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Title: Recommend approval of a Map Amendment  
from RT-3 Traditional Single Family District to 
CBD-2 Mixed Use Business District (St. Charles Public Library)
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Estimated Cost:   Budgeted:    YES  NO  

If NO, please explain how item will be funded: 

 
 
Executive Summary: 
 
The St. Charles Public Library has identified the need for additional parking for their existing facility.  The 
library is proposing to utilize a portion of the block south of Walnut Avenue for surface parking. The library is 
not moving forward with a building addition at this time. 

 

The property south of Walnut Avenue is located within the RT-3 Traditional Single Family Residential District. 
To be utilized for parking for the library building, these lots must be rezoned to the CBD-2 Mixed Use Business 
district. Off-site parking is permitted in the CBD-2 district provided the lot is within 500 feet of the building. 

 

A site plan has been prepared for the purpose of demonstrating zoning compliance for the property. This plan is 
for informational purposes only and is not being reviewed or approved as a part of this Map Amendment 
application. Any development on the properties will be required to comply with all applicable regulations. 

 

Some of the existing residential buildings will remain on the property. The library may utilize the buildings for 
other library-related uses at some point in the future.  

 
The Plan Commission recommended approval of the Map Amendment on July 5, 2011. 
Attachments: (please list) 
Staff Report 
Application and Attachments 
Site Plan for parking lot (informational only) 
Plan Commission Resolution 
Recommendation / Suggested Action (briefly explain): 
Staff recommends approval of the Map Amendment 

 
For office use only: 

 
Agenda Item Number: 
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STAFF REPORT 
 
TO:  Chairman Cliff Carrignan 
  and the Planning and Development Committee  
  
FROM: Russell Colby 
  Planner 
 
RE:  St. Charles Public Library – Map Amendment to CBD-2 for block south of Walnut Avenue 
 
DATE:  July 7, 2011 
______________________________________________________________________________ 
 
I. GENERAL INFORMATION 
 

Name:   St. Charles Public Library 
 

Applicant: Diana Brown, Director, St. Charles Public Library District   
 

Application: Map Amendment from RT-3 Traditional Single Family to  
CBD-2 Mixed Use Business District 

 
Purpose: Rezone the block south of the existing library parking lot to utilize the site for 

additional parking for the library 
  

Property Size:   
Location: 104-112-118 S 6th Ave, 616 Illinois Ave, 605-615 Walnut Ave,  

103-107-115 S 7th Ave 
Block bound by S 6th Avenue, Walnut Avenue, S 7th Avenue, Illinois Avenue 

 
II. ZONING: 
 

 Existing zoning and land use:  
RT-3; Residential uses and vacant property 

     
 Surrounding zoning and land use: 

North: CBD-2; Library and Parking Lot 
South: CBD-2; Lincoln School 
East: RT-3; Residential uses 
West:  CBD-2; St. Marks’s Church 

 
 Comprehensive Plan Future Land Use Designation: 

Medium Residential  
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III. BACKGROUND  
   

In November 2009, the St. Charles Public Library presented a Concept Plan application for 
expansion of the existing library facility. The building expansion was proposed in the area of the 
existing library parking lot. The block of properties south of Walnut Avenue, which are owned by 
the library, were proposed to be surface parking. The building expansion was contingent on 
passage of a referendum, which was voted down in November 2010. The library has not set a 
timeline for proceeding with the building addition. 
 
The Library has identified the need for additional parking for their existing facility. Properties 
located within the block south of Walnut Avenue were purchased for this purpose. The library is 
now proposing to move forward with utilizing a portion of the block for surface parking. A Map 
Amendment is required to allow for the establishment of an off-site parking lot to serve the 
library. 
 
 

IV. ANALYSIS 
 

ZONING AND LAND USE 
 

The existing library facilities are located within the CBD-2 Mixed Use Business District.  
“Library” is a permitted use within the CBD-2 district. The Zoning Ordinance identifies the 
purpose of this district: 

“…To provide for a properly scaled mixed-use transition between single-family 
residential neighborhoods and the retail core of the CBD-1 Central Business District. 
The CBD-2 district permits a mix of retail, office, service, and medium-density residential 
uses within buildings that are of a reduced height and scale than that permitted in the 
CBD-1 district. However, development in this district is also intended to retain a 
pedestrian-oriented character, similar to that of the CBD-1 district.” 

