
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: Metro Storage – 2623 Lincoln Hwy.  

City Staff: 

 

Ellen Johnson, Planner 

 

PUBLIC HEARING 

11/17/15 
X 

MEETING 

11/17/15 
X 

APPLICATION:  
Special Use for PUD (amendment) 

PUD Preliminary Plan 

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Parking Reduction Letter 

Applications for Special Use and PUD 

Preliminary 
Letter from Adjacent Property Owner 

Plan documents  Bricher Commons PUD 2006 Concept Plan  

SUMMARY: 

The subject property is a 2.6 acre vacant parcel located on Lincoln Hwy., west of Meijer. The property is part of 

the Bricher Commons PUD.  
 

Bob Heilman of Metro Storage LLC, applicant, is proposing to construct a Metro Self-Storage facility on the 

property.  The applicant is proposing to amend the Bricher Commons PUD to add “Mini-Storage” as a permitted 

use on the property, and to establish new development standards for the property.  The proposal includes the 

following:  

 Construct a three-story, 101,232 sf self-storage facility with 783 self-storage units. 

 Landscaping along the street frontages and the south and west property lines.  

 New freestanding sign. 

 Subdivision (the property has never been formally subdivided). 

 

The proposal necessitates applications for Special Use for PUD to amend the Bricher Commons PUD ordnance to 

replace it with a new PUD ordinance for the subject property, and approval of a PUD Preliminary Plan.  

SUGGESTED ACTION: 

Conduct the public hearing on the Special Use for PUD Amendment and close if all testimony has been taken. 
 

Staff has placed this item, along with the PUD Preliminary Plan, on the meeting portion of the agenda for a vote 

should the Plan Commission feel that they have enough information to make a recommendation.  
 

Staff has found the application materials to be complete. Upon resolution of outstanding staff comments, the 

proposal has the ability to meet City Code requirements. 

INFO / PROCEDURE ON APPLICATIONS: 

Applications are listed in order of consideration 

 

SPECIAL USE FOR PUD AMENDMENT 

 Approval of development project with specific deviations from the Zoning Ordinance standards. 

(Establishes a PUD ordinance with unique zoning or subdivision standards that apply to a single 

development site) 

 Public hearing is required, with a mailed notice to surrounding property owners. 

 Single finding – Is the PUD in the public interest? Criteria are considered in reaching a decision. Responses 

to the criteria need not be in the affirmative to recommend approval of a PUD or PUD Amendment. 

 The Plan Commission may recommend conditions and restrictions upon the establishment, location, design, 

layout, height, density, construction, maintenance, aesthetics, operation and other elements of the PUD as 

deemed necessary to secure compliance with the standards specified in the Zoning Ordinance. 

Continued on next page 



 The Plan Commission may recommend exceptions and deviations from the requirements of the Zoning and 
Subdivision Codes requested by the applicant, to the extent that it finds such exceptions and deviations are 

supportive of the standards and purposes for PUDs. 

 

PUD PRELIMINARTY PLAN 

 Approval of plans for development of property within a PUD- includes building elevations, site, 

landscape, engineering plans. (Application may also involve a subdivision of land. 

 Recommendation is based on compliance with the previously (or concurrently) approved Special Use for 

PUD standards and other city code requirements (including Zoning and Subdivision codes). 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 
 

 

 

 

 

 

Staff Report 

 
TO:  Chairman Todd Wallace  

  And the Members of the Plan Commission 

 

FROM: Ellen Johnson, Planner  

 

RE:  Metro Storage, 2623 Lincoln Hwy.  

 

DATE:  November 13, 2015  

  

 

I. APPLICATION INFORMATION: 

Project Name: Metro Storage – 2623 Lincoln Hwy.   

Applicant:  Robert Heilman, Metro Storage LLC 

Purpose:  Construct a self-storage facility.   

 

Community and Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 

General Information: 

Site Information 

Location 2623 Lincoln Hwy. (Rt. 38) (northwest of Meijer, directly west of MB 

Financial Bank)  

Acres 2.613 acres  
 

Applications Special Use for PUD (Amendment) 

PUD Preliminary Plan  

Applicable 

Zoning Code 

Sections and 

PUD Ordinance  

Ch. 17.06 Design Review Standards & Guidelines  

Ch. 17.14 Business and Mixed Use Districts 

Ch. 17.24 Off-Street Parking, Loading & Access 

Ch. 17.26 Landscaping and Screening 

Title 17 Subdivisions and Land Improvement  

Ordinance 1999-Z-11 “An Ordinance Granting a Special Use as a Planned 

Unit Development (Bricher Commons PUD)”   
 

Existing Conditions 

Land Use Vacant   

Zoning BR- Regional Business (PUD) 
 

Zoning Summary 

North BR- Regional Business (PUD) Vacant  

East BR- Regional Business (PUD) MB Financial Bank, Meijer   

South BR- Regional Business (PUD) Vacant  

West BR- Regional Business (PUD) Vacant 
 

Comprehensive Plan Designation 

Corridor/Regional Commercial 
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Aerial  

 
 

Zoning 
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Location  

 

II. BACKGROUND 

 

Property History 

The subject property is a 2.6 acre vacant parcel located on Lincoln Hwy/ Rt. 38 west of Meijer.  

