
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: General Amendment: Pet Care Facilities in M1 District, 
Off-Premise Signs in Business and Manufacturing 
Districts 

City Staff: 
 

Russell Colby, Planning Division Manager 

PUBLIC HEARING 
12/5/17 X 

MEETING 
12/5/17 X 

APPLICATION:  General Amendment  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report  Application for General Amendment 

SUMMARY: 
 

Robin Massey has filed a General Amendment to the Zoning Ordinance regarding the following topics:  
 
 Add “Pet Care Facility” as a Special Use in the M1 Special Manufacturing District. 
 
 Allow Off-Premise signs for lots without street frontage in business and manufacturing districts (BL, BC, 

BR, M1, M2 districts) 
    

 
SUGGESTED ACTION: 
 
Conduct the public hearing and close if all testimony has been taken. 
 

Staff has placed this item on the meeting portion of the agenda for a vote should the Plan Commission 
feel that they have enough information to make a recommendation. 
 
INFO / PROCEDURE – GENERAL AMENDMENT APPLICATIONS: 

 See Sec. 17.04.320 regarding General (Text) Amendments. A General Amendment (or Text 
Amendment) is an application requesting a change to the Zoning Ordinance, Title 17 of the City 
Code. A change may be requested to a numerical standard (such as a setback requirement) or to any 
other text of the Zoning Ordinance. Often, a General Amendment is proposed to change the 
standards that apply to a specific zoning district or a specific land use or business category. Changes 
to the text apply to all properties in the City that are located in the same zoning district or fall within 
the same category of land use or business.  A General Amendment application may also involve 
changes to procedures or application requirements that are listed in the Zoning Ordinance. 

 Public hearing is required. No mailed notice to surrounding property owners. 
 Findings: 6 items of information for Plan Commission to consider in making a recommendation; all 

items need not be in the affirmative to recommend approval. 
 

 



 
 
 
 
 
STAFF REPORT 
  
TO:  Chairman Todd Wallace 
  And Members of the Plan Commission 
  
FROM: Russell Colby, Planning Division Manager   
 
RE:  General Amendment to Title 17 (Zoning Ordinance): Pet Care Facilities in M1, Off-Premise 

Signs in Business & Manufacturing Districts 
 

DATE:  December 1, 2017 
______________________________________________________________________________ 
 
I. GENERAL INFORMATION 
 

Project Name: General Amendment – Pet Care Facilities in M1, Off-Premise Signs in 
Business & Manufacturing Districts 

 
Applicant:  Robin Massey 

 
Purpose: Add “Pet Care Facility” as a Special Use in the M1 district 

Allow off-premise signs for lots without street frontage in business and 
manufacturing districts. 

 
 
II. BACKGROUND 

 
Robin Massey is the owner of Fydoland, a Pet Care Facility that is currently operating at 1317 E. 
Main St.  
 
Ms. Massey proposes to locate Fydoland in a nearby building at 1311 E. Main St., and has 
submitted the following General Amendment requests in connection with the proposed business 
relocation: 
 

 Add “Pet Care Facility” as a Special Use in the M1 Special Manufacturing District. 
 

 Allow Off-Premise signs for lots without street frontage in business and manufacturing 
districts (BL, BC, BR, M1, M2 districts) 

 
Ms. Massey has separately submitted a Special Use application to permit the Fydoland business 
to be established at 1311 E. Main St. That application, which is being considered under a separate 
agenda item, is contingent on approval of the General Amendment regarding Pet Care Facilities. 
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III. PET CARE FACILITIES GENERAL AMENDMENT 

 

Pet Care Facility Use 
 
The “Pet Care Facility” use category was created in 2014. At the time, Ms. Massey, the applicant, 
was proposing to open the Fydoland business. The City’s Zoning Ordinance did not have a 
category that fit the business model, which is a mix of both a retail/service use and a kennel. 
Additionally, no zoning districts allowed for both retail/service and a kennel as principal uses.  
 
Staff researched other area zoning ordinances and assisted the applicant in proposing a new use 
category called “Pet Care Facility”, which was added as a Special Use in the three business 
districts: BL-Local Business, BC-Community Business and BR-Regional Business. 
 

