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EXECUTIVE SUMMARY: 

 
The subject property, 600-660 S. Randall Rd., is a multi-tenant commercial building located at the 
southeast corner of Randall Rd. and Prairie St. New owners/developers, First Rockford Group, are 
proposing to improve the property. Details of the proposal: 

• A small building addition to square off an angled recess at the interior corner of the building. 
• Potential for a building addition on the north side of the building. 
• Complete renovation of the exterior of the building. 
• Complete reconstruction and expansion of the parking lot. 
• Enhanced freestanding sign. 
• New landscaping. 

 
The property as it exists today has a number of zoning non-conformities that make redeveloping the site 
difficult. The non-conformities are detailed in the Staff Memo.  
 
The applicant intends request a Planned Unit Development (PUD) for the project. Per Section 
17.04.410.C of the Zoning Ordinance, a Concept Plan review is required prior to the applicant 
submitting the application for the PUD.  Therefore, the applicant has submitted this Concept Plan 
application to seek feedback regarding the proposal improvements and the proposed Special Use for a 
Planned Unit Development. 
 

RECOMMENDATION / SUGGESTED ACTION (briefly explain): 

Provide feedback on the Concept Plan. 

 



 
 
 
Staff Memo 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
  Chairman Dan Stellato 
  And the Members of the Planning & Development Committee 
 
FROM: Russell Colby 
  Planning Division Manager 
 
RE:  Concept Plan for 600-660 S. Randall Rd. (Randall Shoppes) 
 
DATE:  April 4, 2014 
  
 
I. APPLICATION INFORMATION: 

Project Name: 600-660 S. Randall Rd. (Randall Shoppes) 

Applicant:  Dyn Rote, LLC 

Purpose:  Concept Plan review of potential PUD to renovate and enlarge building 
and parking lot 

 

Community & Economic Development 
Planning Division 

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

General Information: 
 

Site Information 
Location 600-660 S. Randall Rd. 
Acres 0.991 acres 

 
Applications 1) Concept Plan
Applicable 
Zoning Code 
Sections 

17.04 Administration 
17.14 Business and Mixed Use Districts 
Table 17.14-2 Business and Mixed Use Districts Bulk Requirements 
17.24.100 Drive-Through Facilities 
17.28 Landscaping and Screening 
17.06.030 Standards and Guidelines – BL, BC, BR, & O/R Districts 

  
 

Existing Conditions 
Land Use Existing Multi-tenant commercial/retail building 
Zoning BC – Community Business District 

 
Zoning Summary 

North BC-Community Business District Multi-tenant commercial/retail building 
East BC-Community Bus./Special Use Jewel Osco store with Drive- Through 
South BC-Community Business District Fifth Third Bank with Drive-Through 
West BC-Community Business District Multi-tenant commercial/retail building 

 
Comprehensive Plan Designation 

Corridor/Regional Commercial 
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Aerial Photograph 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
II. BACKGROUND: 

 
Property History 

The subject property, 600-660 S. Randall Rd., is a multi-tenant commercial building located at the 
southeast corner of Randall Rd. and Prairie St.  

 

In 1968, the subject lot was created by subdivision, along with the Fifth Third Bank lot to the south. 
Although Randall Rd. has been widened over the years, no portion of the original lot was ever 
removed for road widening.  

 

The adjacent Jewel and Fifth Third Bank sites were developed in 1979. The Subject Property was 
developed in 1987.  

 

Proposal 

New owners/developers, First Rockford Group, are proposing to improve the property. Details of the 
proposal: 

 A small building addition to square off an angled recess at the interior corner of the building. 

 Potential for a building addition on the north side of the building. 

 Complete renovation of the exterior of the building. 

 Complete reconstruction and expansion of the parking lot. 

 Enhanced freestanding sign. 

 New landscaping. 
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PUD vs. Variance 
The property as it exists today has a number of zoning non-conformities that make redeveloping the 
site difficult. The non-conformities are detailed in a table in the next section of the memo. 
 