The property is part of the Bricher Commons PUD.  Development of Bricher Commons was 

initially approved under Ordinance No. 1999-Z-11 “An Ordinance Granting a Special Use as a 

Planned Unit Development (Bricher Commons PUD)”.  The subject property and generally the 

northern part of Bricher Commons was identified for retail/service development, while the 

southern portion was generally identified for office/research use.  

 

In 2006, the Bricher Commons PUD was amended to allow for residential development generally 

in the middle to southern portion of the property and commercial uses fronting Rt. 38.  A concept 

site layout was included in this ordinance (see attached).  The subject property was left out of this 

PUD amendment because at the time, the property was under separate ownership and it was 

generally understood that a commercial use would be built on the property.  The subject property 

is currently only subject to the 1999 PUD ordinance.  

 

Proposal 

Robert Heilman of Metro Storage LLC is proposing to construct a Metro Self-Storage facility on 

the subject property.  The applicant is also proposing to establish new PUD development 

standards for the property.     

 

The proposal includes the following:  

 Construct a three-story, 101,232 sf self-storage facility with 783 self-storage units. 
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 Landscaping along the street frontages and the southern property line.  

 New freestanding sign. 

 Subdivision (the property has never been formally subdivided). 

 

 The following Zoning Applications have been submitted in support of this project:  

 

1. Special Use for PUD to amend the Bricher Commons PUD ordinance to replace it with a 

new PUD ordinance for the subject property, in order to permit the “Mini-Storage” use 

and establish unique development standards for development of the property.  

2. PUD Preliminary Plan to approve preliminary engineering plans, landscape  

plan, architectural elevations, and preliminary plat of subdivision for development of the 

property.  

 

III. ANALYSIS 

 

The applicant is proposing to create new PUD development standards for the subject property. 

Therefore, staff has performed an analysis of the submitted PUD Preliminary Plan to identify 

compatibility with the Zoning Ordinance, Title 17 of City Code.   

 

A. PROPOSED USE 

 

“Mini-Warehouse” is defined in the Zoning Ordinance as, “A structure or group of structures 

used for the purpose of renting or leasing individual storage spaces to different tenants who are to 

have access to such spaces for the purpose of storage and removing property.”  The proposed 

self-storage facility meets this definition.  

 

Mini-Warehouse is a permitted use in the BR Regional Business zoning district, which is the 

underlying zoning district of the subject property.  The 1999 Bricher Commons PUD ordinance 

does not include Mini-Warehouse as a permitted use.  The applicant is requesting approval of 

including Mini-Warehouse as a permitted use on the subject property.  

 

B. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 

property as “Corridor/Regional Commercial”.  The plan states (p.39): 

 

“Areas designated as corridor/regional commercial are intended to accommodate larger 

shopping centers and developments that serve a more regional function, drawing on a customer 

base that extends beyond the City limits.  These areas often have a mix of “big box” stores, 

national retailers, and a “critical mass” of multiple stores and large shared parking areas.  

Areas designated for corridor/regional commercial are located primarily in larger consolidated 

areas along the City’s heavily traveled corridors and intersections.  Commercial service uses can 

also have an appropriate place in corridor/reginal commercial areas, but must be compatible 

with adjacent and nearby retail and commercial shopping areas and be located as to not occupy 

prime retail locations.”  

The Bricher Commons PUD property is identified as a “Catalyst Site” within the West Gateway 

Subarea.  The plan states (p. 97):  

 

“Situated between the Meijer on Randall Road and the Kane County Government Center is a 55-

acre site known as Bricher Commons. Portions of the site have excellent visibility and frontage to 

Lincoln Highway, however not all of the site can capitalize on the visibility and access that IL 

Route 38 provides. The northern areas of the site should develop with commercial uses fronting 
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Lincoln Highway with either multifamily, single-family attached, or offices and commercial 

services, in the rear and interior of the site.”  

 

C. ZONING STANDARDS 

 

The table below compares the submitted plans with the requirements of the BR zoning district 

only.  Current PUD requirements are not included due to the applicant’s request to create new 

PUD standards for the subject property.  Deviations from the Zoning Ordinance requirements that 

are requested as part of the proposal are indicated in bold italics.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The applicant is requesting deviations from the building height and parking requirements.  

 

Staff Comments:    

 Staff has consulted the Institute of Traffic Engineers parking generation handbook.  The 

ITE suggests 11-16 parking spaces for a self-storage facility of this size.   

 The original plans showed 10 spaces.  At staff’s request, the applicant has reduced the 

length of the parking stalls to 16 ft., which has allowed for two additional parking spaces, 

for a total of 12 proposed spaces.  

 The applicant has submitted information in support of the parking deviation request.  The 

information includes parking space and building size data from other Metro Self-Storage 

locations, along with site plans for those facilities.  

