
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to Approve a PUD Preliminary Site Plan, Engineering 

Plan and Final Plat of Subdivision for The Quad St. Charles (Charlestowne 

Mall PUD) 

Presenter: Russell Colby 

Please check appropriate box: 

 Government Operations        Government Services 

X Planning & Development – (4/14/14)    City Council 

 Public Hearing   
 

Estimated Cost:  N/A Budgeted:      YES  NO  

If NO, please explain how item will be funded: 
 

Executive Summary: 

 

Background: 

In November 2013, the City Council approved an amendment to the Charlestowne Mall PUD to create new 

zoning and development standards for the redevelopment of the mall property, which is to be known as The 

Quad St. Charles.  The PUD Amendment approved the following documents: 

• A Concept Site Plan meant to demonstrate the design intent of the project. 

• A PUD Standards exhibit listing the zoning and subdivision requirements. 

 

Proposal: 

The developer is now commencing the PUD Preliminary Plan approval stage of the project. Documents being 

presented for approval at this time include: 

• An overall Site Plan identifying the site and parking lot layout, pedestrian pathways, the proposed mall 

building footprint and locations for future outlot buildings. 

• Preliminary Engineering Plans for: 

• Demolition of the former Sears anchor store, an adjacent portion of the west end of the mall, and 

the existing foodcourt wing. 

• Site grading and parking lot reconfiguration and reconstruction. 

• Site utility work. 

Additional components of the PUD Preliminary Plan will be submitted for review in the coming months. These 

documents are being developed based on the final site and engineering plans. Plans will include architectural 

building elevations, landscape plans, lighting and photometric plans, and a sign plan. Plan review for the outlots 

will occur as each is proposed for development. 

 

The developer has also submitted a Final Plat of Subdivision to create a building lot for the existing theater. 

 

Plan Commission Recommendation: 

The Plan Commission recommended approval of plan documents on 3/18/2014.  The vote was 5-aye to 1-nay.   

 

Attachments: (please list) 

Staff Report, Approval Process Summary, Engineering Review Comments, Developer response to Engineering 

Comments, Application Materials, PUD Ord. #2013-Z-19; Site Plan, Preliminary Engineering Plan, Final Plat 

Recommendation / Suggested Action (briefly explain): 

Recommendation to Approve a PUD Preliminary Site Plan, Engineering Plan and Final Plat of Subdivision for 

The Quad St. Charles (Charlestowne Mall PUD), subject to resolution of all staff comments prior to City Council 

action. 

For office use only: Agenda Item Number: 5c  

 



 
 
 
Staff Report 
 
TO:  Chairman Dan Stellato  
  And the Members of the Planning & Development Committee 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  The Quad St. Charles (Charlestowne Mall PUD) – Site Plan, Preliminary Engineering Plan 

and Final Plat of Subdivision for Theater Building 
 
DATE:  April 2, 2014 
  
 
I. APPLICATION INFORMATION: 

Project Name: The Quad St. Charles 

Applicant:  SC 3800 Main, LLC 

Purpose:  a.)  Approval of Site Plan and Preliminary Engineering Plan for the 
overall site (excluding the outlot building pads) 

 b.)  Approval of a Final Plat to subdivide a lot for the theater anchor 
building   

 

 Community & Economic Development 
Planning Division 

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

General Information: 

Site Information 
Location 3700-3850 E. Main St. 
Acres 82 acres 

 
Applications PUD Preliminary Plan for overall site 

Final Plat of Subdivision for theater anchor building 
Applicable 
Zoning Code 
Sections/ 
Ordinances 

Table 17.14-2 Business and Mixed-Use Districts Bulk Regulations 
Ordinance 2013-Z-19 – The Quad/Charlestowne Mall PUD Ordinance 

 
Existing Conditions 

Land Use Enclosed shopping mall 
Zoning BR – Regional Business (PUD) 

 
Zoning Summary Current Land Uses 

North BC-Community Business (Oliver Hoffmann) 
RS-4 Residential PUD (Charlemagne Sub.) 

