





Village of East Dundee

Kane County, IL

Planning & Zoning Commission
April 6, 2017

Chairman Brewer called the Planning & Zoning Commission meeting to order at 7:00 pm.

Roll: 5 Present (Brewer, Steneck, Schock, Muscat, Holliman and). 4 Absent (Apke, Meyer, Scarpelli, and
Bernstein). Also present were Deputy Village Administrator Jennifer Johnsen, Village Engineer Joe
Heinz, Village Clerk Katherine Holt and Deputy Clerk Gail Hess.

APPROVAL OF MINUTES:
1. Planning and Zoning Meeting Minutes March 9, 2017

Motion to approve the February 9, 2017 meeting minutes by Schock/Holliman.
Motion carries by unanimous vote.

PUBLIC COMMENT: None

NEW BUSINESS:

1. PUBLIC HEARING - to consider a request for a variance from Section 157.066(A)(3), the
required building floor area, and a variation from Sections 157.065 (G) and 157.147(B)(2),
the maximum width of a driveway across public property, for the proposed Speedway to be
located on the northwest corner of Christina Drive and Route 72 on a portion of Lot 5 in the
Terra Business Park

a. Motion to recommend approval/denial of a variance from Section 157.066(A)(3), the
required building floor area, and a variation from Sections 157.065 (G) and
157.147(B)(2), the maximum width of a driveway across public property for the
proposed Speedway to be located on the northwest corner of Christina Drive and
Route 72 on a portion of Lot 5 in the Terra Business Park

b. Motion to approve a Findings of Fact to recommend approval/denial of a variance
from Section 157.066(A)(3), the required building floor area, and a variation from
Sections 157.065 (G) and 157.147(B)(2), the maximum width of a driveway across
public property for the proposed Speedway to be located on the northwest corner of
Christina Drive and Route 72 on a portion of Lot 5 in the Terra Business Park

Motion to open the Public Hearing by Schock/Muscat. Motion carries by unanimous vote.
Court reporter swears in everyone who will be giving testimony.

Deputy Administrator Johnsen stated that Speedway is looking to construct a fueling center at the
intersection of Christina Drive and Route 72, which is currently undeveloped land. Speedway is seeking a
couple of variations for the zoning code. She advised that the first variation request is for the minimum
floor area in which the M-1 district requires there be 5,000 square feet of building space but Speedway’s
typical prototype size is 4,600 square feet for all of their locations. She stated that the second request is
for the width of the driveway that crosses public property. She said there are truck diesel fueling lanes and
they will need extra width for a turning radius. She noted that they are also seeking site plan approval as
they are under contract to close on the property.
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Chris Kalischefski of Corporate Design and Development Group gave a PowerPoint presentation of the
project. He explained that the 4,600 square foot facility will be a 24 hour operation with ten fueling
dispensers. The fueling station will sit on 3.8 acres. He explained that Speedway chose East Dundee
because they feel the market is underserved in this area for fuel and convenience store customers.
Kalischefski said that the request for the driveway width is for safety reasons.

Commissioner Schock asked if this fueling station will be similar to the one in Hampshire. Mr.
Kalischefski replied that it will. Commissioner Holliman asked if the traffic signal has been committed
for at that intersection. Kalischefski replied that they are working with IDOT and have had preliminary
meetings with them. He advised that a complete traffic study has been done and accepted. He said that the
Village is applying for an EDP grant and has received initial positive feedback from EDP. Deputy
Administrator Johnsen added that the Village has a redevelopment agreement with Speedway. She said
the signal and intersection improvements are part of their project and the grant funding received would
reduce the reimbursement back to Speedway by the Village.

Motion to close the Public Hearing by Stenick/Scarpelli. Motion carries by unanimous vote.

Motion to Approve a variance from Section 157.066(A)(3), the required building floor area, and a
variation from Sections 157.065 (G) and 157.147(B)(2), the maximum width of a driveway across public
property for the proposed Speedway to be located on the northwest corner of Christina Drive and Route
72 on a portion of Lot 5 in the Terra Business Park by Scarpelli/Muscat..

Motion carries by unanimous vote.

Motion to approve a site plan for the proposed Speedway to be located on the northwest corner of
Christina Drive and Route 72 on a portion of Lot 5 in the Terra Business Park, contingent upon final
engineering approval by the Village Engineer and subject to the memorandum from Gerald L. Heinz and
Associates to Building Official James Kelly dated March 23, 2017 by Scarpelli/Muscat.

