
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/ 
Address: 

Discount Tire (Zylstra PUD - Lots 3 & 4) 

City Staff: Matthew O’Rourke, Planner 
 

 Please check appropriate box (x) 

 PUBLIC HEARING 
  MEETING  

(12/18/12) X 

APPLICATIONS UNDER CONSIDERATION: 
PUD Preliminary Plan Final Plat of Subdivision 
ATTACHMENTS AND SUPPORTING DOCUMENTS  

Staff Report; dated 12/14/12 Application for a PUD Preliminary Plan; received 
11/20/12 

Application for a Final Plat of Subdivision; received 
11/20/12 

PUD Preliminary Plans; Atwell, LLC.; dated 
11/5/2012 

Architectural Elevation; Plump Group Architecture & 
Engineering; dated 09/28/12 

Final Plat of Subdivision; Atwell, LLC.; dated 
11/2/2012 

Staff Comment Letters (Planning, Engineering, and 
Fire) 

Development Standards from Zylstra PUD (ORD 
2005-Z-11)  

EXECUTIVE SUMMARY: 

Discount Tire (represented by Todd Mosher of Atwell, LLC.) has submitted applications for a PUD Preliminary 
Plan and Final Plat of Subdivision in relation to the construction of a new Discount Tire retail facility on a 
portion of Lot 4 in the Zylstra PUD.  The details of the proposal are as follows: 
 
PUD Preliminary Plan 
• One 6,947 square foot retail building. 

o 4 service bays on the south side of the building.   
• 33 off-street parking spaces. 
• One access-point off of the internal Zylstra PUD access road. 

 
Final Plat of Subdivision 
The applicant is proposing to subdivide Lots 3 & 4 from two 1.5-acre lots into three 1-acre lots. 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

Staff recommends approval of the applications for a PUD Preliminary Plan and Final Plat of Subdivision 
contingent upon resolution of all staff comments.  

 











































 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Matthew O’Rourke, AICP 
  Planner 
 
RE:  PUD Preliminary Plan and Final Plat of Subdivision for Discount Tire (Zylstra PUD - Lots 3 

& 4) 
 
DATE:  December 14, 2012 
  
 
I. APPLICATION INFORMATION: 

Project Name: Discount Tire (Zylstra PUD - Lots 3 & 4) 

Applicant:  Todd Mosher Atwell-Hicks, LLC.   

Purpose:  PUD Preliminary Plan and Final Plat of Subdivision review of a 
proposed Discount Tire store on lots 3 & 4 of the Zylstra PUD.   

 

Community Development
Planning Division 

Phone:  (630) 377-4443 
Fax:  (630) 377-4062 

General Information: 
 

Site Information 
Location Lots 3 & 4 in the Zylstra PUD 
Acres 1.0 acre - Discount Tire (3.02 Acres - Lots 3 & 4 Subdivision) 

 
Applications 1) PUD Preliminary Plan 
 2) Final Plat of Subdivision 
Applicable 
Zoning Code 
Sections and 
PUD Ordinance  

Table 17.14-2 Business and Mixed Use Districts Bulk Requirements 
Chapter 17.26 Landscaping and Screening 
Ordinance 2005-Z-11 “An Ordinance Amending Ordinance 1990-Z-2 and 
Granting an Amended Special Use as a Planned Unit Development in the B-3 
Service Business District (Zylstra PUD)” 

  
 

Existing Conditions 
Land Use Vacant (Zylstra PUD) 
Zoning BR-Regional Business (PUD) 

 
Zoning Summary 

North BR-Regional Business (PUD) Vacant, Seven/Eleven & Firestone 
East RM-3 General Residential (PUD) Fox Run Apartments 
South BR-Regional Business (PUD) Costco Gas 
West BR-Regional Business (PUD) Harley Davidson 

 
Comprehensive Plan Designation 

Retail and Service 
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II. PROJECT OVERVIEW: 

 
A. BACKGROUND 

 
In 2005, the City Council approved the Zylstra PUD (Ordinance 2005-Z-11 “An Ordinance 
Amending Ordinance 1990-Z-2 and Granting an Amended Special Use as a Planned Unit 
Development in the B-3 Service Business District (Zylstra PUD)”).  The details of the Zylstra 
PUD approval are as follows: 
• Permits a variety of commercial uses.   
• PUD Preliminary Plan for commercial and stormwater retention lot location. 
• Included road, utility, and stormwater infrastructure layout. 
• Specific standards for: 

o Architectural design. 
o Bulk requirements. 
o Signage. 
o Landscaping. 

