
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

217-221 S. 2nd St. – Map Amendment from CBD-2 to CBD-1 
Zoning District 

City Staff: Russell Colby, Planning Division Manager 
 

 Please check appropriate box (x) 

 PUBLIC HEARING 
4/22/14 X 

MEETING 
4/22/14 X 

APPLICATIONS UNDER CONSIDERATION: 

Map Amendment 

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report  

Application  

Letter requesting continuation of the public 
hearing 

 

EXECUTIVE SUMMARY: 

 
The subject property is a lot improved with two buildings: a residential structure fronting on S. 2nd St. 
and a second building fronting on Indiana St. that houses a restaurant/tavern on the lower level and 
other residential uses above. 
 
The property is located in the Central Historic District and is a designated Historic Landmark called the 
Gates Estate. 
 
The property is currently zoned CBD-2 Mixed Use Business District and was assigned this zoning in 
2006 when the City adopted a comprehensive zoning ordinance amendment that created a new zoning 
district structure. “Restaurant/tavern” is not a permitted use in the CBD-2 zoning district and therefore 
the use is considered to be legal non-conforming.  
 
The applicant and property owner, Craig Bobowiec, recently became aware of the non-conforming 
status of the restaurant/tavern business and has submitted a Map Amendment requesting a CBD-1 
zoning designation for the property in order for the restaurant/tavern business to be considered a legal 
permitted use. 
 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

Conduct the public hearing. 
 
Staff has prepared a recommendation for approval based upon the information available prior to the 
public hearing. If the Commission feels they have adequate information to close the public hearing, 
Findings of Fact have been prepared for consideration. 
 

 



 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  217-221 S. 2nd St. – Map Amendment (CBD-2 to CBD-1) 
 
DATE:  April 18, 2014 
  
 
I. APPLICATION INFORMATION: 

Project Name: 217-221 S. 2nd St. 

Applicant:  Craig Bobowiec 

Purpose:  Rezoning to CBD-1 District for the purpose of making the 
restaurant/tavern use a Permitted Use. 

 

 

Community & Economic Development 
Planning Division 

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

General Information: 
 

Site Information 
Location 217-221 S. 2nd St. 
Acres 0.392 

 
Applications Map Amendment
Applicable 
Zoning Code 
Sections 

17.04 Administration 
17.14 Business and Mixed Use Districts 
Table 17.14-2 Business and Mixed Use Districts Bulk Requirements 

  
 

Existing Conditions 
Land Use Restaurant/Tavern and Residential Uses  
Zoning CBD-2 Mixed Use Business District 

Central Historic District & Historic Landmark 
 

Zoning Summary 
North CBD-2 Mixed Use Business Dist. Motor Vehicle Repair (Kevin’s) 
East CBD-1 Central Business District 

and Downtown Overlay District 
Private Parking Lot (Blue Goose) 

South CBD-2 Mixed Use Business Dist. Office and Residential buildings 
West CBD-2 Mixed Use Business Dist. Office and Residential buildings 

 
Comprehensive Plan Designation 

Mixed Use 
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II. BACKGROUND: 
 

Property History 

The subject property is a lot improved with two buildings: a residential structure fronting on S. 2nd 
St. and a second building fronting on Indiana St. that houses a restaurant/tavern on the lower level 
and other residential uses above. 

 

The property is located in the Central Historic District and is a designated Historic Landmark called 
the Gates Estate. The buildings were constructed on the site in 1896 and were given landmark 
designated by the City in 2000 (Ordinance #2000-Z-15). 

 

Zoning Status 

The property is currently zoned CBD-2 Mixed Use Business District and was assigned this zoning in 
2006 when the City adopted a comprehensive zoning ordinance amendment that created a new 
zoning district structure. “Restaurant/tavern” is not a permitted use in the CBD-2 zoning district and 
therefore the use is considered to be legal non-conforming. Legal non-conforming status means that 
the use can continue to exist, provided it is not abandoned. Abandonment occurs when the use is 
vacant and unoccupied for a continuous period of 180 days or more. (For more information, see 
Chapter 17.08 of the Zoning Ordinance.) The residential uses on the property are permitted uses. 