Motion carries by unanimous vote.

2. Discussion and motion to recommend approval/denial of the site plan for the proposed
Speedway to be located on the northwest corner of Christina Drive and Route 72 on a
portion of Lot 5 in the Terra Business Park, contingent upon final engineering approval by
the Village Engineer

The Commission discussed the findings of fact and conditions. The Commission agreed with the
Village’s responses provided on Johnsen’s memo.

Motion to approve the findings of fact as presented by Muscat/Holliman.
Motion carries by unanimous vote.

3. PUBLIC HEARING - to consider a request to rezone 201 Penny Avenue from B2 —
Community Business District to R5 — Multiple Dwelling Business District

a. Motion to recommend approval/denial of a request to rezone 201 Penny Avenue,
East Dundee, Illinois from B2 — Community Business District to R5 — Multiple
Dwelling Business District
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b. Discussion and motion to approve a Findings of Fact to recommend approval/denial
of a request to rezone 201 Penny Avenue from B2 — Community Business District to
R5 — Multiple Dwelling Business District

Motion to open the Public Hearing by Scarpelli/Holliman. Motion carries by unanimous vote.

Court reporter swears in Joe Billitteri.

Petitioner Joe Billitteri stated that he has purchased the building located at 201 Penny Avenue with plans
to convert it into eight apartment units. The apartments will have two bedrooms, 2 bathrooms and are
approximately 930 square feet. He said the pet friendly facility will have expanded green space areas and
will include carports in the rear.

Court reporter swears in everyone from the public who will be giving testimony.

Ric Federighi of 208 Dunridge Circle is the President of the Dunridge Association. He said the
Association had a meeting earlier this week and there were many concerns by homeowners regarding
security, adjacent landscaping, trespassing, fencing, project time frame and Section 8 housing.

Dave Backes, also of the Dunridge Association, stated that his concern is low income housing and asked
what the rent will be. Billitteri replied that the rent will range between $1,300 and $1,500 a month.
Backes said his other concern is to make the fence in the rear more private. He asked the Village what the
upside was for doing this project. Johnsen replied that staff has been directed by the Village Board to do a
feasibility study to determine whether this is an eligible area for a tax increment financing district. One
area looked at is factors of blite and this property satisfies the requirements thus far for meeting several
factors of blite with the most prevalent reason being the prolonged vacancy of the property. She advised
that the building has been fully vacant since 2014 with many units being long vacant prior to that. She
stated that the use for medical office space at the building is just not desirable anymore. She added that
Mr. Billitteri is investing $1 million with the purchase and will make the property useable which will
make it more safe and valuable.

Jeff Lenke of 204 Lorian Court stated that the previous lighting in the rear of the property was too bright
and asked what type of lighting this project will use. He also stated that with this project having no
amenities, he feels Mr. Billetteri will not be able to get $1,300 a month in rent. Mr. Billetteri responded
said he paid $5,000 for a study to determine what the rent should be at that location. He welcomed any of
the residents to personally call him to discuss any concerns or questions they may have. He also said that
he would like a contact person at Dunridge to keep informed on the project’s progress and passed out his
business card to interested individuals. Mr. Federighi volunteered to be the contact person. Commissioner
Muscat asked what the height is of the current fence. Mr. Federighi advised that half of the fence is a six
foot chain link and the other half is an eight foot wood fence.

Commissioner Scarpelli asked what the maximum density allowed is in the R-5 district. Johnsen replied
that she did not know off hand as plans had not been submitted yet and that type of review has not been
done. Scarpelli then asked if a multi family is allowed in the R-4 district. Johnsen responded that it is not
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and that R-5 is the only multiple dwelling unit district. Scarpelli asked if the zoning of this property could
be subject to a PUD development only. Johnsen replied that it would not because it is not actually a
development but is rather a reuse of a property. She said that a PUD would typically need to have a
variety of variances and this project does not expect to have any. Scarpelli asked Mr. Billitteri if the
project will proceed if the TIF District does not pass. Billitteri responded that he needs the TIF district
assistance for this project. He advised that his timeframe will consist of 120 days of rehab work and he
would like the building occupied in the Fall.

Motion to close the Public Hearing by Scarpelli/ Stenick. Motion carries by unanimous vote.

Motion to approve the request to rezone 201 Penny Avenue from B2 — Community Business District to R5
— Multiple Dwelling Business District by Holliman/Schock.

