
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 
Project Title/Address: Fiore Salon Suites – Tyler & 64 Business Park PUD  

City Staff: 
 

Ellen Johnson, Planner 

PUBLIC HEARING 
7/17/18 X MEETING 

7/17/18 X 

APPLICATION:  Special Use (PUD Amendment)  

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Floor plan 

Application  PUD Ordinances 
SUMMARY: 
 
The subject property is part of Lot 2 of the Tyler and 64 Business Park PUD, approved by Ordinance 
2004-Z-14. In 2017, a PUD Preliminary Plan for the property was approved for development of a 
single-story medical clinic. The building shell has been constructed per the approved plan. The build-
out and exterior have not been finished. 

 

Vincent Fiore, property owner, has filed an application for Special Use requesting an amendment to the 
Tyler and 64 Business Park PUD to add “Personal Services, Limited” as a permitted use on the subject 
property.  
 
The applicant is proposing to finish the building as a “salon suites” facility. Details of the proposed use 
are as follows:  

• The building will contain 16 suites available for lease by individual business owners offering 
beauty salon type services, such as hair styling, tanning, nails, skin care, etc.  

• Common hallway, restrooms, laundry room and reception areas. 
 

SUGGESTED ACTION: 
Conduct the public hearing on the Special Use and close if all the testimony has been taken. The applicant has 
provided Findings of Fact for the Plan Commission to consider.  
 
Staff has placed the applications on the meeting portion of the agenda should the Plan Commission determine 
there is adequate information to make a recommendation to City Council.  
 
Staff recommends that any recommendation include a condition requiring resolution of all staff comments prior 
to City Council action.   

INFO / PROCEDURE – SPECIAL USE FOR PUD 
• 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. 

 



 
 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Todd Wallace  
  And the Members of the Plan Commission 
 
FROM: Ellen Johnson, Planner  
 
RE:  Fiore Salon Suites – Tyler & 64 Business Park PUD, Lot 2 
 
DATE:  July 13, 2018 
  
 
I. APPLICATION INFORMATION: 

Project Name: Fiore Salon Suites  

Applicant:  Vincent Fiore  

Purpose:  Allow a salon suites business to occupy the building  

   

Community and Economic Development 
Planning Division  

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

General Information: 
Site Information 

Location Unit 2 of Lot 2 in the Tyler & 64 Business Park at the southwest corner of 
Tyler Rd. and Rt. 64   

Acres 2.23 acres  
 

Application Special Use (PUD Amendment)  
Applicable 
Zoning Code 
Sections and 
PUD Ordinance  

Ch. 17.30 Definitions  
Ordinance 2004-Z-14 “An Ordinance Granting a Special Use as a Planned 
Unit Development (Tyler and 64 Business Park)” 
Ordinance 2017-Z-12 “An Ordinance Granting Approval of a PUD 
Preliminary Plan for Generation Rescue (Part of Lot 2, Tyler & 64 Business 
Park PUD)”  

 

Existing Conditions 
Land Use Building under construction  
Zoning BC- Community Business (PUD) 

 

Zoning Summary 
North BC- Community Business (PUD) Chrysler dealership 
East BC- Community Business (PUD) Children of American daycare  
South BC- Community Business (PUD) Stormwater detention area  
West BC- Community Business (PUD) Office buildings  

 

Comprehensive Plan Designation 
Neighborhood Commercial 
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Aerial  

 
 
Zoning 
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II. BACKGROUND 
 
A. PROPERTY HISTORY  

 
The subject property is part of Lot 2 of the Tyler and 64 Business Park PUD, approved by 
Ordinance 2004-Z-14 “An Ordinance Granting a Special Use as a Planned Unit 
Development (Tyler and 64 Business Park)”.   
 
The PUD includes two lots.  Lot 1 was designated for development of the St. Charles 
Chrysler dealership, which was constructed in 2005.  Lot 2 was approved for four office 
buildings and a stormwater retention facility.  Buildings #1 and #2 which are multi-tenant 
office buildings were constructed in 2006, along with the infrastructure for the property.  
Building #4 was constructed as a Children of American day care in 2012.  
 
