
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number:  

Title: 

Plan Commission recommendation to approve an 

Amendment to Special Use for PUD, PUD Preliminary 

Plan, and Final Plat of Subdivision for Culver’s, Zylstra 

First Resubdivision Lot 2 (Zylstra PUD)  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  October 9, 2017 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

The subject property constitutes Lots 1 and 2 in the Zylstra PUD, located on Randall Rd. directly north 

of Discount Tire.  The Zylstra PUD encompasses a total of 35 acres on the west side of S. Randall Rd. 

between W. Main St. and Oak St.  The PUD was under 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)”.   

Culver’s St. Charles – Randall is proposing to re-subdivide Lots 1 and 2 in the Zylstra Center First Re-

Subdivision by shifting the common lot line between the lots to the south approximately 16 ft., making 

proposed Lot 2 about 3,800 sf smaller than the existing lot.   

Also proposed are plans to develop proposed Lot 2 with a Culver’s drive-thru restaurant. Details of the 

proposal are as follows:  

 Construction of a one-story, 4,080 sf building fronting on S. Randall Rd.

 Site access from two driveways off the shared access road along the west side of the lot.

 Drive-thru lane beginning at the southeast corner of the building, wrapping around the front and

north side.

 A total of 47 parking stalls.

The following applications have been submitted to facilitate this project: 

1. Minor Subdivision – Final Plat – To change the dimensions of the two subject lots.

2. Special Use (PUD Amendment) – To amend the PUD ordinance regarding parking lot setbacks

and to permit a zoning deviation related to drive-through facility layout for the Culver’s.

3. PUD Preliminary Plan – To approve the physical development of the Culver’s lot.

Plan Commission Review 

Plan Commission held a public hearing on 10/3/17 and recommended approval upon resolution of all 

outstanding staff comments prior to City Council action, by a vote of 8-0.   

Attachments (please list):  

Plan Commission Resolution, Staff Report, Applications, Final Plat, Plans, Excerpts from Ordinance 

2005-Z-11 

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve an Amendment to Special Use for PUD, PUD 

Preliminary Plan, and Final Plat of Subdivision for Culver’s, Zylstra First Resubdivision Lot 2 (Zylstra 

PUD) 

3b



City of St. Charles, Illinois 

Plan Commission Resolution No. 16-2017 
 

A Resolution Recommending Approval of a Special Use to amend Ordinance 

2005-Z-11 (Zylstra PUD), PUD Preliminary Plan and Final Plat of Subdivision 

for Culver’s, Zylstra First Resubdivision Lot 2  

(Culver’s of St. Charles- Randall)   
 

Passed by Plan Commission on October 3, 2017 

  

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

hearings and review requests for Special Use, PUD Preliminary Plan and Final Plat of Subdivision; 

and, 

   

 WHEREAS, the Plan Commission held a public hearing and reviewed the Application for 

Special Use to amend Ordinance 2005-Z-11 (Zylstra PUD), PUD Preliminary Plan and Final Plat 

of Subdivision for Culvers, Zylstra First Resubdivision Lot 2 (Culver’s of St. Charles- Randall)   

and;  

   

 WHEREAS, in accordance with Section 17.04.410.D.3, the Plan Commission finds the 

Special Use for PUD and PUD Preliminary Plan to be in the public interest based on the following 

criteria for Planned Unit Developments:   

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

 

i. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A: 
 

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. 
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7. To encourage a collaborative process among developers, neighboring 

property owners and residents, governmental bodies and the community 

 

The proposed PUD Amendment advances purpose statement #1 in that it will allow 

development of a Culver’s that will complement the neighborhood and larger community 

with a family friendly dining experience to complement the nearby retail, commercial and 

residential development. The construction both complements the neighboring businesses 

and structures as well as the coordination of the access for pedestrians and vehicles.           

                                                                

ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the 

underlying zoning district or districts in which the PUD is located and to the 

applicable Design Review Standards contained in Chapter 17.06, except where: 

 

A.  Conforming to the requirements would inhibit creative design that serves 

community goals, or 

B.  Conforming to the requirements would be impractical and the proposed PUD will 

provide benefits that outweigh those that would have been realized by 

conforming to the applicable requirements. 

