
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 7a  

Title: 

Plan Commission recommendation to approve an 

Amendment to Special Use for Planned Unit Development 

and PUD Preliminary Plan for East Side Retail Center, 

Legacy  Business Center PUD . 

Presenter: Ellen Johnson 

Meeting:  Government Operations Committee Date:  May 20, 2019 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 
Executive Summary (if not budgeted please explain): 

The subject property constitutes four retail outlots fronting Kirk Rd. in the Legacy Business Center of St. Charles 

PUD, a 40-acre industrial PUD located on the east side of Kirk Road at Legacy Blvd.  

Property owner J. Trisis Holding, LLC is proposing to develop the Legacy retail outlots as follows: 

 Construct a gas station on Outlot 4 at the southeast corner of Kirk Rd. and Legacy Blvd.:

o 5,880 sf building facing Legacy Blvd. with pumps/canopy east of the building.

o Right-in only access from Legacy Blvd. and full access from Rukel Way.

 Construct a multi-tenant restaurant/retail shopping center on Outlots 1-3 along Kirk Rd. north of Legacy

Blvd.:

o Four buildings with multiple restaurant and retail spaces located in the middle of the lots with

surrounding parking.

o Two full access points from Equity Dr. and two right-out only exists, one onto Kirk Rd. and one

onto Legacy Blvd.

The applicant is requesting a PUD Amendment to permit a gas station on the subject property and to reduce the 

parking setback from Equity Dr. Approval of a PUD Preliminary Plan has also been requested which constitutes 

site, engineering and landscape plans for the development. 

Plan Commission Review 

Plan Commission held a public hearing on 4/16/19 and voted 9-0 to recommend approval, subject to the 

following:  

1. Resolution of all staff comments prior to City Council action.

2. Traffic and parking concerns discussed during the hearing shall be submitted to the Police Department

for review and resolution prior to City Council approval.

The primary access point to the proposed gas station is on Rukel Way (formerly Equity Dr.), near its intersection 

with Legacy Blvd. Commissioners expressed concern for the impact of additional activity from the gas station on 

this portion of Rukel due to traffic and on-street parking associated with neighboring Goldfish Swim School and 

traffic generated by the AJR entrance at the south end of Rukel. A question was also raised as to whether the 3-

way stop at Rukel/Equity & Legacy Blvd. should be modified to a 4-way stop. Staff discussed these concerns 

with the Police Department and Public Works Engineering. The Traffic Safety Officer determined parking 

should be restricted on both sides of Rukel Way. This will require City Council approval. A 4-way stop at 

Rukel/Equity & Legacy is not warranted and may cause traffic to back up towards Kirk. Instead, signage stating 

eastbound traffic does not stop will be added under the existing stop signs.   

Attachments (please list):  

Plan Commission Resolution, Staff Report, Applications & Plans, PUD Ordinance 2006-Z-3 

Recommendation/Suggested Action (briefly explain): 

Plan Commission recommendation to approve an Amendment to Special Use for Planned Unit 

Development and PUD Preliminary Plan for East Side Retail Center, Legacy  Business Center PUD . 



City of St. Charles, Illinois 

Plan Commission Resolution No. 8-2019 
 

A Resolution Recommending Approval of a Special Use to Amend Ordinance 

2006-Z-3 (Legacy Business Center PUD) and PUD Preliminary Plan for 

 East Side Retail Center (J. Trisis Holding, LLC) 
 

Passed by Plan Commission on April 16, 2019 

  

 WHEREAS, it is the responsibility of the St. Charles Plan Commission to hold public 

hearings and review requests for Special Use and PUD Preliminary Plan; and, 

   

 WHEREAS, the Plan Commission held a public hearing and reviewed the applications for  

Special Use to amend Ordinance 2006-Z-3 (Legacy Business Center PUD) and PUD Preliminary 

Plan for East Side Retail Center (J. Trisis Holding, LLC); and,  

   

WHEREAS, in accordance with Section 17.04.410.D, the Plan Commission finds the Special Use 

for PUD and PUD Preliminary Plan to be in the public interest based on the following criteria for 

Planned Unit Developments:  

 

CRITERIA FOR PLANNED UNIT DEVELOPMENTS (PUDs) 

 

i. The proposed PUD advances one or more of the purposes of the Planned Unit 

Development procedure stated in Section 17.04.400.A: 
 

1. To promote a creative approach to site improvements and building design 

that results in a distinctive, attractive development that has a strong sense of 

place, yet becomes an integral part of the community. 