 

Note that the engineering plan does not reflect the additional 2 parking spaces, and shows 

the front and east side parking setbacks as less than 20 ft.  These changes have been made to 

the site plan and landscape plan.  The engineering plan will need to be modified prior to City 

Council approval.   

 

D. SITE LAYOUT 

 

Principal features of the site layout include the following:  

Category 
Zoning Ordinance Standard 

(BR District) 

Proposed 

 

Min. Lot Area 1 acre 2.61 acres 

Lot Width None 347.99 

Building Coverage 30% 29.6% 

Building Height 40 ft. 47’2” 

Building Setbacks: 

Front (Lincoln Hwy)  20 ft. 49.86 ft. 

Interior side (west side) 15 ft. 86.7 ft. 

Exterior side (east side) 20 ft. 64.5 ft.  

Rear (south side)  30 ft.  72 ft. 

Parking Setbacks: 

Front (Lincoln Hwy)  20 ft. 20 ft. 

Interior side (west side) None 50 ft.  

Exterior side (east side) 20 ft. 20 ft. 

Rear (south side)  None 13.99 ft. 

Parking Stall Size 
9’ x 18’ OR 9’x16’ w/ 2 ft. 

bumper overhang 

9’x16’ w/ 2 ft. bumper 

overhang 

Drive-Aisle Width 12’ (One Way) 30.5’  

Parking Requirement 
78 

 (1 per 10 storage units)  
12 spaces 
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 The property will be accessed from the existing private access drive directly east of the 

property, which also provides cross-access to the adjacent MB Financial Bank and 

Meijer.  No new access onto Lincoln Hwy. is proposed. 

 A one-way driveway running counterclockwise will wrap around the building.  

 Parking is provided along the east side of the site, near the office at the northeast side of 

the building.  

 A stormwater detention basin is provided along the west side of the property.  

 A sidewalk will be added along the Lincoln Hwy. frontage.  The sidewalk will be subject 

to IDOT approval since Lincoln Hwy. is a state highway.  

 An ingress/egress easement exists across the southern 60 ft. of the property for future 

roadway connection to the property to the west.  The proposed configuration of the site 

includes a 30 ft. wide roadway within this easement that will provide cross-access 

between adjacent properties.  At the request of the property owner to the west, the 

applicant intends to extend this roadway to the west property line. (See below) 

 

The subject property is subject to provisions in the deed that conveyed title to the property when 

it was purchased from DGT, LLC, which owns the rest of Bricher Commons.  The deed states 

that development of the property is subject to the approval of DGT.  DGT has submitted a letter 

requesting that the roadway extend to the west property line, that landscaping be added along the 

west property line, that no outside storage be permitted, and that there shall be no recapture of the 

roadway improvements.  The applicant has added trees along the west property line, plans to 

extend the roadway as requested, and intends to comply with the other two requests.  

 

E. LANDSCAPING 

 

A landscape plan has been submitted for the property.  The table below compares the submitted 

plan to the requirements of Ch. 17.26 Landscaping and Screening.  Deviations from the Zoning 

Ordinance standards that would be required to accommodate the development as proposed are 

denoted in bold italics. 

Category Zoning Ordinance Standard Proposed 

Overall Landscape Area 20% 36%  

Parking Row Landscaping 
Rows of parking terminated 

by a landscape area 
Meets requirement 

Bldg. Foundation Landscaping  

Front wall  
75% of wall length; planting 

bed width of 8 ft. 
None 

Remaining walls 
50% of wall length; planting 

bed width of 8 ft.  

Does not meet  

(some foundation landscaping is 

shown on the south side of the 

building, but does not satisfy the 

requirement) 

Public Street Frontage 

Landscaping 
75% Meets requirement 

Parking Lot Screening  
50% to a height of  

30 in. 
Meets requirement  

Street Frontage Trees  

1 tree per 50 lineal ft. 

(7 trees total along Lincoln 

Hwy) 

7 trees  

Monument Sign Landscaping 3 ft. around sign 3 ft. around sign 

Retaining Wall Landscaping 

Retaining walls over 4 ft. high 

to be terraced to provide a 2 ft. 

wide planting area. 
Does not meet  
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The applicant is requesting a deviation from the building foundation landscaping requirement, 

due to the presence of loading bays and overhead access doors for ground-floor storage units and 

the driveway around the perimeter of the building.  Landscaping is proposed along the south side 

of the building where there are no overhead access doors.  

 

A deviation from the retaining wall landscaping requirement has also been requested due to the 

configuration of the site plan.  Engineered drawings of the retaining wall have not been provided, 

but it is expected to be 6 ft. tall.   

 

There is no landscape buffer requirement due to the BR Regional Business zoning classification 

of adjacent properties.  However, the portion of Bricher Commons south of the subject property is 

identified for residential use.  Evergreen trees are provided along the south property line to 

provide screening for future development.   

 

At the request of the property owner to the west, trees have been added along the west property 

line.  

 

F. BUILDING ARCHITECTURE 

 

Building elevations have been submitted for the proposed structure.   

