
 
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item Number:   

Title: 

Plan Commission recommendation to approve a 

PUD Preliminary Plan for McKnight Oral Surgery 

Center, Foxfield Commons PUD Lot 3  

 

Presenter: Rachel Hitzemann  

Meeting: Planning & Development Committee                    Date:  December 12, 2022 

Proposed Cost:  $ Budgeted Amount:  $ Not Budgeted:     ☐  

Executive Summary (if not budgeted please explain): 
 

The subject property is Lot 3 of Foxfield Commons PUD, located on the Northwest corner of Foxfield 

Rd. and Courtyard Dr.  

 

Jeff Kilburg has filed an application for a PUD Preliminary Plan proposing to develop the property 

with a Dental Clinic called McKnight Oral Surgery Center. Proposed is the following:  

• 8,607 SF building  

• 1,246sf private garage   

• 3,088sf future expansion  

• Sidewalk along Foxfield Rd. with an internal walk connecting to the building  

• Drive-up drop off area  

• Access drive off of Courtyard Dr. 

• Modern style building composed of stone and James Hardie siding 

• Extensive landscaping throughout the site 

 

Staff Comments 

City Staff has reviewed the plans and provided the applicant with comments. While most comments 

were technical will be addressed as the time of permits, the following comments will need to be 

addressed prior to City Council; 

 

• One-way access aisles should be a minimum of 20 ft, all others should be 24ft 

• Front canopy height needs to be a minimum of 13.5ft 

• Increased/ clustered landscaping along Foxfield Dr.  

 

Plan Commission Recommendation  

Plan Commission reviewed the plans on December 7, 2022 and voted 7-0 to recommend approval, 

subject to resolution of outstanding staff comments prior to City Council action. Minor comments were 

made in regards to proposed tree species and landscaping. The Applicant agreed to review and modify 

the plans. 

Attachments (please list):  

Plan Commission Resolution, Staff Report, Application, Plans  

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve a PUD Preliminary Plan for McKnight Oral Surgery 

Center, Foxfield Commons PUD Lot 3  

 



Community Development Department 
 

Staff Report 
                                             Plan Commission Meeting – December 6, 2022 
 
 

 
Applicant: Jeff Kilburg McKnight Oral Surgery Center  

Subject Property 

 

Property 
Owner: 

Volpe Rossa, LLC  

Location: Northwest 
intersection of 
Foxfield Rd. and 
Courtyard Dr. 

Purpose: Develop Oral 
Surgery Center   

Application:  PUD Preliminary 
Plan  

Public Hearing: Not required  

Zoning: OR Office Research, 
Foxfield Commons 
PUD. 

Current Land 
Use: 

Vacant Lot 

Comprehensive 
Plan: 

Neighborhood 
Commercial  

Summary of 
Proposal:  

Jeff Kilburg has filed an application proposing to develop the subject property with an 
Oral Surgery Center. Details of the proposal are as follows: 

 8,607 SF building  
 1,246sf private garage   
 3,088sf future expansion  
 Sidewalk along Foxfield Rd. with an internal walk connecting to the building  
 Drive-up drop off area  
 Access drive off of Courtyard Dr. 
 Modern style building composed of stone and James Hardie siding 
 Extensive landscaping throughout the site 

 
Info / 
Procedure on 
Application: 

PUD Preliminary Plan: 
 Approval of plans for development of property within a PUD- includes site, 

landscape, and engineering plans. (Application may also involve a subdivision of 
land.) 

 Recommendation is based on compliance with the previously (or concurrently) 
approved Special Use for PUD standards and other city code requirements 
(including Zoning and Subdivision codes). 

Suggested 
Action:  

Review the PUD Preliminary Plan. 
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Staff has found the application materials to be complete. Staff recommends that any 
recommendation include a condition requiring resolution of all staff comments prior to 
City Council action.  

Staff Contact: Rachel Hitzemann, Planner 
 
I. PROPERTY INFORMATION  

 
A. History / Context  

 
The subject property constitutes a 1.67 -acre site commonly known as Lot 3 in the Foxfield 
Commons PUD. The lot fronts Foxfield Rd. and is located south of the Courtyard by Marriott.  
The Foxfield Commerce Center PUD was approved in 1975 and was created as part of an 
annexation agreement.  The PUD includes some commercial parcels along Route 64 and 
Fieldgate Dr. It also includes Office-Research parcels located north and south of Foxfield Dr. 
between Fieldgate Dr. and Dunham Rd. In 1991 the PUD was amended by Ordinance 1991-Z-4, 
which provided clearer permitted uses and bulk requirements.   
 
