
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 
Plan Commission recommendation to approve an 
Amendment to Special Use for PUD and PUD Preliminary 
Plan for Meijer Outlot (Meijer PUD).   

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  May 14, 2018 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

A separate application for Special Use (PUD Amendment) submitted on behalf of Meijer is also on the 
Committee agenda for this meeting.  That application requests to reduce the parking requirement for the Meijer 
store in order to allow a portion of the parking lot to be sold off for an outlot development.  

Alrig, USA is proposing to convert the northeastern portion of the Meijer parking lot into an outlot development. 
The property is 2.94 acres in size.   

Details of the proposal are as follows: 
• Re-subdivide the Meijer lot to create a new lot for the outlot development:

o Proposed Lot 1 – Meijer; 32.929 acres
o Proposed Lot 2 – Outlot; 2.94 acres

• Construct three buildings on the outlot:
o Building A – Restaurant; approx. 2,000 sf (northern building)
o Building B – Wahlburgers Restaurant; approx. 6,000 sf (middle building)
o Building C – Retail/Restaurant; approx. 3,000 sf retail & 2,000 sf restaurant (southern building)

The applicant is requesting a PUD amendment to amend the Meijer PUD ordinance to replace it with a new PUD 
ordinance for the property.  A PUD Preliminary Plan for the development is also proposed.   

Plan Commission Review 
Plan Commission held a public hearing on 5/8/18 and recommended approval, subject to resolution of staff 
comments, by a vote of 8-0. The applicant stated the plans will be modified to address the following, in addition 
to outstanding staff comments:  

• Additional landscaping will be added along the eastern portion of the site to further screen the drive-thru
lanes.

• Vegetation around the detention pond will be cleaned up, including addressing issues with invasive
species.

• Additional architectural features will be added to the rear of the buildings (facing Randall Rd.)

Annexation Agreement Amendment 
Property within the Meijer PUD is subject to the provisions of an annexation agreement between the City and 
property owner, expiring in 2019.  The annexation agreement will need to be amended to incorporate the proposed 
changes to the Meijer PUD.  A public hearing to consider the annexation agreement amendment will be scheduled 
for the City Council meeting on June 4, pending a recommendation from Planning & Development Committee.  
Attachments (please list):  
Plan Commission Resolution, Staff Memo, Applications, Plans, PUD Ordinances 

Plan Commission recommendation to approve an Amendment to Special Use for PUD 
and PUD Preliminary Plan for Meijer Outlot (Meijer PUD), contingent upon resolution 
of all staff comments prior to final Council action.   
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City of St. Charles, Illinois 
Plan Commission Resolution No. 6-2018 

 
A Resolution Recommending Approval of Special Use for Planned Unit 

Development and PUD Preliminary Plan for Meijer Outlot Development 
(Alrig USA)  

 
Passed by Plan Commission on May 8, 2018 

 
  WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 
hearings and review requests for Special Use; and 
  
 WHEREAS, the Plan Commission held a public hearing and has reviewed the petitions 
for Special Use for PUD and PUD Preliminary Plan for Meijer Outlot Development (Alrig, USA) 
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: 

 
The proposed PUD will preserve native vegetation, topographic and geological 
features, and environmentally sensitive areas by reducing the overall percent      
imperviousness for the proposed site. The proposed PUD will be a more efficient 
use of the existing site. An overflow parking lot will be converted to a mixed 
retail/restaurant use. A decrease in the overall percent imperviousness will lessen the burden 
on existing drainage ponds and structures. 

 
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.  

 
The PUD preserves historic buildings, sites or neighborhoods. The proposed 
landscaping improvements for the PUD will be superior to the existing landscaping 
conditions. The PUD will provide buffering/screening from public roads. The 
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proposed retail restaurant buildings within the PUD will offer high quality 
architectural design, compatible with surrounding properties. The PUD provides an 
efficient site design and will feature energy efficient buildings. 
 

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.   
The proposed development will consist of 19,716 SF of mixed retail, drive-thru 
restaurant, and restaurant use and will be constructed on an existing overflow parking 
lot for the Meijer.           
                                                                                           

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 
necessary facilities have been, or are being, provided.   
Connections to existing utilities will be provided as part of the development. 
Proposed access drives will connect to existing drives. Drainage will be provided 
through existing and proposed drainage structures.          