In 2017, a PUD Preliminary Plan for Building #3 was approved for development of a 
single-story medical clinic.  The building shell has been constructed per the approved plan. 
The build-out and exterior have not been finished. 

 
B. PROPOSAL 

 
Vincent Fiore, property owner, has filed an application for Special Use requesting an 
amendment to the Tyler and 64 Business Park PUD in order to add “Personal Services, 
Limited” as a permitted use on the subject portion of Lot 2.  The applicant is proposing to 
finish Building #3 as a “salon suites” facility.  Details of the proposed use are as follows:  
• The building will contain 16 suites available for lease by individual business owners 

offering beauty salon type services, such as hair styling, tanning, nails, skin care, etc.  
• Common hallway, restrooms, laundry room and reception areas.  

 
A floor plan has been submitted illustrating the layout of the suites and common areas.  

 
In addition, the applicant has filed an application for Minor Change to PUD Preliminary 
Plan. Plan Commission does not review applications for Minor Change.  These applications 
are reviewed by Planning & Development Committee only, followed by City Council vote.  
The Minor Change was advanced to P&D Committee ahead of the public hearing for the 
PUD Amendment to enable the applicant to complete the exterior of the building.  P&D 
Committee reviewed the Minor Change on 7/9/18 and recommended approval, with City 
Council approval expected on 7/16/18.  The following changes to the exterior of the 
building and site are proposed as part of the Minor Change:  
• Use of fiber cement siding instead of brick as the exterior wall material.  
• Removal of doors on the east, north, and west elevations.  
• Addition of a door on the east elevation.  
• Change in design of the entrance columns. 
• Elimination of plantings along the northern building wall.  

 
III. ANALYSIS 
 

A. PROPOSED USE 
 
Permitted uses in the Tyler and 64 Business Park PUD are listed in Exhibit III of Ordinance 
2004-Z-14.  The list was taken from the M-1 Limited Manufacturing District chapter of the 
City’s previous zoning ordinance.  No personal service related uses are included. 
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The applicant is requesting “Personal Services, Limited” be added as a permitted use on the 
subject property.  This use is defined in the Zoning Ordinance as follows:  
 
Personal Services, Limited. A subset of the Personal Services use category limited to 
barber shops and beauty salons (including: hair treatments, facial treatments, pedicures, 
and finger nail treatments, tanning salons). All limitations of the Personal Services use 
category shall also apply to Personal Services, Limited.  
 
The “Personal Services” use is more general and allows a greater variety of uses.  It is 
defined in the Zoning Ordinance as follows:  
 
Personal Services. An establishment where personal services are provided directly to the 
customer. This use includes, but is not limited to, barber shops, beauty parlors, laundry and 
dry cleaning establishments, funeral homes/mortuaries, tanning salons, tailors, domestic 
pet grooming, shoe repair shops, and the like. This use may include incidental retail sales 
of goods. Tattoo Parlors, Currency Exchanges, Motor Vehicle Rental and Adult Uses are 
not permitted as Personal Services establishments. 
 
Personal Services, Limited was added to the Zoning Ordinance in 2013 as a more limited 
version of the Personal Services use.  It is identified as a permitted use in the O/R District, 
while general Personal Services is not.  There is an existing salon suites business in the O/R 
District that meets the Personal Services, Limited definition called, InStyle Salon & Spa 
Suites, located at 457 Dunham Road in the Courtyards of St. Charles business park.  
 
The underlying zoning of the subject property is BC Community Business District. 
Personal Services is a permitted use in the BC District.  Personal Services, Limited is not 
listed in the use table for the commercial zoning districts; the Personal Services category 
encompasses the Personal Services, Limited use.  