 

Factors listed in Section 17.04.400.B shall be used to justify the relief from 

requirements: 

 

1.  The PUD will provide community amenities beyond those required by 

ordinance, such as recreational facilities, public plazas, gardens, public are, 

pedestrian and transit facilities. 

2.  The PUD will preserve open space, natural beauty and critical environmental 

areas in excess of what is required by ordinance or other regulation. 

3.   The PUD will provide superior landscaping, buffering or screening. 

4.   The buildings within the PUD offer high quality architectural design. 

5.    The PUD provides for energy efficient building and site design. 

6.    The PUD provides for the use of innovative stormwater management 

techniques. 

7.  The PUD provides accessible dwelling units in numbers or with features 

beyond what is required by the Americans with Disabilities Act (ADA) or 

other applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in excess 

of, City policies and ordinances. 

9.    The PUD preserves historic buildings, sites or neighborhoods. 

 

The proposed Culver's will complement the balance of the PUD with a family friendly 

quick serve restaurant that makes the most of the infrastructure already approved and in 

place. It will be constructed of the highest quality and will utilize many of the energy 

efficiencies available on the market today including lower exhaust rates, higher IIVAC 

ratings, and less electrical use through LED fixtures. 
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The first proposed deviation is to modify the 10’ setback from interior lot lines to 2' to 3'.  

The deviation is justified based on factor #1, above. The Culver's footprint requires a patio 

and green space around the building which has used an excessive portion of the site. The 

patio and green space provide community amenities beyond those required by the 

ordinance. 

 

The second proposed deviation is a departure from the requirement of vehicle stacking to 

be concealed from public streets by orienting the drive-through to the side or rear of the 

building, away from the public street. The deviation is justified based on factor #4, above. 

Culver's is proposing a high quality architectural design and restaurant layout in order to 

enhance the dining experience for their customers.  The proposed site layout and drive-

through location is most efficient  from a site circulation  standpoint  as  the queue does 

not block the entrance  off  of the existing  access  road. 

                              

iii. The proposed PUD conforms with the standards applicable to Special Uses (section 

17.04.330.C.2): 

 

A. Public Convenience: The Special Use will serve the public convenience at the 

proposed location. 

Culvers will complement the balance at the PUD by offering a quick serve food option to 

the public while they utilize the rest of the PUD. 

 

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided. 

The infrastructure is more than adequate for the new Culver’s. 

 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and 

enjoyment of other property in the immediate vicinity for the purposes already 

permitted, nor substantially diminish or impair property values within the 

neighborhood. 

The special use for Culver’s will serve to only complement and be an asset to the 

neighborhood. 

 

D. Effect on Development of Surrounding Property: That the establishment of the 

Special Use will not impede the normal and orderly development and improvement 

of the surrounding property for uses permitted in the district. 

The special use for Culver’s will not impede the normal or orderly development and 

improvement of the surrounding area.  It will be an asset. 

 

E. Effect on General Welfare: That the establishment, maintenance or operation of the 

Special Use will not be detrimental to or endanger the public health, safety, comfort 

or general welfare.  
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Culver’s is a family friendly restaurant intending to be a good citizen of the 

community. 

 

F. Conformance with Codes: That the proposed Special Use conforms to all 

existing federal, state and local legislation and regulation and meets or exceeds 

all applicable provisions of this Title, except as may be varied pursuant to a 

Special Use for Planned Unit Development. 

The design and development is intended to meet all codes except as requested for the 

special use. 

 

iv. The proposed PUD will be beneficial to the physical development, diversity, tax 

base and economic well-being of the City. 

 

Culver’s will provide a very large asset to the tax base and economic well-being of the 

community. 

 

v. The proposed PUD conforms to the purposes and intent of the Comprehensive 

plan. 

 

The proposed Culver’s meets the intent of the Comprehensive Plan's designated land 

use for the property, which is Corridor/Regional Commercial. 

 

 

 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to 

the City Council approval of Special Use to amend Ordinance 2005-Z-11 (Zylstra PUD), PUD 

Preliminary Plan and Final Plat of Subdivision for Culver’s, Zylstra First Resubdivision Lot 2 

(Culver’s of St. Charles- Randall), upon resolution of outstanding staff comments. 