 
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 surrounding establishments are retail and restaurant uses. The proposed 
development will not be injurious to the existing uses and would not impair 
property values within the vicinity.           
 

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 proposed development will be constructed on existing overflow parking for the 
Meijer. Future impediments to the surrounding properties are not anticipated. 
 

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.  
The establishment, maintenance, and operations of the drive-thru restaurant will be 
limited to business hours. The proposed development will not be detrimental to or 
endanger the public health. safety, comfort or general welfare.                                     
                                                   



Resolution 6-2018 

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. 
See previous section.                                                                                

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

and economic well-being of the City. 
The proposed PUD will not impair physical development, diversity, tax base, or the 
economic well-bring of the City. 

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

 The proposed PUD conforms to the existing uses within the existing PUD. 
 

NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend 
to City Council approval of a Special Use for PUD and PUD Preliminary Plan for Meijer Outlot 
Development, subject to resolution of outstanding staff comments prior to City Council action.  
 
Roll Call Vote:   
Ayes:  Holderfield, Schuetz, Vargulich, Purdy, Wallace, Pretz, Kessler, Pietryla 
Nays:   
Absent:  Funke 
Motion carried:  8-0 
 
 PASSED, this 8th day of May 2018. 
 
 
 
 
 ____________________________ 
 Chairman                     
 St. Charles Plan Commission 



 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Ed Bessner   
  And the Members of the Planning & Development Committee  
 
FROM: Ellen Johnson, Planner  
 
RE:  Amendment to Special Use for Planned Unit Development & PUD Preliminary Plan – 

Meijer Outlot (Meijer PUD)  
 
DATE:  May 9, 2018 
  
 
I. APPLICATION INFORMATION: 

Project Name: Meijer Outlot   

Applicant: Alrig, USA   

Purpose:  Subdivide the Meijer property to create an outlot development at the 
northeast corner of the parking lot  

   

Community and Economic Development 
Planning Division  

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

General Information: 
Site Information 

Location Portion of Meijer property, 855 S. Randall Rd.    
Acres 35.869 acres total; Proposed Outlot = 2.94 acres  

 

Applications Special Use (PUD Amendment) 
PUD Preliminary Plan  

Applicable 
Zoning Code 
Sections and 
PUD Ordinance  

Ch. 17.04 Administration  
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 No. 1999-M-24 “An Ordinance Granting a Special Use as a Planned 
Unit Development (Meijer PUD)”  

 

Existing Conditions 
Land Use Commercial- Meijer store parking lot  
Zoning BR Regional Business & PUD (Meijer PUD) 

 

Zoning Summary 
North BC Community Business   

PL Public Lands 
Retail strip center, Moose 
Lodge, Fair Grounds 

East BR Regional Business & PUD (Randall 
Road Commercial PUDs)   

Commercial uses 

South BR Regional Business & PUD (Meijer PUD) Lowe’s 
West BR Regional Business & PUD (Bricher 

Commons PUD & Metro Storage PUD) 
Metro Storage facility, vacant 
land 

 

Comprehensive Plan Designation 
Corridor/Regional Commercial   
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Aerial  

 
 
Zoning 
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II. BACKGROUND 
 
The subject property is a proposed 2.94 acre parcel on the Meijer property, covering the 
northeastern portion of the parking lot, with frontage on Lincoln Hwy. 
 
The Meijer PUD was approved under Ordinance 1999-M-24 “An Ordinance Granting a Special 
Use as a Planned Unit Development (Meijer PUD)”.  The PUD includes the Meijer property, 
including the Meijer building and adjacent parking lot, gas station, and two detention ponds, as 
well as the Lowe’s property and outlots for Burger King and the Bricher Crossing multi-tenant 
building.    
 
An application for Special Use (PUD Amendment) submitted on behalf of Meijer is currently 
under consideration by the City.  This application is on the Planning & Development Committee 
agenda as a separate item.  Part of the application is a request to reduce the parking requirement 
for the Meijer store in order to allow a portion of the parking lot to be sold off for an outlot 
development.  
 

III. PROPOSAL 
 

Alrig, USA is proposing to convert the northeastern portion of the Meijer parking lot into an 
outlot development. The applicant is also proposing to remove the subject property from the 
Meijer PUD and establish a new PUD.   
 
