
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: First Street Phase 3 – Streetscape Plan 

City Staff: 
 

Russell Colby, Planning Division Manager 

PUBLIC HEARING 
  

MEETING 
12/8/15 X 

APPLICATION:  Streetscape Plan Approval 

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Memo Preliminary Streetscape Plan 

Site Plan & Rendering of First St Phase 3 PUD Preliminary Plan approval ordinance 

SUMMARY: 
 
The First Street Phase 3 project is a partnership between the City of St. Charles, the owner of the 
property, and First Street Development II, LLC, the developer. 
 
The First Street Redevelopment PUD was approved in 2006 as a five phase project spanning five blocks 
along First Street between Prairie St. and Main St.  
 
A PUD Preliminary Plan for Phase 3 was reviewed by the Plan Commission in December 2014 and 
approved by the City Council in March 2015 (Ordinance #2015-Z-5). In accordance with the 
Preliminary Plan approval for Phase 3, updated design plans for the adjacent public spaces within Phase 
3 (streetscape, the East Plaza and the bi-level Riverwalk) are to be reviewed by Plan Commission.  
 

The City has prepared plans for the streetscape along First and Illinois Street adjacent to Buildings 1, 2 
and the Parking Deck and is presenting the plans for review and approval. An analysis of the design is 
provided in the attached staff memo. 

 

SUGGESTED ACTION: 

 
Review the Streetscape Plan. 
 
Staff recommends approval of the Preliminary Streetscape Plan.  
 

INFO / PROCEDURE – PUD PRELIMINARY PLAN: 

 Recommendation is based on conformance with the approved PUD ordinance and compliance 
with all other code requirements (including Zoning & Subdivision Codes).  

 A public hearing is not required. 
 No findings of fact are applicable. 

 



 
 
 
 
 
 
STAFF MEMO 
 
TO:  Chairman Todd Wallace 
  And the Members of the Plan Commission  
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  First Street Phase 3 – Streetscape Plan  
 
DATE:  December 4, 2015 
_____________________________________________________________________________ 
    
BACKGROUND 
 
The First Street project is a five-phase downtown redevelopment spanning a five block stretch of 
First Street between Main St. and Prairie St. The project was initially approved by the City in 
2006.  
 
In 2008, streetscape plans for the entire project were approved. The plans included an overall 
framework for the design and details of the materials to be used, including paver bricks and 
patterns, lighting fixtures, and street furniture, including benches and garbage cans.  
 
Phases 1 and 2 of the project were completed in 2009. Streetscape was installed adjacent to all 
new buildings (including the existing parking deck building, the Blue Goose store, and the BMO 
Harris Bank building to the south).  
 
NEW PHASE 3 PLAN 
 
In March 2015, the City approved a new PUD Preliminary Plan for Phase 3 of the project, which 
is comprised of the riverfront property located north of Illinois Street and east of First St. Phase 3 
includes three mixed use buildings and a public parking deck.  
 
Construction of Phase 3 is now underway, with foundations placed for Building #1 (at the corner 
of Illinois and First St.). Excavation is underway for the public parking deck to be located in the 
interior of the site. 
 
In accordance with the Preliminary Plan approval for Phase 3, updated design plans for the 
adjacent public spaces within Phase 3 (streetscape, the East Plaza and the bi-level Riverwalk) are 
to be reviewed by Plan Commission.  
 
The City has prepared plans for the streetscape along First and Illinois Street adjacent to 
Buildings 1, 2 and the Parking Deck and is presenting the plans for review and approval. 

Community & Economic Development 
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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REVIEW OF THE 2008 PLAN 
 
During the Phase 3 plan approval process earlier this year, there were a number of comments 
offered to improve the streetscape design for the east side of First Street. These comments were 
based upon practical considerations and perceived shortcomings of the existing streetscape on 
the west side of First Street. 
 
Based on these comments, Staff re-evaluated the design as it was constructed, and found the 
following: 

 Overall, the layout does not respond well to the buildings in certain locations. 
 The design has limited functionality of the pedestrian sidewalk zone and prevented use of 

the sidewalk as an active space. 
 

Specifically, the following design issues were identified with the 2008 plan: 
 

Storefronts 
 Planter boxes were spaced apart in a set pattern, and as a result, some boxes were placed 

directly in front of storefront entrances. 
 Trees within some planter boxes ended up being removed or badly pruned to improve 

business visibility. 
 

