
Community Development Department 
 

Staff Report 
        Plan Commission Meeting – May 16, 2023 

 
 

 
Applicant: Luigi Randazzo,  

Keystone Planning 
and Design  

River West Animal Hospital 

Subject Property 
 

Property 
Owner: 

Thomas C. Zylstra 
Farms, LLC  

Location: Approx. 500ft. south 
of W. Main St. and 
Randall Rd. 
Intersection  

Purpose: Develop animal 
hospital on the 
property   

Application:  PUD Preliminary 
Plan  

Public Hearing: Not required  

Zoning: BR Regional 
Business, Zylstra 
PUD 

Current Land 
Use: 

Vacant Lot 

Comprehensive 
Plan: 

Corridor/ Regional 
Commercial  

Summary of 
Proposal:  

Luigi Randazzo has filed an application proposing to develop the subject property with 
an animal hospital called River West Animal Hospital. Details of the proposal are as 
follows: 

 6,000 SF single story building  
 Sidewalk along Randall Rd. with an internal walk connecting to the building  
 One access drive from internal private PUD road  
 Modern style building composed primarily of brick veneer  
 Landscaping along the perimeter of 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.  
 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 Lot 1 in the Zylstra PUD. The lot fronts W. Main St. and is 
located just west of Firestone.  The Zylstra PUD encompasses a total of 35 acres on the west 
side of S. Randall Rd. between W. Main St. and Oak St.  The PUD was approved by City Council 
in 2005 under Ordinance 2005-Z-11, “An Ordinance Amending Ordinance 1990-Z-2 and 
Granting an Amended Special Use as a Planned Unit Development in the B-3 Service Business 
District (Zylstra PUD)”.  The PUD ordinance incorporates development standards for 
architectural design, landscaping, bulk requirements, and signage.   
 
Ordinance 2005-Z-11 also approved a PUD Preliminary for Zylstra Center, showing the 
intended layout of the lots, stormwater detention, utilities, and landscaping along the public 
streets and internal access drives, along with development plans for Fox River Harley-
Davidson on Lot 7.  The Final Plat of Subdivision for Zylstra Center was also approved in 2005, 
subdividing the property into 10 lots.  
 
Per the PUD ordinance, a PUD Preliminary Plan for development of the remaining lots within 
Zylstra must be approved by the City.  PUD Preliminary Plans have been approved for Costco, 
Firestone, Discount Tire, and Culvers.  In 2013, the City approved the Final Plat of Zylstra 
Center First Re-Subdivision, which re-subdivided Lots 3 and 4 into three lots, which now 
contains Discount Tire (Lot 3), Culvers (Lot 2) and Belle Tire (Lot 1).   
 
Upon development of the subject property, only Lot 9 of the original Zylstra Center 
subdivision will remain available for development. Lot 9 is located behind Harley-Davidson.  

 
B. Zoning  

 
The subject property is zoned BR-Regional Business and is also located within the Zylstra 
Planned Unit Development (PUD).  
 

 Zoning Land Use 
Subject Property BR- Regional Business  

Zylstra PUD  
Vacant Lot   

North BC- Community Business  
 

Animal Hospital & 
Church    

East BC- Community Business  
 

Rental Max   

South BR- Regional Business/ PUD Fox River Harley- 
Davidson and 
detention pond 

West BR- Regional Business/ PUD 
 

Firestone 
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C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Corridor/ Regional Commercial”.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Corridor/ Regional Commercial land use 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 

Land Use Plan 
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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. 

 
II. PLANNING ANALYSIS 

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

 Ch. 17.06 Design Review Standards & 
Guidelines 

 PUD Ordinance 2005-Z-11 

 Ch. 17.26 Landscaping & Screening 
 Ch. 17.28 Signs  
 Ch. 17.14 Business and Mixed-Use District

 
A. Proposed Uses 

 
The proposed use is a veterinary office/animal hospital. City Code defines Veterinary Office/ 
Animal Hospital as:  

 
Any building, or portion thereof, designed or used for veterinary examination, 
observation and treatment of domestic animals, and may include euthanization of 
domestic animals. This use does not include Kennels or any keeping of animals out of 
doors, except that one animal at a time may be taken out of doors by one or more 
employees of the Veterinary Office/Animal Hospital; see also Kennels and Horse Stables, 
Private. 

 
Veterinary Office/ Animal Hospital is permitted in both the BR Zoning District and the Zylstra 
PUD.  
 