• Final Plat of Subdivision – In 2005, the City Council also approved Resolution 2005-30 “A 
Resolution Approving the Final Plat of Subdivision Zylstra Center”.  This plat of 
subdivision formally created the existing Zylstra PUD commercial and stormwater retention 
lots.   

 
B. PROPOSED DEVELOPMENT 
 

Discount Tire (represented by Todd Mosher of Atwell, LLC.) has submitted applications for a 
PUD Preliminary Plan and Final Plat of Subdivision in relation to the construction of a new 
Discount Tire retail facility on a portion of Lot 4 in the Zylstra PUD.  The details of the proposal 
are as follows: 
1. PUD Preliminary Plan 

• One 6,947 square foot retail building. 
o 4 service bays on the south side of the building.   

• 33 off-street parking spaces. 
• One access-point off of the internal Zylstra PUD access road. 

 
2. Final Plat of Subdivision 

The applicant is proposing to subdivide Lots 3 & 4 from two 1.5-acre lots into three 1-acre 
lots.   
 

III. ANALYSIS OF PLANS 
 

Staff performed an analysis of the submitted preliminary plans to identify any deficiencies with the 
proposed plans and the standards established in the Zylstra PUD and/or Title 17 (Zoning Ordinance).  
The following is a detailed description of Staff’s analysis. 

 
A. PERMITTED USES 

 
Exhibit III of the Zylstra PUD lists all the uses that are permitted or considered special uses 
within this PUD.  Automotive parts, accessory, and equipment stores is listed as a 
permitted use. 
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B. BULK AND SETBACK STANDARDS 

 
The majority of the required bulk standards are contained in the Zylstra PUD.  Staff has 
reviewed the submitted site plans to ensure conformance with the applicable bulk and setback 
regulations per the Zylstra PUD.  In instances where there are no provisions for certain 
standards in the PUD, staff has reviewed the site plans against the regulations of the 
underlying BR-Regional Business zoning district as stated in Table 17.14-2 Business and 
Mixed Use Districts Bulk Regulations.  The following table summarizes this review: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Comments 
 
Staff is suggesting that the applicant provide accommodations for a cross-access easement 
with the property to the north to be utilized once this northern property develops.  This will 
provide a secondary access point for future customers and for life safety personal such as 
police and fire.     
 

C. PLAT OF SUBDIVISION 
 
The applicant is proposing to utilize a 1-acre portion of Lot 4 which is currently 1.5 acres in 
total area.  Lot 3 is also 1.5 acres and abuts Lot 4 directly to the north.  The applicant is 
proposing to subdivide Lots 3 and 4 of the Zylstra PUD into 3 separate commercial lots all 
approximately 1-acre in size.  The minimum required lot size in the underlying BR Zoning 
District is 1-acre.  The two proposed lots to the north can also be combined into a single 2-acre 
site if a future proposed development should require more than a 1-acre site.   
 
 
 
 
 
 
 

Category Zylstra PUD / Zoning Ordinance 
Standard 

Proposed 

Lot Area 1 – Acre (Underlying Zoning District) 1-Acre 
Lot Width N/A 179’ 
Building Setbacks: 

Front: East (Randall Road) 40’ 41’ 
Interior Side: North 20’ 22’ 
Interior Side: South 0’ 107’ 
Rear: West 0’ 71.8’ 

Parking/Paving Setbacks: 
Front: East (Randall Road) 25’ 29.2’ 
Interior Side : North 10’ 10’ 
Interior Side: South 0’ 23.5’ 
Rear: West 0’ 10’ 

Maximum Building Coverage  60% 16% 
Building Height 46’ 28.5’ 
Parking Stall Size 9’ wide by 18’  

(2’ overhang allowed where parking 
stalls abut green space) 

9’ x 18’ (2’ overhang 
utilized) 

Drive-Aisle Width 24’  Minimum 24’ 
Parking Requirement 10 Spaces per 1,000 SQ FT of GFA -   

( 26 Required) 33 
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D. LANDSCAPE PLAN 
 