 

Roll Call Vote:   

Ayes:  Pretz, Purdy, Kessler, Wallace, Holderfield, Funke, Pietryla, Vargulich 

Nays:  None 

Absent:  Schuetz 

Motion carried:  8-0 

 

 PASSED, this 3rd day of October 2017. 

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



 
 
 

 

 

 

 

Staff Report 

 
TO:  Chairman Ed Bessner   

  And the Members of the Planning & Development Committee  

 

FROM: Ellen Johnson, Planner  

 

RE:  Culver’s – Lot 2 of Zylstra Center First Resubdivision 

 

DATE:  October 4, 2017  

  

 

I. APPLICATION INFORMATION: 

Project Name: Culver’s – Lot 2 of Zylstra Center First Resubdivision  

Applicant: Culver’s of St. Charles – Randall  

Purpose:  Resubdivide property and construct a Culver’s Drive-Through on 

proposed Lot 2 

   

Community and Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 

General Information: 

Site Information 

Location West side of S. Randall Rd. between W. Main St. and Oak St., north of 

Discount Tire    

Acres 2.03 acres total; Culver’s lot = 0.94 acre  
 

Applications Special Use (PUD Amendment) 

PUD Preliminary Plan  

Final Plat of Subdivision  

Applicable 

Zoning Code 

Sections and 

PUD Ordinance  

Ch. 17.14 Business and Mixed Use Districts 

Ch. 17.24 Off-Street Parking, Loading & Access 

Ch. 17.26 Landscaping and Screening 

Title 16 Subdivisions and Land Improvement  

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   

Zoning BR- Regional Business (PUD) 
 

Zoning Summary 

North BR- Regional Business (PUD) Vacant 

East RM-3 General Residential (PUD) Fox Run Apartments  

South BR- Regional Business (PUD) Discount Tire  

West BR- Regional Business (PUD) Fox River Harley-Davidson  
 

Comprehensive Plan Designation 

Corridor/Regional Commercial   
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Aerial  

 
 

Zoning 
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II. BACKGROUND 

 

A. PROPERTY HISTORY  

 

The subject property constitutes Lots 1 and 2 in the Zylstra PUD.  The Zylstra PUD 

encompasses a total of 35 acres on the west side of S. Randall Rd. between W. Main St. 

and Oak St.  The PUD was approved by City Council in 2005 under 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 PUD 

ordinance incorporates development standards for architectural design, landscaping, bulk 

requirements, and signage.   

 

Ordinance 2005-Z-11 also approved a PUD Preliminary for Zylstra Center, showing the 

intended layout of the lots, stormwater detention, utilities, and landscaping along the public 

streets and internal access drives, along with development plans for Fox River Harley-

Davidson on Lot 7.  The Final Plat of Subdivision for Zylstra Center was also approved in 

2005, subdividing the property into 10 lots.  

 

Per the PUD ordinance, a PUD Preliminary Plan for development of the remaining lots 

within Zylstra must be approved by the City.  PUD Preliminary Plans have been approved 

for Costco, Firestone, and Discount Tire.  In 2013, the City approved the Final Plat of 

Zylstra Center First Re-Subdivision, which re-subdivided Lots 3 and 4 into three lots, one 

of which now contains Discount Tire (Lot 3).   

 

Lots 1 and 2 of the Zylstra Center First Re-Subdivision, located along Randall Rd. north of 

Discount Tire, remain available for development, as are Lots 1 and 9 of the original Zylstra 

Center subdivision.  Lot 1 is west of Firestone with frontage on W. Main St. and Lot 9 is 

behind Harley-Davidson.  

 

B. PROPOSAL 

 

Culver’s St. Charles – Randall is proposing to re-subdivide Lots 1 and 2 in the Zylstra 

Center First Re-Subdivision as follows: 

 Proposed Lot 1 (1.09 acres) for future development.   

 Proposed Lot 2 (0.94 acres) for development of a Culver’s restaurant.  

 

The re-subdivision is being proposed to shift the common lot line between the lots to the 

south approximately 16 ft., making Lot 2 about 3,800 sf smaller than the existing lot.  

 

Also proposed are plans to develop proposed Lot 2 with a Culver’s drive-thru restaurant. 

Details of the proposal are as follows:  

 Construction of a one-story, 4,080 sf building fronting on S. Randall Rd.   