B. Bulk Standards  
 

The table below compares the PUD Preliminary Plan with the bulk standards applicable to the 
Zylstra PUD and the BR District.  

 

Category Zoning Ordinance or PUD 
Standard Proposed 

Min. Lot Area None 1.3 acres (existing lot) 
Lot Width None 206.24 ft. (existing lot) 
Building Coverage 30% 10.6% 
Building Height 46 ft. 26 ft. 
Building Setbacks: 

Front (Main St.) 40 ft. 80.2 ft  
 

Interior side (west)  20 ft. 84.74 ft 
Interior side (east) 20 ft. 63.05 ft 
Interior rear (south)  20 ft. 85.67 ft 

Parking Setbacks: 
Front (Main St..) 25 ft. 75ft 
Interior side (west)  10 ft. 10 ft 
Interior side (east) 10 ft. 23 ft 
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Staff Comments:  
 The PUD Preliminary Plan meets the bulk standards applicable to the BR District and 

Zylstra PUD  
 

C. Landscaping 
 

The table below compares the submitted plan with the applicable requirements of the Zylstra 
PUD and Ch. 17.26 “Landscaping and Screening”.  

Staff Comments:  
 Four trees along Main St. will need to be added. The addition of these trees should 

also result in the 75% street frontage requirement being met. 
 Certain landscape beds along the building façade can be increased to 8ft to meet the 

25% without shifting the rest of the site plan.  
 The Zylstra PUD has an ownership association who is responsible for maintaining the 

common area detention basins. The detention pond on this lot is not in common 
ownership, so the applicant will be required to maintain the area unless they can 
prove otherwise.  

 
 
 
 

Interior rear (south) 10 ft. 10 ft 
Parking Requirement 4 per 1,000sf of GFA= 24 spaces  53 spaces 

Parking Stall Size 9’ x 18’ OR 9’x16’ w/ 2 ft. bumper 
overhang 9’ x 18’ 

Drive-Aisle Width 
 

24’ (two-way) 
 

24’ (two-way) 
 

Category Zoning Ordinance Standard Proposed 

Overall Landscape Area 10% Standard Met 

Public Street Frontage 
Landscaping  

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

(Main St.- 4 trees) 

62% 
(0 Trees)  

Parking Lot Screening  50% of parking lot to height of 18-30”   Standard Met 

Interior Parking Lot 
Landscaping 

 
10% 

1 tree per 10 parking spaces 
 

Standard Met  

Building Foundation Landscaping   

Foundation Planting Beds 
25-75% of total building walls;  

50% of walls facing a public street (Main St.) 
8 ft. wide planting beds 

Standard Met 
5ft  

 

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 

Monument Sign 
Landscaping 3 ft. around sign Standard Met 

Refuse Dumpster 
Screening 

Enclosed and screened on all sides when 
visible from public street Standard Met   
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D. Building Design 
 
Renderings of the store have been provided with the PUD Preliminary Plan. The building is 
approximately 6,000 sf and 26ft tall. Brick is the predominant building material on all facades, 
which is consistent with other buildings located within the Zylstra PUD. Stone columns and 
accents are used to break up the appearance in the façade.  

 
Staff Comments:  

 The design elevations meet the Design Standards found in the Zylstra PUD and 
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 site plan and building elevations that were provided meet 
the Code Standards.  

 A rendering of the monument sign was not provided for review, but will be required 
to meet the standards found in the PUD.  

 
F. Site Access / Street Improvements   

 
The site is accessed by one curb cut along the private drive located within the Zylstra PUD. No 
curb cuts are proposed along Main St. The proposed curb cut provides two-way access that 
meets the standards found in the City Code. 

 
G. Lighting  

 
A photometric plan was provided with the PUD Preliminary Plan. The site lighting meets the 
requirements found in Exhibit IX of the Zylstra PUD ordinance.  

 
III. DEPARTMENTAL REVIEWS  

 
City Staff has reviewed the PUD Preliminary Plan and has provided comments to the applicant. All 
of the comments from Engineering, Public Works and the Fire Department are technical in nature. 
The applicant will need to revise the plans in accordance with staff comments before approval by 
City Council. 
 

IV. SUGGESTED ACTION  
Review the PUD Preliminary Plan.  
 

Category Zoning Ordinance Standard Proposed 

Wall Signs  Unlimited 
1.5 sf per linear foot of wall  

  2 wall signs  
 

Freestanding Sign   
Number: 1 per lot  

Area: 30 sf  
Height: 10 ft  

Number: 1 per lot  
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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.   