Staff reviewed the submitted landscape plan for conformance with the relevant standards of 
the Zylstra PUD and Chapter 17.26 Landscaping and Screening.  The following table 
details that review: 

 

Category Zylstra PUD /Zoning 
Ordinance Standard Proposed 

Lot Greenspace 10% 27.3% 
Interior Parking Lot Green Space 10%  

(1,622 square feet required) 
12.2% (1,979 square 

feet) 
Foundation Landscaping 

Front: East Façade 75% of the lineal frontage 
required to be landscaped (42.75 

lineal feet required) 
100% (58 lineal feet) 

Three Remaining Facades 50% of the required to be 
landscaped (167 lineal feet 

required) 
52% (175 lineal feet) 

Trees 2 per every 50 lineal feet of 
building wall - (15 required) 11 

Bushes, Shrubs, and Perennials 20 per every 50 lineal feet of 
building wall - (149 required) 45 

Parking Lot Screening 50% of lineal footage from a 
public street up 30” in height (29 

lineal feet required) 
30 lineal feet 

Parking Lot Shade Trees 1 tree required per every 10 
parking spaces 

- (4 trees required) 
10 

 
 Staff Comments 
  

Staff has identified that the submitted plans are not in compliance with the following standards 
of Chapter 17.26 Landscaping and Screening:  

  
Per Section 17.26.080.C Requirements for Building Foundation Landscaping 
• 15 foundation landscaping trees are required in the building foundation areas, 11 are 

shown on the plans. 
• 149 bushes, shrubs, and/or perennials are required in the building foundation landscaping 

areas, 45 are shown on the plans.   
• Staff suggests that the applicant create new foundation landscaping areas in the sidewalk 

surrounding the customer entrance on the south side of the proposed building.  The rest 
should be dispersed throughout the foundation landscaping areas.   
 

The applicant will need to revise their plans to meet these standards before the site plans are 
approved by the City Council.   
 

E. BUILDING ARCHITECTURE 
 
Exhibit VIII contains detailed architectural design guidelines for all lots within the Zylstra 
PUD.  Staff has reviewed the submitted building elevations for conformance with these 
standards and found that the elevations are consistent with the requirements of the Zylstra 
PUD.   
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F. SIGNAGE 
 

The relevant sign regulations for this site are incorporated into Exhibit V of the Zylstra PUD.  
Staff reviewed the proposed signage detailed on the architectural elevations for conformance 
with these standards.  The following table details that review: 
 
 
 
 
 
 
 
 
 
 
 
 
 
Staff Comments 
 
The applicant will need to submit a to-scale elevation of the monument sign to determine the 
sign height and square footage of the proposed sign faces.  This can be reviewed as a sign 
permit at a later date.   

 
IV. RECOMMENDATION  

 
Staff recommends approval of the applications for a PUD Preliminary Plan and Final Plat of 
Subdivision contingent upon resolution of all staff comments.   

 
V. ATTACHMENTS 

• Application for a PUD Preliminary Plan; received 11/20/12. 
• Application for a Final Plat of Subdivision; received 11/20/12. 
• PUD Preliminary Plans; Atwell, LLC.; dated 11/5/2012. 
• Architectural Elevation; Plump Group Architecture & Engineering; dated 09/28/12. 
• Final Plat of Subdivision; Atwell, LLC.; dated 11/2/2012. 
• Staff Comment Letters (Planning, Engineering, and Fire).   
• Zylstra PUD Ordinance, Relevant Exhibits (ORD 2005-Z-11). 

Category Zylstra PUD /Zoning Ordinance 
Standard Proposed 

Wall Signage Area (*No Limitation on Number of Wall Signs) 

East Elevation (Randall Road) 1.5 times the lineal frontage of the 
building (85.5 square feet permitted) 77.5 square feet 

North Elevation 1.5 times the lineal frontage of the 
building (192  square feet permitted) 77.5 square feet 

West Elevation 1.5 times the lineal frontage of the 
building (85.5 square feet permitted) 0 square feet 

South Elevation 1.5 times the lineal frontage of the 
building (192 square feet permitted) 77.5 square feet 

Monument Sign Area  30 square feet per sign face Not shown 

Monument Sign Height  10’ above grade of adjoining street curb Not shown 

Monument Sign Setback 10’ from property line 12.1’ 
























