 Site access from two driveways off the shared access road along the west side of 

the lot.  

 Drive-thru lane beginning at the southeast corner of the building, wrapping around 

the front and north side.  

 A total of 47 parking stalls.  

 

The following applications have been submitted to facilitate this project:  

 

1. Minor Subdivision – Final Plat – To change the dimensions of the two subject 

lots.  
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2. Special Use (PUD Amendment) – To amend the PUD ordinance regarding 

parking lot setbacks for the Culver’s and to permit a zoning deviation related to 

drive-through facility layout.  

3. PUD Preliminary Plan – To approve the physical development of the property  

in order to ensure compliance with the PUD ordinance and applicable provisions 

of the Zoning Ordinance 

 

III. ANALYSIS 

 

Staff has performed an analysis of the submitted PUD Preliminary Plan and Final Plat of 

Subdivision to identify any deficiencies with the proposal as it relates to the standards established 

in the Zylstra PUD Ordinance, the Zoning Ordinance, Title 17 of the City Code, and the 

Subdivision Ordinance, Title 16 of the City Code.   

 

A. PROPOSED USE 

 

A Culver’s restaurant with a drive-through is proposed for proposed Lot 2.  Restaurants and 

drive-through facilities in conjunction with restaurants are permitted uses in the Zylstra 

PUD.  Special Use approval is not required for the drive-through.  

 

B. ZONING BULK STANDARDS 

 

The table below compares the PUD Preliminary Plan submitted for development of 

proposed Lot 2 (Culver’s) with the applicable requirements of the Zylstra PUD and the 

underlying BR zoning district.  Deviations that are required to accommodate the site plan as 

proposed are denoted in bold italics (see discussion below the table).   

 

A PUD Preliminary Plan for proposed Lot 1 will need to be submitted for review and 

approval when a development is proposed.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Category 
Zoning Ordinance Or PUD 

Standard 
Proposed 

Min. Lot Area None 0.94 acre 

Lot Width None 173 ft. 

Building Coverage 30% 10% 

Building Height 46 ft. 23 ft. 

Building Setbacks: 

Front (Randall Rd.) 40 ft. 65 ft. 

Interior side (north)  20 ft. 46 ft. 

Interior side (south) 20 ft. 72 ft. 

Interior rear (west)  20 ft. 81 ft. 

Parking Setbacks: 

Front (Randall Rd.) 25 ft. 25 ft. 

Interior side (north)  10 ft. 3 ft. 

Interior side (south) 10 ft. 2.5 ft. 

Interior rear (west) 10 ft. 2.5 ft. 

Parking Requirement 
10 spaces per 1,000 sf 

@ 4,080 sf = 41 spaces  
47 spaces 

Parking Stall Size 
9’ x 18’ OR 9’x16’ w/ 2 ft. 

bumper overhang 
9’ x 18’ 

Drive-Aisle Width 
24’ (two-way) 

12’ (one-way) 

24’ (two-way) 

12’ (one-way 



Staff Report – Culver’s – Lot 2 of Zylstra Center First Resubdivision  

10/4/2017 
Page 5  

The Zylstra PUD requires a 10 ft. parking setback from all interior lot lines.  Proposed is a 

2.5-3 ft. setback from the north, south, and west lot lines.  As part of the PUD Amendment, 

the applicant has requested to reduce the required parking setback from these lot lines, for 

the Culver’s lot only.  (See the applicant’s response to Criteria for PUDs item ii. for the 

applicant’s explanation of this amendment.)  

 

C. DRIVE-THROUGH FACILITY  

 

A drive-through is proposed for the property.  The drive-through lane begins near the 

southeast corner of the building and wraps around the front (east) to the pick-up window on 

the north side.  The table below compares the plans with the requirements of Section 

17.24.100 “Drive-Through Facilities”.  Deviations that are required to accommodate the 

plan as proposed are denoted in bold italics (see discussion below the table).   

 

Category Zoning Ordinance Standard Proposed 

Screened from Public 

Street 

Stacking spaces concealed from 

view from public streets to 

greatest extent possible by 

orientation, design or screening 

Stacking lane wraps around the 

front of the building, along 

Randall Rd.  