V. ATTACHMENTS 
 Application for PUD Preliminary Plan; received 4/12/2023 
 Preliminary Plans 
 Ord. 2005-Z-11 Excerpts  
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4. Identify the Type of Application:

New proposed Planned Unit Development (PUD) – Special Use Application to be filed concurrently
Existing Planned Unit Development (PUD)

PUD Amendment required for proposed plan – Special Use Application to be filed concurrently

Subdivision: 
Proposed lot has already been platted and a new subdivision is not required.
New subdivision of property is required:

Final Plat of Subdivision Application filed concurrently
Final Plat of Subdivision Application to be filed later

5. Required Attachments:
If multiple zoning or subdivision applications will be submitted concurrently, do not submit duplicate checklist items
or plans. Fee must be paid for each application.

APPLICATION FEE:  $500

REIMBURSEMENT OF FEES AGREEMENT:  An original, executed Reimbursement of Fees Agreement and deposit of
funds in escrow with the City, as provided by Appendix B of the Zoning Ordinance.

REIMBURSEMENT OF FEES INITIAL DEPOSIT:  Deposit of funds in escrow with the City. Required deposit is based on
review items (number of applications filed) and the size of the subject property:

Number of 
Review Items Under 5 Acres 5-15 Acres 16-75 Acres Over 75 Acres 

1 $1,000 $2,000 $3,000 $4,000 
2 or 3 $2,000 $4,000 $5,000 $7,000 

4 or more $3,000 $5,000 $7,000 $10,000 

PROOF OF OWNERSHIP:  a)  A current title policy report; or
b) A deed and a current title search

NOTE: Private covenants and deed restrictions can limit private property rights with respect to the use of land even though the 
City’s Zoning Ordinance may authorize the use or a less restrictive use. We strongly advise that you perform a title search on the 
property to determine if there any private covenants containing use restrictions or other deed restrictions. As those private 
covenants and deed restrictions may conflict with the City’s Zoning Ordinance, it is further recommended that you consult with 
an attorney to obtain an opinion with respect to whether your intended use is compatible with those restrictions. 

OWNERSHIP DISCLOSURE:  Use the appropriate disclosure form (attached), if the owner or applicant is a
Partnership, Corporation, Trust, or LLC.

LETTER OF AUTHORIZATION:  If the property owner is not the applicant, an original letter of authorization from the
property owner permitting the applicant to file the zoning application with the City of St. Charles for the subject
property.

LEGAL DESCRIPTION:  For entire subject property, on 8 1/2 x 11 inch paper and Microsoft Word file.

PLAT OF SURVEY:  A current plat of survey for the subject property showing all existing improvements on the
property, prepared by a registered Illinois Professional Land Surveyor.

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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SOIL AND WATER CONSERVATION DISTRICT LAND USE OPINION APPLICATION:  As required by State law, submit a
Land Use Opinion application and required fee directly to the Kane-DuPage Soil and Water Conservation District.
Provide a copy of completed Land Use Opinion application to the City. The Land Use Opinion application can be
found on the Kane-DuPage SWCD website: http://www.kanedupageswcd.org/

ENDANGERED SPECIES REPORT:  As required by State law, file an Endangered Species Consultation Agency Action
with the Illinois Department of Natural Resources. Provide a copy of the report to the City. The online Ecological
Compliance Assessment Tool (EcoCAT) should be utilized: https://dnr2.illinois.gov/EcoPublic/

STORMWATER MANAGEMENT:  Written information as described in the Stormwater Management Requirements
for Preliminary Plans (attached).

PUBLIC BENEFITS, DEPARTURES FROM COD :  A written statement describing how the PUD meets the purposes and
requirements established in Section 17.04.400 of the Zoning Ordinance. List any requests for deviations (departures)
from the requirements of Title 16 “Subdivisions and Land Improvement” and Title 17 “Zoning” and provide a
rationale for each requested deviation.    

CONSTRUCTION SCHEDULE:  Indicate the following:
Phases in which the project will be built with emphasis on area, density, use and public facilities, such as
open space, to be developed with each phase. Overall design of each phase shall be shown on the Plat of
Subdivision and through supporting material.
Approximate dates for beginning and completion of each phase.

PARK AND SCHOOL LAND/CASH WORKSHEETS:  For residential developments only. Use the attached worksheet to
calculate the estimated population and student yields and resulting land/cash contributions in accordance with Title
16 of the St. Charles Municipal Code.

