
 AGENDA 

CITY OF ST. CHARLES 

 PLAN COMMISSION 

CHAIR PETER VARGULICH 

 
TUESDAY, APRIL 8, 2025 - 7:00 P.M. 

 COUNCIL CHAMBERS 

2 E. MAIN ST., ST. CHARLES, IL 60174 

 
1. Call to order 

 

2. Roll Call -    

Chair Peter Vargulich   Jeffrey Funke   Dave Rosenberg 

 Laurel Moad    Colleen Wiese   Gary Gruber 

Gina Lawson     Zachary Ewoldt  John Fitzgerald   

 

   Auditory Members  - Holly Cabel, St. Charles Park District 

      - Paul Gordon, School District #303 

 

3. Pledge of Allegiance  

 

4. Presentation of minutes of the March 4, 2025 meeting of the Plan Commission 

 

5. Pheasant Run Industrial Park- Driving Range Property (GSI Family Investments of 

Arizona LLC)  

Application for Zoning Map Amendment   

a. Public Hearing 

b. Discussion and Recommendation  

 

6. Public Comment  

 

7. Additional Business from Plan Commission Members or Staff   

 

8. Weekly Development Report  

 

9. Meeting Announcements  

 

a. Plan Commission  

Tuesday, April 22, 2025 at 7:00pm Council Chambers  

Tuesday, May 6, 2025 at 7:00pm Council Chambers  

Tuesday, May 20, 2025 at 7:00pm Council Chambers  

 

b. Planning & Development Committee  

Monday, April 14, 2025 at 7:00pm Council Chambers  

Monday, May 12, 2025 at 7:00pm Council Chambers  
 



10. Adjournment 
 

 

ADA Compliance 
Any individual with a disability requesting a reasonable accommodation in order to participate in a public meeting 

should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled meeting. 

The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 

4446 or 800 526 0844 (TDD), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for 

meeting participation.  Notices of this meeting were posted consistent with the requirements of 5 ILCS 120/1 et seq. 

(Open Meetings Act). 

mailto:jmcmahon@stcharlesil.gov


Community Development Department 
 

Staff Report 
          Plan Commission Meeting – April 8, 2025 

 
 

 
Applicant: GSI Family Investments of 

Arizona, LLC  
Pheasant Run Driving Range Property 

 
Subject Property 

Property 
Owner: 

DuPage Airport Authority   

Location: West of Keil Road, north 
of Tower Road  

Purpose: Rezone 12.25 acres to M-2 
upon annexation  

Application:  Zoning Map Amendment 

Public Hearing: Yes   

Zoning: Current: City of West 
Chicago A- Airport District  
Proposed: City of St. 
Charles M-2 Limited 
Manufacturing  

Current Land 
Use: 

Airport- open space  

Comprehensive 
Plan: 

N/A   

Summary of 
Proposal:  

The subject property is a portion of the former Pheasant Run Resort Driving Range. 
The property is located in the City of West Chicago and is owned by the DuPage Airport 
Authority. A Petition for Annexation has been submitted requesting the property be 
annexed into St. Charels to proceed with development improvements in connection 
with the adjacent Pheasant Run Industrial Park, specifically stormwater detention and 
access drive connections to Keil Road. The default zoning upon annexation is RE-1 
Single-Family Estate. The proposed M-2 zoning would go into effect upon annexation 
of the property; City Council action on the annexation is expected in May.   

Info / 
Procedure on 
Application: 

Zoning Map Amendment: 

• Revision to the zoning map to change the zoning district of a specific property.  

• Public hearing is required, with a mailed notice to surrounding property owners. 

• All findings need not be in the affirmative to recommend approval – 
recommendation based on the preponderance of evidence. 

Suggested 
Action:  

Conduct the public hearing and close if all testimony has been taken.  
 

The Plan Commission may vote on this item should the Commission feel that they have 
enough information to make a recommendation.  
 
The applicant has provided responses to the Findings of Fact for Map Amendment for 
the Commission’s consideration.  

Staff Contact: Ellen Johnson, Planner II 
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I. PROPERTY INFORMATION  
 

A. History / Context  
 

The subject property constitutes 12.25 acres adjacent to the eastern boundary of the St. 
Charles corporate limits. The property is a portion of the former Pheasant Run Resort Driving 
Range and is owned by the DuPage Airport Authority. The property is located in West Chicago.    
 
In 2022, the City approved the Pheasant Run Industrial Subdivision on the 85-acre former 
Pheasant Run golf course property. The golf course property was rezoned to M-2 Limited 
Manufacturing and the property was subdivided into four lots, making way for construction of 
the Pheasant Run Industrial Park (PRIP), which includes 1.1 million square feet of industrial 
space within four buildings. Access to the site was planned from Rt. 64 at Pheasant Run Drive, 
Kautz Road, and Keil Road.  
 
Construction of Phase 1 of PRIP is approaching completion and includes the three western 
buildings (Buildings B, C, D) and access connections to Rt 64 and Kautz Road. Phase 2 includes 
the final, eastern building (Building A) and driveway connections to Keil Road to the east. The 
exhibit below provides further details on development approvals over the past five years 
related to redevelopment of the entire Pheasant Run property.  