 

The table below compares the submitted plans to the design requirements of Section 17.06.030 

Standards and Guidelines – BL, BC, BR, & O/R Districts.  Deviations from the zoning 

ordinance standards that are required to accommodate the building design as proposed are 

denoted in bold italics. 

 

Category Zoning Ordinance Standard Proposed 

Building Articulation 
3 ft. wall projections/recesses over 

20% of façades over 100 ft. 
Does not meet 

Architectural Features #1 
50% of façade is comprised of 

architectural features 

Does not meet 

(requirement applies to north, 

east, and west sides) 

Architectural Features #2 

Street-facing facades must have 2 of 

4 architectural features: change in 

wall plane of 2 ft.; change in wall 

texture/masonry patterns; 

transparent windows; 

columns/pilasters projecting 6 in. 

Meets requirement 

(requirement applies to north 

and east sides)   

Public Entrance 
Public entrance must face primary 

street frontage 

Meets; entrance is located at 

northeast corner of the building. 

Doors provided on north and 

east sides.   

Entrance Articulation 
Public entrances must be articulated 

from building 

Meets; entrance is articulated 

with a canopy  

Roof Design 
Roof mounted mechanical 

equipment must be screened 

Parapet with 3” projection 

provided; will screen equipment  

Building Materials  
A list of approved & prohibited 

materials is provided 

Primary building materials are 

brick and metal panels, which 

are approved materials 

 

The applicant is requesting a deviation from the requirements for building articulation and 

architectural features.  
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G. SIGNAGE 

 

A freestanding monument sign with an LED screen is proposed along Lincoln Hwy.  Two wall 

signs are also proposed; one on the north elevation and one on the east elevation.  The signage 

meets the requirements of Ch. 17.28 Signs.  

 

Staff Comments:  

 Stone is shown as the material for the sign base.  At staff’s request, the applicant has 

stated that brick will be used for the base to match the building.  

 

H. LIGHTING 

 

A photometric plan has been submitted.  The applicant has been asked to provide information on 

the luminaries to ensure compliance with Ch. 17.22.040 Site Lighting. 

 

I. ENGINEERING REVIEW 

 

The applicant has been provided with engineering review comments.  These comments are minor 

in nature, but will need to be addressed prior to City Council approval.  

 

J. PLAT OF SUBDIVISION 

 

A Preliminary Plat of Subdivision has been submitted as part of the PUD Preliminary Plan.  A 

single-lot subdivision that incorporates the entire property is proposed.  The Plat reflects the 

existing ingress/egress easement along the southern edge of the property, which is intended for 

future roadway access to the west.  Minor comments regarding the Plat have been provided to the 

applicant and will need to be addressed prior to approval of a Final Plat of Subdivision.  

 

K. ANNEXATION AGREEMENT 

 

The subject property is subject to the Bricher Commons Annexation Agreement.  The Annexation 

Agreement will need to be amended in order to incorporate the revised PUD standards approved 

for the subject property.  Per State statute, City Council will hold a public hearing on the 

Annexation Agreement amendment.  This will likely occur on the date that the Special Use for 

PUD and PUD Preliminary Plan are on the City Council agenda.  

 

IV. SUGGESTED ACTION 
 

Conduct the public hearing on the Special Use for PUD and close if all testimony has been taken. 

 

Staff has placed this item, along with the PUD Preliminary Plan, on the meeting portion of the 

agenda for a vote should the Plan Commission feel that they have enough information to make a 

recommendation.  

 

Staff has found the application materials to be complete.  Upon resolution of outstanding staff 

comments, the proposal has the ability to meet City Code requirements.  

 

V. ATTACHMENTS 

 Applications for Special Use for PUD and PUD Preliminary Plan; received 10/22/15  

 Parking reduction request letter; dated 10/22/15  

 Letter from adjacent property owner, dated 11/10/15 

 Bricher Commons PUD 2006 Concept Plan 

















RIDER TO APPLICATIONS 
FOR DEVELOPMENT APPROVALS 

 
Metro Storage, LLC, a Delaware limited liability company ("Applicant"), for its several 
applications for development approvals to the City of St. Charles (as listed below), states as 
follows: 

General Background: 

The property that is the subject of this Application is approximately 2.61 acres in dimension and 
is located at 2623 Lincoln Highway (Illinois Route 38) west of Randall Road and adjacent to the 
Meijers store in St. Charles (the “Subject Property” legally described as set forth within Exhibit 
A attached hereto).  The Subject Property is an undeveloped part of the Bricher Commons 
Planned Unit Development and is currently used for farming.  The Applicant, Metro Storage, 
LLC, is under contract to purchase the Subject Property from its current owner, Unbel, LLC.  
Metro Storage, LLC will build, own and manage a 3-story, 101,232 sq. ft. Class “A” climate-
controlled self-storage (mini-warehouse) facility with 783 storage units. 