Details of the proposal are as follows:  

• Re-subdivide the Meijer lot to create a new lot for the outlot development: 
o Proposed Lot 1 – Meijer; 32.929 acres 
o Proposed Lot 2 – Outlot; 2.94 acres 

• Shift the main drive aisle running along the eastern end of the Meijer parking lot to the 
west to create the outlot. 

• Construct three buildings on the outlot:  
o Building A – Restaurant; approx. 2,000 sf (northern building)  
o Building B – Wahlburgers Restaurant; approx. 6,000 sf (middle building)  
o Building C – Retail/Restaurant; approx. 3,000 sf retail & 2,000 sf restaurant 

(southern building)  
• The buildings face west, towards the Meijer store, with the rears facing Randall Rd.  
• Access to the outlot development from existing access points off Randall Rd. and Lincoln 

Hwy. through the Meijer lot.  
• Eliminate the right in-only entrance from Lincoln Hwy. 
• Modify the landscaping around the detention pond at the northeastern corner of the 

Meijer property.  
 

The following zoning applications have been submitted to facilitate this project: 
 

• Special Use (PUD Amendment) – To amend the Meijer PUD ordinance to replace it 
with a new PUD ordinance for the subject property.  
 

• PUD Preliminary Plan – To approve preliminary engineering plans, landscape  
plan, architectural elevations, and preliminary plat of subdivision for development of the 
property. 
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IV. COMPREHENSIVE PLAN 
 

The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/Regional Commercial”.  The plan states (p.39): 

 
“Areas designated as corridor/regional commercial are intended to accommodate larger 
shopping centers and developments that serve a more regional function, drawing on a customer 
base that extends beyond the City limits.  These areas often have a mix of “big box” stores, 
national retailers, and a “critical mass” of multiple stores and large shared parking areas.  
Areas designated for corridor/regional commercial are located primarily in larger consolidated 
areas along the City’s heavily traveled corridors and intersections.  Commercial service uses can 
also have an appropriate place in corridor/reginal commercial areas, but must be compatible 
with adjacent and nearby retail and commercial shopping areas and be located as to not occupy 
prime retail locations. 

 
The Land Use Plan identifies Corridor/Regional Commercial in the City’s east and west 
gateways, clustered around Kirk Road and Randall Road, two busy north south streets that bisect 
the City. Both of these areas are ideally suited for a large scale commercial/retail development 
capable of drawing from a larger region. At both locations, access and visibility is ideal for a 
more regional commercial draw, and heavy traffic volumes provide visibility desired by retailers. 
As development and redevelopment is considered in these areas, consideration should be given to 
maximizing revenue generating opportunities. It is also important to recognize the importance of 
promoting high-quality development in these locations as they serve as gateways into the City 
and are pivotal in shaping perceptions of St. Charles as visitors enter the City.  

 
Both the Kirk Road and Randall Road corridors are critical to the economic livelihood of the City 
and both have challenges and issues that must be addressed in order to maintain their vitality. In 
addition to the recommendations and policies provided in this section of the Plan, Chapter 8 – 
Subarea Plans provides additional actions and considerations to maintain these areas as vital 
commercial centers.” 

 
The detention pond at the southwest corner of Randall Rd. and Lincoln Hwy. is identified as a 
“Catalyst Site” within the West Gateway Subarea.  The plan states (p. 97):  

 
“The City should encourage Meijer to explore vaulting detention and/or reducing its parking lot 
to facilitate the development at this key intersection.”  
 

V. ANALYSIS 
 
The applicant is proposing to create new PUD development standards for the subject property. 
Therefore, staff has performed an analysis of the submitted PUD Preliminary Plan to identify 
compatibility with the Zoning Ordinance, Title 17 of City Code.   
 
A. PROPOSED USES  

 
Restaurant and retail uses are proposed.  Both uses are permitted in the BR Regional 
Business zoning district, which is the underlying zoning of the subject property.  
 
Two of the three proposed restaurants include drive-through facilities.  Drive-Through 
Facility is a Special Use in the BR District.  The applicant has requested two Drive-
Through Facilities be permitted under the new PUD ordinance for the property.  
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B. ZONING BULK STANDARDS 
 

The table below compares the submitted plans with the requirements of the BR zoning 
district.  Current PUD requirements are not included due to the applicant’s request to create 
new PUD standards for the subject property.  For purposes of the zoning review, the 
northern property line (Lincoln Hwy.) is considered the front lot line, based on the 
proposed subdivision layout.  Deviations from the Zoning Ordinance requirements that are 
requested as part of the proposal are indicated in bold italics (see discussion below the 
table).   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 
 
The applicant has requested a deviation from the following requirement: 
 

1. Section 17.22.010.A – More than one building may be erected on a single lot, 
provided that all bulk requirements are met for each building as though each 
building were a principal building on an individual lot.  The BR District requires a 1 
acre minimum lot area.  Per this section, a lot area of 3 acres is required for 3 
buildings.  

