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Community Development Department 
 

Staff Report 
                  Plan Commission Meeting – March 7, 2023 

 
 

 
Applicant: Melissa Olson, DRA 

Properties  
VW Site – Verizon Cell Tower 

 
Subject Property 

 

Property Owner: St. Charles VW Real Estate 

Location: 4050 E. Main St./ RT. 64  

Purpose: Construct Communication 
Tower on site  

Applications:  Special Use for 
Communication Tower 

Public Hearing: Yes, required   

Zoning: BR Regional Business   

Current Land Use: Commercial   

Comprehensive 
Plan: 

Corridor/ Regional 
Commercial  

Summary of 
Proposal:  

Application for Special Use has been submitted to construct a Communication Tower 
on the northeast portion of the property. A Communication Tower is a permitted 
Special Use in the BR- Regional Business District.  A Site Plan has been provided, 
proposing the following:      

• 145ft communication tower located at the northeast corner of the property  

•  Removal of 6 parking spaces  

• 20’x 30’ fenced lease area for tower and equipment 

Info / Procedure 
on Application: 

Special Use:  

• Per Sec. 17.04.330, the purpose of a Special Use is as follows: “Special Uses listed 
within the various zoning districts include those uses that may be acceptable if 
established in an appropriate manner and location within a zoning district, but 
may not be acceptable if established in a different manner or location. Special 
Uses may include, but are not limited to, public and quasi-public uses affected 
with the public interest, and uses that may have a unique, special or unusual 
impact upon the use or enjoyment of neighboring property.” 

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

• 6 findings of fact – ALL findings must be in the affirmative to recommend 
approval. 

Suggested Action:  See Section V “Suggested Action” for the Commission’s options regarding action on 
this application, given an issue regarding a restriction on cell towers in the 
subdivision’s Declaration of Covenants. 

Staff Contact: Rachel Hitzemann, Planner 

 
 

I. PROPERTY INFORMATION  
 

E. Main St./ RT. 64 

Cell 

Tower  
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A. History / Context  
 
The subject property, 4050 E. Main St., is located on the East side of town across from the 
Pheasant Run property. The parcel is approx. 6.86 acres in size. The existing building on the 
site is home to a Volkswagen Dealership. The Dealership will remain operating at this location, 
and the applicant will just lease a small portion of the site. A Verizon communication tower 
was previously located on the Pheasant Run resort tower, but due to the circumstances 
surrounding that property Verizon is looking to relocate the tower.   

 
B. Zoning  

 
The subject property is zoned BR Regional Business District. The same zoning designation 
exists adjacent to the property on the north, south and east along Main St. East of the 
property there is also an OR-Office Research parcel. West of the property is unincorporated 
DuPage County, which is zoned R-3 Single family and O-R Office Research. 
 

 Zoning Land Use 

Subject Property BR Regional Business  Volkswagen Dealership  

North BR Regional Business Vacant Lot   

East BR Regional Business & OR- 
Office Research 

Commercial – Culvers  
Residential- Silverado Memory Care 

South BR- Regional Business  Commercial- Pheasant Run  

West Unincorporated (R-3 Single 
Family & O-R Office Research)  

Residential & Agriculture   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
C. Comprehensive Plan 

 

Zoning Map 
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The subject property is designated Corridor/ Regional Commercial in the Land Use Plan 
adopted as part of the 2013 Comprehensive Plan. All adjacent properties have the same 
designation, which is intended for larger shopping centers and developments that have a 
more regional draw.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Corridor/Regional Commercial land use category is described as follows:  
 

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/ regional 
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. (p.39) 

 
II. PLANNING ANALYSIS 

 
Staff has analyzed the submitted application and plans for conformance with the standards 
established in applicable sections of the Zoning Ordinances, including:   

• Ch. 17.22 General Provisions  

• Ch. 17.14 Business & Mixed Use 
Districts 

• Ch. 17.24 Off-Street Parking, Loading & 
Access 

 
A. Proposed Use 

 
Verizon is looking to lease a 20’ X 30’ portion in the northeast corner of this property to 
construct a 145’ communication tower and install necessary ground equipment.  

 
“Communication Tower” is a Special Use in the BR Regional Business zoning district.  
 
The Zoning Code defines a Communication Tower as;  

“A structure designed and constructed primarily for the purpose of supporting one 

or more Communication Antennas, including self-supporting lattice towers, guy towers 

Land Use Plan 
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and monopole towers. This use includes radio and television transmission towers, 

personal communications service (PCS), microwave towers, common-carrier towers, 

cellular telephone towers, and the like. This use does not include any structure erected 

solely for a residential, non-commercial individual use, such as television reception 

antennas, satellite dishes or non-commercial wireless antennas (amateur radio). This use 

includes Wireless Support Structures supporting Small Wireless Facilities, as defined in 

and regulated by Chapter 13. 24 " Small Cell Wireless Facilities", when designed and 

constructed primarily for the purpose of supporting one or more Small Wireless 

Facilities.” 

 
Per Sec. 17.04.330, the purpose of a Special Use is as follows:  

“Special Uses listed within the various zoning districts include those uses that may be 
acceptable if established in an appropriate manner and location within a zoning district, 
but may not be acceptable if established in a different manner or location. Special Uses 
may include, but are not limited to, public and quasi-public uses affected with the public 
interest, and uses that may have a unique, special or unusual impact upon the use or 
enjoyment of neighboring property.” 