The underlying zoning classification of the Subject Property where the proposed Metro Storage 
self-storage facility is to be located is within the BR Regional Business District (formerly B-3 
Service Business District) with a Special Use as a Planned Unit Development (Bricher Commons 
PUD) in accordance with Ordinance No. 1999-Z-11 and an Annexation Agreement (Bricher 
Commons / DGT Partnership)(“Annexation Agreement” dated July 19, 1999, recorded as 
Document No. 1999K094392). 

Applicant proposes to eliminate the existing Planned Unit Development on the Subject Property 
as was previously established by Ordinance No. 1999-Z-11 and replace it with a new Planned 
Unit Development allowing for a Mini-Warehouse use on the Subject Property.   The self-
storage use is not listed as one of the permitted uses under the Ordinance.  The Subject Property 
is located in the BR Regional Business District which does permit Mini-Warehouse uses.  The 
establishment of a new Planned Unit Development would be consistent with the BR zoning 
classification. 

The Subject Property is comprised of a single unsubdivided tract of land.   Applicant proposes to 
subdivide the existing tract into a single subdivided Lot of record by gaining approval of and 
recording a Final Plat of Subdivision.  Applicant proposes to develop the Lot with an 
approximately 101,232 square foot, 3-story, 783-unit self-storage facility and a storm water 
detention basin located on the West side of the Subject Property. 

The proposed building will contain approximately 783 climate controlled storage units.  Floors 
two and three will be accessed by two elevators adjacent to the two loading bays.  Loading and 
unloading for the interior storage units will take place in the interior bays on the East and South 
sides of the building.  The larger storage units located at the perimeter of the ground level will be 



accessed from their individual overhead access doors.  The building’s office will be conveniently 
located at the Northeast corner of the building.  The exterior of the building will be a 
complimentary palette of architectural masonry units, anodized aluminum and glass window 
units, and architectural metal panel systems. 

Applicant has designed and located the building within a perimeter drive aisle.  This site layout 
and building configuration provides efficient vehicle movement around the building and vehicle 
access to the ground-level loading bays and storage unit doors on each side of the building.   
Customers will have sufficient room to maneuver their car or small truck to the bays and doors.  
Emergency vehicles will have sufficient room to have access to all sides of the building.  The 
drive aisle width permits vehicle movement around parked cars or small trucks that are loading 
or unloading at a ground floor storage unit.    

Applicant will provide an extension of the perimeter road to the Southwest corner of the Subject 
Property for future roadway connection to the properties to the West.   Cross access ingress and 
egress easements already exist along the southerly 30' of the Subject Property.  

The facility will be self-service: customers will drive their vehicle into the loading bay area, 
close the overhead door, and load or unload their belongings onto carts for transport of their 
goods and materials to their storage locker.   New customers would park adjacent to the office 
and lease a unit.  After leasing a unit, new customers would move their vehicle to one of the 
loading bays to unload their belongings. 

Ten parking spaces are located conveniently near the office.  Applicant’s experience operating 
comparably sized facilities in comparable suburban markets indicates that 10 parking spaces is 
more than sufficient to meet the parking needs of customers and employees.   Applicant's 
comparable facilities experience approximately 4.5 vehicle trips per hour during peak times. 

The western perimeter of the site will be a storm water detention basin.  Landscaping will be 
installed along the site perimeter to establish a pleasing buffer in a natural arrangement.  
Building foundation landscaping is provided along the South elevation only, due to the number 
and location of storage unit exterior doors along the other three facades of the building.   

Operation of the facility is overseen by the Site Manager and occasionally one other staff person, 
for an average of approximately 1.5 employees on site per day.  The office will be open from 
9:00 am to 6:00 pm.  Personalized key code entry to the building and units will be available to 
customers from 6:00 am to 10:00 pm.  The building will house an array of video security 
cameras that will cover almost 100% of the public areas of the facility.  The cameras will be 
monitored from the office or remotely. 

Development Requests: 

Applicant seeks the following development approvals.  



(a) Application for a Special Use as a Planned Unit Development.  Applicant requests a 
Special Use for a Planned Unit Development in accordance with Section 17.04.400 – 
17.04.430 of the Zoning Ordinance of the City of St. Charles.  Applicant proposes to 
eliminate the existing Planned Unit Development as it applies to the Subject Property (as 
previously established by Ordinance No. 1999-Z-11) and proposes to replace the existing 
PUD with a new Planned Unit Development approving a Mini-Warehouse use on the Lot. 

(b) PUD Preliminary Plan Application Approval.   Applicant requests PUD Preliminary 
Plan Application approval in accordance with Section 17.04.400 – 17.04.430 of the 
Zoning Ordinance of the City of St. Charles.  Applicant proposes to eliminate the existing 
Planned Unit Development as it applies to the Subject Property (previously established 
by Ordinance No. 1999-Z-11) and proposes to replace the existing PUD with a new 
Planned Unit Development approving a Mini-Warehouse use on the Lot. 

(c) Concurrent Preliminary and Final Plat of Subdivision Approval.    Applicant 
requests concurrent approval of its Preliminary Plat of Subdivision and Final Plat of 
Subdivision in accordance with Sections 16.04.070 and 16.04.080 of the Municipal Code 
of the City of St. Charles.     