Vacant/farmed 
Single Family Residential 

East BC-Community Business & BR Regional Business Retail/Restaurant 
South BC-Community Business & BR Regional Business Retail/Restaurant/Office 
West BR- Regional Business PUD (Stuart’s Crossing) Retail/Restaurant 

 
Comprehensive Plan Designation 

Corridor/Regional Commercial 
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II. PROJECT OVERVIEW: 
 
 BACKGROUND 

 
In November 2013, the City Council approved an amendment to the Charlestowne Mall PUD to 
create new zoning and development standards for the redevelopment of the mall property, which 
is to be known as The Quad St. Charles. PUD Ordinance 2013-Z-19 is attached. 

 

The PUD Amendment approved the following documents: 

 A Concept Site Plan meant to demonstrate the design intent of the project. 

 A PUD Standards exhibit listing the zoning and subdivision requirements that will 
apply to future development proposals at the site. 

 

PLANS CURRENTLY UNDER REVIEW 
 

The developer is now commencing the PUD Preliminary Plan approval stage of the project. 
Documents being presented for approval at this time include: 

 An overall Site Plan identifying the site and parking lot layout, pedestrian pathways, the 
proposed mall building footprint and locations for future outlot buildings. 

 Preliminary Engineering Plans for: 

o Demolition of the former Sears anchor store, an adjacent portion of the west end 
of the mall, and the existing foodcourt wing. 

o Site grading and parking lot reconfiguration and reconstruction. 

o Site utility work. 

 
 PLANS TO BE SUBMITTED 
 

Additional components of the PUD Preliminary Plan will be submitted for review in the coming 
months. These documents are being developed based on the final site and engineering plans. 
 

 Architectural building elevations for the mall structure, including the newly 
constructed and reconstructed portions of the mall building. 

 Landscape plans for the mall property, excluding the out lots. 
 Lighting and photometric plan 
 Sign Plan for mall freestanding signs and building signs. 

 
These documents are scheduled to be submitted in June and would be before the Plan 
Commission in late June or early July. 

 
FUTURE APPLICATIONS 

 
Future PUD Preliminary Plans will be required as each outlot is proposed for development, and 
will include: 

 Site Engineering 
 Landscaping 
 Building Architecture 
 Freestanding and building signage for the outlot 
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III. ANALYSIS OF PLANS 

 
CONCEPT SITE PLAN 
 
The overall site layout is substantially similar to the Concept Site Plan that was approved with the 
PUD ordinance. Changes to the site plan: 
 

 Outlot building footprints and parking lots have been omitted from this plan, as these will be 
reviewed and approved later. 

 Outlot building site P2, which was located inside the ring road at the southwest corner of the 
property, has been removed. 

 The entry drive from the southwest entrance/ring road intersection to the mall building has 
been removed. 

 Some areas of the parking lot have been slightly reconfigured. 
 The permissible building area identified for outlot P6 adjacent to pond C1 has been reduced. 

 
 
Approved Concept Site Plan with locations of changes: 

Outlot P2 
eliminated 

Entry drive removed 

Outlot P6 
building area  
reduced 

Parking lot 
reconfiguration 

Proposed changes 
from approved 
Concept Plan 
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PUD STANDARDS 
 
The developer has provided the following preliminary data about the buildings sizes: 
 

Building Gross Leasable Square footage 
Kohls 82,280 

Classic Cinemas 77,300 
Von Maur 141,808 

Carson Pirie Scott 141,800 
Retail A, B, C, D (estimate) 62,627 

Mall & Food Court 267,850 
Total 773,665 

 
 
Staff reviewed the plans for compliance with the PUD Standards. The review is detailed in the table 
below. 

 

PUD STANDARD PER ORD. 2013-Z-19 
PROPOSED SITE 

PLAN 
 
Permitted and Special Uses 

 

 Per Table 17.14-1 of the Zoning Ordinance (BR Regional 
Business District), except that 3 Drive-Through Facilities shall 
be Permitted Uses. 

Per PUD Ordinance 

 
Minimum Setbacks from Perimeter Property Lines 

 

Front/Rt.64 & 
Smith Rd. 

Parking: 20 ft. for parking stalls; 15 ft. for circulation drives 
associated with drive-through uses. 
Buildings: 20 ft. 