Balconies 
 Plans did not account for balconies and upper story building projections. Specifically, at 

the BMO Harris building, trees have grown up into the balconies. 
 Trees grow quickly and conflict with building projections, giving the street a crowded, 

overgrown appearance. 
 The trees then require significant pruning, which leads to a misshapen tree. 

 
Sidewalk Width 
 Landscape planter boxes placed within the sidewalk area can create choke points at 

certain locations, leaving tight spaces for pedestrians trying pass on the sidewalk. 
 

Usable Sidewalk Area 
 Including landscape planter boxes along the entire length of the sidewalk area limits the 

use of sidewalks by people and businesses. 
 The west side of First St. has provided only limited opportunity for outdoor seating, 

displays, or activities. 
 

Tree Density 
 Too many trees can hide building architecture. 
 As trees mature, they create a dark tunnel effect, which conflicts with the desired 

character of an open, urban street environment. 
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PROPOSAL 
 
The original 2008 plan established the overall framework for the streetscape design.  
 
The City commissioned Wills, Burke, Kelsey Associates (WBK) to revise the previous 
engineering and landscape plans for Phase 3, following the previously established framework, 
but updating elements of the design based upon the new building plans and the issues discussed 
above.  
 
Below is a summary of the major design elements of the plan: 
 

 Utilize the same design framework (theme and details/materials) as the existing First 
Street streetscape: 

o Same brick materials and same design with an edge ribbon 
o Same pedestrian street lamps 
o Same benches and garbage cans 
o Same type of tree grates 

 
 Streetscape is designed around all building entrances, storefront locations, and anticipated 

door swings (where storefronts are not recessed into the buildings). 
 

 Maximized usable sidewalk width: 
o Generally, keeping 10+ ft. open in front of buildings (Only narrowing down to 8 

ft. along Illinois St., where there are no storefront entrances) 
o For comparison, the width of the pedestrian zone in many locations on the west 

side of First Street ranges from 5.5 to 6.5 feet (from building face to planter box)  
 

 Limit planter areas to building corners, where they will not conflict with the usable 
sidewalk area. 

o Create more substantial planting areas in less usable locations, instead of many 
smaller planter boxes. 

 
 Space out trees, don’t plant in sidewalk areas around balconies 

o No trees will be placed within the sidewalk immediately adjacent to Building #2, 
which will have balconies along the entire First St. façade.  

o Shade trees have been placed in larger planter beds at the ends of the buildings 
where they will have room to grow larger. 

o Columnar trees have been placed at other locations, but spaced so as not to block 
direct views of storefronts or signs. 

 
 Streetscape has been designed in tandem with on-street utility routes to minimize 

conflicts. 
 
 

RECOMMENDATION 
 
Staff is recommending approval of the preliminary Streetscape Plan for First Street Phase 3. 



2015 Phase 3 Plan



Aerial perspective of First St. Phase 3

Building #1

Building #2

Building #3
(planned, no design 

approved)

Previously planned
“1 W. Main St” building‐
No current plan for site



First St., looking south from the Plaza area

Building # 2

Building #1

Illinois  St.

Future East Plaza

Parking Deck
Entrance



First St., looking north from Illinois St.

Building  #1

Building #2

Parking Deck
entrance
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City of St. Charles, Illinois
Ordinance No. 2015-Z-5

An Ordinance Granting Approval of a PUD Preliminary Plan for a portion of
Phase 3 of the First Street Redevelopment PUD

Buildings 1, 2, 3 and Parking Deck)

WHEREAS, an application has been filed for PUD Preliminary Plan for a portion of
Phase 3 of the First Street Redevelopment PUD, said realty being legally described on Exhibit
A" attached hereto and incorporated herein( the " Subject Realty"); and,

WHEREAS, said application was filed with the City on or about November 3, 2014, by
First Street Development II, L.L.C. (" Applicant") and authorized by the record owner of the Subject
Realty, the City of St. Charles (" Record Owner"); and,

WHEREAS, the Historic Preservation Commission recommended approval of the PUD

Preliminary Plan on or about November 19, 2014; and,

WHEREAS, the Plan Commission recommended approval of the PUD Preliminary Plan
on or about December 16, 2014; and,

WHEREAS, the Planning& Development Committee of the City Council recommended
approval of the PUD Preliminary Plan on or about February 17, 2015; and,

WHEREAS, the City Council of the City of St. Charles has received the
recommendations of the Plan Commission and Planning& Development Committee and has

considered the same.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY

OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS, as follows:

1. The preambles set forth hereinabove are incorporated herein as substantive provisions

of this Ordinance as though fully set out in this Section 1.