6 Ayes (Scarpelli, Holliman, Schock, Muscat, Steneck and Brewer). 0 Nays. 3 Absent (Meyer, Apke,
Bernstein and). Motion carries.

Motion to approve the findings of fact as presented by Holliman/Schock.
Motion carries by unanimous vote.

4. PUBLIC HEARING - to recommend that the Future Land Use Plan within the
Comprehensive Plan be amended to designate 201 Penny as multi-family residential and
210 Penny as general business

a. Motion to recommend approval/denial that the Future Land Use Plan within the
Comprehensive Plan be amended to designate 201 Penny as multi-family residential
and 210 Penny as general business

b. Discussion and motion to recommend that the Future Land Use Plan within the
Comprehensive Plan be amended to designate 201 Penny as multi-family residential
and 210 Penny as general business

Motion to open the Public Hearing by Scarpelli/Holliman. Motion carries by unanimous vote.

Deputy Administrator Johnsen stated that in order to create the Penny Avenue TIF District, the land uses
in the Comprehensive Plan must match the goals of the TIF District. She said that 201 Penny Avenue is
recommended to be designated as multi-family use. She said in reviewing for the proposed new TIF
district, it was discovered that 210 Penny was listed as multi-family residential when it should be
commercial. Scarpelli asked if this is not approved, would it prohibit the TIF. Johnsen replied that she is
not sure and that would be a question for legal. Scarpelli stated that he is all for making the
Comprehensive Plan match what exists in the Village but he cannot support a TIF in a residential district.

Motion to close the Public Hearing by Scarpelli/Muscat. Motion carries by unanimous vote.

Motion to approve the Future Land Use Plan within the Comprehensive Plan be amended to designate
201 Penny as multi-family residential and 210 Penny as general business by Scarpelli/Schock.
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6 Ayes (Scarpelli, Holliman, Schock, Muscat, Steneck and Brewer). 0 Nays. 3 Absent (Meyer, Apke,
Bernstein and). Motion carries.

HISTORIC COMMISSION: None

OTHER BUSINESS:

Johnsen asked the Board if they were interested in having the Village Attorney come to a future meeting
and provide an overview on some planning and zoning processes specific to the Village. Scarpelli
mentioned a recent time that the Attorney gave an overview on hardship conditions to consider for a
special use or a variance request. He said that he thought it was valuable. Chairman Brewer said that he
felt it would be beneficial to do. Johnsen said she will arrange for that at a future meeting with a lighter
agenda.

Motion to adjourn the Planning and Zoning Meeting at 8:10pm by Muscat/Holliman. Motion passed by
unanimous vote. Meeting adjourns.















IF YOU ARFE APPLYING FOR A YARIANCE COMPLETE THE FOLLOWING:

1. From which speeific standard of the Village Code is a Variance requested (include Code section number)?

A. 155.026 - Preliminary Plan - Topography of 200' Tract
B. (FIND SECTION) - 80¢ R.O.W. for Industrial Zoning

2. For this site, what does the Code require?

A. The ceode requires that topography needs to be done on 200ft
of surrounding track for the lot.

B. The code reguires that there be an 80' right-of-way for

all industrial zoning.

3. What is proposed?

A. It is being proposed to not complete topoaraphy work on the
surrounding 200ft tract that the cemetery fallsg in.

B. it is being proposed to have a 66' right-of-way in lieu of
the required BOft right-of-way.

4. What unique circumstances have caused the need for a variance?

A, The surrounding topography of the lot is an existing
cemetery that will not be affected by our development

due to it being at a higher elevation. Topography already
exists for the rest of the surrounding property.

B. Rena Rd. will be properly aligned with Plate Drive at the
Christina Drive intersection. Plat Drive was granted a 66°
right-of-way previously.

5. What specific mitigation measures will be used fo ensure that the essential character of the area will not be altered? (Suitability
of Present Area)

A. The cemetery will not be negatively affected by any of our
development work.

B. We are going to match the existing character of the area
where all of the surrounding roadways of the development have
already been granted the 66' right-of-way.

Application for Development Approval September 21, 2005 Page 4
Special Use Review and Approval



6. Specifically, how do the particular physical surroundings, shape, or tepagraphieal condition of the property result in a particular
hardship upon the owner, as distingoished from a mere inconvenience, if the sirict letter of the regulations are carried out?
A, Dur parcel of land is Jower in elevation than the cemefery
and will net heve any necative affect con the land.
B, Existing Roade all have 66° R.O.W. We will create
a2 proper and safe alignment with the existing roads and then
carry that R.O.W. acrosg the develooment.