 
 

B. Zoning  
 
The subject property is currently located in the City of West Chicago with an “A- Airport 
District” zoning designation. The Pheasant Run Industrial Park to the west is zoned City of St. 
Charles “M-2 Limited Manufacturing”, and with City of St. Charles “BR Regional Business” 
zoning over the commercial properties fronting E Main Street.   
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 Zoning Land Use 

Subject Property A- Airport District- City of West Chicago Airport/open space 

North A- Airport District- City of West Chicago  Airport/open space 

East A- Airport District- City of West Chicago  Airport/open space 

South A- Airport District- City of West Chicago Airport/open space 

West M-2 Limited Manufacturing  
 

Pheasant Run 
Industrial Park 

 

 
 

C. Comprehensive Plan 
 
The subject property was not included in the Land Use Plan adopted as part of the 2013 
Comprehensive Plan. At that time, Pheasant Run Resort was still in operation and future 
redevelopment of the area was not yet planned. As such, the Parks/Open Space designation 
does not reflect the Industrial/Business Park land use which was subsequently approved with 
the Pheasant Run Industrial Park.  
 
The proposed Industrial/Business Park land use is compatible with adjacent land uses, 
including the adjacent industrial park and DuPage Airport to the north, south and east. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Zoning Map 

Land Use Plan 
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II. PROPOSAL 
 

GSI Family Investments of Arizona, LLC, developer of the Pheasant Run Industrial Park, has filed an 
application for Zoning Map Amendment requesting rezoning of the 12.25-acre subject property 
upon annexation to St. Charles. DuPage Airport Authority has also signed the application as 
property owner.  
 
The pending annexation of the subject property and rezoning to M-2 will facilitate improvements 
planned in connection with Pheasant Run Industrial Park, as shown on the plan excerpt below, 
including:  

• Stormwater detention basin on the western portion of the subject property.  

• Two access drives connecting the Industrial Park to Keil Road.   
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
A Final Plat of Subdivision and associated Final Engineering plans for Phase 2 of Pheasant Run 
Industrial Subdivision is currently under review by the City. The applicant has indicated that the 
Phase 2 Plat and plans will be modified to incorporate the subject property and planned 
stormwater and access drive improvements. Plan Commission review of the Final Plat for Phase 2 
is expected to occur in the coming months.  

 
III. PLANNING ANALYSIS 
 

 

A. Proposed Zoning  
 
Per City Code, property annexed into the City of St. Charles is automatically zoned RE-1 Single-
Family Estate District, which is the most restrictive zoning designation. This zoning is not 
appropriate for the intended land use of the subject property.  
 
Proposed zoning of the property is M-2 Limited Manufacturing. If approved, this zoning would 
go into effect upon City Council approval of the submitted Petition for Annexation. The 
purpose of the M-2 District is provided in Ch. 17.16 as follows:  
 

To accommodate a wide range of manufacturing, assembly, processing, warehousing 
and office/research activities, both as individual users and in a business park setting. 
New development and redevelopment in this District shall focus on providing sufficient 
setbacks, and adequate landscaping and buffering from adjacent nonindustrial uses and 
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public rights-of-way. Outdoor storage and loading, and other outdoor activities, shall be 
adequately screened. 

 
The proposed M-2 zoning is consistent with the adjacent Pheasant Run Industrial Park zoning 
designation.   
 
The applicant has provided Findings of Fact as part of the Map Amendment application.   
 

B. Proposed Use 
 

Proposed use of the property as part of the Pheasant Run Industrial Park improvements, 
specifically for stormwater detention and access drives, is consistent with the proposed M-2 
zoning.  
 
The Traffic Impact Analysis prepared in connection with the Pheasant Run Industrial Park 
included the two drive connections to Keil Road. Traffic impacts to the surrounding roadway 
network were analyzed based on all three contemplated access points: Pheasant Run Drive at 
Rt 64, Kautz Road, and Keil Road. Keil Road is a private road owned by the DuPage Airport 
Authority. It is not part of the property to be annexed and rezoned; it will continue to be 
located in West Chicago.  
 

   
IV. OPTIONS FOR PLAN COMMISSION ACTION  

 
1. Public Hearing – Close or Continue  

If the Plan Commission feels they have adequate information the public hearing may be 
closed. The public hearing may be continued if additional information is deemed necessary to 
provide a recommendation.  
 
If Public Hearing is closed-  
 

2. Make a Recommendation to Planning & Development Committee 
 
There are 10 Findings of Fact for Zoning Map Amendment. All findings need not be made in 
the affirmative to recommend approval.  Recommendation shall be based on the 
preponderance of evidence. The Findings are as follows:  
 

1. The existing uses and zoning of nearby property.  
2. The extent to which property values are diminished by the existing zoning restrictions.   
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.   
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.   

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.  

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

7. The consistency of the proposed amendment with the City’s Comprehensive Plan.  
8. Whether the proposed amendment corrects an error or omission in the Zoning Map. 
9. The extent to which the proposed amendment creates nonconformities.   
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10. The trend of development, if any, in the general area of the property in question.   
 
The applicant has provided responses to the Findings of Fact (attached).   
 

a. Recommend approval of the application for Zoning Map Amendment.  

• Staff does not have any outstanding comments; the recommendation does not 
need to include a condition regarding resolution of staff comments.   

 
OR 
 

b. Recommend denial of the application for Zoning Map Amendment.  

• Plan Commission must substantiate how certain findings are not being met in order 
to recommend denial.  

 
V. ATTACHMENTS 

• Application for Zoning Map Amendment; received 3/21/25  
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