The Courtyard by Marriott (2000) and the Chesterbrook Academy Preschool (2004) have been 
constructed in the area. The subject lot has remained vacant since the inception of the PUD.  
 
Zoning  
 
The subject property is zoned OR-Office Research and is also located within the Foxfield 
Commons Planned Unit Development (PUD).  
 

 Zoning Land Use 
Subject Property OR- Office Research  

Foxfield Commons PUD  
Vacant Lot   

North OR- Office Research  
Foxfield Commons PUD  

Hotel  

East OR- Office Research  
Foxfield Commons PUD  

Daycare Center  

South BC- Community Business  
Foxfield Commons PUD  

Commercial 

West OR- Office Research  
Foxfield Commons PUD  

Office Buildings  
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B. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Neighborhood Commercial”.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
The Neighborhood Commercial land use is described as follows: 

Areas designated as neighborhood commercial are intended for smaller-scale retail and 
service commercial areas geared toward providing for the daily shopping, service, and 
convenience needs of surrounding neighborhoods. Uses in the neighborhood commercial 
areas should be of a scale and intensity to be considered generally compatible with 
adjacent and nearby residential uses. Grocery stores, gasoline service stations, 
pharmacies, personal and financial services, smaller office uses, convenience and 

Land Use Plan 

Zoning Map  
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specialty retailers, and more are appropriate. Neighborhood commercial uses should be 
located along major corridors and at key intersections, along the edges of residential 
neighborhoods as identified in the Land Use Plan. Many neighborhood commercial 
properties, especially those along Main Street are relatively shallow and present 
challenges for redevelopment. Because many of the properties along this corridor are 
adjacent to residential areas, buffering, screening, and setbacks should be used to 
protect adjacent residential neighborhoods. Hours of operation and intensity of use may 
also become an important issue in some neighborhood commercial areas. Commercial 
service uses can also have an appropriate place in this land use designation by providing 
necessary services for nearby residents. Commercial services uses within the 
Neighborhood Commercial areas must be compatible with adjacent and nearby 
residential areas and be located as to not occupy prime retail locations. 
 

Chapter 4 of the Comprehensive Plan provides the following Commercial Area policies 
relevant to the proposed development (p. 48-50): 

 
Continue to expand sidewalk network to provide better connections between the City’s 
commercial and employment districts and its residential neighborhoods.  
The City’s key commercial corridors did not prioritize or give due consideration to 
pedestrian circulation as they were developed over the decades. This has resulted in an 
incomplete and fragmented sidewalk network. While this reflects a past development 
practice in suburban communities that emerged catering to the automobile, today’s best 
practices promote healthy communities and walkability. The City’s sidewalk network 
should continue to be expanded to provide better connections between the community’s 
residential neighborhoods and its commercial districts. 

 
Chapter 8 of the Comprehensive Plan contains the East Gateway Subarea Plan. The subject 
property is located within the East Gateway Subarea, which is centered at the intersection Kirk 
Rd. and Main St. The Subarea Plan notes the East Gateway represents a significant piece of the 
local economy and a unique opportunity for revitalization and stabilization. The following 
Subarea Goals and Objectives are relevant to the proposed development (p. 102):  

 
Subarea Goals 
The East Gateway subarea represents a unique opportunity for economic development, 
revitalization and stabilization with for a specific context within the City of St. Charles. 
The overall vision for the subarea includes the following: 

 Revitalization of the Subarea’s retail areas that maximizes the locational assets 
within this area of the City. 

 Improved connectivity and circulation within the Subarea providing logical and 
efficient connections between compatible uses. 

 Better separation of incompatible land uses to protect residential neighborhoods 
while at the same time help define the City’s business areas. 

 Attractive streets and sites to distinguish this Subarea and key corridors from 
neighboring communities. 

 A mix of uses that that help diversify the City’s economy and provide places to 
live, work, and shop. 

 
Subarea Objectives 

  Improve the appearance of the Kirk Road and Main Street Corridors to assist in 
strengthening the community’s identity and appearance through installation of 
streetscaping, wayfinding and gateway elements. 
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 Use landscaping appropriately to enhance commercial areas, screen unsightly 
areas, an provide an attractive streetscape and overall setting for the area. 