 
Three buildings are proposed on 2.94 acres, slightly under the 3 acres required.  

 
C. DRIVE-THROUGH FACILITIES   

 
Two drive-through facilities for restaurant users are proposed, one for Building A and one 
for Building C.  Both drive-through lanes wrap around the north sides of the buildings.  The 
table below compares the plans with the requirements of Section 17.24.100 “Drive-
Through Facilities”.   Deviations from the Zoning Ordinance requirements that are 
requested as part of the proposal are indicated in bold italics (see discussion below the 
table).   

Category Zoning Ordinance Standard  
(BR District) Proposed 

Min. Lot Area 1 acre (per building) 2.94 acres 
Lot Width None 269 ft. 
Building Coverage 30% 10.3% 

Building Height 40 ft. 
Bldg A – 19’8” 
Bldg B – 23’4” 
Bldg C – 22’  

Building Setbacks: 
Front (Lincoln Hwy) 20 ft. 55 ft. 
Interior side (east)  15 ft. 46 ft. 
Interior side (west) 15 ft. 80 ft. 
Rear (south)   30 ft. 83.7 ft. 

Parking Setbacks: 
Front (Lincoln Hwy) 20 ft. 31 ft. 
Interior side (east)  0 ft. 10.2 ft. 
Interior side (west)  0 ft. 7 ft. 
Rear (south)  0 ft. 9.7 ft. 

Parking Requirement 

Restaurant: 10 spaces per 1,000 sf 
GFA @ 10,152 sf = 102 spaces 

Retail: 4 spaces per 1,000 sf GFA 
@ 3,040 sf = 12 spaces 

Total required: 114 spaces 

164 spaces  

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

Drive-Aisle Width 24’ (two-way) 24’ (two-way) 
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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 

Building A stacking lane wraps 
around the north side of the 

building, along Lincoln Hwy.   

Obstruction of 
Required Parking  

Stacking spaces cannot obstruct 
access to required parking spaces 

Meets requirement based on 
number of stalls provided   

Obstruction of 
Ingress/Egress  

Location of stacking spaces 
cannot obstruct ingress/egress to 
the site or interfere with vehicle 

circulation 

Meets requirement based on 
number of stalls provided   

Lane Configuration Stacking spaces must be placed in 
a single line up to point of service Meets requirement 

Required Stacking 
Spaces  15 Building A: 8 stacking spaces 

Building C: 11 stacking spaces 
Required Stacking 
Space Size 9’ x 20’ 9’ x 20’ 

 
The applicant has requested deviations from the following requirements: 
 

1. Section 17.24.100.A.4: Vehicle stacking 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. 

 
The stacking lane for Building A wraps around the north side of the building, along 
Lincoln Hwy. due to the building’s orientation facing west.  
 
2. Section 17.24.100.B-C: 15 stacking spaces are required for a restaurant drive-

through. 5 stacking spaces are required for a “Coffee or Tea Room”. 
 
8 stacking spaces are proposed for Building A and 11 stacking spaces are proposed for 
Building C.  This section of the ordinance allows a reduction in the required number of 
stacking spaces to be requested for a specific business based on data from comparable 
facilities.  However, users for the two proposed drive-through restaurants have not been 
identified.  The applicant is requesting approval of the drive-through layouts as proposed 
assuming the stacking requirement can be accommodated.  The buildings will not be 
constructed until users are identified.   
 
Once users are identified, if the stacking is not adequate to meet code, a drive-through 
stacking reduction will need to be requested based on data demonstrating the amount of 
stacking is adequate.  This will require review by the Plan Commission.  The code states 
the following regarding the procedure:  
 

“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.” 
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Staff Comment:    
• Stacking spaces 9’x20’ in size must be shown on the plans. 