 

From 1960 to 2006, the property was zoned B-3 Service Business District, which is comparable to 
the current BC Community Business or BR Regional Business Districts in terms of the type of 
commercial uses permitted. Upper level residential uses were also permitted. 

 

Prior to 2006, the fringe areas around Downtown were designated with a mix of commercial 
districts. With the 2006 Zoning Ordinance, the City’s goal with the new CBD districts was to create 
uniform districts that were more reflective of the traditional downtown development pattern. 

 

March 2006 Zoning Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Comparable  
Zoning Districts,  
pre-2006 vs. 
current: 
 
B2C = CBD-1 
 
B2 = BC 
 
B3 = BR 
 
B2T = RT with BT 
overlay 
 
M1 = M-2 
 
R4 = RM-2 
 
R5 = RM-3 
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Proposal 

The applicant and property owner, Craig Bobowiec, recently became aware of the non-conforming 
status of the restaurant/tavern business and has submitted a Map Amendment requesting a CBD-1 
zoning designation for the property in order for the restaurant/tavern business to be considered a 
legal permitted use. 

 

In response to the application, staff researched file information from the 2006 Zoning Ordinance 
adoption process, which spanned 2003-2006 and involved a Zoning Commission set up specifically 
for the purpose of proposing a new ordinance. Staff did not locate any documentation indicating that 
the subject property or this block /general area was discussed with regard to where the dividing line 
should fall between the new CBD-1 and CBD-2 districts. 

 
III. ANALYSIS OF MAP AMENDMENT 
 
 

A. COMPREHENSIVE PLAN  
 

Land Use Designation 
The Comprehensive Plan Land Use designation for this property is Mixed Use. Both the CBD-
1 and CBD-2 districts are “mixed use” zoning districts. The plan does not directly address the 
appropriate location to designate a boundary between the core and fringe of the downtown. 
 
Commercial Area Policies, p. 48: 
“Appropriately transition from more intensive uses within Downtown to the residential areas 
that surround it: Downtown St. Charles is surrounded on all sides by established residential 
neighborhoods. The City should continue to utilize a transitional zoning district to transition 
from intense uses in the Downtown core to more compatible uses on the periphery.” 

 
Downtown Sub Area Plan: 
The subject property is located along S. 2nd St./Rt. 31, which is identified as a “Gateway 
Frontage” on p. 87-88. Gateway frontages are streets that offer primary entry into Downtown 
and therefore provide first impressions. 
 
Recommended development characteristics for the Gateway Frontage area are listed on p. 88. 
Regarding land uses, the plan states: “Uses should be mixed, comprised of traditional 
downtown mixed use activities such as retail, restaurant and local services, as well as 
secondary uses including offices and services with less customer visitation. Multi-story mixed 
uses buildings should also be encouraged. Multi-family may also be appropriate on the fringe 
areas of Downtown.” 
 
Directly north of the subject property is Catalyst Site H, which includes the properties at the 
northeast, northwest and southwest corners of the intersection of Illinois St. and S. 2nd St.  
Catalyst Site H is described on p. 90: 
“The intersection of 2nd Street and Illinois Street is a prominent location in Downtown. While 
the southeast corner has an attractive building with Franscesca’s Restaurant, the other three 
quadrants are underutilized considering the setting. These properties should be redeveloped 
with mixed use, multi-family or green space that enhance the character of 2nd Street as a 
gateway corridor from the south.” 
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B. ZONING STANDARDS 

 
A copy of Chapter 17.14 of the Zoning Ordinance is attached, with sections highlighted for 
reference. 
 
This chapter contains the Purpose Statement for each zoning district (Section 17.14.010), 
Permitted and Special Uses (Table 17.14-1), and Bulk Regulations (Table 17.14-2). 
 

 
IV. RECOMMENDATION 

 
Conduct the public hearing. 