 
Staff Comment: 

• The applicant indicated in the submitted materials that massage therapy is one of 
the types of services that may be offered by tenants of the suites.  The Personal 
Services, Limited use category does not permit massage therapy, so this type of 
business may not locate in the building.  

 
B. PARKING 

 
Under the Tyler & 64 PUD, parking for the business park is shared among the four 
buildings on Lot 2.  The PUD ordinance contemplates a total of 188 shared parking spaces. 
Per the ordinance, this parking count would accommodate 45,560 sf total net floor area of 
professional/office uses, with no more than 37,600 sf net floor area for medical uses.   
 
The parking requirement for a professional/business office is 4 spaces per 1,000 sf of net 
floor area.  Personal service uses have the same parking requirement as office.  Medical 
uses require 5 spaces per 1,000 sf of net floor area.  

 
The proposed net floor area of the building is 4,355 sf for a required parking count of 17 
spaces.  The previously approved medical use required 22 spaces.  
 
Based on the current uses of the buildings in the business park and the proposed personal 
services use, the parking requirement for the park is 163 spaces. 171 spaces currently exist, 
resulting in 8 spaces in excess of the parking requirement.  
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EXHIBIT " IIP'

MANUFACTURING DISTRICTS
CHAPTER 17.34 OF ZONING ORDINANCE
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Chapter 17. 36

M- 1 LIMITED MANUFACTURING DISTRICT

Sections:

17. 36. 010 Permitted uses

17. 36. 020 Special uses

17. 36. 030 Floor area ratio

17. 36. 040 Yards

17. 36. 050 Signs, marquees and awnings

17. 3_6. 060 , Off-street log ing
17._36.070 Off-street parking

17.36. 010 Permitted uses.

Permitted uses in an M1 district shall be as follows:

A. The following uses are permitted, provided they conform with regulations set forth in Chapter
17. 20; when specifically required by the city council, they shall conform with applicable
requirements set forth in general requirements of Chapter 17. 34:

1. Accessory uses;

2. Animal hospitals;

3. Building material sales, with outside storage;

4. Business and professional offices;

5. Computer and data processing centers;

6. Contractors' shops, with outside storage;

7. Currency exchanges;

8. Frozen food lockers;

9. Fuel and ice sales, retail only with outside storage;

10. Greenhouses, wholesale, without restriction as to gross floor area; provided,

heating plant operations conform with applicable performance standards set forth
under the general requirements of Chapter 17. 34;

11. Heliports, provided they conform with applicable federal, state, and other local
governmental regulations;

12. Laboratories, offices and other facilities for engineering, testing, research and
development;

http:// www.stcharlesil.org/codebook/'ritle- 17/Printable/T17- CH36.htm]       5/ 13/ 2004
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13. Machinery and equipment sales and service;

14. Medical and dental offices and clinics;

15. Monument sales,

16. Motor vehicle service;

17. Outdoor sales areas;

18. Parking lots, commercial;

19. Parks and playgrounds;

20. Printing and publishing establishments;

21. Public utility and public service uses including:

a. Electric substations and distribution stations;

b. Railroad rights- of-way;

c. Telephone exchanges and telephone transmission equipment

buildings;

d. Public transportation facilities, including shelters, terminals, parking
areas, and service buildings;

e. Water filtration plants, pumping stations, reservoirs, and sewage
treatment plants, public;

f. Fire stations.

g. Communication antennas.

22. Radio, television, and recording studios;

23. Vehicle Service Facilities;

24. Warehousing and distribution facilities, except motor freight terminals;

25. Wholesale establishments, specifically excluding the sale of goods to the general
public.

Ord. 1996- Z- 12 § 14; Ord. 1995- Z- 14 § 2.)

B. Manufacturing, fabricating, storing, cleaning, testing, assembling, repairing, or servicing
establishments as determined by operations conforming with performance standards for M1
districts and other regulations as set forth in general requirements of Chapter 17. 34.