2. That passage of this Ordinance shall constitute approval of the PUD Preliminary Plan,
incorporated herein as Exhibit" B", such that the following documents and illustrations are hereby
approved, reduced copies ofwhich are attached hereto, subject to satisfactory resolution of all
outstanding staff review comments and compliance with such conditions, corrections, and
modifications as may be required by the Director of Community& Economic Development and the

Director ofPublic Works to comply with the requirements of the St. Charles Municipal Code:
Development Data, dated February 27, 2015
Specifications for the Proposed Parking Deck, dated February 27, 2015
Preliminary Engineering Plans titled" 1

t
Street Phase 3", prepared by County

Engineers, Inc., dated January 28, 2015 and February 16, 2015



Ordinance No. 2015- Z- 5

Page 2

Building Architectural Elevations for Building 1, Building 2, and the Parking
Deck prepared by Marshall Architects, dated February 2, 2015.

3. Preliminary Plans shall be submitted for review by the Historic Preservation
Commission and Plan Commission and approval by the City Council for the following:

Streetscape Improvements for First and Illinois Streets.

Building Architectural Elevations for Building# 3.
Riverwalk Improvements along the Fox River frontage.
Plaza area north of Building# 2

4. That the subject property may be developed and used only in accordance with all
ordinances of the City now in effect or hereafter amended or enacted.

5. That after the adoption and approval hereof, the Ordinance shall ( i) be printed or

published in book or pamphlet form, published by the authority of the Council, or( ii) within
thirty( 30) days after the adoption and approval hereof, be published in a newspaper published in
and with a general circulation within the City of St. Charles.

PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this 2nd day of March, 2015.

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois this 2nd day of March, 2015.

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties,
Illinois this 2nd day of March, 2015.

Ra on P.   ogina,    ayor

Attest:

Nancy Garrith, dty Clerk O'    
i-•     .

4 P
e^

Ayes

Nays:   A.•. r

Absent:    j

Abstain:o

fPr
V. ,. ..

Date:      4, f•.;
3 

APPROVED AS TO FORM:
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City Attorney

DATE:



EXHIBIT" A"

LEGAL DESCRIPTION

Lots 3, 4, 5 11 and 12 in the Phase III First Street Redevelopment Subdivision, according to the
plat thereof recorded as Document No. 2008K089916, in the City of St. Charles, Kane County,
Illinois.



EXHIBIT "B"

PUD PRELIMINARY PLAN

Development Data, dated February 27, 2015
Specifications for the Proposed Parking Deck, dated February 27, 2015
Preliminary Engineering Plans titled" I" Street Phase 3", prepared by County
Engineers, Inc., dated January 28, 2015 and February 16, 2015
Building Architectural Elevations for Building 1, Building 2, and the Parking
Deck prepared by Marshall Architects, dated February 2, 2015.



FIRST STREET PHASE 3 DEVELOPMENT DATA

2/ 27/ 15

Building No.      Type Floor Level Area/Units

Building 1 Parking Basement 27 spaces

Retail/ Commercial I" level 11, 865 sf

Office 2"
d

level 11, 865 sf

Office 3`
d

level 11, 865 sf

Office 4`
h

level 11, 865 sf

Total Building area 47,460 sf

Building 2 Parking Basement 27 spaces

Retail/Commercial I" level 11, 898 sf

Residential
2nd

level 12,000 sf

Residential 3`
d

level 12, 000 sf

Residential 4`
h

level 12,000 sf

Total Residential 36 units

12 Studio, 12 1- Bedroom, 12 2- Bedroom)

Total Building area 47.898s

Building 3 Parking Basement 25 spaces

Retail/ Commercial I" level 11, 966 sf

Residential 2"
d

level 11, 966 sf

Residential 3`
d

level 11, 966 sf

Residential 4`
h

level 11, 966 sf

Residential 5`
h

level 11, 966 sf

Total Residential 32 units

8 1- Bedroom, 16 2- Bedroom, 8 3- Bedroom)

Total Building area 59.830 sf

Parking Deck
Parking 1" level 57 spaces

Parking 2"
d

level 53 spaces

Total Parking Count 110 spaces



SPECIFICATIONS FOR PROPOSED PARKING DECK

2/ 27/ 15

Revised 3/ 2/ 15

1.  The proposed parking structure will be designed, constructed and considered as an
open air" parking structure as defined per building codes. Therefore, the following

systems are not contemplated: Fire alarm, ventilation/ vapor intrusion, drainage into the

sanitary system/ sand oil separator for the lower level of the deck, and no
mechanical/ electrical room is included in the plans.