7. Specifically, what conditions are present on the property that would not be applicable generally to other property within the
same zoning classification? (Suitability of Zoning)

A. Our pazcel of land ig lower in elevatjon than the cemetery.
B. Existing roadwavs of the development need to be matched.

8. Other than financial retomn, what other purposes is the variance request based on?

A. The surrounding topography ig unnecesgary due to the
elevation differences,

B. Safe Development and alignment by matching existing roads.

9. Has the alleged difficuity been created by any person presently having an interest in the property?

A. No berause of existing natural conditions
B. No because of previocusly village approved 66° R.O.W.

10. Please give an explanation for any guestions answered YES .

a.  Will the granting of the variation be detrimental to the public welfare? (Circle) YES
b.  Injurious to surround properties? (Circle) YES
. Impair an adequate supply of light and air to adjacent property? (Circle) YES
d.  Endanger public health and safety? (Circle) YES
€. Substantially diminish property values within the neighborhood? (Circle) YES
f. Conformance to the Land Use Plan? (Circle) YES
Application for Development Approval September 21, 2005 Page 5

Special Use Review and Approval



VILLAGE OF EAST DUNDEE

B T e

APPLICATION AGREEMENT
TO PAY COSTS INCURRED AND HOLD THE VILLAGE HARMLESS

The Undersigned applicant acknowledges that the Village of East Dundee may seek advice and counsel from
professional sources outside the employee staff of the Village of East Dundee in consideration of the application
submitted to the Village of East Dundee by the applicant, including the services as those provided by the Village
Staff, Village Attorney, Village Engineer, Planner and Fire Protection District.

The applicant further acknowledges that testimony of all witness at Public Hearings may be recorded before a court
reporter and that full transcripts of the proceedings may be preparded and retained by the Village of East Dundee as
part of the official record conceming the said applicant and the applicant’s costs.

As an express condition in making the said application and the consideration thereof by the Village of East Dundee,
the undersigned, both personally and on behalf of the applicant, agrees to hold the Village harmless and agrees to
pay forthwith the costs and expenses that may be incurred by the Village of East Dundee for such professional
services, including the costs and expenses of recording and transcribing any testimony at Public Hearings in’
connection with the said application.

The owner hereby authorizes, support and consents to this request for variation, and further authorizes, agrees and
consents to allow the temporary installation and display by the Village of East Dundee of Public Notice (signage)
upon the subject property.

application and fully understanding the purpose thereof, declares that the proceeding
t fHe information provided herein is complete to the best of the applicant’s

The applicant, having read thi

statement made-2 W

knowledge 2

/27 /17
Individually%dfor the Applicant Date
20| Lchisin gru , Gap ade 30 T - 375 7000
Address ' conk Phone Number

Project Description:
go/év/w{g, Lood _foc Gt [Jo00 Bty |, So.om sk Bt

Application for Development Approval September 21, 2005 Page 7
Special Use Review and Approval
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VILLAGE OF EAST DUNDEE, ILLINOIS
Findings of Fact — Change Zoning Classification

Property Location: PIN 03-25-151-007

Zoning change requested: Rezone the property from the B3- Service District to the M1- Limited
Manufacturing District

Hearing date: June 8, 2017

The Planning and Zoning Commission has made the following findings regarding the variation
request:

1. The existing uses of property within the general area of the property:

2. The zoning classification of property within the general area of the property in
guestion:

3. The suitability of the property to the uses permitted under the existing zoning
classification:

4. The trend of development in the general area of the property especially since being
placed in its current zoning classification:

Additional factors from the LaSalle National Bank case:

5. The extent to which property values are diminished by the particular zoning
restrictions,

6. The extent to which the destruction of property values promotes the health, safety,
morals, and general welfare of the public,

7. The relative gain to the public as compared to the hardship imposed upon the
individual property owner,

8. The length of time the property has been vacant as zoned considered in the context of
tand development in the vicinity of the subject property,



9. The community need for the proposed use, and

10. The care with which the community has undertaken to plan its land use development.

Based on the information contained in the application and the testimony and evidence
presented at the public hearing, the Planning and Zoning Commission voted on the approval
of these findings of fact and the requested rezoning resulting in the following vote:

__ayes___nays___ absent__ abstain

Date:

Chairman Planning and Zoning Commission



VILLAGE OF EAST DUNDEE, ILLINOIS
Findings of Fact — Special Use

Property Location: PIN 03-25-151-007
Special Use requested: A special use permit to operate as vehicle tow
Hearing date: June 8, 2017

The Planning and Zoning Commission has made the following findings regarding the variation
request:

1. The use is not injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair
property values within the neighborhood; Circle one; Yes/No/Not Applicable(N.A.),
Explain:

2. The use will not impede the normal and orderly development and improvement of
the surrounding property for uses permitted in the district; Yes/No/N.A.