 
There are no specific Use Standards in the Zoning Ordinance for Communication Towers. 
There are six Findings of Fact for Special Uses, all of which must be found in the affirmative for 
the Plan Commission to recommend approval. The applicant has provided responses to the 
Findings of Fact, attached to the application.  

 
B. Bulk Standards  

 
The table below compares the proposed Site Plan with the applicable requirements of the BR 
District. Section 17.22.020 contains additional requirements for Communication Tower height 
and setbacks from residential districts, which are also noted in the table. All bulk standards 
appear to be met. 

 
The Monopine tower and fenced enclosure meet all bulk requirements. Please note that the 
applicant chose to propose a monopine tower, which has the appearance of a pine tree, and 
that it was not something suggested or required by staff.  
 

Category BR District Site Plan 

Min. Lot Area 1 acre 6.86 

Max. Building Coverage  30% 12% (existing) 

Max. GFA per Building None 36,323 (existing)  

Max. Tower Height 150ft   145ft  

Tower Setbacks: 

Front (Main St.) 20 ft. 631 ft.  

Interior Side (west) 20 ft. 301 ft.  

Interior Side (east)  15 ft. 41ft 

Rear (south) 30 ft. 41 ft.  

From Residential 
Properties   

500 ft  538 ft and 542 ft  
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The parking spaces removed for this project are not required for the Dealership use and no 
changes to the dealership are proposed at part of this project. 

 
C. Site Access  

 
The property is currently accessed via a driveway off of Main St./ RT. 64. No changes will be 
made to this drive as part of the proposed plan. An access easement over the site will be 
provided to the applicant from the property owner to conduct repair and maintenance on the 
tower.  

 
III. DEPARTMENTAL REVIEWS  

 
            City Staff reviewed the plans and provided technical comments to the applicant.  
 
IV. DECLARATION OF COVENANTS  

 
This property is located within the Pheasant Run Crossing Subdivision which has a Declaration of 
Covenants, Conditions and Restrictions. Under that document, cell towers are not permitted. 
However, there is an appeal process that the applicant and property owner intend to initiate. 
 
City staff has asked for clarification from the owner of the property on the appeal process and 
what exact steps are being taken to allow Cell Towers. The applicant has asked that the zoning 
approval process move forward with a condition of approval that the Declaration of Covenants, 
Conditions and Restrictions shall be amended to allow cell towers. 

 

V. SUGGESTED ACTION 
 

The applicant has provided responses to the Findings of Fact for Special Use as part of the 
application. All six findings must be in the affirmative for the Commission to recommend approval.  

 
Based on the outstanding item regarding the cell tower restriction in the subdivision Declaration 
of Covenants, the Plan Commission may choose to:  

 
a. Open the public hearing on the Special Use and immediately continue the item until 

clarification on resolution to the Declaration of Covenants can be provided. 
OR 

 
b. Conduct the public hearing on the Special Use and continue the item until further 

clarification on resolution to the Declaration of Covenants can be provided. 
 

Due to the outstanding issue with the Declaration of Covenants, staff does not recommend closing 
the public hearing and making a recommendation. Part of the resolution to the Declaration may 
require a change in the plans, which would be easier to address as part of the current public 
hearing process.   

 
VI. ATTACHMENTS 

• Applications for Special Use; received 12/19/2022 

• Plans 

• Airspace Map & Study dated 10/6/2022 























Documentation that lead to this location 

 

The city has a 500’ setback from residential property. This is the only location based on the search ring 
we were given.  

The DuPage airport is in close proximity to our location and we needed to stay out of the protected 
airspace. 
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Site ID: DuPage October 6, 2022

Notice to the FAA is Required
To Whom It May Concern:

On October 6, 2022, I personally conducted an evaluation of a proposed telecommunications site
for Dolan Reality Advisors, LLC.  The study was to determine if the proposed structure would
create any adverse effect on navigable airspace. The site is located near Chicago, Illinois at 41°
55’ 23.99” North and 88° 15’ 23.30” West (NAD 83). The site elevation from the topo map is
approximately 761’ above mean sea level (AMSL). The proposed structure height is 150’ above
ground level (AGL) or 911’ AMSL. Part 77 of the Federal Air Regulations and Part 17 of the FCC
Rules and Regulations were used as the primary reference for this evaluation.

The closest public use or DOD runway is Runway 15 at DuPage County Airport. The distance to
the runway is 0.54 nautical miles on a true bearing of 297.12° from the runway edge.

The proposed 150’ AGL (911’ AMSL) structure would exceed FAR Part 77.9 (b) Notice Require-
ment by 122’. Notice of Proposed Construction or Alteration Form 7460-1 must be filed with the
FAA and a favorable FAA determination must be received prior to beginning construction.

The proposed 150’ AGL structure would penetrate airspace protected for the VFR traffic pattern.
The maximum height the FAA is likely to approve at this site is 148’ AGL (909’ AMSL). At 909’
AMSL the FAA should approve the proposed structure without an extended study. Marking and/or
lighting should not be required..

AM broadcast stations and private use landing facilities are not a factor for this site. For additional
information or questions about this study, contact my office anytime.

Sincerely,

Ken Patterson

150 Discovery Lake Dr, Fayetteville, GA  30215
(770) 461-0563    kpac0@bellsouth.netKP15883