 
D. LANDSCAPING 

 
Landscape Plan for Outlot Development:   

 
A landscape plan has been submitted for the development.  The table below compares the 
submitted plan to the requirements of Ch. 17.26 Landscaping and Screening.   
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Staff Comments:  
• 75% of the public street frontage must be planted with a combination of shrubs 

and perennials.  This applies to the Lincoln Hwy. frontage.  This requirement 
appears to be met with the proposed and existing landscaping.  The existing 
landscaping should be identified on the plan to confirm. 

• 10% of the interior area of the parking lot must be devoted to landscaping. This 
appears to be met.  The applicant must calculate the percentage provided.  If the 
10% requirement is not met, additional landscape islands could be added due to 
the excess number of parking spaces.  

• The amount of required plantings along the building foundation is calculated by 
dividing the total lineal feet of the building walls by 50.  2 trees and 20 
shrubs/bushes/perennials are required per 50 ft. of wall. This requirement was 
calculated incorrectly on the landscape plan and half the required plantings are 
provided.  

Category Zoning Ordinance Standard Proposed 

Overall Landscape Area 15% >30% 
Public Street Frontage 
Landscaping  
(applies to Lincoln Hwy. 
frontage) 

75% 
1 tree per 50 lineal ft.  

(5 trees required) 

Appears to meet; see 
staff comment 

Parking Lot Screening  
(applies to Lincoln Hwy. 
frontage) 

50% of parking lot to height of 30” 100%    

Interior Parking Lot 
Landscaping  10%  Appears to meet; see 

staff comment 
Building Foundation Landscaping   

Front walls  
(west elevations) 

75% of wall length; planting bed width of 
8 ft. 

 

Meets planting bed 
requirement but 

additional plantings 
needed; see staff 

comment 

Remaining walls  50% of wall length; planting bed width of 
8 ft. 

Meets planting bed 
requirement but 

additional plantings 
needed; see staff 

comment 
Monument Sign 
Landscaping 3 ft. around signs Meets requirement  

Refuse Dumpster 
Screening 

Enclosed and screened on all sides 
when visible from public street 

TBD; see staff 
comment  
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o Building A – 9 trees & 88 shrubs/bushes/perennials are required.  
o Building B – 12 trees & 124 shrubs/bushes/perennials are required.  
o Building C – 12 trees & 118 shrubs/bushes/perennials are required.  

• A rendering of the refuse enclosure is needed.  The enclosure must meet the 
screening requirements contained in Section 17.26.120.  

 
Detention Basin Tree Removal  

 
In order to increase visibility of the outlot development from Randall Rd., several trees are 
proposed to be removed around the adjacent detention basin.  A Tree Removal Plan has 
been provided identifying trees that will be removed and preserved.  All evergreen trees 
will be removed.  All trees being preserved are deciduous.  Meijer has provided a letter 
stating their consent to modify the landscaping around the detention basin, as it is on the 
Meijer property.   
 

E. BUILDING ARCHITECTURE 
 

Architectural elevations have been submitted for the three proposed buildings.  The table 
below compares the submitted plans to the design requirements of Section 17.06.030 
Standards and Guidelines – BL, BC, BR, & O/R Districts.   
 

Category Zoning Ordinance Standard  Proposed 

Architectural Features #1 
(17.06.030.A.2)  

50% of façade comprised of 
architectural features 

Appears to meet based on 
applicant’s request to 

consider the west elevations 
as the building facades; see 
deviation request & staff 

comment 

Architectural Features #2 
(17.06.030.A.3)  

Street-facing facades must have 2 
of 4 architectural features: change 

in wall plane of 2 ft.; change in 
wall texture/masonry patterns; 

transparent windows; 
columns/pilasters projecting 6 in. 

Does not meet for east 
elevations of Buildings A & 

C; see staff comment 

Entrance Articulation Public entrances must be 
articulated from building Meets requirement 

Building Materials  A list of approved & prohibited 
materials is provided 

More EIFS than permitted 
is shown on Building B; see 

staff comment  

Roof-Mounted 
Mechanical Screening 

Roof-mounted mechanical 
equipment screened from view 

from public streets by 
architectural element of building 

or screening wall 

TBD; see staff comment 

 
The applicant has requested deviations from the following requirements: 
 

1. Section 17.06.020.B.1: Building facades should be located along streets with 
parking in less prominent locations.  

 
The buildings are oriented with the fronts facing west, towards Meijer, with the backs 
facing Randall Rd.   
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2. Section 17.06.030.A.2 – Architectural features must comprise at least 50% of the 
façade.  The façade is the side of the building facing a public street.  The facades 
of Buildings B and C are the east walls (facing Randall).  Building A has two 
facades- the north and east sides.  Architectural features include windows, doors, 
cornices, eaves, gutters, belt courses, lintels, sills, archways, awnings, columns, 
pilasters, and decorative ornaments.  

