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Community & Economic Development Department 
 

Staff Report 
                      Plan Commission Meeting – May 3, 2022 

          
 

 
 

Applicant: Fox River Harley-Davidson   Fox River Harley-Davidson Lot  

 
Subject Property 

 

Property Owner: WCFX Real Estate 
Holdings, LLC  

Location: Vacant lot west of Fox 
River Harley-Davidson and 
north of Costco 

Purpose: Create an unpaved 
motorcycle training area 

Application:  Special Use (PUD 
Amendment)  

Public Hearing: Yes, required   

Zoning: BR- Regional Business & 
Zylstra PUD  

Current Land Use: Vacant  

Comprehensive 
Plan: 

Corridor/ Regional 
Commercial  

Summary of 
Proposal:  

Application for a Special Use requesting to amend the Zylstra PUD to allow an 
unpaved motorcycle training area on the vacant lot behind Fox River Harley-
Davidson. 
 
As part of the proposal, a landscape buffer will be planted on the outer edge of the 
lot.  

Info / Procedure 
on Application: 

Special Use for Planned Unit Development (PUD Amendment):  

• Approval of development project with specific deviations from the Zoning 
Ordinance standards. (Establishes a PUD ordinance with unique zoning or 
subdivision standards that apply to a single development site) 

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

• Single finding – Is the PUD in the public interest? Criteria are considered in 
reaching a decision. Responses to the criteria need not be in the affirmative to 
recommend approval of a PUD or PUD Amendment. 

• The Plan Commission may recommend conditions and restrictions upon the 
establishment, location, design, layout, height, density, construction, 
maintenance, aesthetics, operation and other elements of the PUD as deemed 
necessary to secure compliance with the standards specified in the Zoning 
Ordinance. 

• The Plan Commission may recommend exceptions and deviations from the 
requirements of the Zoning and Subdivision Codes requested by the applicant, to 
the extent that it finds such exceptions and deviations are supportive of the 
standards and purposes for PUDs. 
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Suggested Action:  Conduct the public hearing and close if all testimony has been taken.  
 

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

Staff Contact: Rachel Hitzemann, Planner 

 
 

I. PROPERTY INFORMATION  
 
A. History / Context  

 
The subject property is a vacant lot located behind the Fox River Harley-Davidson at 131 S. 
Randall Rd. The 1.75-acre parcel is Lot 9 of the Zylstra Center PUD, directly east of the Kane 
County Fairground property, north of the Costco and west of the paved test track/parking lot.  
 
In 2005, the Zylstra PUD was created. Under the PUD Preliminary Plan, numerous other lots 
were established to be developed in two phases. There were no set building plans or tenants 
for those lots at the time of approval. Since then, the Zylstra PUD ownership has sold those 
vacant lots, which been developed into commercial spaces for Costco, Discount Tire, 
Firestone, Culvers and Belle Tire. Zylstra Harley- Davidson, which now goes by Fox River 
Harley-Davidson, has retained ownership of the two parcels behind their dealership (the 
paved test area and the vacant subject property).  

 
B. Zoning  

 
The subject property is zoned BR Regional Business District and also located in the Zylstra 
PUD. The same zoning designation exists adjacent to the property on the north, south and 
east. The property to the west is also zoned BR, but is located within the Miller-Fairgrounds 
PUD.  

 Zoning Land Use 

Subject Property BR- Regional Business /PUD Vacant commercial   

North BR- Regional Business /PUD Commercial – Detention Pond  

East BR- Regional Business /PUD Commercial – Harley Davidson  

South BR- Regional Business /PUD Commercial – Costco  

West BR- Regional Business /PUD Commercial – Vacant (Fairgrounds) 
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C. Comprehensive Plan 
 
The subject property is designated Corridor/ Regional Commercial in the Land Use Plan 
adopted as part of the 2013 Comprehensive Plan. Adjacent properties to the north, south and 
east have the same designation, while the property to the west is designated Industrial/ 
Business Park. 
 