Obstruction of 

Required Parking  

Stacking spaces cannot obstruct 

access to required parking spaces 
Meets requirement  

Obstruction of 

Ingress/Egress  

Location of stacking spaces 

cannot obstruct ingress/egress to 

the site or interfere with vehicle 

circulation 

Meets requirement 

Lane Configuration 
Stacking spaces must be placed in 

a single line up to point of service 
Meets requirement 

Required Stacking 

Spaces  
15 

9  

(+ 5 “order waiting” stalls) 

Required Stacking 

Space Size 
9’ x 20’ 9’ x 20’ 

 

i. Drive-Through Configuration 
 

The applicant has requested a deviation from Section 17.24.100.A.4 as part of the PUD 

Amendment.  This section addresses the placement of vehicle stacking in relation to 

public streets; it states:  

 

“Vehicle stacking and equipment associated with the Drive-Through shall be concealed 

from view from public streets and surrounding property to the greatest extent possible by 

their orientation, design, or by screening. This will often involve orienting the Drive-

Through to the side or rear of the building, away from the public street.” 

 

Although the drive-through service window is located at the side of the building, vehicle 

stacking as proposed runs around the front of the building.  Landscaping along the 

Randall Rd. frontage will not entirely screen the stacked vehicles but it will somewhat 

soften the view.  (See the applicant’s response to Criteria for PUDs item ii. for the 

applicant’s explanation of this deviation request.) 

 

ii. Drive-Through Stacking Spaces 

 

A total of fifteen (15) stacking spaces are required for a restaurant drive-through per 

Section 17.24.100.  The applicant is proposing nine (9) stacking spaces.  An additional 
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five (5) “waiting stalls” are shown on the site plan, however these stalls cannot count 

towards the stacking space requirement.   

 

The Zoning Ordinance allows for a reduction in the required number of stacking spaces.  

Section 17.24.100.C states:  

 

“The number of required stacking spaces may be reduced by the City Council, after 

receiving a recommendation from the Plan Commission, if the petitioner presents a study 

with quantifiable evidence based on comparable facilities that demonstrates that the 

number of stacking spaces may be reduced without affecting the ability of the proposed 

facility to meet the applicable requirements.  The approval of a reduced number of 

stacking spaces shall apply only to the specific business for which the study was 

conducted.”  

 

The applicant has submitted a letter dated 9/21/17 requesting a reduction in the vehicle 

stacking requirement.  Stacking data from two other Culver’s restaurants in the region, 

Mt. Prospect and Rosemont, has also been submitted.  The data shows the number of 

vehicles served every half-hour and the average serve time for each order (in seconds).  

The following is a summary of the data:  

 About 35-50 vehicles are served in the peak hour of any given day. 

 The average serve time in any given day is between 3-4 minutes.  

 If a constant rate of customers were assumed, a total of about 4 spaces would be 

needed to serve 50 vehicles within an hour, with a 4 minute per car serve time.  

 

D. LANDSCAPING 

 

A landscape plan has been submitted as part of the PUD Preliminary Plan for proposed Lot 

2 (Culver’s).  The table below compares the submitted plan with the applicable 

requirements of the Zylstra PUD and Ch. 17.26 “Landscaping and Screening”.  All 

standards are met.    

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Category Zoning Ordinance Or PUD Standard Proposed 

Overall Landscape Area 10% * 23.5% 

Public Street Frontage 

Landscaping  

75%; 1 tree per 50 ft.  

(3 trees required) 

78% 

5 trees 

Parking Lot Screening  
50% of parking lot to height of 18-30”  

(applies to Randall Rd. frontage) * 
61.7%   

Interior Parking Lot 

Landscape Area 
10%  10% 

Parking Lot Trees 
1 tree per 10 parking spaces    

(5 trees required) * 
9 trees 

Building Foundation Landscaping   

Foundation Planting Beds 
25-75% of total wall length: 8 ft. wide 

planting beds within 60 ft. of façade * 
44% 

Foundation Plantings  

20 shrubs/bushes/perennials per 50 ft. 

of building wall 

(107 plantings required) 

147 

shrubs/bushes/perenni

als 

Foundation Trees 
2 trees per 50 ft. of building wall  

(11 trees required) 
11 trees  

Monument Sign 

Landscaping 
3 ft. around sign 

3-6 ft. around three 

sides of sign 

Refuse Dumpster 

Screening 

Enclosed and screened on all sides 

when visible from public street 
Meets requirement  
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*PUD ordinance standard.   