 

Staff has prepared a recommendation for approval based upon the information available prior to 
the public hearing. If the Commission feels they have adequate information to close the public 
hearing, Findings of Fact have been prepared for consideration. 

 

The Plan Commission may wish to modify the Findings of Fact based on additional evidence 
presented at the public hearing. 
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Draft Findings of Fact for Plan Commission consideration 

 
The Plan Commission shall record its findings regarding these matters in relation to the proposed 
amendment, and shall transmit those findings to the City Council with its recommendation. The Plan 
Commission recommendation shall be based upon the preponderance of the evidence presented and the 
Commission shall not be required to find each Finding of Fact in the affirmative to recommend approval 
of an application for Map Amendment. 
 

1. The existing uses and zoning of nearby property.  

To the east is the Blue Goose store parking lot, part of the First Street Redevelopment PUD, in 
the CBD-1 district and Downtown Overlay District. 
To the north is Kevin’s Auto Service, a motor vehicle repair business, in the CBD-2 district. 
To the west and south are offices and residential uses in converted residential structures in the 
CBD-2 district. 

2. The extent to which property values are diminished by the existing zoning restrictions. 

In comparison to the proposed CBD-1 zoning, the existing CBD-2 zoning classification limits the 
type of commercial uses on the subject property and provides more restrictive density and bulk 
regulations. The property is also located in the Central Historic District and is a designated 
Historic Landmark, which may limit the potential for the property to be redeveloped. 

3. The extent to which the reduction of the property’s value under the existing zoning 
restrictions promotes the health, safety, morals or general welfare of the public. 

The Historic Preservation status promotes the City’s interest in preserving structures that are 
significant to the City’s history. 

Information has not been submitted to substantiate that a potential reduction in property value for 
the other factors listed in Finding #2 promotes the health, safety, welfare, morals, or general 
welfare of the public. 

4. The suitability of the property for the purposes for which it is presently zoned, i.e. the 
feasibility of developing the property for one or more of the uses permitted under the 
existing zoning classification. 

The property is suitable for the existing and proposed zoning classifications. 

5. The length of time that the property has been vacant, as presently zoned, considered in the 
context of the land development in the area where the property is located.  

The property is not currently vacant. 

6. The evidence, or lack of evidence, of the community’s need for the uses permitted under the 
proposed district.  

Not directly applicable- Both districts are Mixed-Use districts. 
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7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  

The property is classified as Mixed Use in the Comprehensive Plan. Both the existing and 
proposed zoning districts are mixed-use zoning districts.  

The Comprehensive Plan recommends maintaining a transitional zoning district (CBD-2) around 
the core of downtown. This property is located on the edge of the CBD-1 district and properties 
zoned CBD-2 separate the subject property from residential neighborhoods to the west. 

Within the Downtown Subarea Plan, the property is located in the “Gateway Frontage” category. 
Recommended development characteristics for the Gateway Frontage area are listed on p. 88. 
Regarding land uses, the plan states: “Uses should be mixed, comprised of traditional downtown 
mixed use activities such as retail, restaurant and local services, as well as secondary uses 
including offices and services with less customer visitation. Multi-story mixed uses buildings 
should also be encouraged. Multi-family may also be appropriate on the fringe areas of 
Downtown.” 

8. Whether the proposed amendment corrects an error or omission in the Zoning Map.  

There is no evidence to suggest that the 2006 zoning designation of the subject property as 
reflected on the adopted Zoning Map was made in error; however, there is also no record that the 
City purposefully chose to designate the subject property and the surrounding block in the CBD-2 
district instead of the CBD-1 district. 

9. The extent to which the proposed amendment creates nonconformities. 

The proposed rezoning would not create any new nonconformities. The existing legal non-
conforming Restaurant/Tavern use would become a Permitted Use in the CBD-1 District. 

10. The trend of development, if any, in the general area of the property in question.  

The most recent development in the area is the First Street Redevelopment Project, located to the 
east of the subject property, which is a higher density mixed-use project. Properties around the 
subject property are developed. While some buildings have been renovated in recent years, no 
other surrounding properties have been redeveloped. 

 
 
