 
Residential properties south of Walnut Avenue are located within the RT-3 Traditional Single 
Family Residential District. To be utilized for parking for the library building, these lots must be 
rezoned to the CBD-2 district. Off-site parking is permitted in the CBD-2 district provided the lot 
is within 500 feet of the building. 

 
 

PARKING REQUIREMENTS FOR LIBRARY 
 
 The Zoning Ordinance requires parking be provided at a rate of 2.5 spaces for 1,000 

square feet of gross floor area of the building.  
 Within the CBD-2 District, on-street parking within 300 ft. of the property may be 

credited up to 25% of the required parking.  
 
Building Square Footage: 54,234 square feet 
Required Parking:  136 parking spaces 
 
Existing Parking Lots:  116 spaces 

 
 On-Street Parking:  10-15 spaces (approximate- Walnut & 6th Avenues) 
 

Existing Parking Deficiency 20 spaces 
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PROPOSED SITE PLAN 

   
A site plan has been prepared for the purpose of demonstrating zoning compliance for the 
property. This plan is for informational purposes only and is not being reviewed or approved as a 
part of this Map Amendment application. 

 
The site plan shows a parking lot to be constructed on vacant properties located at the northeast 
corner of the block. 

 The parking lot will need to be designed to comply with the Zoning Ordinance standards 
for parking lot design, layout, construction, landscaping and screening contained in 
Chapter 17.24 “Off-Street Parking and Loading” and Chapter 17.26 “Landscaping and 
Screening”. The requirements apply whether the lot is designed to be temporary or 
permanent. 

 Stormwater detention will be required. A stormwater basin is proposed at the southeast 
corner of the block. 

 
 

EXISTING STRUCTURES 
 
Some of the existing residential buildings will remain on the property. Single-family and multi-
family residential use is permitted in the CBD-2 zoning district. Both the existing RT-3 and 
proposed CBD-2 zoning districts have a minimum lot size of 5,000 sf for single-family residential 
use, therefore, the degree of any non-conformity of these properties will not be increased by the 
Map Amendment. 
 
The library may utilize the buildings for other library-related uses at some point in the future. 
This will be permitted provided the use of the buildings complies with applicable zoning and 
building code/life safety requirements. 
 
 

 
V. RECOMMENDATION:  
 

The Plan Commission held a public hearing on July 5, 2011 and recommend approval of the 
application. 

 
Staff recommends approval of the Map Amendment. Findings of Fact are attached. 
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FINDINGS OF FACT 
 

MAP AMENDMENT 
 

1. The existing uses and zoning of nearby property. 

Properties to the north (Library and parking lot), west (St. Mark’s Church) and south (Lincoln 
School) are institutional uses zoned CBD-2. A residential neighborhood is located east of 7th 
Avenue.  

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

The existing zoning restrictions limit the use of the property to single-family residential use. 
The extent to which property values are diminished by this zoning is unknown. 

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 existing zoning restrictions are not perceived to promote health, safety, 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 properties are suitable for residential use under the RT-3 Traditional Single Family 
Residential District. The properties are impacted by increases in traffic and activity generated 
by institutional uses in the vicinity.  

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 library purchased residential properties within this block with the long-term goal of using 
the property for parking. The library has demolished houses and allowed the properties to 
remain vacant until the parking lot can be constructed. 

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

The existing library facility is deficient in off-street parking spaces per the requirements of 
the City’s Zoning Ordinance. The Map Amendment will facilitate the addition of an off-site 
parking lot. 

The property is surrounded by long-established institutional uses (Lincoln School, St. Charles 
Public Library, St. Mark’s Church, Trinity Vineyard Church). Physical enlargement of 
buildings and/or increased usage of these facilities increases the general demand for on and 
off-street parking in the neighborhood. 
 

7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  

The Comprehensive Plan Future Land Use map designates the property for “Medium 
Residential”. The CBD-2 Zoning District permits residential use in addition to limited 
commercial uses. 

8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 
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Not applicable. 