Ord. 1994- Z- 7 § 1, 2; 1993- Z- 19 § 5; Ord. 1987- Z- 16 § 1; Ord. 1966- 33 § 2; Ord. 1960- 16 §

http://www.stcharlesil.org/codebook/Title-17/Printable/T17-CH36.html 5/ 13/ 2004
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IX( B)( 1).)

17.36.020 Special uses.

Special uses in an M1 district shall be as follows:

A. Automobile laundries

B. Motor vehicle sales

C. Boat, camper, and recreational vehicle sales and service;

D. Nursery schools and day care centers; ( Ord. 1993- Z- 4 § 1F.)

E. Mini- warehouses ( self-storage);

F. Motels;

G. Motor freight terminals;

H. Planned unit developments;

1. Portland cement concrete mixing plants;

I Private, membership only sport health clubs;

K. Public or private college, junior colleges, universities, professional training centers and trade,
business, commercial and technical schools, not including dormitories;

L. Restaurants, but only within a building containing a permitted use or uses; the maximum floor
area of any such restaurant shall be 25 percent ( 25%) of the floor area of the building;

M. The sale of goods and products to the general public as an accessory use to a manufacturing,
wholesaling, or distribution use; the floor area devoted to such sales shall be limited to a
maximum of 2, 000 square feet or ten percent of the floor area of the building, whichever is less;
customer parking for such retail use shall be provided in conformance with the off-street parking
requirements for retail uses as set forth in this Title;

N. Dog Obedience Schools.

O. Open Sales Lots.

P. Communication towers.

Q. Churches.

R. Schools, elementary ( non- boarding)

S. Auction facilities for the sale at auction of wholesale, secondhand, or retail goods. An auction

facility may also include non- auction sales, which shall be limited to not more than 40% of the

floor area of the auction facility. Parking and loading facilities shall be provided based on the

http:// www.stcharlesil.orgleodebook/Title- 17/PrintablefF17-CH36.htm1 5/ 13/ 2004
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floor area of each allowable use within an auction facility ( i. e., auction room, retail, storage). No
building containing an auction facility shall be located within 300 feet of a property zoned for
residential use.

Outdoor storage that would be visible from nearby residential or business uses or from public
streets may be restricted by screening or by limiting its location within the site.

T. Indoor paintball marking facilities.

Ord. 2003- Z- 1 § 1; Ord. 1999- Z- 8 § 1; Ord. 1997- Z- 28 § 1; Ord. 1996- Z- 12 § 14; Ord. 1995-
Z- 14 § 3; Ord. 1994- Z- 17 § 1; Ord. 1994- Z- 7 § 3; 1993- Z- 1 § 1; Ord. 1987- Z- 16 § 2; Ord.

1967- 14( part); Ord. 1960- 16 § IX( 13)( 2).)

17.36.030 Floor area ratio.

The floor area ratio in an M1 district shall not exceed 0. 8. ( Ord. 1960- 16 § IX( 13)( 3).)

17.36.040 Yards.

Yard requirements in an M1 district shall be as follows:

A. Front Yard. The front yard shall not be less than forty feet in depth.

B. Side Yards. Side yards shall not be less than twenty feet in width; except, a side yard abutting
a street shall be not less than forty feet in depth.

C. Rear Yard. The rear yard shall not be less than twenty feet in depth; except, a rear yard
abutting an alley or railroad right-of-way may be reduced to ten feet in depth.

Ord. 1960- 16 § IX( 13)( 4).)

17. 36. 050 Signs, marquees and awnings.

Sign, marquee, and awning requirements in an M1 district shall be as in the 134 district. ( Ord.
1968- 32; Ord. 1960- 16 § IX( 13)( 5).)

17. 36. 060 Off-street loading.

Off-street loading requirements in an M1 district shall be as follows: loading berths in accordance
with provisions set forth in Chapter 17. 38. ( Ord. 1960- 16 § IX( 13)( 6).)

17.36. 070 Off-street parking.