(d) Annexation Agreement Amendment. Applicant requests an amendment of the 
Annexation Agreement to incorporate the Applicant's requested Planned Unit 
Development approvals.   

Planned Unit Development Code Departures: 

Section 17.04.400(B) of the Municipal Code of the City of St. Charles states that "Unless 
otherwise approved in accordance with this Chapter, development within a PUD shall conform to 
the requirements applicable to the underlying zoning district or districts in which the PUD is 
located, and all Land Improvements shall be designed and constructed in accordance with the 
provisions of Title 16, Subdivisions and Land Improvement, of the St. Charles Municipal Code.  
PUDs, however, may allow for relief from the minimum requirements applicable to the 
underlying zoning district and subdivision ordinance in situations where the City Council finds 
that:  

 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." 

Applicant request the following "departures" or "relief" from the requirement that Applicant's 
PUD conform to the zoning and subdivision ordinances of the City of St. Charles.   



 (1) Departure for Building Height. Applicant requests relief from Section 
17.14.030 and Table 17.14-2 of the Municipal Code of the City of St. Charles.   Table 17.14-2 
states that the maximum building height in the BR zoning district is 40 ft.  Applicant’s proposed 
building is 40 ft. at the top of the roof, but the highest point of the parapet is approximately 47'-
2".   The varying height of the parapet is an element of the architectural façade articulation.  The 
parapet is designed to add visual interest to the building and to conceal roof-top service 
equipment.   The additional building height allows Applicant to provide sufficient floor height on 
the ground floor to accommodate the loading bays.   

 (2) Departure for Building Foundation Landscaping.   Applicant requests relief 
from Section 17.26.080 of the Municipal Code of the City of St. Charles.  Pursuant to Section 
17.26.080, the minimum width of planting beds for building foundation landscaping shall be 
eight feet (8’) measured perpendicular to the building.  Applicant proposes to eliminate the 
required 8’ strip of building foundation landscaping. 

 Applicant proposes to eliminate the requirement of foundation landscaping entirely on 
the North, East and West elevations due to (i) the presence of loading bays and overhead access 
doors for ground-floor storage units and (ii) the vehicle access driveway around the perimeter of 
the building.  Perimeter site circulation and direct access to ground-level storage units is essential 
to business operations and customer needs.   

 Applicant proposes planting beds and trees along the South building foundation where 
there are no planned storage unit overhead access doors on either side of the loading bay.   The 
landscape plan provides screening from the public roads and private drives.  Landscape planting 
beds for trees and shrubs will be provided along the North and East perimeter of the Subject 
Property.  Trees will be provided along the South property line to separate the building and 
southerly roadway from future development on the adjacent properties to the South.  Landscape 
planting along the West property lines is limited to low profile grasses, due to the necessity of 
locating a storm water detention basin on site. 

 (3) Departure for Off-Street Parking. Applicant requests relief from Section 
17.24.140 and Table 17.24-3 of the Municipal Code of the City of St. Charles.  Pursuant to Table 
17.24-3, a Mini-Warehouse use requires one (1) off-street parking space for every ten (10) 
storage units.   

 Applicant proposes approximately 783 storage units and 10 off-street parking spaces 
(nine plus one handicap accessible parking space) located near the office area at the Northeast 
corner of the building.   Applicant operates over 85 locations in the Chicago metro area and 
nationally and its experience with facilities of this size in comparable market areas indicates the 
proposed 10 parking spaces will provide more than sufficient parking for customers and 
employees.  On average, there will be approximately 1.5 staff person on site per day.  The 
average number of customer trip generations for a self-storage facility of this size is 



approximately 4.5 vehicle trips per hour.   Applicant has provided adequate parking and loading 
to meet its anticipated customer demand, and by limiting the parking area to 10 parking spaces 
has avoided making the parking area a prominent feature of the facility.   

 (4) Departure for Windows and Transparency. Applicant requests relief 
from Section 17.06.030.B of the Municipal Code of the City of St. Charles.  Applicant proposes 
that less than 60% of the horizontal length of the façade shall have windows on the first floor.   
The windows proposed for the building are located (i) at the Northeast corner at the first floor 
office, (ii) above the office on the second and third floors, and (iii) at several locations on the 
second and third floors.  The exterior of the building will be a complimentary palette of 
architectural masonry units, anodized aluminum and glass window units, and architectural metal 
panel systems. 

 Applicant proposes to provide windows at less than 60% of the horizontal length of the 
façade because the self-storage mini-warehouse use requires outdoor access doors for some 
ground level storage units located at the perimeter of the building.  Some customers have storage 
needs that require direct access to ground-floor storage units; these units are the largest units in 
the facility and can be used to store large items such as vehicles.    