2. To create places oriented to the pedestrian that promote physical activity and 

social interaction, including but not limited to walkable neighborhoods, 

usable open space and recreational facilities for the enjoyment of all. 

3. To encourage a harmonious mix of land uses and a variety of housing types 

and prices. 

4. To preserve native vegetation, topographic and geological features, and 

environmentally sensitive areas. 

5. To promote the economical development and efficient use of land, utilities, 

street improvements, drainage facilities, structures and other facilities. 

6. To encourage redevelopment of sites containing obsolete or inappropriate 

buildings or uses. 

7. To encourage a collaborative process among developers, neighboring 

property owners and residents, governmental bodies and the community 

 

The PUD integrates new commercial businesses into the community along Kirk Rd. 
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ii. The proposed PUD and PUD Preliminary Plans conform to the requirements of the 

underlying zoning district or districts in which the PUD is located and to the 

applicable Design Review Standards contained in Chapter 17.06, except where: 

 

A.  Conforming to the requirements would inhibit creative design that serves 

community goals, or 

B.  Conforming to the requirements would be impractical and the proposed PUD 

will provide benefits that outweigh those that would have been realized by 

conforming to the applicable requirements. 

 

Factors listed in Section 17.04.400.B shall be used to justify the relief from 

requirements: 

 

1.  The PUD will provide community amenities beyond those required by 

ordinance, such as recreational facilities, public plazas, gardens, public are, 

pedestrian and transit facilities. 

2.  The PUD will preserve open space, natural beauty and critical environmental 

areas in excess of what is required by ordinance or other regulation. 

3.   The PUD will provide superior landscaping, buffering or screening. 

4.   The buildings within the PUD offer high quality architectural design. 

5.    The PUD provides for energy efficient building and site design. 

6.    The PUD provides for the use of innovative stormwater management 

techniques. 

7.  The PUD provides accessible dwelling units in numbers or with features 

beyond what is required by the Americans with Disabilities Act (ADA) or 

other applicable codes. 

8. The PUD provides affordable dwelling units in conformance with, or in 

excess of, City policies and ordinances. 

9.    The PUD preserves historic buildings, sites or neighborhoods. 

 

East Side Retail Center north of Legacy Drive conforms with the original PUD 

established for the Legacy Business Park. The southern parcel serves as an ideal location 

for a gas station and convenience store. The proposed amendment shall provide services 

for the East Side Sportsplex visitors, Legacy Business Park tenants, hundreds of 

employees at AJR Filtration and Pillow Health as well as the 25,000 vehicles that travel 

on Kirk Road daily. 

 

iii. The proposed PUD conforms with the standards applicable to Special Uses (section 

17.04.330.C.2): 

 

A. Public Convenience: The Special Use will serve the public convenience at the 

proposed location. 

Yes, 25,000 vehicles travel on Kirk Road daily and the proposed development will 

provide a convenience store and gas station that are not available on Kirk Road in St 
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Charles. Additionally, our development will aid the surrounding business park tenants 

and those visiting the East Side Sports Complex.                                                                 

                   

B. Sufficient Infrastructure: That adequate utilities, access roads, drainage and/or 

necessary facilities have been, or are being, provided. 

Utilities have been provided to the site, stubbed at various points as noted on plans. 

 

C. Effect on Nearby Property: That the Special Use will not be injurious to the use and 

enjoyment of other property in the immediate vicinity for the purposes already 

permitted, nor substantially diminish or impair property values within the 

neighborhood. 

The proposed development will enhance the surrounding neighborhood by providing 

new commercial spaces for retail and restaurant at the East Side Retail Center near 

the East Side Sports Complex. 

 

D. Effect on Development of Surrounding Property: That the establishment of the 

Special Use will not impede the normal and orderly development and improvement 

of the surrounding property for uses permitted in the district. 

Surrounding property will not be affected by the proposed development. 

 

E. Effect on General Welfare: That the establishment, maintenance or operation of the 

Special Use will not be detrimental to or endanger the public health, safety, comfort 

or general welfare.  

General welfare to surrounding property neighbors will not be impacted with the 

proposed development. 