 Improve the overall connectivity and mobility within the Subarea through both 
public streets and internal connection to provide a predictable and navigable 
environment. 

  Preserve surrounding neighborhoods through the use of screening, buffering, and 
better separation from commercial development. 

  Create market-responsive development parcels that can accommodate projects 
of an appropriate scale and phasing over time. 

 Take advantage of proximity to DuPage Airport and Pheasant Run as activity 
generators. 

 Reposition the Charlestowne Mall site to foster its renaissance or its 
redevelopment. 

 Enhance the character of both existing and new development through site 
improvements, façade enhancements, consistent signage regulation, and 
attractive building design and materials 

 
II. PLANNING ANALYSIS 

 
Staff has analyzed the submitted PUD Preliminary Plan to determine the conformance with the   
standards of the Zoning Ordinance. The plan was reviewed against the following code sections:   

 Ch. 17.06 Design Review Standards & 
Guidelines 

 Ch. 17.26 Landscaping & Screening 
 PUD Ordinance 1991-Z-4 

 Ch. 17.28 Signs  
 17.24 Off-Street Parking, Loading Areas  
 Ch. 17.14 Office/Research, Manufacturing and 

Public Land Districts
 

A. Proposed Uses 
 
McKnight Oral Surgery Center is classified as a Medical/ Dental Clinic use. City Code defines 
Medical/ Dentist office as;  

 
A medical or dental office or clinic offering professional medical or dental services 
primarily on an out-patient basis. Such services may include examination and 
consultation, treatment, surgery, radiology, MRI, on-site testing laboratories, physical 
therapy, diagnostic services, training, administration, and other services to patients 
provided by licensed medical or dental professionals. This use includes facilities licensed 
by the State of Illinois as ambulatory surgical treatment centers. This use does not 
include a Hospital as defined herein or a facility licensed by the State of Illinois as an 
emergency center under the Emergency Medical Services (EMS) Systems Act. 

 
Dental Clinics are permitted in both the OR Zoning District and the Foxfield Commons PUD.  
 

B. Bulk Standards  
 

The table below compares the PUD Preliminary Plan with the bulk standards applicable to the 
Foxfield Commons PUD and the OR District.  

 

Category Zoning Ordinance or PUD 
Standard Proposed 

Min. Lot Area 43,650sf 72,912sf  
Lot Width 100 ft  204.59 ft. 
Building Coverage 30% 17.7% 
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*The PUD Ordinance allows access drives and up to 8 guest parking spaces to be located 
within the front yard setback. 

 
Staff Comments:  

 The PUD Preliminary Plan meets the bulk standards applicable to the OR District and 
Foxfield Commons PUD  

 
C. Landscaping 

 
The table below compares the applicable standards of Ch. 17.26 “Landscaping & Screening” 
with the PUD Preliminary Plan.  

Building Height 80 ft. 37 ft. 
Building Setbacks: 

Front (Foxfield Rd.) 50 ft. 50 ft  
 

Exterior side 
(Courtyard Dr.)  25 ft. 115.8ft 

Interior side (west) 25 ft. 40.1 ft 
Interior rear (north)  25 ft. 82 ft 

Parking Setbacks: 
Front (Foxfield Rd.) 50 ft. 25 ft* 
Exterior side 
(Courtyard Dr.)  25 ft. 25 ft 

Interior side (west) None 10 ft 
Interior rear (north) None 10 ft 

Parking Requirement 4 per 1,000sf of GFA= 47 spaces  58 spaces + 3 Garage Spaces  

Category Zoning Ordinance Standard Proposed 

Overall Landscape Area 15% 38.9%  

Public Street Frontage 
Landscaping  

75% of street frontage 
1 tree / 50 ft. of street frontage 

(Foxfield Rd.- 7 trees) 
 

Foxfield Rd.:  
20% 

(6 Trees)  
  

Parking Lot Screening  50% of parking lot to height of 30”   Standard Met 

Interior Parking Lot 
Landscaping 

1 landscape island / 10 parking spaces 
All parking rows terminate in landscape area 
1 tree / island; variety of plantings in islands 

Standard Met 

Building Foundation Landscaping   

Foundation Planting Beds 

50% of total building walls;  
50% of walls facing a public street (Foxfield 

Rd. and Courtyard Dr.) 
5 ft. wide planting beds 

Standard Met  
 

Foundation Plantings  20 shrubs/bushes/perennials per 50 ft. of 
planting bed Standard Met  

Foundation Trees 2 trees per 50 ft. of planting bed 
(6 trees required) Standard Met 
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Staff Comments:  

 One additional tree will need to be planted along Foxfield Road. Staff also 
recommends repositioning the proposed trees into clusters with additional shrubs and 
plants in larger landscape beds to meet the required 40% street frontage 
requirement. 