 
Definition of a Pet Care Facility (17.30.020) 
 
A building, structure or portion thereof designed or used for the retail sale of pet products and 
food, grooming, boarding, training, daycare or overnight boarding of dogs, cats or other 
household domestic animals. The overnight boarding area of the establishment shall not 
exceed 50% of the total Gross Floor Area of the business. Establishments that only provide 
daycare and overnight boarding services, or establishments where these services exceed 50% 
of the Gross Floor Area, shall be considered a Kennel, not a Pet Care Facility. 
 

 Use Standards for Pet Care Facilities (17.20.030) 
 
Pet Care Facilities shall comply with the following standards: 

1. Outdoor exercise areas shall not be located on a property that abuts a residentially 
zoned property. 

2. Outdoor exercise areas that directly abut or face any residentially zoned properties, 
commercially zoned properties, and any public street shall be screened with a 100% 
opaque non-see-through fence or wall. 

3. All animals shall be kept either within completely enclosed structures or under direct 
control of the facility operator or staff at all times, and shall be indoors between the 
hours of 7:00 PM and 7:00 AM. 

4. The operation of the Pet Care Facility shall not allow the creation of noise by any 
animal or animals under its care which can be heard by any person at or beyond the 
property line of the lot on which the kennel is located, which occurs a) repeatedly over 
at least a seven-minute period of time at an average of at least twelve animal noises 
per minute, or b) repeatedly over at least a fifteen minute period of time, with one 
minute or less lapse of time between each animal noise during the fifteen-minute 
period. 

 
 

Proposal to add Pet Care Facility as Special Use in M1 
 

The applicant is proposing that the Pet Care Facility be added as a Special Use in the M1-Special 
Manufacturing District. 

 
 M1 District Purpose Statement (17.16.010) 
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The purpose of the M-1 Special Manufacturing District is to accommodate older 
manufacturing areas in the City that are either in transition from manufacturing to 
alternative uses, or are in need of rehabilitation. The M-1 District shall provide flexibility 
in design and parking requirements to allow for adaptive reuse and/or redevelopment for 
viable light assembly, processing, heavy retail and service, and office uses. 

 
The M1 district covers pockets of older industrial development located both east and west of 
downtown, generally in close proximity to the former railroad spur through the City. The M1 
properties are the City’s early industrial properties that developed based upon railroad access. The 
largest area of M1-zoned property in the City contains the Foundry Business Park redevelopment, 
located on the west side along Dean Street at 17th Street.  
 
The attached zoning maps show the general locations of M1 property in St. Charles, with labels 
identifying large developments, businesses or land uses in or around M1 zoned areas. 
 
If this General Amendment is approved, a Special Use application would need to be filed prior to 
the establishment of a Pet Care Facility in the M1 zoning district. Special Use applications require 
a public hearing before the Plan Commission and approval by City Council. Classifying the use 
as a Special Use provides the City the opportunity to review the plans for the establishment of a 
business in order to make a determination whether the business will meet the applicable 
ordinance standards (i.e. the finding of fact for Special Use). 

 
 Definition of a Special Use (17.04.330.A) 
 

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. 

 
 
 Comprehensive Plan 
 

The Comprehensive Plan Commercial Land Use Policies, p. 49, provides the following 
recommendations regarding land uses in industrial areas: 

 
Relocate existing industrial uses from other areas of the City into designated industrial 
areas elsewhere in the community when opportunities arise.  
Industrial uses, when organized into parks, provide a level of protection for the uses 
themselves and for surrounding uses. When isolated, these uses need to be compatible 
with surrounding and adjacent uses. Like many older communities, St. Charles developed 
its business areas along its waterways and railroads, the key transportation methods of 
that time. Since then the Fox River has transitioned from an industrial waterway to a 
valuable recreation amenity and source of community pride and the Union Pacific 
Railroad has been decommissioned throughout most of the City. Today isolated industrial 
properties seem out of context, and many have become surrounded by residential uses. 
The City should work with these uses to relocate industrial uses to areas designated for 
Industrial/Business Park in the Land Use Plan, removing land use conflicts from 
neighborhoods. 
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Limit the infiltration of recreation and non-industrial uses into the City’s industrial 
and business parks.  
The City’s larger industrial areas should be preserved and specifically targeted to 
industrial/business park improvements rather than athletic, institutional, or other uses. 
Over time, the intrusion of non-industrial/business park uses can reduce the desirability 
of an area from being sought out for new industrial investment and businesses. 