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

Some of the existing residential buildings will remain on the property. Single-Family and 
multi-family residential use is permitted in the CBD-2 zoning district. Both the existing RT-3 
and proposed CBD-2 zoning districts have a minimum lot size of 5,000 sf for single-family 
residential use, therefore, the degree of any non-conformity of these properties will not be 
increased by the Map Amendment. 

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

The property is surrounding by long-established institutional uses (Lincoln School, St. 
Charles Public Library, St. Mark’s Church, Trinity Vineyard Church). These facilities have in 
recent years been expanded or have been planned for expansion. 

  



















City of St. Charles, Illinois 
Plan Commission Resolution No. 10-2011 

 
A Resolution Recommending Approval of a Map Amendment 
From RT3 Traditional Single-Family Residential District to  

CBD2 Mixed Use Business District 
 (St. Charles Public Library) 
  

 Passed by Plan Commission July 5, 2011 
 

 
 WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review all requests for Map Amendments; and 

 WHEREAS, the Plan Commission held a public hearing and has reviewed the Map 

Amendment request for St. Charles Public Library; and  

WHEREAS, the Plan Commission finds approval of a Map Amendment from RT3 

Traditional Single-Family Residential District to CBD2 Mixed Use Business District to allow 

construction of an additional parking lot for the library to be in the best interest of the City of St. 

Charles based upon the following findings of fact: 

Findings of Fact for Map Amendment 

1. The existing uses and zoning of nearby property. 

Properties to the north (Library and parking lot), west (St. Mark’s Church) and south 
(Lincoln School) are institutional uses zoned CBD-2. A residential neighborhood is located 
east of 7th Avenue.  

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

The existing zoning restrictions limit the use of the property to single-family residential 
use. The extent to which property values are diminished by this zoning is unknown. 

 
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 existing zoning restrictions are not perceived to promote health, safety, morals or 
general welfare of the public. 
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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 properties are suitable for residential use under the RT-3 Traditional Single Family 
Residential District. The properties are impacted by increases in traffic and activity 
generated by institutional uses in the vicinity.  

 
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 library purchased residential properties within this block with the long-term goal of 
using the property for parking. The library has demolished houses and allowed the 
properties to remain vacant until the parking lot can be constructed. 

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

proposed district.  

The existing library facility is deficient in off-street parking spaces per the requirements of 
the City’s Zoning Ordinance. The Map Amendment will facilitate the addition of an off-
site parking lot. 

 
The property is surrounded by long-established institutional uses (Lincoln School, St. 
Charles Public Library, St. Mark’s Church, Trinity Vineyard Church). Physical 
enlargement of buildings and/or increased usage of these facilities increases the general 
demand for on and off-street parking in the neighborhood. 
 

7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  

The Comprehensive Plan Future Land Use map designates the property for “Medium 
Residential”. The CBD-2 Zoning District permits residential use in addition to limited 
commercial uses. 
 

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

Not applicable. 
 

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

Some of the existing residential buildings will remain on the property. Single-Family 
and multi-family residential use is permitted in the CBD-2 zoning district. Both the 
existing RT-3 and proposed CBD-2 zoning districts have a minimum lot size of 5,000 sf 
for single-family residential use, therefore, the degree of any non-conformity of these 
properties will not be increased by the Map Amendment. 

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

The property is surrounding by long-established institutional uses (Lincoln School, St. 
Charles Public Library, St. Mark’s Church, Trinity Vineyard Church). These facilities 
have in recent years been expanded or have been planned for expansion. 
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 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to 

recommend to the City Council approval of the application for Map Amendment from RT3 

Traditional Single-Family Residential District to CBD2 Mixed Use Business District to allow 

construction of an additional parking lot for the library, based upon the foregoing findings of fact and 

resolution of all staff recommendations prior to final City Council action. 

Voice Vote: 
Ayes:   Kessler, Wallace, Amatangelo, Schuetz, Henningson,  
Nays:   None 
Absent: Pretz, Doyle 
Motion Carried. 
 
 PASSED, this 5th day of July 2011. 
 ____________________________ 
                                                                                                           Chairman                   
  St. Charles Plan Commission  
______________________________ 
Secretary 
St. Charles Plan Commission  
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