 

F. Conformance with Codes: That the proposed Special Use conforms to all 

existing federal, state and local legislation and regulation and meets or exceeds 

all applicable provisions of this Title, except as may be varied pursuant to a 

Special Use for Planned Unit Development. 

The proposed development conforms to all regulations with exception to local road 

setbacks, a variance for which has been granted with the proposed amendment.   

 

iv. The proposed PUD will be beneficial to the physical development, diversity, tax 

base and economic well-being of the City. 

The proposed development will bring new commercial businesses along Kirk Road. 

 

v. The proposed PUD conforms to the purposes and intent of the Comprehensive 

plan. 

In the East Gateway Subarea section of the Comprehensive Plan, it is noted that 

25,000 cars travel North-South on Kirk Road daily. Additionally, it states that this 

area represents a significant piece of the local economy as well as the need to 

improve the appearance of Kirk Road businesses to strengthen the identity of St. 

Charles in this area. Also consistent within the Comp. Plan, this parcel is surrounded 
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by a healthy business park and new industrial companies, such as AJR Filtration and 

Pillow Health. The building materials proposed for East Side Retail are consistent 

with the Comp. Plan Design Guidelines as well as the Legacy Business Park 

Covenants, Conditions and Restrictions. 

 

 NOW, THEREFORE, be it resolved by the St. Charles Plan Commission to recommend to 

the City Council approval of a Special Use to amend Ordinance 2006-Z-3 (Legacy Business 

Center PUD) and PUD Preliminary Plan for East Side Retail Center (J. Trisis Holding, LLC), 

subject to the following conditions:  

1. Resolution of all staff comments prior to City Council action.  

2. Traffic and parking concerns to be submitted to the Police Department for review 

and resolution prior to City Council approval. 

 

Roll Call Vote:   

Ayes:  Purdy, Kessler, Becker, Holderfield, Wallace, Melton, Funke, Vargulich, Pretz 

Nays:   

Absent:  0 

Recused:  0 

Motion carried:  9-0 

 

 PASSED, this 16th day of April 2019. 

 

 

 

 ____________________________ 

 Chairman                     

 St. Charles Plan Commission 



 
 
 
 
 
 
 
Staff Report 
 
TO:  Chairman Maureen Lewis  
  And the Members of the Government Operations Committee  
 
FROM: Ellen Johnson, Planner  
 
RE:  East Side Retail Center – Legacy Business Center PUD  
 
DATE:  May 17, 2019 
  
 
I. APPLICATION INFORMATION: 

Project Name: East Side Retail Center 

Applicant: J. Trisis Holding, LLC 

Purpose:  Develop a gas station and shopping center in the Legacy Business Center  

   

Community and Economic Development 
Planning Division  

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

General Information: 
Site Information 

Location Legacy Business Center Lots 1, 19, 20, 21 
East side of Kirk Road, north and south of Legacy Blvd.  

Acres Lot 1 (Gas Station): 1.68 acres  
Lots 19-21 (Shopping Center): 4.13 acres  
Total: 5.81 acres  

 

Applications Special Use (PUD Amendment) 
PUD Preliminary Plan  

Applicable 
Zoning Code 
Sections and 
PUD Ordinance  

Ch. 17.14 Business and Mixed Use Districts 
Ch. 17.20 Use Standards  
Ch. 17.24 Off-Street Parking, Loading & Access 
Ch. 17.26 Landscaping and Screening 
Ordinance 2006-Z-3 

 

Existing Conditions 
Land Use Vacant   
Zoning M-2 Limited Manufacturing (PUD) 

 

Zoning Summary 
North M-2 Limited Manufacturing (PUD) Vacant 
East M-2 Limited Manufacturing (PUD) Goldfish Swim School, Tek 

Pak, Corrosion Monitoring 
Services, Turbojet Partners  

South M-2 Limited Manufacturing  AJR Filtration  
West RS-4 Suburban Residential  

F Farming & B-3 (Kane County) 
Trellis Farm & Garden 
Single-family homes 

 

Comprehensive Plan Designation 
Industrial/Business Park  
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Aerial  

 
 
Zoning 
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II. BACKGROUND 
 

A. PROPERTY HISTORY  
 

The subject property constitutes Lots 1, 19, 20, and 21 in the Legacy Business Center of St. 
Charles PUD, a 40-acre industrial PUD located on the east side of Kirk Road. The entrance at 
Legacy Blvd. also serves as the main entrance to the East Side Sports Complex adjacent to the 
east.  
 
