
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

Application for a Final Plat of Subdivision for the Valley 
Shopping Center 

Staff: Matthew O’Rourke 

 Please check appropriate box (x) 

 PUBLIC HEARING 
 

 
 

MEETING 
3/6/2012 X 

 
APPLICATIONS UNDER CONSIDERATION: 
Application for a Final Plat of Subdivision  

ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report dated 3-2-12 Final Plat of Subdivision of Valley Shopping Center; Alan J. 
Coulson, P.C.; received 2-3-12 

Application and Attachments Plat of Survey Zoning Exhibit; Alan J. Coulson, P.C.; dated 
8-16-11 

EXECUTIVE SUMMARY: 
The owners of the Valley Shopping Center are proposing to subdivide the existing shopping center property into 
three separate lots.  The details of this proposal are as follows: 

 
The subject property will be split into three total parcels. 
o The applicant would like to create two outlots for the existing 5/3rd and Rookie’s buildings.  These lots will 

then be sold to these individual owners. 
o Lot 1 will be comprised of the existing 5/3rd bank building. 
o Lot 2 will be comprised of the existing Rookie’s restaurant. 
o Lot 3 will be comprised of the two existing multi-tenant retail buildings. 

 The majority of the shared parking facilities and ingress/egress points are located on Lot 3.  
o Ingress/Egress easements are proposed to serve all three lots and provide access for the existing traffic signal 

and all additional access points to the property.  
o A blanket easement is proposed to maintain access and the use of shared parking facilities for all proposed 

lots.    
o The owner is proposing to stripe additional parking stalls to the west and south of the existing multi-tenant 

retail buildings.   

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 
 
Staff is recommending approval of the Final Plat of Subdivision, contingent upon resolution of all Staff 
comments.   
 

 



 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman, Todd Wallace and  
  the Members of Plan Commission 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  Plat of Subdivision for the Valley Shopping Center.   
 
DATE:  March 2, 2012 
 
 
I. APPLICATION INFORMATION 

Project Name: Valley Shopping Center Subdivision 

Applicant:  VSC Property, LLC (Henry Funk)  

Purpose:  Subdivide the existing property into 3 separate properties   

 
 

 

General Information: 
Site Information 

Location South Side of Rt. 64 between 14th and 17th Streets (Multiple Addresses) 
Acres 10.357  

 
Applications 1) Application for Final Plat of Subdivision 
Applicable 
Zoning Code 
Sections/ 
Ordinances 

Title 16, Chapter 24-Final Plats 

Table 17.14-2 Business and Mixed-Use Districts Bulk Regulations 

 
Existing Conditions 

Land Use Multiple Retail and Service Businesses 
Zoning BC-Community Business 

 
Zoning Summary Current Land Uses 

North BL- Local Business and BC – Community Business Multiple Businesses 
East BC – Community Business Vacant Former Post Office 
South RM-3 General Residential District  Apartment Buildings 
West RM-3 General Residential District  Apartment Buildings 

 
Comprehensive Plan Designation 

Retail and Service 
 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 
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II. PROPOSAL 

 
The owners of the Valley Shopping Center are proposing to subdivide the existing shopping 
center property into three separate lots.  The details of this proposal are as follows: 
 
The subject property will be split into three total parcels. 
o The applicant would like to create two outlots for the existing 5/3rd and Rookie’s buildings.  

These lots will then be sold to these individual owners. 
o Lot 1 will be comprised of the existing 5/3rd bank building. 

 Located directly to the west of the existing traffic signal into the Valley Shopping Center. 
 This lot will extend south of the existing access drive into a portion of the main parking 

lot.   
o Lot 2 will be comprised of the existing Rookie’s restaurant. 

 Located directly to the west of the proposed 5/3rd lot.   
 Encompasses the existing access drive to the south of the restaurant and the remainder of 

the existing drive to 17th Street.   
o Lot 3 will be comprised of the two existing multi-tenant retail buildings. 

 The majority of the shared parking facilities and ingress/egress points are located on Lot 
3.  

o Ingress/Egress easements are proposed to serve all three lots and provide access to the 
existing traffic signal and all additional access points for the property.  

o A blanket easement is proposed to maintain access and the use of shared parking facilities for 
all proposed lots.    

o The owner is proposing to stripe additional parking stalls to the west and south of the existing 
multi-tenant retail buildings.   

 
III. ZONING ANALYSIS 

 
The underlying zoning district for this property is BC- Community Business.  Staff has reviewed 
the proposed subdivision to ensure that the proposed lots meet the applicable standards of the 
Zoning Ordinance.  The following tables detail Staff’s review.   

