
 

AGENDA ITEM EXECUTIVE SUMMARY 

Title: Recommendation to approve the Final Plat of Subdivision for The 
Quad St. Charles – Unit 2 (Charlestowne Mall PUD) 

Presenter: Russell Colby 

 
Please check appropriate box: 
   Government Operations       Government Services 

X Planning & Development (11/10/14)  City Council 

 
Estimated Cost:   Budgeted:    YES  NO  

If NO, please explain how item will be funded: 

 

Executive Summary: 

 
The Quad St. Charles project is the redevelopment of the Charlestowne Mall property. The City has 
been reviewing components of the project over the past year. A summary of the review and approval 
process is provided in the Staff Report. 
 
Phase 1 of the project is under construction. This initial phase includes relocation of mall ring road, site 
utility work and site grading to create lots for new freestanding buildings along Main St. The Phase 1 
improvements are planned to be completed in 2014. 
 
The developer is now proposing a subdivision to formally designate the 5 outlots located along Main 
St. and south of the ring road. 
 
Staff has found the application materials to be complete and the Final Plat to be in compliance with the 
approved PUD Preliminary Plan. 
 
Staff recommends approval of the Final Plat of Subdivision, subject to resolution of outstanding staff 
comments prior to City Council action. 
 
 
Attachments: (please list) 

Plan Commission resolution, Staff Report, Final Plat Application, Approved PUD Preliminary Site 
Plan, PUD ordinance #2013-Z-19 
Recommendation / Suggested Action (briefly explain): 

Recommendation to approve the Final Plat of Subdivision for The Quad St. Charles – Unit 2 
(Charlestowne Mall PUD). 
 
For office use only: 

 
Agenda Item Number:  
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City of St. Charles, Illinois 
Plan Commission Resolution No. 16-2014 

 
A Resolution Recommending Approval of an application for Final Plat of 

Subdivision for The Quad St. Charles – Unit 2, 3800 E. Main St. 
(Charlestowne Mall PUD)(SC 3800 Main LLC) 

 
Passed by Plan Commission on October 21, 2014 

  
 WHEREAS, it is the responsibility of the St. Charles Plan Commission to review a Final Plat 
of Subdivision; and 
   
 WHEREAS, the Plan Commission has reviewed the Final Plat of Subdivision for The Quad 
St. Charles – Unit 2 (Charlestowne Mall PUD) (SC 3800 Main LLC); and  
  
 WHEREAS, the Plan Commission finds approval of said Final Plat to be in the best interest 
of the City of St. Charles; 
  
 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to 
the City Council approval of The Quad St. Charles – Unit 2 (Charlestowne Mall PUD) (SC 3800 
Main LLC) Final Plat of Subdivision dated 10/7/14, contingent upon resolution of all staff 
comments prior to final City Council action.  
 
 
Roll Call Vote: 
Ayes:  Gaugel, Doyle, Purdy, Pretz, Schuetz, Wallace, Amatangelo 
Nays:   
Absent:  Kessler, Holderfield 
Motion Carried: 7-0 
 
 PASSED, this 21st day of October 2014. 
 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 



 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  The Quad St. Charles (Charlestowne Mall PUD) - Final Plat of Subdivision for Outlots 
 
DATE:  October 17, 2014 
  
 
I. APPLICATION INFORMATION: 

Project Name: The Quad St. Charles 

Applicant:  SC 3800 Main, LLC 

Purpose:  Approval of a Final Plat to subdivide 5 outlots along Main St.   

 

 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 Final Plat of Subdivision 

Applicable 
Zoning Code 
Sections/ 
Ordinances 

Title 16, Subdivision Code 
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 
 

The Quad St. Charles project is the redevelopment of the Charlestowne Mall property. The City has 
been reviewing components of the project over the past year. A summary of the review and approval 
process is provided in the section below. 
 
Phase 1 of the project is under construction. This initial phase includes relocation of mall ring road, 
site utility work and site grading to create lots for new freestanding buildings along Main St. The 
Phase 1 improvements are planned to be completed in 2014. 

 
The developer is now proposing a subdivision to formally designate the 5 outlots located along Main 
St. and south of the ring road. 

 
Major exterior demolition and site work around the mall building itself is planned to start in Spring 
2015, including demolition of portions of the building. The developers are working to coordinate 
parking and access to the anchor stores and theater, which will remain open during the duration of 
the construction. Work on the site and the mall building is planned to be completed in 2016. 

 
  
 REVIEW AND APPROVAL PROCESS 

 
PUD: 

 

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. 

 

PUD Preliminary Plans approved: 

 

In May 2014, the City Council approved the following documents (Ord. 2014-Z-9): 

 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. 
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A Minor Change to the Site and Engineering Plans was approved by the City Council in August 
2014 (Ord. 2014-Z-18). The Minor Change approved the following changes: 

 Shifting the ring road further north to accommodate additional parking outside of the ring 
road for the outlots fronting on Main St. 

 Reducing the depth of future outlot Retail B (southeast of Carson’s) 

 Minor revisions to the pedestrian access paths at the north and southwest entrances to the 
mall building. 

 Minor revisions to the layout of utilities serving the Main St. oulots (specifically 
watermain). 

 

The latest site plan approved by the City is attached (plan dated 7/17/14). 

 

PUD Preliminary 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. 

 
 
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 
 

 
III. ANALYSIS OF PLANS 

 
PUD STANDARDS 
 
The PUD lists the following standards applicable to subdivisions of the property: 

 
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. 

Min. Lot Width None 
Min. Lot Area None 
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The proposed subdivision complies with the PUD standards. 
 
COMPLIANCE WITH PUD PRELIMINARY PLAN 
 
The proposed lots are in compliance with the approved PUD Site and Engineering Plans (dated 
7/17/14). 
 
COMPLIANCE WITH SUBDIVISION CODE REQUIREMENTS FOR PLATS 
 
City staff has reviewed the Final Plat for compliance with Subdivision Code requirements and has 
the following comments: 
 
 Easements 

 Perimeter utility and drainage easements are typically provided along all lot lines; however, 
these may not be necessary on all lots lines for this situation. Additionally, new utility 
easements will be needed for recently installed or relocated sanitary and water utilities. Staff 
will work with the applicant to determine what easements are necessary. 

 The existing ring road access easement will need to be vacated and relocated to the new 
location of the ring road. This could be shown on this plat or on a separate document. For 
the time being, the existing ring road easement provides access to each of the proposed lots. 

 Cross-access easements should be provided across the outlots to provide access between 
future parking areas within the outlots and provide access to the ring road easement. 

 A chart needs to be added showing the easement areas being granted per lot. 
 

Signature Blocks 
 An Illinois Department of Transportation (IDOT) signature certificate needs to be added to 

the Final Plat, since the subdivision abuts IDOT right-of-way. IDOT will likely require 
easement language preventing direct access from the new outlots to Route 64. 

 A “Return to City of St. Charles” note needs to be added. 
 
 
IV. RECOMMENDATION  

 
Review the Final Plat of Subdivision. 
 
Staff has found the application materials to be complete and the Final Plat to be in compliance 
with the approved PUD Preliminary Plan. 
 
Upon resolution of outstanding staff comments, staff recommends approval of the Final Plat of 
Subdivision. 

 
V. ATTACHMENTS 

 Application 

 Proposed Final Plat of Subdivision  

 Approved PUD Preliminary Site Plan (7/17/14) 

 PUD Ord. 2013-Z-19 






















