    

Staff Comments:  

 While not required to meet landscaping requirements, staff suggests the parking 

stall at the northeast corner be converted to landscape area to improve site 

circulation and enlarge the green area along the Randall Rd. site frontage.  

 

E. BUILDING ARCHITECTURE 

 

Building elevations have been submitted for the proposed Culver’s.  Exhibit VIII of the 

Zylstra PUD ordinance contains Architectural Guidelines for lots within the PUD.  Staff 

has reviewed the submitted building elevations and has determined that the design meets 

the applicable Architectural Guidelines.  

 

F. SIGNAGE 

 

A total of four (4) wall signs and a monument sign are proposed.  Exhibit V of the Zylstra 

PUD ordinance contains sign requirements for lots within the PUD.  The wall signage 

conforms to the applicable requirements.   

 

Staff Comments 

 The maximum height of monument signs is 10 ft. above grade of the adjoining 

street curb.  The proposed sign is 10 ft. in height; however it may need to be 

lowered depending on grade at the street curb and grade where the sign will be 

placed.  This information should be provided at the time of application for sign 

permit.  

 

G. LIGHTING 

 

A photometric plan has been submitted.  Staff has reviewed the plan for conformance with 

Exhibit IX of the Zylstra PUD ordinance.  

 

Staff Comments:  

 The photometric plan must be updated to include light fixtures to be mounted on 

the building.   

 Pole height must also be indicated.  Maximum pole height is 46 ft.  

 

H. ENGINEERING REVIEW 

 

Detailed engineering comments have been provided to the applicant.  The comments are 

relatively minor and will not impact the site layout.  The plans will need to be revised in 

response to all staff comments prior to City Council approval of the PUD Preliminary Plan.  

 

Staff Comments:  

 A sidewalk connection from the sidewalk along Randall Rd. into the site is 

needed, similar to the sidewalk connection provided on the Discount Tire lot.  

 

I. FINAL PLAT OF SUBDIVISION 

 

A Final Plat of Subdivision has been submitted.  Proposed is re-subdivision of Lots 1 and 2 

in the Zylstra Center First Re-Subdivision:   

 Proposed Lot 1 (1.09 acres) for future development.   

 Proposed Lot 2 (0.94 acres) for Culver’s.  
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The proposed Plat shifts the common lot line between the lots to the south by 

approximately 16 ft., making proposed Lot 2 about 3,800 sf smaller than the existing Lot 2.  

 

Staff has provided the applicant with a number of relatively minor comments that must be 

addressed on a revised Plat prior to City Council approval.  These comments do not impact 

the proposed layout of the lots.  

 

IV. PLAN COMMISSION RECOMMENDATION  
 

Plan Commission held a public hearing on 10/3/17 and recommended approval of the 

Amendment to Special Use for PUD, PUD Preliminary Plan, and Final Plat of Subdivision, upon 

resolution of outstanding staff comments prior to City Council action, by a vote of 8-0.  

 

V. ATTACHMENTS 

 Application for Special Use for PUD; received 9/6/17 

 Application for PUD Preliminary Plan; received 9/6/17  

 Application for Minor Subdivision – Final Plat; received 9/15/17  

 Final Plat of Subdivision  

 PUD Preliminary Plans  

 Excerpts from Ordinance 2005-Z-11 

















































 

 

   
 

Culver’s 

Phone 630-479-5551 

www.culvers.com 

 
 
 
 
September 21, 2017 
 
 
RE: Drive Thru Stacking Variance Request 
 
 
We currently own and operate eight Culver’s restaurants in the following Chicago 
suburbs: Mt Prospect, Rosemont, Bolingbrook, Arlington Hts, Schaumburg, Darien, 
Aurora, and Crystal Lake.  In all but one of these locations we don’t have any more than 
nine stacking spaces in the drive thru area.  We have at least four order-waiting spaces 
in each of these eight locations which, in our business, act like additional stacking 
spaces as our guests wait for their food to be made fresh in five minutes or less.  In our 
business, these order-waiting spaces are as or more important than the stacking spaces 
to help us operate an efficient and well flowing drive thru operation. 
 