Staff and the applicant initially discussed the potential for one or more zoning variations to 
accommodate the project instead of a Planned Unit Development (PUD). However, because the 
applicant is requesting to intensify the use of the site and is choosing to add additional parking above 
what the Zoning Ordinance would require for retail uses, staff felt the proposal would not meet the 
standards required for a setback variance. The only other option available to accommodate the 
project is a PUD approval. 
 
As a practice, the City has discouraged single-lot PUDs where possible. However, the City did 
approve a single-lot PUD for the McDonald’s project on W. Main St., which is a complete site 
redevelopment and not a retrofit of an existing building. 

 
Per Section 17.04.410.C of the Zoning Ordinance, a Concept Plan review is required prior to the 
applicant submitting the application for the PUD.  Therefore, the applicant has submitted this 
Concept Plan application to seek feedback regarding the proposal site improvements and the 
proposed Special Use for a Planned Unit Development to accommodate the identified deviations.   

 
III. ANALYSIS OF CONCEPT PLAN 
 

A. COMPREHENSIVE PLAN  
 

Land Use Designation 
The Comprehensive Plan Land Use designation for this property is Corridor/Regional 
Commercial. 
 
West Gateway Sub Area Plan 
The West Gateway Sub Area Plan on p. 94 identifies an objective that could be advanced by 
the proposal: 

 Enhancement of the character of both existing and new development through onsite 
landscaping, attractive building design and materials, and more consistent sign 
regulation. 

 
The West Gateway Improvement Plan on p. 96 identifies a number of site design issues with 
properties in the vicinity of the site, including: 

 The need for parking lot improvements (landscaping and screening). 
 Lack of cross access between sites. 
 Lack of sidewalk connections. 

 
Design Guidelines 
The Gateway and Corridor Design Guidelines starting on p. 132 identify a number of items 
that could be improved through the proposed project, such as: 

 Creating a better visual presence and identifiable front entrance for the building. 
 More architectural prominence for a highly visible corner site. 
 Higher quality building materials. 
 Improved parking lot lighting (replacement of flood lighting). 
 Parking lot improvements, including curbing and landscape screening. 
 Potential for cross access to adjacent sites. 
 Improved signage. 
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B. ZONING STANDARDS 

 
This property is zoned BC Community Business.  Staff reviewed the submitted plans vs. the 
requirements of the Zoning Ordinance: 

 
Category Zoning Ordinance Standard Existing 

Site 
Proposed 
Changes 

Lot Area 1 acre 0.991acre  
Lot Width N/A 135.48 ft  
Building Setbacks:  

Front (Prairie St) 20 ft. 140 ft. 80 ft. 
Exterior Side (Randall Rd) 20 ft. 49.9 ft.  
Interior Side (east) 10 ft. 5.4 ft.  
Rear (south) 30 ft. 2.6 ft.  
    

Parking/Paving Setbacks:  
Front (Prairie St) 20 ft. 10 ft.  
Exterior Side (Randall Rd) 20 ft. 17 ft & 0 ft. 6 ft. & 0 ft. 
Interior Side (east) 0 ft. 0 ft.  
Rear (south) 0 ft. 20 ft. 0 ft. 

Maximum Building Gross 
Floor Area 

75,000 sf 10,092 sf 

 
11,256 to 
13,667 sf 

 
Maximum Building 
Coverage  

40% 23.4% 26 to 31.6% 

Parking Stall Size 
9 x 18 ft 

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

9 x 18 ft 
 

Drive-Aisle Width 24 ft 24 ft  

Parking Requirement 

Stalls per 1,000 sf. GFA: 
Retail: 4  
Office: 3 

Restaurant: 10 

44 58 to 69 

Minimum Percentage of 
Landscape Area 

15%  11% (approx.) 

Perimeter Parking Lot 
Landscaping 

50% screening of parking stalls None 
To meet 

ordinance 
Internal Parking Lot 
Landscaping 

10% of the parking lot area 
(for new parking lots only) 

None TBD 

Building Foundation 
Landscaping 

8 ft. (for new areas of the 
building) 

 
None for 
Addition 

 
 

Non-Conformities/Proposed Deviations 
 

Existing 
The most significant existing zoning non-conformities are the building location on the lot 
(rear and interior side yard setbacks) and the parking lot setback along Randall Rd. 
 