 
 
 
 

Land Use Plan 

Zoning Map 
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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. 

The following Commercial Area Goals and Objectives are relevant to review of this project 
(p.23):  

    Goal 
Develop attractive and highly functional retail and commercial areas that are market 
responsive, create a diverse tax base, and serve the needs of the City’s residents and, in 
some areas, a larger regional market. 

   Objectives 

• Maintain a range of retail and service activities throughout the City

• Ensure that new commercial development and redevelopment is designed in scale
with, and complementary to, existing adjacent development that aligns with the
vision for future character.

• Ensure that all retail, office, and service commercial activities are logically
organized by use and concentrated within or near areas of similar or compatible
uses

II. PLANNING ANALYSIS

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

• Zylstra PUD Ordinance (2005-Z-11) • Ch. 17.26 Landscaping & Screening

A. Proposed Uses

Proposed is to use the subject property as an unpaved motorcycle test area. The Zylstra PUD
Ordinance allows for paved testing areas, but does not specifically permit an unpaved area.
The proposal is to amend the PUD Ordinance to list unpaved test areas as a permitted use on
the subject property (Lot 9).

The Applicant has provided the following information in regards to the type of bikes being
tested and how the area will be used:

The unpaved training area will be used for instructional classes primarily for 
"adventure bikes," which are bikes that can be used both on and off paved 
surfaces. Adventure bikes are NOT what people typically think of as "dirt 
bikes" in that they have full sized engines and are not as loud.  

The unpaved training area will be used for scheduled classes only, likely only 
on the weekends, during which trained instructors will use the training area to 
teach students different exercises on the bikes, e.g., braking, turning, riding 
posture, and other off-pavement skills. These skills will be demonstrated at low 
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speeds and RPMs; in other words, students will not be racing around the 
training course. The training course will NOT be open to the public generally, 
but will be used solely for the scheduled classes (while it is possible that the 
course area might be used for an occasional supervised test ride, such use 
would be only an occasional exception to its primary use as an instructional 
course). Classes will be held from approximately April through October each 
year, weather permitting. Classes are typically one-day sessions from around 
8:30 to 5:00 on weekends.  

Compared with the adjacent paved training area that has been in use for 
years, and on which hundreds if not thousands of people have learned to ride 
a motorcycle, the unpaved course will have a maximum of only 8 students at a 
time, compared with 12 students on the paved course. Motorcycles using the 
unpaved training course will comply with all applicable noise statutes during 
operation. 

B. Landscaping & Screening

The only site change being proposed at this time is an outer ring of landscape area around the
lot. The landscaping will be comprised of native perennial grasses and other similar
landscaping plants. No landscaping is required by Code, but the proposed landscaping will
provide a safety buffer for those using the test area.

III. DEPARTMENTAL REVIEWS

The Development Engineering Division reviewed the plan and had no comments.

IV. OPTIONS FOR PLAN COMMISSION ACTION

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

If Public Hearing is closed-

2. Make a Recommendation to Planning & Development Committee

For PUD applications, only one finding must be made in the affirmative to recommend
approval, which is: Is the PUD in the public interest?

The Criteria for PUDs should be considered to reach a conclusion.

The applicant has provided responses to the Criteria for Planned Unit Developments,
attached.

a. Recommend approval of the application for Special Use for PUD Amendment.

i. This recommendation should be subject to resolution of outstanding staff comments.
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ii. Additional conditions if deemed necessary by the Plan Commission to meet the PUD
finding.

 OR 

b. Recommend denial of the application for Special Use for PUD Amendment.
i. Plan Commission must substantiate how the PUD finding is not being met in order to

recommend denial.