 
 
 
IV. OFF-PREMISE SIGNS IN BUSINESS AND MANUFACTURING DISTRICTS 
 

Regulation of Off-Premise Signs 
 
A sign advertising a business which is not located on the same lot as the sign is considered an off-
premise sign. A “billboard” is type of off-premise sign. Generally, off-premise signs are 
prohibited by the Zoning Ordinance, except for certain limited circumstances. 

 
Regulation of Off-Premise Signs- Section 17.28.080.G, “Prohibited Signs – Off-Premise 
Signs”: 

 
Signs which advertise a business or service not located on the same lot or within the 
same PUD or Shopping Center, or which otherwise do not relate to the uses permitted on 
the lot or within the same PUD or Shopping Center, such as billboards, are prohibited in 
all districts except: 
 
1. In the PL District, an Identification Sign advertising a business or service may be 

located off-premise on an adjacent lot in the PL District. 
2. In the CBD-1 and CBD-2 District, for lots without street frontage, in lieu of an 

Identification Sign located on the lot, an Identification Sign may be located off-
premise on an adjacent lot with street frontage in either the CBD-1 or CBD-2 zoning 
district, subject to the authorization of the property owner. 
 

Any off-premise sign that is no longer utilized shall be removed by the owner of the sign 
or the owner of the property on which the sign is located. 

 
(Note: A “Shopping Center is defined as: “Two (2) or more retail stores and/or service 
establishments located on a parcel of four acres or more sharing customer parking areas, 
regardless of whether said stores and/or establishments occupy separate structures or 
are under separate ownership.) 

  
 

Currently, there is an exception made for parcels without public street frontage in the CBD-1 and 
CBD-2 districts. This provision was added to the Zoning Ordinance based upon a General 
Amendment application filed by a property owner within the downtown area. At the time, there 
was no consideration of whether it would be appropriate to allow off-premise signs for lots 
without street frontage in other districts outside of downtown. 
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Proposed Amendment 
 
Ms. Massey is proposing this General Amendment in order to install a sign for the proposed 
Fydoland, 1311 E. Main St. (zoned M1), on an adjacent property with frontage on Main Street, 
1307 E. Main St. (zoned BL). 
 
In order to determine the impact of this proposed amendment, staff surveyed properties within 
business and manufacturing districts to identify how many parcels exist without street frontage.  
Based on the survey, the proposed General Amendment would impact only a limited number of 
existing parcels. 
 
Many parcels without street frontage are already within PUDs (where a sign for a business within 
the PUD can be placed anywhere within the PUD). Other parcels without street frontage may be 
developed in connection with an adjacent parcel that has street frontage, in which case, the 
effective “zoning lot” spanning two parcels already has frontage for signage purposes. 

 
The following lots would be impacted by the proposed amendment: 
 

 4072 E. Main St.  (Lots located around Hilton Garden Inn, although some lots may be 
considered part of a Shopping Center based on common parking) 

 1415 South Ave. (Marshalls Towing) 
 1311 E. Main St. (proposed Fydoland location) 
 1315 E. Main St. (adjacent to proposed Fydoland) 
 230 N. Randall Rd. (Export Fitness carwash) 
 2406 W. Main St. (Sherwin Williams store) 

 
 
 Options to consider: 
 

 Should an off-premise sign be allowed as an additional sign on the off-premise lot? 
Currently, only 1 sign per lot is permitted. Adding an additional sign for an off-premise 
business could allow for two signs on a single lot.  

 How should the off-premise sign area be calculated? Should the signage for the off-
premise business be required to fit within the otherwise allowable sign area for the lot? 

 Should the ability to post the off-premise sign be conditioned upon cross access being 
provided through off-premise lot to the business? 

 
 
V. RECOMMENDATION 

 
Conduct the public hearing and close if all the testimony has been taken. 
 
Staff has placed this item on the meeting portion of the agenda for a recommendation, should the 
Plan Commission feel they have adequate information to recommend on the item tonight. 
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