I have also included historical data from two of our locations – Mt Prospect and 
Rosemont with similar expected traffic to St Charles.  The average serve time is 
between 3 and 4 minutes during our peak periods for each guest as you can see from 
the attached charts.  In addition, our peak drive thru hour has between 35 and 50 cars.  
Assuming a constant rate of customers, while somewhat unrealistic, the drive thru 
would require only 4 stacking spaces to serve the peak hour. As such, 9 stacking 
spaces (as designed) is far more than enough to handle our typical drive thru volume. 
 
 
Respectfully, 
 
 
 
Chuck Martin 
Owner and Franchisee 
  
 



13‐Sep 14‐Sep 15‐Sep 16‐Sep 17‐Sep 18‐Sep 19‐Sep

Half Hour
Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

10:00 AM 1 239 1 256 2 240 1 241 1 248 1 156 4 214.5
10:30 AM 1 303 4 194.5 1 250 3 222.67 2 179.5 2 190.5 4 174.5
11:00 AM 9 211.89 13 197.08 2 196.5 4 243.5 5 290.8 7 207.57 3 211.67
11:30 AM 13 190.54 19 176.89 11 131.36 3 279 6 202.5 8 186.25 24 192.42
12:00 PM 22 166.09 19 177.79 24 197.25 6 274.83 11 214.8 13 218.38 20 208.65
12:30 PM 19 178 13 176.38 22 211.59 10 228.3 6 169.5 16 195.81 17 165.06
1:00 PM 19 151.63 12 161.67 20 167.55 6 161.5 1 313 21 202.71 21 186.86
1:30 PM 9 150.56 3 116.67 8 174.75 11 161.64 8 332.1 9 158.67 7 238
2:00 PM 9 177.56 10 229.3 15 227.67 6 167.67 9 230 5 236.2 7 231.29
2:30 PM 6 199.83 8 235.88 15 185.93 6 121 6 246.5 11 135.64 8 149.88
3:00 PM 11 127.36 8 217.13 6 156.83 9 196.44 5 156.6 3 145.33 9 129.11
3:30 PM 5 194.4 4 212 16 177.31 7 145 10 233.5 7 195 8 212.88
4:00 PM 11 172.82 11 121 10 155.1 6 158.17 14 201.5 10 221.7 10 155.7
4:30 PM 12 218.92 10 162.6 5 192.6 8 151 13 194.8 7 329.71 7 223.86
5:00 PM 9 109.67 13 182.46 13 227.46 13 234.69 9 209.8 8 217.38 6 198.5
5:30 PM 14 152.36 16 161.5 11 216.18 10 269.3 9 198.8 11 252.91 9 243.11
6:00 PM 12 176.42 16 149.81 18 197.5 11 134.36 8 193.1 13 218.62 12 191.08
6:30 PM 15 280.47 9 217.33 16 186.06 7 190.57 6 157.5 11 306.91 11 192.09
7:00 PM 12 157.33 13 128.31 10 193.9 14 198.71 4 448 11 206.27 13 201.15
7:30 PM 8 167.25 17 242.29 12 174.25 9 226.22 4 228 10 242.5 5 191
8:00 PM 7 162.71 12 149.67 8 175.25 11 228.45 2 525 6 198.33 4 283.25
8:30 PM 9 255.56 14 142.43 12 90.67 11 99.55 4 198.8 5 178 10 232
9:00 PM 9 248.11 8 177.63 7 179 10 161.2 4 193.1 4 220 11 264.27
9:30 PM 4 145.25 0 7 243.29 6 234.5 2 157.5 3 117.33 5 245.6
Daily Average 10.25 189 10.5 182 11.29 189.5 7.83 197.05 6.2 238.4 8.42 205.7 9.79 205.68
Total Count 246 253 271 188 149 202 235