 
A. BULK STANDARDS 

 
Table 1 Zoning Analysis 
 

ZONING 
CATEGORY 

ZONING 
ORDINANCE 
STANDARD 

LOT – 1 
(5/3RD) 

LOT – 2 
(ROOKIE’S) 

LOT – 3 
(MULTI-
TENANT) 

Minimum Lot Area 
(Acres) 1 acre 1.001 Acres 1.001 Acres 8.35 Acres 

Minimum Lot Width 
(Feet) None 107.33 132.88 106.45 

Maximum Building 
Coverage 40% 6.8% 13.8% 28.6% 

Building Setbacks   

Front Yard 20’ 62.18’ 64.40’ 220’ 

Side Yard 10’ 26’ 36’ 19.10’ 
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Rear Yard 30’ 220’ 52’ 52’ 

Exterior Side Yard 20’ N/A N/A 84.18 

Parking Setbacks   

Front Yard 20’ 10’ Legal Non-
Conforming 

10’ Legal 
Non-

Conforming 

10’ Legal Non-
Conforming 

Side Yard 0’ 0’ 0’ 0’ 

Rear Yard 0’ 0’ 0’ 0’ 

Exterior Side Yard 20’ N/A N/A 13’ Legal Non-
Conforming 

 
  

B. REQUIRED OFF-STREET PARKING ANALYSIS 
  

Staff has analyzed the existing uses for the two proposed outlots and multi-tenant retail 
buildings to determine if there is an adequate number of off-street parking spaces for all 
existing uses.  The specifics of this analysis are as follows: 
o A total of 499 spaces are required for all existing uses.   
o Currently, there are a total of 316 existing off-street parking spaces. 
o The applicant has submitted a plan titled Plat of Survey Zoning Exhibit that demonstrates 

499 spots can be provided onsite. 
o Providing all 499 spaces will require paving a section of the property.  The owners have 

expressed the desire to not pave that portion of the parking due to financial constraints.   
 
1. Shared Parking Analysis 

 
Section 17.24.050 Shared Parking states, “The same off-street parking spaces may be 
shared between two (2) or more separate uses on the same lot, but only to the extent that 
the demand for such spaces by the separate uses will not occur at the same hours during 
the same days of the week.”   The following details that analysis: 
o Staff broke down the number of spaces required by each use and compared that to 

their hours of operation.   
 All businesses are open from 11:00AM to 5PM Monday through Thursday.   
 499 would need to be provided during these hours. 

 
Staff then determined actual parking demand based on the peak parking deman times of 
the existing tenant mix.  Shared Parking (Second Edition) authored by the Urban Land 
Institute was used as a technical resource for this analysis.  This study provides a detailed 
breakdown of off-street parking space demand based on general use categories.  This 
demand is expressed as a percentage of required spaces utilized by a business during 
different times of the day.  The analysis of the shared parking potential of the Valley 
Shopping Center is as follows: 
o The use can be broken down into the following general categories: 

 72,398 SQ FT of general retail (includes vacant spaces). 
 4,270 SQ FT of personal services. 
 4,800 SQ FT of family restaurant. 
 5,364 SQ FT of fast food restaurant. 
 14,552 SQ FT of health and fitness club. 
 2,960 SQ FT of bank. 
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o Staff determined that the peak parking demand of the existing shopping center is at 
1:00PM during the weekdays.   

o The maximum number of off-street parking spaces utilized is estimated at 452. 
o Based on the shared parking analysis, the total required off-street parking spaces can 

be reduced from 499 to 452 for a difference of 47 spaces. 
 
Staff determined that a sufficient number of off-street parking spaces will be provided 
even if the property owner does not pave and stripe the area immediately west of the 
existing buildings.  The property owner will be required to pave this area should the 
tenant mix change and parking demand intensifies.   

 
C. TITLE 16 SUBDIVISION AND LAND DEVELOPMENT ANALYSIS 
 

Staff also reviewed this plat for conformance with Title 16 Subdivision and Land 
Development.   The necessary perimeter easements, property lines, etc. are shown on the 
Final Plat. 
 
Since no site improvements or extension of utilities are proposed at this time, there are no 
engineering plans to review.   

 
IV. STAFF COMMENTS 

 
There are minor Staff comments for the plat.  These comments are as follows: 
 
1. The blanket utility easement language needs to be revised. 
2. Two monuments as required by State Statute need to be shown on the plat. 
3. The number and area of all easements needs to be shown on the plat. 
 

V. RECOMMENDATION 
 
Staff is recommending approval of the Final Plat of Subdivision for the Valley Shopping Center, 
contingent upon resolution of all Staff comments. 
   

VI. ATTACHMENTS 
 
Final Plat of Subdivision of Valley Shopping Center; Alan J. Coulson, P.C.; received 2-3-12 
Plat of Survey Zoning Exhibit; Alan J. Coulson, P.C.; dated 8-16-11 
 
 
 
 
Cc: Russell Colby, Planning Division Manager 

    


