 (5) Departure for Articulation of Building Facade. Applicant requests relief 
from Sections 17.06.030.A.1 and 17.06.30.A.2 of the Municipal Code of the City of St. Charles.   
The facade articulation for the proposed self-storage facility does not incorporate wall 
projections or recesses a minimum of three feet in depth over 20% of the facade.  Additionally, 
less than 50% of the facade of the building is comprised of architectural features such as doors, 
windows, awning or entryways.  Although these building facade articulation standards are not 
met, the building does provide extensive architectural articulation on all facades through the use 
of a complimentary palette of architectural masonry units, anodized aluminum and glass window 
units, and architectural metal panel systems.  The building design includes features that add 
identity and architectural interest, including belt courses of varying materials, textures and 
colors.  This articulation reduces the apparent bulk of the building and identifies the main entry 
and sales areas.   

 (6) Additional Departures. Applicant requests all additional departures or relief 
as may be subsequently identified as necessary to comport Applicant's site plan, elevations, 
engineering drawings, plat of subdivision and other submission materials and specifications to all 
applicable codes and ordinances of the City of St. Charles.   
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A.  45-77% - SILT
B.  0-25% - CLAY
C.  25-33% - SAND
D.  3-5% - ORGANIC CONTENT
E.  pH BETWEEN 6.0 - 7.0

1. THE PLANT LIST IS PROVIDED FOR
INFORMATION ONLY. PLANT
QUANTITIES UNDER THE
CONTRACT ARE INDICATED ON
THE PLANS. IN THE EVENT OF ANY
DISCREPANCIES, THE CONTRACT
SHALL BE BASED ON THE
QUANTITIES SHOWN ON THE
PLANS.
2.  CONTRACTOR MUST REPAIR ALL
SIDEWALKS, CURBS AND GUTTERS
AND ALLEYS TO THEIR ORIGINAL
FORM IF DAMAGE OCCURS DURING
CONSTRUCTION
3.  CONTRACTOR TO PROVIDE
TEST OF EXISTING AND IMPORTED
SOILS.
4.  ALL SOILS MUST BE AMENDED TO
MEET THE FOLLOWING
REQUIREMENTS:

5.  CONTRACTOR TO
PROVIDE A PLAN OF TYPES
AND EXTENT OF SOIL
MODIFICATION
6.  CONTRACTOR TO
PROVIDE SOIL PERCOLATION
TESTS.
7.  CONTRACTOR TO
PROVIDE MECHANICAL
SUBSURFACE DRAINAGE, AS
REQUIRED IN AREAS WITH
POOR PERCOLATION RATES.
8. ALL EXISTING PARKWAY
TREES TO BE PRUNED TO
MEET NATIONAL ARBORIST
ASSOCIATION (NAA) CLASS A
STANDARDS.
9. ALL TREES TO BE
BRANCHED A MINIMUM OF
7'-0" HEIGHT FROM GRADE.
10. ALL EXISTING SOD
PARKWAYS TO BE
RE-SODDED AS REQUIRED
11. RE-MULCH ALL EXISTING
PARKWAY TREES.
12. SHREDDED HARDWOOD
MULCH MUST BE USED FOR
ALL PLANTING BEDS.

SHRUB INSTALLATION3 SCALE: 1" = 1'-0"
0 6" 1' 2'

B&BQB QUERCUS BICOLOR SWAMP WHITE OAK SINGLE STRAIGHT TRUNK, SPECIMEN QUALITY; SPRING DIG ONLY7' -
B&BSR SYRINGA RETICULATA JAPANESE TREE LILAC -

QTY

SAMPLE PLANT LIST1 NOTE:  QUANTITIES ON THE PLANT LIST ARE PROVIDED FOR INFORMATION ONLY. PLANT QUANTITIES UNDER THE CONTRACT ARE INDICATED ON THE PLANS. IN THE EVENT OF ANY DISCREPANCIES, THE CONTRACT SHALL BE BASED ON
THE QUANTITIES SHOWN ON THE PLANS.
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10 x 1510 x 15 10 x 10 10 x 15

5 x 55 x 5 5 x 55 x 5

10 x 10

10 x 10

5 x 55 x 5

5 x 5 5 x 5

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

5 x 55 x 5 5 x 55 x 5

10 x 10

10 x 10

10 x 10

5 x 55 x 5 5 x 55 x 5

5 x 55 x 5 5 x 55 x 5

5 x 10
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5 x 55 x 5 5 x 55 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 55 x 5

10 x 1510 x 15 10 x 10 10 x 15 10 x 10

5 x 55 x 5 5 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 55 x 5

10 x 10

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15*

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15*

10 x 1510 x 15

10 x 1510 x 1510 x 15 10 x 10 10 x 10

5 x 5 5 x 55 x 5 5 x 55 x 5 5 x 5

10 x 1510 x 15

10 x 1510 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

ELEV

ELEV 10 x 1010 x 10

10 x 15 10 x 10

10 x 15 10 x 10

5 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 5

10 x 1510 x 15

10 x 1510 x 15

5 x 5

10 x 10 10 x 10

5 x 55 x 5

5 x 10

5 x 5 5 x 5

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 5 5 x 5 5 x 55 x 5 5 x 55 x 5