Per PUD Ordinance- 
applies to Main St. 
outlots 

Rear/abutting 
Charlemagne 
Subdivision 

Parking: Existing location per approved PUD Preliminary Plans. 
Buildings: 200 ft. to Charlemagne Subdivision property line 

Per PUD Ordinance- 
No changes to 
existing setback 

Sides/other 
property lines 

Buildings: 15 ft. 
Parking: 0 ft. 

Per PUD Ordinance 

 
Maximum Building Size 

 

Maximum 
Building 
Height 

Mall Building:  
Roofline maximum elevation: 829 ft. above sea level (existing 
mall skylight ridge) Parapets maximum elevation:  846 ft. above 
sea level (existing mall skylight peak) Feature elements 
maximum elevation: 854 ft. above sea level 
 
All other buildings:  
Building height shall not exceed 50 ft. from the average finished 
ground level measured 10 ft. out from exterior walls. 

To be reviewed with 
Architectural Plans 

Maximum 
Floor Area 

1,200,000 square feet of Gross Floor Area (GFA) 
925,000 square feet of Gross Leasable Area (GLA) 

GFA: TBD 
GLA: 773,665 s.f. 
for mall, anchors, 
Retail A, B, C, D 
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PUD STANDARD PER ORD. 2013-Z-19 
PROPOSED SITE 

PLAN 
Minimum Parking Requirement 
 

 

Number of 
parking stalls 
required 

4 spaces per 1,000 square feet of GLA, calculated over all 
buildings on the site (excluding internal hallways, corridors and 
courts in the mall building). 
 
Parking located outside of the ring road for outlot buidings shall 
be provided at 4 spaces per 1,000 square feet of GLA.  Where 
outlot buildings share a parking lot, a parking reduction for 
shared parking may be requested in accordance with the 
procedures in the Zoning Ordinance. 

3,850 spaces for 
mall building, 
anchors, and retail 
A,B,C,D buildings.  
 
Parking ratio of 4.88 
per 1,000 s.f. 
 
Outlots will provide 
4 spaces per 1,000 
each. 

Signs 
 

 

Freestanding/ 
Identification 
Signs 

3 Shopping Center signs: 
Area: 225 sf 
Height: 30 ft.  
(To display shopping center name, anchor tenants, Retail A & 
B) 
 
1 cinema readerboard sign, Area: 150 sf.  
Height: 15 ft.  
 
Outlot buildings (P1 to P6): 1 monument sign per building 
Area: 50 sf. 
Height: 8 ft. 
 
Existing off-site sign for 3880 E. Main St./ Lot 1of Charwil’s 
Second Resubdivision/  Saver’s store, may remain per approved 
PUD Preliminary Plans. 

To be reviewed with 
Sign Plan and as 
outlots are proposed 
for development. 

Wall Signs Anchor stores: 1 per side.  
 
Retail A & B: 1 per business per side. 
 
Outlots: 1 per side. 
 
Anchor buildings located at the rear of the mall building 
(Cinema and Kohl’s): Wall sign permitted on south mall 
elevation; cinema sign may be a marquee extending above the 
parapet/roofline. 
 
For other stores/restaurants in the mall building with exterior 
frontage/storefronts, 1 per business. 

To be reviewed with 
Sign Plan and as 
outlots are proposed 
for development. 

Directional 
Signs 

2 at each access point into the site. 
At each intersections of an entrance drive and the ring road, 1 
per leg of the intersection. 
Signs may contain mall name/logo and business name/logo of 
Anchors, Retail A or B, or Outlots. 

To be reviewed with 
Sign Plan and as 
outlots are proposed 
for development. 
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PUD STANDARD PER ORD. 2013-Z-19 
PROPOSED SITE 

PLAN 
Landscaping Standards  
Overall % of 
landscaped 
area 

Per Ordinance requirements: 20% landscape area over entire site. 
More than 20% of 
site remains to be 
landscaped. 

Bufferyards 
Existing setback and landscaping along Charlemagne Subdivision 
to be maintained in conformance with the approved PUD 
Preliminary Plan. 