The Zoning Ordinance requires 15% of the lot area to be landscaped. The existing site 
may be conforming in terms of the percentage of greenspace; however most of this 
greenspace is not actually landscaped. 
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Parking Lot 
The proposed deviations would decrease the parking lot setback along Randall Rd. in 
order to accommodate an additional row of parking. The reconstructed parking lot would 
be brought into conformance with the design and landscape screening requirements. 
 
Nearby parking lots to the south (Fifth Third) and to the north of Prairie Street also have 
non-conforming parking lot setbacks along Randall Rd. in the range of 0 to 5 ft. 
 
The proposed improvements to the site would reduce the percentage of greenspace; 
however it is anticipated that the percentage of landscaped area would increase vs. what 
exists today. 
 
Building Addition 
The optional building addition to the north would meet all zoning requirements, with the 
exception of Building Foundation Landscaping, which per ordinance would be required 
along the newly constructed portions of the building. 

 
C. BUILDING ARCHITECTURE 

 
Staff has reviewed the submitted building elevations for conformance with the standards 
established in Zoning Ordinance Section 17.06.030 Standards and Guidelines – BL, BC, BR, 
& O/R Districts.  The elevations generally conform to those standards.   
 
The existing building is outdated in design and lacks a visual presence on the corner. The 
proposed enhancements will give the building a more modern appearance and taller design 
elements will give the building more prominence. 

 
D. SIGNAGE 

 
The existing monument sign at the site complies with the current standards for freestanding 
signs. The developer plans to enhance the existing sign with masonry materials that match the 
improvements to the building. 

 
E. SITE ENGINEERING AND UTILITY CONSIDERATIONS 

 
 The site is below one acre; therefore stormwater detention is not required. However, 

because disturbance of the site will exceed 5,000 sf, a stormwater permit will be 
required. Drainage of the site will be reviewed to ensure that post-development 
stormwater run-off does not exceed the pre-development runoff. 

 Utilities serving the building may need to be relocated for the building addition. 
 An additional fire hydrant may be required as there does not appear to be a fire 

hydrant located within 75 ft. of the Fire Dept. connection to the building. 
 Upgraded electric service may be needed depending on the tenants, and this may 

require the installation of an additional transformer on the site. 
 
 Cross Access 

Staff has recommended to the applicant that cross-access to adjacent sites would be desirable; 
however allowing for access to either the Jewel or Fifth Third site would require amending a 
larger access and easement agreement affecting these properties and the former St. Charles 
Mall property. Staff requests that the developer plan for and agree to cross access, should it 
become available at a future date. 
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F. PLANNED UNIT DEVELOPMENT PROPOSAL 

 
Part of this Concept Plan review is to determine if the applicant should proceed with filing an 
application for a Special Use for a Planned Unit Development.  This future application will 
need to advance one or more of the purposes of the PUD as stated in Section 17.04.400.A. 
Purpose of the Zoning Ordinance.  These purpose statements are as follows: 

 
1. To promote a creative approach to site improvements and building design that results in a 

distinctive, attractive development that has a strong sense of place, yet becomes an 
integral part of the community.  

2. To create places oriented to the pedestrian that promote physical activity and social 
interaction, including but not limited to walkable neighborhoods, usable open space and 
recreational facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types and prices. 

4. To preserve native vegetation, topographic and geological features, and environmentally 
sensitive areas.   

5. To promote the economical development and efficient use of land, utilities, street 
improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate buildings or 
uses. 

7. To encourage a collaborative process among developers, neighboring property owners 
and residents, governmental bodies, and the community. 

 
IV. RECOMMENDATION AND ITEMS TO CONSIDER 

 
Review the Concept Plans and request to submit an Application for a Special Use for a Planned 
Unit Development.  The following items should be considered as part of this review: 
 
 Does the proposal advance one or more of the purposes established in Section 17.04.400.A 

Purpose? (Is this an appropriate project for the use of a PUD?) 

 Is the proposed deviation for the parking lot appropriate? 

 Is the architecture of the buildings appropriate? 

 Are there other design improvements or amenities to further enhance the site to justify the 
PUD request? 
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