Culver's of Mt Prospect Drive Thru Stacking Report - time is shown in 
seconds



13‐Sep 14‐Sep 15‐Sep 16‐Sep 17‐Sep 18‐Sep 19‐Sep

Half Hour
Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

Order 
Count

Avg 
Total 
Time

10:00 AM 4 224.75 2 156 1 238 2 234 1 264 1 290 4 187.5
10:30 AM 5 165.6 3 212.67 8 207.75 2 279 2 242.5 3 207.33 1 248
11:00 AM 7 135.57 8 172.63 6 152.33 7 263 3 288.7 8 265.88 7 261.71
11:30 AM 16 184.69 18 192.5 10 239.4 11 258 9 217.4 16 235.81 10 212
12:00 PM 15 155.73 20 207.5 14 208.79 12 206.08 5 283 12 287.58 18 193.67
12:30 PM 15 176.73 17 218.88 23 188.04 10 215.9 15 302.6 27 236.33 21 176.76
1:00 PM 20 193.4 17 236.24 25 234.76 12 239.58 13 255.1 22 237.95 14 214.79
1:30 PM 13 235.38 11 239.18 19 212.47 12 315.33 5 197.6 15 203.8 12 214.17
2:00 PM 13 184.31 4 270.5 12 209.33 7 225.86 7 208.6 16 229.31 6 214.67
2:30 PM 7 156.86 5 249.8 9 243.56 11 232.64 11 223.6 6 190.33 7 220.86
3:00 PM 7 155.71 7 205.14 12 247.92 7 250.71 9 166.1 4 205.75 8 219.13
3:30 PM 15 221.6 4 337.25 12 194.5 11 177.91 10 140.8 10 202.4 6 218.83
4:00 PM 8 194.75 7 368.14 11 238.36 7 195 10 163.9 8 265.13 13 227.23
4:30 PM 8 196.88 11 198.36 5 130.6 12 181.42 9 197.1 8 169.13 8 213.75
5:00 PM 8 218.88 8 213.75 12 221.25 11 145.45 11 180.6 3 181 9 195.22
5:30 PM 15 155.93 14 199.07 9 230.11 17 210.88 12 201.3 8 206.63 12 230
6:00 PM 13 192.31 10 157.6 18 232.17 17 178.94 12 170.5 15 286.67 8 259.75
6:30 PM 16 120 12 208.17 21 340.48 11 190.45 12 166.8 14 258.36 15 256.87
7:00 PM 11 170.09 13 193 17 481.94 11 204.82 9 190 10 251.4 12 166.08
7:30 PM 8 149.75 18 198.61 8 300.88 15 136.6 8 242 9 191.78 11 290.36
8:00 PM 12 218.08 16 169.13 7 222.43 10 177.8 12 196.3 8 245.13 10 235.3
8:30 PM 18 238.39 13 167 14 152.14 10 183.1 13 177.1 13 184.85 8 262.13
9:00 PM 6 204.33 7 168.86 9 228.11 7 209.43 11 161 15 209.73 5 231
9:30 PM 9 297.44 10 234.4 15 231.2 10 257.2 2 340 10 167.5 7 163
10:00 5 173.8 7 137.43 7 183 12 221.25 7 151.6 8 225.38 5 302
10:30 8 214.63 4 219.5 8 164.5 9 292.33 5 187 3 324 0
Daily Average 10.85 189.83 10.23 212.7 11.96 228.2 10.12 218.56 8.58 212.1 10.11 229.2 9.11 224.59
Total Count 282 266 312 263 223 272 237

Culver's of Rosemont Drive Thru Stacking Report - time is shown in 
seconds
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Know what's below.

before you dig.Call
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PERENNIALS AND GROUNDCOVERS
NOT TO SCALE

NOT TO SCALE
DECIDUOUS AND EVERGREEN SHRUBS DECIDUOUS TREES

NOT TO SCALE
EVERGREEN TREES
NOT TO SCALE

SCALE:  1"=20' NORTH

GENERAL NOTES PLANTING DETAILS

PUBLIC STREET FRONTAGE

LENGTH OF FRONTAGE:   174 L.F. 

INTERIOR PARKING LOT LANDSCAPE AREA
AREA OF PARKING:   20,649 S.F. 
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CAGE CIVIL ENGINEERING
3110 WOODCREEK DRIVE

DOWNERS GROVE, IL 60515

ENGINEER:

PLANT LIST

BUILDING FOUNDATION PLANTING
LENGTH OF BUILDING WALL   286 L.F. 
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Text Box
Excerpts from Zylstra PUD Ordinance 2005-Z-11










