No changes to 
existing landscaping 
on north property 
line. 

Building 
foundation 

Building foundation areas to be landscaped, but flexibility is 
granted to provide a comparable alternative design, including a 
“streetscape” design along walkways (trees in grates and/or 
planter islands etc.) or providing landscaping on the opposite side 
of a drive-through lane. 

To be reviewed with 
Landscape Plan for 
mall building and 
outlots. 

Public Street 
frontage  

Per Ordinance requirements along Main St. frontage; flexibility 
to provide lower plantings in lieu of some trees. 

To be reviewed with 
Landscape Plan for 
outlots. 

Parking Lot 
Screening 

Per Ordinance requirements: 30” screening of 50% of the parking 
lot frontage. 

To be reviewed with 
Landscape Plan for 
outlots. 

Interior 
Parking Lot 

No percentage requirement. 
All rows shall end with landscape islands, except where truck 
circulation is impeded. All islands shall be planted with shade 
trees and/or low shrubs/ groundcover. 

Meets standard. 
Plantings to be 
reviewed with 
Landscape Plan for 
mall building. 

Building Design and Material Requirements  
Building 
Design & 
material 
requirements 

Per Ordinance requirements contained in Section 17.06.030, and: 
 EIFS may exceed 10% per façade, but shall not be used 

on the lower 10 ft. of any building. EIFS will generally 
be used for accent features and not as a primary façade 
material. 

 Screening of existing loading docks shall be improved to 
the extent possible, but full screening shall not be 
required. 

 Exterior Design elements of the reconstructed and new 
portions of the project, though varied, shall be 
complementary with the existing anchor buildings. 

To be reviewed with 
Architectural Plans. 

Access Locations  
Access 
Locations 

Existing access points shown on the Concept Site Plan, plus 
future cross access to west (Stuart’s Crossing) and east (Oliver 
Hoffmann) shall be permitted. 

Access points will 
be constructed when 
access to other sites 
is provided. 

Subdivision Standards  
Number & 
Configuration 
of Lots 

PUD shall be considered a single zoning lot, regardless of 
subdivision.  
Subdivision shall be permitted for any anchor stores, Retail A or 
B, and any outlot buildings, provided adequate easements are 
provided. 

Subdivision for 
theater building 
anchor meets PUD 
criteria. 

Min. Lot Width None - 
Min. Lot Area None - 
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 STAFF REVIEW OF PLANS 
 
  Preliminary Engineering Plan 

 
Staff has conducted a review of the Preliminary Engineering Plans and has provided comments to 
the developer. The outstanding comments are minor and primarily relate to design or placement 
of underground utilities. Resolution of the comments will not significantly alter the site plan.  The 
developer’s engineer has provided a response letter stating that they will address the comments in 
the next plan submittal prior to City Council action. 

 
 Landscape and Lighting Plans 

 

Staff provided the following comments for the developer to consider in preparation of the 
Landscape and Lighting Plans: 

 

1. The Landscape Plan will need to identify what landscaping is remaining, with an 
assessment of the condition of the landscaping. Some plantings along the buildings are 
overgrown or crowded. 

2. Landscaping in the islands and medians at the entry points is unattractive and can limit 
visibility. This landscaping should be replanted with lower perennials or groundcovers. 

3. The landscape plan should provide more detail on the design of the pedestrian walkways 
at the mall entrances and the use of the open spaces between the sidewalks and the 
building. 

4. Landscaping at the southwest corner of the site (west of the westerly entrance) is dense 
and blocks the view of the mall from traffic traveling east on Rt. 64. This landscaping 
should be thinned out (remove some or all evergreens). The westerly most pylon sign 
might have better visibility in this location. 

5. The area at the southeast corner of the Von Maur building may provide an opportunity 
for some type of focal point feature that can take advantage of the visibility and grade 
change. (This could be a structure, sign, or landscape feature, with a walkway connecting 
the adjacent sidewalks) 

6. A decorative pedestrian scale light could be used in certain locations, such as along the 
mall building and potentially at site entrances or along pedestrian paths. 

7. The overhead lighting on the pedestrian pathway from Foxfield Rd., if replaced, should 
be replaced with a pedestrian scale fixture. 