The Legacy PUD was approved by City Council in 2006 under Ordinance 2006-Z-3 “An 
Ordinance Amending the Zoning Map and Granting a Special Use as a Planned Unit 
Development for the Legacy Business Center of St. Charles PUD”. The PUD approved industrial 
uses for a majority of the business center. These lots have been developed over the past several 
years with three lots remaining vacant and available for development (note the aerial image does 
not show recent construction activity). The PUD also identified four retail outlots along Kirk Rd., 
platted as Lots 1, 19, 20, and 21, which also remain vacant.  
 
The Legacy PUD ordinance included approval of a PUD Preliminary Plan for the industrial lots 
and landscaping of street frontages for the entire business center. PUD Preliminary Plans for the 
retail outlots were to be approved separately, prior to development.  

 
B. PROPOSAL 

 
J. Trisis Holding, LLC, property owner, is proposing to develop the Legacy Business Center retail 
outlots as follows:  

• Construct a gas station on Outlot 4 (Lot 1) at the southeast corner of Kirk Rd. and Legacy 
Blvd.:  

o 5,880 sf building facing Legacy Blvd. with pumps/canopy east of the building.  
o Right-in only access from Legacy Blvd. and full access from Equity Dr.  

• Construct a multi-tenant restaurant/retail shopping center on Outlots 1-3 (Lots 19-21) 
along Kirk Rd. north of Legacy Blvd.: 

o Four buildings with multiple restaurant and retail spaces located in the middle of 
the lots with surrounding parking.  

o Three drive-through facilities.  
o Two full access points from Equity Dr. and two right-out only exits, one onto 

Kirk Rd. (modified from current full access configuration) and one onto Legacy 
Blvd.  

 
The following applications have been submitted to facilitate this project:  

1. Special Use (PUD Amendment) – To amend the PUD ordinance to permit a gas station 
and reduce the parking setback from Equity Dr. 

2. PUD Preliminary Plan – To approve site layout, engineering, and landscaping for the 
subject property to ensure compliance with the PUD ordinance and applicable provisions 
of the Zoning Ordinance 

 
III. ANALYSIS 

 
Staff has analyzed the submitted applications and plans for conformance with the standards 
established in the Legacy PUD Ordinance and the Zoning Ordinance, Title 17 of the City Code.  
 
Revised preliminary engineering plans were submitted for this project on 5/17/19, prior to the 
Government Operations Committee meeting. The revised plans were reviewed on a cursory level 
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by Planning staff. The Analysis section of this staff report has been updated based on the revised 
plans.   
 

A. PROPOSED USE 
 

Permitted uses for the retail outlots in the Legacy PUD are provided in Exhibit III of the Legacy 
PUD Ordinance (attached). The uses are limited to general retail and service uses as well as 
professional offices. The types of businesses that can be established in the proposed shopping 
center will be limited to these uses.  
 
Gas Station is not included as a permitted use. The applicant has requested to amend the PUD to 
permit a Gas Station on Outlot 4 (Lot 1).  
 
“Gas Station” is defined in the Zoning Ordinance as follows:   

An establishment offering for sale at retail to the public, fuels, oils and accessories for motor 
vehicles, which may also offer convenience goods such as food, beverages, and other items 
typically found in a convenience market. Gas Station does not include Motor Vehicle Service 
and Repair, Minor, as defined herein.  

 
Gas Station is a permitted use only in the BC Community Business and BR Regional Business 
zoning districts. Gas Stations are not permitted in the manufacturing districts. The underlying 
zoning of the subject property is M-2 Limited Manufacturing. However, the subject property was 
identified in the Legacy PUD for retail and service uses, similar to the types of uses permitted in 
the BC and BR districts. 