 If a monument sign is proposed, its location will need to be added to the landscape 
plan, with required plantings around the sign base.  

 Some foundation and parking lot screening may need to be relocated to 
accommodate required clearance distances for public works and fire utilities.  

 
D. Building Design 

 
Renderings of the building have been provided with the PUD Preliminary Plan. The building is 
approximately 9,853sf and 37ft tall. There is combination of siding materials, but stone and 
James Hardie siding are predominantly used. The building has a modern look and provides 
extensive architectural details to avoid the appearance of blank walls.  

 
Staff Comments:  

 The design elevations meet the Design Standards found in Chapter 17.06 of the Zoning 
Ordinance. 
 

E. Signage  
 
The table below compares the applicable standards of Ch. 17.28 “Signs” with the signage 
shown on the building elevations.   

 
Staff Comments:  

 A sign plan was not provided as part of the PUD Preliminary Plan. However, it appears 
that the signs shown on the building elevations that were provided meet the Code 
Standards.  

 If a freestanding sign is proposed, its location will need to be identified on the plans.  
 

F. Site Access / Street Improvements   
 
The site is accessed by a curb cut along Courtyard Dr., which is a private roadway. No curb cuts 
are proposed along Foxfield Road. The proposed curb cut provides two-way access that meets 
the standards found in the City Code. 
 

Monument Sign 
Landscaping 3 ft. around sign 

Monument 
Signage was not 

provided  
Refuse Dumpster 
Screening 

Enclosed and screened on all sides when 
visible from public street Standard Met   

Category Zoning Ordinance Standard Proposed 

Wall Signs  1 per street frontage (2 signs) 
1.5 sf per linear foot of building  

  2 wall signs  
 

Freestanding Sign   
Number: 1 per lot  

Area: 50 sf  
Height: 8 ft  

Number: 1 per lot  
  



Staff Report – McKnight Oral Surgery Center          December 6, 2022 
 

A sidewalk along Foxfield Road has been provided to connect to the existing sidewalk. A 
pedestrian pathway has also been provided within the site to connect the building with the 
sidewalk along Foxfield Road. No sidewalk is provided along Courtyard Dr., but there is no 
other sidewalk along that roadway. 
 
Staff Comments:  

 Two-way access aisles shall be a minimum of 24ft. wide.  
 The plan calls for handicap parking spaces adjacent to the drop off lane. The curbs in 

this area should be depressed. There should also be a striped crosswalk and depressed 
curbs in front of the building to accommodate handicap access.  

 
G. Lighting  

 
A photometric plan was not provided with the PUD Preliminary Plan. One will need to be 
provided at the time of building permit. 

 
III. DEPARTMENTAL REVIEWS  

 
City Staff has reviewed the PUD Preliminary Plan and has provided comments to the applicant. All 
of the comments from Engineering and Public Works are technical in nature.  
 
The Fire Department also provided technical comments, but noted the following items that will 
alter the site plan and building elevations. 

 The canopy will need a clearance height of at least 13 ½ ft.  
 One-way drives will need to be a minimum of 20ft to provide access to fire engines; 

13-14 ft. is proposed.  
  

The applicant will need to revise the plans in accordance with staff comments before approval by 
City Council. 
 

Staff Comments:  
 Parking spaces on the east side of the property can be reduced to 16ft with a 2ft 

bumper overhang to provide additional space to widen the one-way drive aisle along 
the east side of the building. Parking in that area may need to be removed to 
accommodate the 20ft width required. Parking should be analyzed and reconfigured 
to meet the requirement.  

 The two parking spaces on the west side of the property can be removed to 
accommodate the required 20ft access aisles. Reconfiguration of that area will need 
to be assessed.  
  

 
IV. SUGGESTED ACTION  

 
Review the PUD Preliminary Plan.  

The Plan Commission may vote on this item should the Commission feel that they have enough 
information to make a recommendation.  

Staff has found the application materials to be complete. Staff recommends the any 
recommendation include a condition requiring resolution of all staff comments prior to City 
Council action.   

 










































