Parking spaces shall be required in an M1 district in accordance with provisions set forth in
Chapter 17. 38. ( Ord. 1960- 16 § IX( 13)( 7).)

http:// www.stcharlesil.org/codebook/Title-17/ Printable/T17- CH36.hunl 5/ 13/ 2004



City of St. Charles, Illinois

Ordinance No. 2017-Z-12

Refer to: 

Knutes 5

Page

Ordinance Granting Approval of a PUD Preliminary
Plan for Generation Rescue (Part ofLot 2, Tyler & 64

Business Park PUD). 

Adopted by the

City Council

of the

City of St. Charles

May 15, 2017

Published in pamphlet form by
authority of the City Council
of the City of St. Charles, 
Kane and Du Page Counties, 

Illinois, May 22, 2017

City Clerk

SEAL) 
P

a  P r. n

SEAL) 



OCq

City of St. Charles, Illinois
Ordinance No. 2017-Z.- 12

An Ordinance Granting Approval of a PUD Preliminary Plan for Generation
Rescue

Part of Lot 2, Tyler & 64 Business Park PUD) 

WHEREAS, on or about April 19, 2017, Vincent Fiore (the " Applicant") filed an

application for PUD Preliminary Plan for part of Lot 2 of the Tyler & 64 Business Park PUD, 

said realty being legally described on Exhibit "A" attached hereto and incorporated herein (the
Subject Realty"); and, 

WHEREAS, the Plan Commission recommended approval of the PUD Preliminary Plan
on or about May 2, 2017; and, 

WHEREAS, the Planning & Development Committee of the City Council recommended
approval of the PUD Preliminary Plan on or about May 8, 2017; and, 

WHEREAS, the City Council of the City of St. Charles has received the
recommendations of the Plan Commission and Planning & Development Committee and has

considered the same. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY

OF ST. CHARLES, KANE AND DUPAGE COUNTIES, ILLINOIS, as follows: 

1. The preambles set forth hereinabove are incorporated herein as substantive provisions

of this Ordinance as though fully set out in this Section 1. 

2. That passage of this Ordinance shall constitute approval of the PUD Preliminary Plan, 
incorporated herein as Exhibit "B", such that the following documents and illustrations are hereby
approved, reduced copies ofwhich are attached hereto, subject to satisfactory resolution of all
outstanding staff review comments and compliance with such conditions, corrections, and

modifications as may be required by the Director ofCommunity & Economic Development and the

Director ofPublic Works to comply with the requirements of the St. Charles Municipal Code: 
Site Improvement Plans, Taurus Engineering LLC, dated 4/ 18/ 17
Floor Plan, Marshall Architects, 4/20/ 17
Landscape Plan, Land Shapers, dated 4/ 10/ 17

Architectural Plans, Marshall Architects, dated 4/ 19/ 17

3. That the subject property may be developed and used only in accordance with all
ordinances of the City now in effect or hereafter amended or enacted. 

4. That after the adoption and approval hereof, the Ordinance shall ( i) be printed or

published in book or pamphlet form, published by the authority of the Council, or (ii) within
thirty (30) days after the adoption and approval hereof, be published in a newspaper published in
and with a general circulation within the City of St. Charles. 
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PRESENTED to the City Council of the City of St. Charles, Kane and DuPage Counties, 
Illinois this 15th day of May, 2017. 

PASSED by the City Council of the City of St. Charles, Kane and DuPage Counties, 
Illinois this 15th day of May, 2017. 

APPROVED by the Mayor of the City of St. Charles, Kane and DuPage Counties, 
Illinois this 15th day of May, 2017. 