 
B. ZONING BULK STANDARDS 

 
The table below compares the proposed plans with the applicable requirements of the Legacy 
PUD and the underlying M-2 zoning district. One deviation is required to accommodate the plan 
as proposed, denoted in bold italics.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Category Zoning Ordinance Or PUD 
Standard 

Proposed –  
Gas Station 

Proposed – Shopping 
Center 

Max. Floor Area 12,000 sf/bldg. 5,880 sf Rnage in size from 
2,500 – 10,000 sf  

Building Height 35 ft. TBD TBD 
Building Setbacks:  

Kirk Rd.  40 ft. 74 ft. 91 ft. 
Legacy Blvd. 15 ft. 191 ft. 82 ft. 
Equity Dr. 25 ft. 100 ft. 76 ft. 
Interior lot lines 5 ft. 11 ft. 26 ft.  

Parking Setbacks:  
Kirk Rd.  40 ft. 42 ft. 40 ft. 
Legacy Blvd. 15 ft. 44 ft. 29 ft. 
Equity Dr. 25 ft. 17.9 ft. 11 ft. 
Interior lot lines 5 ft. 27 ft. 10 ft. 

Landscape Buffer 40 ft. where adjacent to 
residential zoning  40 ft.  N/A 

Parking 
Requirement 

Gas Station: 4/1000sf  
Restaurant: 10/1000 sf 

Carry-out Restaurant: 4/1000 sf 
Retail: 4/1,000 sf 

23 spaces  
(24 required*) 

177 spaces  
(parking requirement to 
be calculated based on 

proposed uses*) 
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The applicant has requested a deviation from the 25 ft. parking setback from Equity Dr., which is 
a setback requirement established in the Legacy PUD Ordinance. Proposed is a setback of about 
18 ft. to the gas station parking lot and 11 ft. to the shopping center parking lot.  

 
Staff Comments 
• The number of gas station pumps has not been identified. The parking requirement for the 

gas station can be reduced by the number of pumps that can be accessed at any one time. 
Staff suggests the parking be reduced based on the number of pumps to minimize paved area 
and provide more landscaping.  

• The parking table on Sheet C200 of the plans does not provide use and parking count 
information for Units K, L and M. The uses identified for Units A-J result in a parking 
requirement of 182 spaces, exceeding the 177 spaces provided. Tenants have not been 
identified for any of the units. As tenants are identified, the parking requirement will need to 
be recalculated to ensure adequate parking to meet code is provided.  
 

C. GAS STATION  
 

Gas stations are subject to the use standards contained in Section 17.20.030. Below staff has 
noted compliance with these standards. 

 
1. Restaurants in gas stations shall be required to meet the parking requirements for restaurants 

in addition to those for gas stations. 
- A restaurant has not been identified as part of the proposed gas station. 

 
2. Fuel pumps shall be located no closer than 20 feet from any lot line and shall be located so 

that a vehicle using the fuel pump does not encroach into the public right of way or onto 
adjoining property 

- Exact location of fuel pumps has not been identified, however the proposed canopy is 
greater than 20 ft. from all lot lines and at an adequate distance so that vehicles using 
the pumps will not encroach into the ROW or adjacent property.  
 

3. Gas station canopies shall be subject to the lighting standards of Section 17.22.040 (Site 
Lighting). Gas station canopies shall also meet all applicable setback requirements for the 
principal building. 

- The proposed canopy lighting meets the standards of Section 17.22.040, which are as 
follows:  

 
Luminaires mounted on gas station, drive-through and other outdoor canopies over 
vehicular use areas shall be a full cut-off design and shall be directed downward at an 
angle of no greater than 45 degrees from the vertical plane, or shall be completely 
recessed into the canopy with flat lenses, or shall be shielded by other means, to block 
direct view of the light sources as viewed from the property line at a height of three and 
one half feet (3 ½’) above grade. 

 
- The gas station canopy meets the setback requirements for the principal building.  

 
4. The provisions hereof relating to Outdoor Sales shall apply if Outdoor Sales are included. 

- Outdoor sales have not been identified. However, per Section 17.20.030, outdoor sales 
accessory to gas stations are permitted provided the sales area is limited to 30 sf 
multiplied by the number of pumps on the lot. The sales area(s) can only be located 
within the pump islands or on a sidewalk adjoining the building.   
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D. DRIVE-THROUGH FACILITIES  
 

Three drive-through facilities are shown on the shopping center site plan. The single-unit building 
(unit A) on the north end of the shopping center has a drive-through lane wrapping around the 
rear and north side of the building. Additional drive-through lanes are shown on the north and 
south sides of the two-unit building. The table below compares the plans with the requirements of 
Section 17.24.100 “Drive-Through Facilities”.   
 

