors of the 
surrounding properties.  In fact, there are multiple office uses located on the first floor of the 
buildings on First Street directly east of building 7A.   
 

C. REVISED PUD PROVISIONS 
 
Below are the proposed revisions to Section Six of the First Street Redevelopment PUD 
Ordinance (the changes are highlighted bold italics): 
 
(A) Only the following uses, as defined in the City's Zoning Ordinance, shall be 
permitted on the first floor of enclosed buildings located on the Subject Realty: Art 
Gallery/Studio, Coffee or Tea Room, Cultural Facility, Indoor Recreation and 
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Amusement, Live Entertainment, Personal Services, Restaurant, Retail Sales, 
Tavern/Bar, Theater, Local Utility and Accessory Uses to the preceding uses. In 
addition, the following uses, as defined in the City's Zoning Ordinance, shall be 
permitted on the first floor of buildings 7B and the Blue Goose, as shown on the 
Preliminary PUD Plan: Bank and Financial Institution; and, the following uses shall 
be permitted on the first floor of building 7A: Bank and Financial Institution, Office, 
Business or Professional, and Medical/ Dental Clinic.  
 
Notwithstanding the foregoing, the following uses shall occupy no more than 25% of 
the gross leasable floor area on the first floor of the buildings located on the Subject 
Realty, exclusive of ground floor parking areas, the Blue Goose, and building 7A: 
Cultural Facility, Indoor Recreation and Amusement, Personal Services, Theater, Local 
Utility, Bank, Financial Institution. The 25% limitation shall be calculated on a 
cumulative basis among all of the buildings located on the Subject Realty, excluding 
ground floor parking areas and the Blue Goose.  

 
IV. PLAN COMMISSION RECOMMENDATION 

 
The Plan Commission held a public hearing on 8/6/2013.  The Plan Commission recommended 
approval of the petition.  The vote was 7-aye to 0-nay.  No significant comments regarding this 
proposal were stated during the public hearing. 
 

V. RECOMMENDATION  
 

Staff recommends approval of the application and has provided draft findings of fact to support that 
recommendation.     

 
VI. ATTACHMENTS 

• Application for PUD Preliminary Plan; received 4/4/2013 
• Excerpt Ordinance No. 2006-Z-29 
• Pictures of Existing Building 
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AMENDMENT TO SPECIAL USE FOR A PLANNED UNIT DEVELOPMENT AT 401-409 S. 
FIRST STREET   

(FIRST STREET REDEVELOPMENT – BUILDING 7A) 
 

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. 
 
This property is locating in the existing First Street Redevelopment PUD and the building has 
already been constructed.  The proposed amendment does not alter the purpose of the PUD as 
approved in 2006, but will align the provisions of the PUD with the current standards of the 
underlying Zoning District.     
 

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:  

  
 The proposed PUD amendment will permit uses that are currently permitted in the underlying 

CBD-1 Central Business Zoning District within the vacant tenant spaces in building 7A.  
Therefore, this PUD amendment is not requesting any relief from the Zoning Ordinance and 
will conform to the provisions of the underlying Zoning District.   

 
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.   

   
 

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.  
 
This location is isolated from the planned retail concentration of the First Street 
Redevelopment PUD and is located outside of the Downtown Overlay District.  This 
amendment does not alter the intent or scope of the approved PUD and there are no 
proposed changes to the exterior of the building or to the parking/Drive-Through Facility.  
This amendment will permit a larger variety of uses in the vacant tenant space.  This will 
increase the likelihood of a tenant occupying this space, which has been vacant for 5 years.  
Eliminating this vacancy will create increased activity within the First Street 
Redevelopment project.   

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

necessary facilities have been, or are being, provided. 
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The use is already constructed.  The utilities and infrastructure already exist on and around 
the site and will not be altered by these modifications.   

 
 

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 building and Drive-Through Facility are already constructed and have existed on this 
site since 2008.  This proposal will not modify the exterior or site plan, but will permit the 
applicant to fill a vacant commercial space and finish the first floor interior of building 7A.  
Completion of this first floor space will enhance the appeal of the building and generate 
commercial activity in this location. 

 
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 or are located within Planned Unit 
Developments that detail how these properties will be developed in the future.  Increasing 
the number of permitted uses will facilitate the occupancy of these vacant spaces located in 
Building 7A.   

 
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.  

  
 This building already exists on this property.  Since this building is already established 

there will not be any new impacts created by this PUD amendment.  These spaces were 
anticipated to be filled by commercial users; therefore, this amendment will only increase 
the number of commercial businesses that can locate within this space.   

 
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 amendment will conform to all applicable regulations in the underlying CBD-1 Central 
Business District and the specific provisions of the Ordinance No. 2006-Z-29 (First Street 
Redevelopment).   

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

and economic well-being of the City. 
This location is isolated from the planned retail concentration of the First Street 
Redevelopment PUD and is located outside of the Downtown Overlay District.  This 
amendment will permit the build out of an existing vacant commercial space that is located 
on the first floor of building 7A.  This will increase commercial activity in this area and 
promote the continued development of the First Street Redevelopment project.   

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

 
N/A 







































Pictures of Building 7A 