5 x 5

5 x 5

10 x 10 10 x 1010 x 1510 x 1510 x 15 10 x 10 10 x 1510 x 15

5 x 10

5 x 10

5 x 10

5 x 10

5 x 55 x 55 x 55 x 5 5 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 5 5 x 5 5 x 55 x 5

10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10* 10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20*

5 x 10 5 x 10

5 x 105 x 10
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Y

X

W

V

U

T

S

R

Q

P

N

M

L

K

J

H

G

F

E

D

C

B

A

10 x 1010 x 10* 10 x 10 10 x 10 10 x 10 10 x 10

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15 10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 15

10 x 15

10 x 15 10 x 10

10 x 10

5 x 5

10 x 10 10 x 10

10 x 10

10 x 10 10 x 15

10 x 1510 x 15 10 x 10 10 x 15

10 x 1510 x 15 10 x 10 10 x 15

5 x 55 x 5 5 x 55 x 5

10 x 10

10 x 10

5 x 55 x 5

5 x 5 5 x 5

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

5 x 55 x 5 5 x 55 x 5

10 x 10

10 x 10

10 x 10

5 x 55 x 5 5 x 55 x 5

5 x 55 x 5 5 x 55 x 5

5 x 10
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5 x 55 x 5 5 x 55 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 55 x 5

10 x 1510 x 15 10 x 10 10 x 15 10 x 10

5 x 55 x 5 5 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 55 x 5

10 x 10

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15*

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15*

10 x 1510 x 15

10 x 1510 x 1510 x 15 10 x 10 10 x 10

5 x 5 5 x 55 x 5 5 x 55 x 5 5 x 5

10 x 1510 x 15

10 x 1510 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

10 x 15

ELEV

ELEV 10 x 1010 x 10

10 x 15 10 x 10

10 x 15 10 x 10

5 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 5

10 x 1510 x 15

10 x 1510 x 15

5 x 5

10 x 10 10 x 10

5 x 55 x 5

5 x 10

5 x 5 5 x 5

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 10

5 x 5 5 x 5 5 x 55 x 5 5 x 55 x 5

5 x 5

5 x 5

10 x 10 10 x 1010 x 1510 x 1510 x 15 10 x 10 10 x 1510 x 15

5 x 10

5 x 10

5 x 10

5 x 10

5 x 55 x 55 x 55 x 5 5 x 55 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 5 5 x 55 x 55 x 5 5 x 5 5 x 55 x 5

10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10 10 x 10* 10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20

10 x 10

10 x 10

10 x 20

10 x 20*

5 x 10 5 x 10

5 x 105 x 10
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1ST FLOOR 
EL: +0'-0"

2ND FLOOR 
EL: +16'-9"

3RD FLOOR 
EL: +26'-10"

T/ ROOF 
EL: +40'-11"

T/ PARAPET 
EL: +47'-2"

ENGINEERED BRICK METAL PANEL 2 METAL PANEL 3 ENGINEERED BRICK

METAL PANEL 4LINE OF ROOF

CAST STONE BASEGLASS OVERHEAD LOADING DOOR CANOPY

METAL ACCENTS

METAL SECTIONAL OVERHEAD
DRIVE-UP DOOR

ARCHITECTURAL
METAL COPING w/ 3"
PROJECTION, TYP

1ST FLOOR 
EL: +0'-0"

2ND FLOOR 
EL: +16'-9"

3RD FLOOR 
EL: +26'-10"

T/ ROOF
EL: +40'-11"

T/ PARAPET 
EL: +47'-2"METAL PANEL 4

ENGINEERED BRICK

METAL PANEL 2 METAL PANEL 3

LINE OF ROOF ENGINEERED BRICK

CAST STONE BASE

METAL ACCENTS

METAL SECTIONAL OVERHEAD
DRIVE-UP DOOR

ARCHITECTURAL
METAL COPING w/ 3"
PROJECTION, TYP
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1ST FLOOR 
EL: +0'-0"

2ND FLOOR 
EL: +16'-9"

3RD FLOOR 
EL: +26'-10"

T/ ROOF 
EL: +40'-11"

T/ PARAPET 
EL: +47'-2"

ENGINEERED BRICK

METAL PANEL 3

METAL SECTIONAL OVERHEAD
DRIVE-UP DOOR

CAST STONE BASE LIGHTS

METAL ROOF METAL PANEL 2 - PARAPET BEYONDMETAL PANEL 2 METAL PANEL 2

ARCHITECTURAL
METAL COPING w/ 3"
PROJECTION, TYP

1ST FLOOR 
EL: +0'-0"

2ND FLOOR 
EL: +16'-9"

3RD FLOOR 
EL: +26'-10"

T/ ROOF 
EL: +40'-11"

T/ PARAPET 
EL: +47'-2"

ENGINEERED BRICK

METAL PANEL 2 METAL PANEL 2 METAL PANEL 3

GLASS OVERHEAD LOADING DOOR CAST STONE BASE ENGINEERED BRICK

METAL ACCENTS
ARCHITECTURAL
METAL COPING w/ 3"
PROJECTION, TYP
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