Category Zoning Ordinance Standard Proposed 

Screened from Public 
Street 

Stacking spaces concealed from 
view from public streets to greatest 

extent possible by orientation, 
design or screening 

Meets requirement 

Obstruction of Required 
Parking  

Stacking spaces cannot obstruct 
access to required parking spaces Meets requirement  

Obstruction of 
Ingress/Egress  

Location of stacking spaces cannot 
obstruct ingress/egress to the site or 

interfere with vehicle circulation 
Meets requirement 

Lane Configuration Stacking spaces must be placed in a 
single line up to point of service 

Unit A: 2 stacking lanes are 
shown* 

Units B & D: Meets requirement* 

Stacking Spaces  
Restaurant: 15 spaces 

Other (such as Coffee/Tea Room): 
5 spaces 

Unit A: 7 spaces (in single lane)* 
Unit B: 6 spaces* 
Unit D: 6 spaces* 

Stacking Space Size 9’ x 20’ Dimensions not shown 
 

Staff Comments 
• Two stacking lanes are shown for Unit A. Two stacking lanes are permitted, however 

stacking spaces to meet the stacking requirement must be provided in a single lane. The 
secondary lane could provide extra stacking.  

• Stacking spaces are counted up to the point of service, which is typically a service window. 
Stacking spaces for Units B & D are shown along the entire side of the building. Depending 
on where the service window is located, fewer stacking than shown may be possible.  

• It appears the stacking spaces are properly dimensioned at 9’x20’ however the dimensions 
should be shown on the plan.  

• Users for the drive-through tenant spaces have not been identified. Restaurants require 15 
stacking spaces. A stacking reduction would need to be approved for any future restaurant 
users. The stacking reduction request would need to be based upon quantifiable evidence for 
the specific business proposed. Plan Commission would review the reduction request and 
provide a recommendation to the City Council.   

 
E. SITE ACCESS 

 
Access to the development will be primarily from Equity Dr. For the gas station, a right-in only 
entrance is proposed from Legacy Blvd. with a full access on Equity Dr. For the shopping center, 
two full access drives are proposed on Equity Dr., with a right-out only exit onto Legacy Blvd.  
 
Also proposed is modification of the existing Kirk Rd. curb cut from a two-way drive to a right-
out only. Kirk Rd. is a County highway under the jurisdiction of Kane County DOT. The 
applicant has provided the plans to KDOT for review. Other than this modification, the proposed 
site access is consistent with the approved PUD plans.  
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Sidewalks already exist along the street frontages and will remain. Pedestrian connections to the 
Kirk Rd. sidewalk are proposed from the gas station and the shopping center. Another pedestrian 
connection is proposed from the shopping center to the sidewalk along Legacy Blvd.   

 
Staff Comment:  
• Cross-access to the vacant lot to the north is shown. That property is intended for industrial 

use. The applicant has been asked to explain why cross-access is desired. 
 

F. LANDSCAPING 
 

A landscape plan has been submitted indicating parking lot and street frontage landscaping as 
well as foundation plantings for the gas station. Foundation landscape beds are shown around the 
shopping center buildings; however plantings in these areas will be finalized on a separate plan 
once building plans are finalized. These plans will be reviewed by staff at the time of building 
permit for consistency with the overall landscape plan and Ch. 17.26 “Landscaping& Screening”. 
 
The table below compares the submitted plan with the applicable requirements of the Legacy 
PUD and Ch. 17.26.  With some modification it appears all standards can be met (see comments).  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  
  

 
 
 
 
 

S
t 

Category Zoning Ordinance Or PUD 
Standard Proposed 

Overall Landscape Area 15% Gas Station: 38% 
Shopping Center: 29% 

Landscape Buffer 40 ft. adjacent to residential 
zoning 

Applies to gas station;  
17 shade trees OR 34 evergreen 
trees required; 6 trees provided* 

Public Street Frontage 
Landscaping  

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

(Kirk: 16 trees 
Legacy: 8 trees 

Equity: 15 trees) 
 