Attest: 

Charles Amenta, Cily Clerk

Vote: 

Ayes: ID
Nays: O
Absent: p
Abstain: D
Date: 

APPROVED AS TO FORM: 

City Attorney

DATE: 



EXHIBIT "A" 

LEGAL DESCRIPTION

THAT PART OF LOT 2 IN TYLER & 64 BUSINESS PARK, BEING A SUBDIVISION OF

PART OF THE SOUTHWEST QUARTER OF SECTION 26, TOWNSHIP 40 NORTH, 

RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED AUGUST 31, 2004 AS DOCUMENT NUMBER 2004KI15417, 

DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF LOT I
IN SAID TYLER & 64 BUSINESS PARK ALSO BEING THE MOST EASTERLY
NORTHEAST CORNER OF SAID LOT 2; THENCE SOUTH 06 DEGREES 36 MINUTES 22
SECONDS EAST ALONG THE EASTERLY LINE OF SAID LOT 2, A DISTANCE OF
133. 57 FEET; THENCE SOUTH 82 DEGREES, 52 MINUTES 06 SECONDS WEST, 109.28
FEET TO A POINT OF CURVATURE; THENCE SOUTHWESTERLY ALONG A CURVE
CONCAVE NORTHWESTERLY, NOT TANGENT TO THE LAST DESCRIBED COURSE, 
HAVING A RADIUS OF 12. 55 FEET, A CHORD BEARING OF SOUTH 53 DEGREES 08
MINUTES 50 SECONDS WEST, A CHORD LENGTH OF 11. 59 FEET, AN ARC LENGTH
OF 12. 04 FEET TO A POINT OF TANGENCY; THENCE SOUTH 81 DEGREES 45

MINUTES 35 SECONDS WEST, 136.33 FEET FOR THE POINT OF BEGINNING; THENCE
CONTINUING NORTHEASTERLY HAVING A RADIUS OF 11. 67 FEET, A CHORD

BEARING OF NORTH 54 DEGREES 07 MINUTES 12 SECONDS WEST, A CHORD
LENGTH OF 16.25 FEET, AN ARC LENGTH OF 17. 97 FEET TO A POINT OF

TANGENCY; THENCE NORTH 10 DEGREES 00 MINUTES 00 SECONDS WEST, 125. 01
FEET TO A NORTH LINE OF AFORESAID LOT 2; THENCE NORTH 81 DEGREES 40
MINUTES 06 SECONDS EAST ALONG SAID NORTH LINE, A DISTANCE OF 221. 45
FEET TO A APPOINT ON SAID NORTH LINE OF LOT 2 THAT IS 259.51 FEET
WESTERLY OF, MEASURED ALONG SAID NORTH LINE, THE MOST EASTERLY
NORTHEAST CORNER OF SAID LOT 2; THENCE SOUTH 08 DEGREES 12 MINUTES 49
SECONDS EAST, 136.54 FEET TO THE POINT OF BEGINNING, IN THE CITY OF ST. 
CHARLES, KANE COUNTY, ILLINOIS. 



EXHIBIT " B" 

PUD PRELIMINARY PLAN

11 pages) 
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PROPOSED NEW OFFICE BUILDING: 

GENERATION RESCUE
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PROPOSED NEW OFFICE BUILDING: 

GENERATION RESCUE
MOtTM 4innan ST. CHARLES. ILLINOIS 40114
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State of Illinois

ss. 

Counties of Kane and DuPage

Certificate

I, CHUCK AMENTA, certify that I am the duly elected and acting
Municipal City Clerk of the City of St. Charles, Kane and DuPage Counties, 
Illinois. 

I further certify that on May 15, 2017, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2017-Z- 12, entitled

Ordinance Granting Approval of a PUD Preliminary
Plan for Generation Rescue (Part of Lot 2, Tyler & 64

Business Park PUD)." 

which provided by its terms that it should be published in pamphlet form. 

The pamphlet form of Ordinance No. 2017-Z- 12, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such Ordinance was
posted in the municipal building, commencing on May 22, 2017, and continuing
for at least ten days thereafter. Copies of such Ordinance were also available

for public inspection upon request in the office of the municipal clerk. 

DATED at St. Charles, Illinois, this 15th day of May, 2017. 

91AI- dJ- 
Municipal dierk
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tt•, — 


	I. Application INFORMATION:
	Applicant:  Vincent Fiore