2.   Fire Sprinkler System: For an open deck, Installation of a dry type I standpipe system
with a minimum of 2 hose stations located on each level of the parking structure. The
fire department connection would be located near the Illinois St. entrance.

3.  8 feet of vertical clearance Is required within the parking garages which includes the
parking areas below buildings 1, 2, 3 and the open parking garage.

4.   Larger double tee precast designed:to accommodate the loads induced by the City' s Fire
Department ladder truck shall be located generally in the area approximately 62' east of
the ramp from First Street and approximately 28' wide centered on the centerline of the
ramp.

5.  3" concrete topping (broom finish and wet cured) over larger double tees included.
6.  Control joints with sealant over each precast piece joint and the application of a silane

sealer over the entire upper level surface.

7.  Sealing and caulking for all precast joints is included.
8.  Confirmation the proposed deck can handle anticipated snow loadings and snow

removal operations as described:

It is thought that the 6-wheel dump would be backed up the ramp and parked in
the middle (Area where the ladder truck was anticipated to sit) and then the
other equipment would be used to push and load snow at the same time. It

would be conceivable for at least the 6-wheeler, Wheel Loader and Backhoe to

be up there at one time working.

Operating i Contact 1 Contact Ground
Total Contact

Equipment Weight   : Area Front Area Back =    Pressure per

Ibs)   S i S i)  
re

Contact si)q..f....,.....: 9..............€......A......a. iSQ .............................t..P....:....
1D 544k Wheel Loader 28660 468     .....,..... 468 936.00 30.62

I.........
1D 410k Backhoe i 16500 260 I 468 728.00 22.66i...........................................
Case 410 Skid Steer( with bucket) '     6200 189

i
189 378.00 16.40

6 Wheel Dump( Loaded w/ plow)....,..........50000.......... ............5      ........... 952................,.......1207.00 41.43..............
A. A.      ...

s NOTE- Calculations based on level surface and no movement

s s NOTE- Construction Equipment was calculated as" unloaded", Dump truck calculated as fully loaded.

9.  All conduit is rigid conduit and all fittings are rated for outdoor use.

10. Adequate light fixtures to meet required codes or industry standards including but not
limited to emergency lighting, exit lighting, egress path lighting and also with respect to



lighting on the upper and lower level of the parking deck is included. Walker Parking' s initial
review indicated that more than 14 light fixtures on the lower level, as identified in the

preliminary cost estimate from Premium Electric Services dated January 6, 2015, may be
needed. All lighting fixtures to be subject to review and approval by the City. Developer has
budgeted an allowance of$ 28,000 for upper level fixtures. Should the City select a more
expensive fixture for the upper level, the City would cover the cost difference. Photometrics
to be included with Final Engineering plans prepared by the developer.

11. Lower level sump pumps( 2) and back- up/ alarm system is included.
12. Coverings/ treatments over required openings to comply with the lower level being open air

are included. Design subject to review by the City..
13. All required ramp/ stair handrails, bollards, doors and door frames, flashing and trim are

included.

14. Foundation: 6" perimeter drains is included.

15. Public storm sewer passing under the parking deck to be reconstructed per the Preliminary
Engineering Plans.

16. Striping and directional signage
17. Future security and parking counter system to be determined jointly by developer and staff

during Final Engineering.
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State of Illinois

ss.

Counties of Kane and DuPage     )

Certificate

I, NANCY GARRISON, certify that I am the duly elected and acting
Municipal City Clerk of the City of St. Charles, Kane and DuPage Counties,
Illinois.

I further certify that on March 2, 2015, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2015-Z- 5, entitled

Motion to Approve an Ordinance Granting Approval
of a PUD Preliminary Plan for a portion of Phase 3 of

the First Street Redevelopment PUD (Buildings 1, 2, 3

and Parking Deck)."

which provided by its terms that it should be published in pamphlet form.

The pamphlet form of Ordinance No. 2015-Z-5, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such Ordinance was
posted in the municipal building, commencing on March 6, 2015, and
continuing for at least ten days thereafter.  Copies of such Ordinance were also

available for public inspection upon request in the office of the municipal clerk.

DATED at St. Charles, Illinois, this 2nd

day of March, 2015.

Municipal rk
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