Kirk: 17 trees 
Legacy: 11 trees 
Equity: 14 trees 

75% requirement is met* 

Parking Lot Screening  50% of parking lot to height of 
30”   Meets requirement 

Interior Parking Lot 
Landscape Area 

1 landscape island / 10 parking 
spaces  

All parking rows terminate in 
landscape area 

Meets requirement  

Parking Lot Landscape 
Materials 

1 tree per island 
Variety of plantings in islands Meets requirement 

Building Foundation Landscaping   

Foundation Planting Beds 
50% of total building walls;  

50% of walls facing a public street 
5 ft. wide planting beds 

Gas Station: meets requirement 
Shopping Center: meets 

requirement 

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

Gas Station: Additional plantings 
needed* 

Shopping Center: TBD with 
building plans 

Foundation Trees 2 trees per 50 ft. of planting bed 
Gas Station: 2 more trees needed 

Shopping Center: TBD with 
building plans 

Monument Sign 
Landscaping 3 ft. around sign Meets requirement 

Refuse Dumpster 
Screening 

Enclosed and screened on all sides 
when visible from public street TBD with building plans 
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Staff Comments:  
• A 40 ft. landscape buffer is required along a portion of the gas station street frontage due to 

residential zoning across Kirk Rd. The buffer requirement applies to the southern 170 ft. of 
the gas station property where it is across from RS-4 zoning. The first 20 ft. of the buffer 
should be relatively open with landscaping. Screening by means of berming, landscaping, or 
fencing to a height of 6 ft. is required within the buffer a minimum of 20 ft. from the right-
of-way. The buffer area and resulting planting requirement needs to be recalculated on the 
landscape plan. Additional trees are needed within the buffer. Trees are prohibited within the 
utility easements which cover the first 27.5 ft. of the setback area. However, it appears 
additional trees can be added outside of the easements, still within the 40 ft. buffer yard.  

• Street frontage landscaping (not including trees due to utility easements) within the 40 ft. 
setback along Kirk Rd. should be shifted west, closer to the street to create a pattern similar 
to the approved PUD landscape plan.  

• Additional plantings and trees are needed to meet the building foundation planting 
requirement for the gas station. The planting requirement indicated on the landscape plan 
needs to be recalculated based on the length of planting beds rather than length of building 
wall. This will reduce the number of required trees and plantings. Also, a greater variety of 
plantings in addition to the proposed Boxwoods should be incorporated along the front of 
the building.   
 

G. BUILDING ARCHITECTURE 
 
Architectural guidelines for the Legacy retail buildings are provided in Exhibit VII of the Legacy 
PUD Ordinance (see attached). These guidelines are similar to the Zoning Ordinance Design 
Standards and Guidelines applicable to commercial zoning districts.  
 
Building elevations have not been submitted for review. Instead, conceptual renderings of the gas 
station and shopping center buildings have been provided. The renderings show a consistent 
building design for the development. Brick is the primary wall material with stone accents. The 
flat rooflines vary in height and portions of the shopping center building walls are projected. The 
renderings do not show the sides or rear of the buildings nor do they identify height or material 
specifications.  
 
It is typical for detailed architectural elevations to be approved as part of a PUD Preliminary Plan, 
along with engineering and landscape plans. However the applicant is requesting approval of the 
proposed conceptual renderings with more detailed plans to be provided to the City once the 
buildings are fully designed. Staff would review each building against the PUD architectural 
guidelines and the conceptual renderings. Plans would be approved administratively at the time of 
building permit if they are in substantial conformance. Otherwise, either a Minor Change to PUD 
or a new PUD Preliminary Plan approval would be required, depending on what is proposed. This 
review process is consistent with the rest of the Legacy Business Center; the Legacy PUD 
Ordinance includes conceptual renderings for the industrial buildings with staff-level approval of 
the building elevations as each lot is developed.  

 
Staff Comments:  
• An additional deviation may be needed regarding window transparency due to the lots 

having multiple street frontages. One requirement contained in the Legacy PUD 
architectural guidelines states the following:  
 

“Windows should be provided on any wall facing a public street or parking lot accessory 
to the building so that the first floor is transparent from a height of 18 inches to a 
minimum of 7 feet above the walkway grade for no less than 60% of the horizontal length 
of the façade, and should include a public entrance. Windows shall be clear glass (no 
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tinted or reflective glass), recessed or projected in the wall plane to create shadow and 
visual interest, and should include visually prominent sill or other appropriate forms of 
framing. Awnings, pilasters or columns may be used to accentuate window openings and 
add interest to the design of the building.” 
 