INCLUSIONARY HOUSING WORKSHEET:  For residential developments only. Use the attached worksheet to calculate
the affordable unit requirement and indicate how the development will comply with Title 19 of the St. Charles
Municipal Code.

PLANS:  All required plans shall be drawn on sheets no larger than 24" x 36", unless the Director of Community 
Development permits a larger size when necessary to show a more comprehensive view of the project. All required 
plans shall show north arrow and scale, and shall be drawn at the same scale (except that a different scale may be used 
to show details or specific features). All plans shall include the name of the project, developer or owner of site, person 
or firm preparing the plan, and the date of plan preparation and all revisions.    

Copies: Ten (10) full size copies, one (1) 11" by 17", and PDF electronic file emailed to: cd@stcharlesil.gov 

PRELIMINARY PLAT OF SUBDIVISION / DRAWING REQUIREMENTS CHECKLIST:  If the PUD Preliminary Plan
involves the subdivision of land, submit a Preliminary Plat of Subdivision that includes the information listed on
the Subdivision Plat Drawing Requirements Checklist. Also submit a completed Subdivision Plat Drawing
Requirements Checklist (attached).

PRELIMINARY ENGINEERING PLANS / DRAWING REQUIREMENTS CHECKLIST:  Plans shall include the following
information. Also submit a completed Drawing Requirements Checklist- Preliminary Engineering Plans.

1. Accurate boundary lines with dimensions
2. Existing and proposed easements: location, width, purpose
3. Streets on and adjacent to the tract: Name and right-of-way width, center line elevation, and culverts
4. Location, size, shape, height, and use of existing and proposed structures

✔

✔

✔

✔
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5. Location and description of streets, sidewalks, and fences  
6. Surrounding land uses  
7. Legal and common description  
8. Date, north point, and scale  
9. Existing and proposed topography  
10. All parcels of land intended to be dedicated for public use or reserved for the use of all property owners 

with the proposal indicated  
11. Location of utilities  
12. Building/use setback lines  
13. Location of any significant natural features  
14. Location of any 100-year recurrence interval floodplain and floodway boundaries  
15. Location and classification of wetland areas as delineated in the National Wetlands Inventory  
16. Existing zoning classification of property  
17. Existing and proposed land use  
18. Area of property in square feet and acres  
19. Proposed off-street parking and loading areas  
20. Number of parking spaces provided, and number required by ordinance  
21. Angle of parking spaces  
22. Parking space dimensions and aisle widths  
23. Driveway radii at the street curb line  
24. Width of driveways at sidewalk and street curb line  
25. Provision of handicapped parking spaces  
26. Dimensions of handicapped parking spaces  
27. Depressed ramps available to handicapped parking spaces  
28. Location, dimensions and elevations of freestanding signs 
29. Location and elevations of trash enclosures  
30. Provision for required screening, if applicable  
31. Provision for required public sidewalks  
32. Certification of site plan by a registered land surveyor or professional engineer  
33. Geometric plan showing all necessary geometric data required for accurate layout of the site  
34. Grading plans showing paving design, all storm sewers, and detention/retention facilities including 

detention/retention calculations) and erosion control measures  
35. Utility plans showing all storm sewers, sanitary sewers, watermains, and appropriate appurtenant structures  
36. Exterior lighting plans showing:  

 Location, height, intensity and fixture type of all proposed exterior lighting  
 Photometric information pertaining to locations of proposed lighting fixtures  

37. Typical construction details and specifications  
38. Certification of site engineering plans by a registered professional engineer  
39. Proof of application for Stormwater Management Permit   

 
 ARCHITECTURAL PLANS:  Architectural plans and data for all principal buildings with sufficient detail to permit 

an understanding of the exterior appearance and architectural style of the proposed buildings, the number, size 
and type of dwelling units, the proposed uses of nonresidential and mixed-use buildings, total floor area and 
total building coverage of each building. 
 

 TREE PRESERVATION PLAN:  When required, in accordance with Ch. 8.30 of the St. Charles Municipal Code (see 
attached “Tree Preservation Requirements for Preliminary Plans”. This information may be included as part of 
the Landscape Plan set.  