 
Final Plat of Subdivision 

 
The developer has requested approval of a Final Plat of Subdivision to create a new lot for the 
existing theater anchor building. The developer intends to sell the building and lot to the operators 
of the theater, Classic Cinemas. 
 
The PUD Ordinance allows a lot to be created for the anchor stores, as was done for the Kohl’s 
and Von Maur buildings, which are under separate ownership from the rest of the mall property. 
The existing COREA document for the mall (Construction, Operation, and Reciprocal Easement 
Agreement) provides for parking, access and utilities to service the building lot. 

 
Staff has determined that perimeter utility easements for the lot, which are typically required 
when a new lot is created, are not required for this type of subdivision, as appropriate utility 
easements already exist around the building. 
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IV. PLAN COMMISSION RECOMMENDATION 
 

On 3/18/14, the Plan Commission recommended approval of the Site Plan, Preliminary Plan and 
the Final Plat of Subdivision subject to resolution of staff comments prior to City Council action. 
 
The vote was 5 to 1. 

 
V. RECOMMENDATION  

 
Staff recommends approval of the Site Plan, Preliminary Engineering Plan and the Final Plat of 
Subdivision, subject to resolution of staff comments prior to City Council action. 

 
 
VI. ATTACHMENTS 

 The Quad St. Charles Review and Approval Process Summary 

 Development Engineering Review comments dated 3/12/14 

 Response letter from Developer’s Engineer, Jacob & Heffner dated 3/14/14 

 Application materials 

 PUD Ord. 2013-Z-19 



The Quad St. Charles – Plan Approval Process 

3/14/14 

PUD Amendment‐ Approved on 11/4/13 (Ordinance #2013‐Z‐19) 

 Approved a Concept Site Plan to demonstrate design intent of the project 

 Approved  new PUD Standards for the site (zoning and subdivision requirements) 

 

PUD Preliminary Plans for the Overall Site and Mall Building 

Preliminary Engineering Plan – For Plan Commission Review 3/18/14 

 Overall site and parking lot layout, excluding outlot properties 

 Engineering design for the site improvements 

Preliminary Landscape Plan – In process (to be reviewed by Plan Commission and City Council) 

 Landscape Plan for all portions of mall property, excluding outlot properties 

Preliminary Architectural Plans – In process (to be reviewed by Plan Commission and City Council) 

 Building elevations and materials for the newly constructed and reconstructed portions of the 

mall building 

Preliminary Signage Plan – In process (to be reviewed by Plan Commission and City Council) 

 New freestanding  signs for the mall 

 

PUD Preliminary Plans for the Outlots (Retail A, B , C, D and Main St. outlots) 

To be submitted and reviewed as each outlot is proposed for development, to include: 

 Site Engineering 

 Landscaping 

 Building Architecture 

 Freestanding and building signage for the outlot 

 

Subdivisions for Anchors or Outlots 

 Final Plat for Theater Anchor Building – For Plan Commission review 3/18/14 

 Final Plat for other anchors/outlots – May be submitted as outlots are developed 

o  (A subdivision to create new building lots for each outlot building is not required but 

may be requested by the property owner) 











 
 

 March 14, 2014 

 F021 

 

 

Christopher Tiedt, P.E. 

Development Engineering Division Manager 

City of St. Charles 

2 E Main Street 

St. Charles, Illinois 60174 

 

 

Re: Preliminary PUD  

The Quad – St. Charles 

 St. Charles, Illinois 
 

 

Dear Mr. Tiedt, 

 

After reviewing the comments presented in your March 12, 2014 memorandum and discussing 

them with you and City staff, we do not take exception to any of the comments.  All comments 

presented will be addressed with the submittal of the final construction documents for this phase 

of the project.  The final construction documents will be submitted on or before April 15, 2014 for 

your further review.  

 

Please call if you have any questions. 

      

   

Sincerely, 

      JACOB & HEFNER ASSOCIATES, INC. 

 

       
 

 William L. Bohne, P.E.     

 President 

 

 

Cc: Mr. Charles H. May II – SC 3800 Main, LLC. 

 

 
























