Based on this language, the window transparency requirement applies to the Kirk Rd., 
Legacy Blvd., and Equity Dr. elevations. It may be difficult to meet this standard on the rear 
elevations of the shopping center buildings which face Equity Dr. A deviation could be 
requested to amend this provision to apply only to the Kirk Rd. and Legacy Blvd. elevations.  

 
H. SIGNAGE 

 
Sign requirements are provided in Exhibit V of the Legacy PUD Ordinance. One monument sign 
is permitted per lot with a maximum sign face area of 30 sf and maximum height of 10 ft. There 
is no limitation on the number of wall signs. One monument sign is proposed per lot, in 
conformance with the PUD. Plans for the signs have not been provided at this time and will be 
reviewed at a later date alongside the building plans.  

 
I. LIGHTING 

 
Site lighting requirements are provided in Exhibit VIII of the Legacy PUD Ordinance.  A 
photometric plan has been submitted for the gas station. The plan conforms to the applicable 
requirements. A photometric plan for the shopping center will be required once the building plans 
are finalized.   

 
J. ENGINEERING REVIEW 

 
Revised engineering plans have been submitted and are under review. Any outstanding staff 
comments will need to be resolved prior to City Council approval of the PUD Preliminary Plan.   

 
IV. PLAN COMMISSION RECOMMENDATION  

 
Plan Commission held a public hearing on 4/16/19 and voted 9-0 to recommend approval, subject 
to the following:  
 1. Resolution of all staff comments prior to City Council action.  

2. Traffic and parking concerns discussed during the hearing shall be submitted to the 
Police Department for review and resolution prior to City Council approval.  

 
At the hearing, Commissioners expressed concern for the impact of additional activity from the 
gas station on the subject portion of Rukel Way/Equity Dr.  The two-way access into the 
proposed gas station is on the west side of Rukel Way (formerly Equity Dr.), near its intersection 
with Legacy Blvd. Goldfish Swim School is located across Rukel Way from the proposed gas 
station. Goldfish customers routinely park on both sides of Rukel. Rukel also serves as an 
employee and delivery access into AJR filtration which is directly south of the proposed gas 
station.  
 
The owner of Goldfish was in attendance at the hearing and stated he plans to construct overflow 
parking on the lot to the east of Goldfish which should alleviate on-street parking on Rukel. 
Regardless, staff discussed these concerns with the Police Department’s Traffic Safety Officer. 
He provided a determination that parking should be restricted on both sides of Rukel Way 
between Legacy and the entrance to AJR in anticipation of the entry/exit traffic from the gas 
station. This parking restriction will require City Council approval. If the Committee moves the 
development applications on to City Council for ordinance approval, the ordinance approving the 
parking restriction will be on the same Council meeting agenda.  
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Commissioners also expressed concerns that Rukel/Equity at Legacy Blvd. is not a four-way stop, 
but rather a three-way stop with no stop for vehicles turning into the development from Kirk 
Road, heading eastbound on Legacy. They questioned whether additional traffic controls would 
be warranted as a result of increased traffic from the proposed development, particularly the gas 
station.  
 
The Traffic Safety Officer and Public Works Engineering provided input on whether modification 
of this intersection into a four-way stop would be appropriate. It was noted there is approximately 
360 ft. between the entrance off Kirk Rd. and the subject intersection. Motorists turning into the 
development would likely be surprised if required to stop. A four-way stop may also cause 
clustered traffic, particularly on weekends for sporting events at East Side Sports Complex. Also, 
Police is unaware of any significant crash history at this intersection. It was determined that 
signage stating eastbound traffic does not stop will be added underneath the existing stop signs. 

 
V. ATTACHMENTS 

• Application for Special Use (PUD Amendment); received 11/10/17  
• Application for PUD Preliminary Plan; received 11/10/17 
• Plans; revised 5/14/19  
• Excerpts from Ordinance 2006-Z-3  
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Text Box
Excerpts from Legacy PUD Ordinance 2006-Z-3
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Text Box
Landscape Plan for Retail Outlots approved in PUD Ordinance 2006-Z-3




	I. Application INFORMATION:
	Applicant: J. Trisis Holding, LLC