 
3. Section 17.06.030.B.1 – Retail buildings must provide windows so that the first 

floor is transparent from a height of 18” to 7’ above grade for at least 60% of the 
length of the façade, and must contain a public entrance. (Applies to Building C 
only)  

 
The two requirements listed above are not met for the buildings if the “facades” are 
considered the sides facing the street because the buildings face west, towards Meijer, and 
back up to Randall Rd.  The applicant has requested the west elevations be considered the 
façades for determining compliance with these two code sections.  

 
Staff Comments:  
• The architectural features for each building must be quantified to confirm 

compliance with the 50% requirement (based on the west elevations being 
considered the façades).  

• All street-facing facades must have at least 2 of the following features: change in 
wall plane of at least 2 ft.; change in wall texture or masonry patterns; transparent 
windows; columns/pilasters projecting 6” from the wall plane.  One additional 
feature is needed on the east elevations of Building A and C.  

• The plans identify use of CMU block on Building B.  Smooth-faced CMU is 
prohibited.  CMU must be tinted and/or textured.  

• EIFS cannot cover more than 10% of any building wall.  It appears that EIFS 
covers more than 10% of the west elevation of Building B.  

• Confirmation is needed that the design of the buildings will provide required 
screening of roof-mounted mechanical equipment. 

 
F. SIGNAGE 
 

Two monument signs are proposed – one on the subject property along Lincoln Hwy. and 
another along Randall Road, off-site on the Meijer property.  Meijer has provided a letter 
stating their consent to locate a monument sign off-site as proposed.  
 
Locations for wall signs are shown on the architectural elevations.  One wall sign is 
permitted per street frontage.  For the purposes of this section, the internal ring road 
will be considered a “street frontage”.  Buildings B and C are allowed 2 wall signs (per 
business).  Building A is allowed 3 wall signs.  
 
Staff Comments:  
• Renderings of the monument signs are required.  The signs will need to meet all 

standards of Ch. 17.28 “Signs”.  
• It appears that 4 wall signs are proposed on Building A; only 3 are permitted.  

 
G. LIGHTING 

 
A photometric plan has been submitted.  Staff has reviewed the plan for conformance with 
Section 17.22.040 “Site Lighting”. 
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Staff Comment:  
• Pole height must also be indicated.  Maximum pole height is 40 ft.  

 
H. ENGINEERING REVIEW 
 

Engineering plans are currently under review by City staff.  Based on discussions regarding 
the project, staff anticipates that comments 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.  

 
I. PRELIMINARY PLAT OF SUBDIVISION 
 

A Preliminary Plat of Subdivision has been submitted.  Proposed is re-subdivision of the 
Meijer property as follows:  

o Proposed Lot 1 – Meijer; 32.929 acres 
o Proposed Lot 2 – Oulot; 2.94 acres 

 
Staff Comments:  
• The Subdivision Code requires 10 ft. wide perimeter utility and drainage 

easements around each lot.  Perimeter easements are requested around Lot 2. 
• Easements are needed for the proposed watermain, storm sewer, and sanitary 

sewer located on Lot 2 and where mains are being extended on Lot 1. 
• Cross access easements are needed to allow access to Lot 2 through Lot 1. 

Vehicles should be permitted to enter and exit the property at each of the access 
points off Randall Rd. and Rt. 38. This could be accomplished with a blanket 
cross access easement or with identified easement corridors.   

 
VI. PLAN COMMISSION RECOMMENDATION  

 
Plan Commission held a public hearing on the Special Use (PUD Amendment) application on 
5/8/18 and recommended approval of the Special Use (PUD Amendment) and PUD Preliminary 
Plan applications, subject to resolution of staff comments, by a vote of 8-0.  

 
VII. ATTACHMENTS 

• Application for Special Use for PUD; received 4/9/18 
• Application for PUD Preliminary Plan; received 4/9/18 
• Preliminary Plat of Subdivision; dated 4/4/18 
• Engineering Plans; dated 4/6/18  
• Architectural Elevations; dated 4/4/18 
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