 
 LANDSCAPE PLAN:  Landscape Plan showing the following information: 

✔

✔







NONRESIDENTIAL ZONING COMPLIANCE TABLE 
 
 
Name of Development: 
 

 

Zoning District 
Requirement 

Existing  
PUD Requirement 

(if applicable) Proposed District: 
 
 

Ordinance #: 
 

Minimum Lot Area    

Minimum Lot Width    

Maximum Building Coverage    

Maximum Gross Floor Area per 
Building    

Maximum Building Height    

Front Yard    

Interior Side Yard    

Exterior Side Yard    

Minimum Rear Yard    

Landscape Buffer Yard2    

% Overall Landscaped Area    

Building Foundation 
Landscaping    

Public Street Frontage 
Landscaping    

Parking Lot Landscaping     

# of Parking Spaces   
 

Drive-through Stacking Spaces 
(if applicable)    

 

                                                           
2 Within the zoning districts specified, a Landscape Buffer Yard shall be provided along any lot line that abuts or is across a street 

from property in any RE, RS, RT or RM District. See Chapter 17.26 for planting and screening requirements for Landscape 
Buffers.  Landscape Buffer Yards may include or overlap with other required yards. 

 

1 acre 1.3 ac

none existing

30% 10.5%

none 10.7

40 foot 26 feet

20 foot 69'

15 foot 79'-3"

20 foot 68'

30 foot 84'

40 foot 69'

20% 54%

required provided

required provided

required provided

24 56

N/A

Veterinary Building at 2377 W Main Street

BR

1 acre 1.3 ac

existing

N/A

56

N/A

5624

2005-Z-11,2022-Z-10
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Professional Design Firm
License No. 184-003220
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TREE PLANTING DETAIL1 EVERGREEN TREE PLANTING DETAIL2 SHRUB PLANTING DETAIL3 ANNUAL, PERENNIAL, & GROUNDCOVER DETAIL4
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APPLICATION AND TASK
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SAFETY (BUILDING EXTERIOR)

MORE DETAILED EVALUATION AND ADDITIONAL APPLICATIONS. THESE RECOMMENDATIONS DO NOT SUPERCEDE ANY APPLICABLE CODES.
INDIVIDUAL APPLICATIONS WILL DETERMINE SPECIFIC RECOMMENDATIONS. PLEASE REFER TO THE MOST RECENT HANDBOOK FOR A
SIMPLIFIED RECOMMENDATIONS BASED ON IES 'THE LIGHTING HANDBOOK' 10TH EDITION AND IES RP-20-14.
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FIELD CONDITIONS. THESE CHANGES MAY RESULT IN AN INCREASED QUANTITY OF FIXTURES.
FIXTURE TYPES AND QUANTITIES BASED ON PROVIDED LAYOUT AND DRAWINGS ARE FOR
REFERENCE ONLY. TYPES AND QUANTITIES MAY CHANGE WITH FUTURE REVISIONS.
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Luminaire Schedule - Part numbers are provided by the manufacturer and are only intended to be used as a reference to output and optics used.
Symbol Qty

Calculation Summary

Tag Arrangement Description Luminaire Lumens Luminaire Watts LLF Manufacturer

Luminaire Location Summary
LumNo Label Mtg Ht Orient Tilt

Label CalcType Units Avg Max Min Max/Min Avg/Min Description
FULL AREA CALC Illuminance

1 RAR2-480L-185-4K-4F 20 269.875 0
2 RAR2-480L-185-4K7-4W 20 175.084 0
3 RAR2-480L-185-4K7-5QW 20 91 0
4

Fc 1.41 12.1

RWL1-48L-45-4K7-4W-U 14 0 0
5 RWL1-48L-45-4K7-4W-U 14 0 0

0.0 N.A. N.A.
PROPERTY LINE CALC Illuminance Fc 0.10 0.4 0.0 N.A. N.A.

2 W1 Single RWL1-48L-45-4K7-4W-U 5704 46.5 0.900 WHITEWAY LIGHTING
1 P1 Single RAR2-480L-185-4K-4F 24242 185 0.900 BEACON
1 P3 Single RAR2-480L-185-4K7-4W-U 25636 174.5 0.900 EXO
1 P2 Single RAR2-480L-185-4K7-5QW-U 26266 174.5 0.900 WHITEWAY LIGHTING

PARKING AREA Illuminance Fc 2.54 9.8 0.3 32.67 8.47
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0.00.0 0.0 0.0 0.0 0.0 0.00.2 0.00.0 0.0 0.0 0.0 0.0 0.0

1.2

0.00.0

0.1

0.2 0.2 0.2 0.2 0.1 0.00.0 0.00.0 0.0 0.0 0.0 0.0 0.00.2 0.1



Excerpts from Zylstra PUD Ordinance 2005-Z-11








