V. ATTACHMENTS

• Criteria for PUDs Provided by applicant

• Application for Special Use; received 4/14/2022

• Site Plan

• Zylstra PUD Ord. 2005-Z-11
• Letter from Resident; received 4/28/2022 
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Site Plan Fox River Harley-Davidson proposed amendment:

--Owner of Site: WCFX Real Estate Holdings, LLC

--Existing zoning classification:  BR Regional Business District

--Existing Use:  Vacant land

--Proposed Use: Unpaved motorcycle training area. The green shaded area will 
be a screening buffer planted with native perennial grasses and other similar 
landscape plantings. 

--Area of Property:  1.76 acres; 74.159.36 square feet

--Proposed Parking: Parking will be provided on the adjacent lot to the east (PIN 

09-32-230-007) --Plan Prepared by: Fox River Harley-Davidson staff

--Date: April 12, 2022































































RE: Public Hearing - 5/3/22 - Plan Commission - Fox River Harley-Davidson - Special Use 
Notice is hereby given that a public hearing will be held by the Plan Commission of the City of St. Charles, Illinois on 
Tuesday, May 3, 2022 at the hour of 7:00 p.m. in the City Council Chambers of the Municipal Building at 2 E. Main Street, 
St. Charles, Illinois, at which time and place the Commission will consider, for the purposes of making a recommendation 
to the City Council, the following: 

            A petition for Special Use filed by Fox River Harley-Davidson requesting to amend PUD Ordinance No. 2005-Z-11 
in order to allow an unpaved motorcycle training course on the subject property. The subject property is generally located 
west of the Fox River Harley-Davidson Store located at 131 S. Randall Rd., and legally described as follows: 

LOT 9 OF THE ZYLSTRA CENTER SUBDIVISION BEING A SUBDIVISION OF PART OF THE SOUTHEAST QUARTER 
OF SECTION 29 AND PART OF THE NORTHEAST QUARTER OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8 
EAST OF THE THIRD PRINCIPAL MERIDIAN, KANE COUNTY, ILLINOIS PURSUANT TO THE PLAT RECORDED 
APRIL 4, 2006 AS DOCUMENT NO. 2006K035709 

PIN# 09-32-230-006 

The public hearing will be held at the location identified above. Anyone wishing to be heard for or against the Special Use 
request may submit statements orally or in writing or both. Written comments may be submitted by email 
to cd@stcharlesil.gov or mail to City of St. Charles, Community Development Department, 2 E. Main St., St. Charles, IL 
60174. A copy of the petition requesting said Zoning Map Amendment viewed on the project 
webpage: www.stcharlesil.gov/projects/development 
Dated this 16th day of April, 2022   

Plan Commission of the City of St. Charles, Illinois. 

Peter Vargulich, Chairman 
 
 
 

--------------------------------------------------------------------------------------------------------------------------------------------------------------- 
 
 
 

Plan Commission Members, 
 

Please let it be known that me, my family, and many of our Timbers Subdivision neighbors are adamantly 
opposed to the “Fox River Harley-Davidson - Special Use” application. An off-road course with off-road 
motorcycles would be perfectly fine in a rural setting, but absolutely NOT within city limits. 

Even though we are not located immediately next to the site, we already clearly hear the annual Kane County 
Fair events, such as tractor pulls, demolition derby, and more. This short-term noise is fine, as it is all a part of 
summertime fun in St Charles and the Fair only takes place a few days out of the year. 

Off-road motorcycles typically have smaller, higher revving engines. The resulting sound is like a chain saw 
running. Do we really want to subject not only the Timbers, but ALL west side properties to this constant 
‘revving chainsaw’ sound in the spring, summer, and fall EVERY year? I think not. 

Please DENY this request. If you don’t, you and the entire west side of the city may regret your decision. If you 
do decide to approve it, maybe make it conditional that if any noise complaints result, they must shut down?? 

Respectfully, 

 

Tom Staroske 
506 Bradley Circle 
St Charles, IL 60174 

mailto:cd@stcharlesil.gov
https://www.stcharlesil.gov/projects/development
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