3. Adequate utilities, access roads, drainage or necessary facilities have been or will be
provided; Yes/No/N.A.

4. Adequate measures have been or will be taken to provide ingress and egress so
designed as to minimize traffic congestion in the public streets; Yes/No/N.A.

Based on the information contained in the application and the testimony and evidence presented
at the public hearing, the Planning and Zoning Commission voted on the approval of these
findings of fact and the requested special use(s) resulting in the following vote:

ayes nays absent _ abstain

subject to the following conditions:

Date:

Planning and Zoning Commission Chairman



State of Illinois )
County of Kane ) SS
Village of East Dundee )

NOTICE OF PUBLIC HEARING

Notice is hereby given that the Planning and Zoning Commission of the Village of East
Dundee will hold a public hearing on June 8, 2017, at 7:00 P.M. at the East Dundee
Village Hall Annex, 120 Barrington Avenue, East Dundee, Illinois, to consider the request
to rezone from the B3 — Service Business District to the M1 — Limited Manufacturing
District and for the request to allow a vehicle towing establishment as a special use.

Property Legal Description:

Lot 6 in Final Plat Resubdivision of Lot 3 in Gateway Subdivision, being a
Subdivision of part of Section 25, Township 42 North, Range 8 East of the Third
Principal Meridian, according to the Plat thereof Recorded October 19, 1989 as
Document 2003482, in the Village of East Dundee, Kane County, lllinois.

PIN: 03-25-151-007

All interested persons will be given an opportunity to be heard.



Village of East Dundee

Memorandum
To: Village President and Board of Trustees
From: Jennifer Johnsen, Village Administrator
Subject: Rear Yard and Setback Requirements in the B1 District
Date: June 8, 2017
Background

There are two property owners within the B-1 Downtown Business District that are currently
looking to put an addition onto their building which in both cases would approach the rear lot
line. These properties are located at 207 Barrington Avenue (home of Midwest Retro) and 11
Jackson Street (home of The Bicycle Garage). The current zoning code requires a 20’ rear yard
or setback. As such, both property owners would need to request and receive a variance in order
to accommodate the proposed additions.

In most older and developed central business districts, rear yards are not required. In fact, yards
in general are typically discouraged so that the lots can be more fully utilized and parking can be
consolidated into shared public and private parking lots. Below, please find a survey of rear yard
and setback requirements in the nearby downtown commercial districts located along the Fox
River. As shown, only East Dundee and West Dundee require a rear yard or setback in their
downtown district.

Downtown Rear Yard or Setback Requirements

Municipality Rear Yard or Setback Requirement District

Algonquin None required O-T- Old Town District

Batavia None required DMU - Downtown Mixed Use District

East Dundee Not less than 20' B1- Downtown District

Elgin None required CC1 - Center City District

Geneva None required B2 - Central Business District

South Elgin None required Village Center Planned Development District
St. Charles None required CBD-1 - Central Business District

West Dundee Not less than 20' B1- Downtown District

Moreover, an aerial view of the downtown demonstrates that many of the existing buildings are
not in compliance with the 20’ rear yard or setback requirement.

Village Administrator Recommendation
Given the aforementioned information, it is my recommendation that the rear yard or setback
requirement in the B-1 Downtown Business District be reduced to O feet.

Action Requested: Discussion and consideration of a text amendment to Section
157.051(G)(3) allowing for a rear yard or setback of O feet.



State of Illinois )
County of Kane ) SS
Village of East Dundee )

NOTICE OF PUBLIC HEARING

Notice is hereby given that the Planning and Zoning Commission of the Village of East
Dundee will hold a public hearing on June 8, 2017 at 7:00 P.M. at the East Dundee Village
Hall Annex, 120 Barrington Avenue, East Dundee, Illinois, to consider the request for a
text amendment to Section 157.051(G) of the Zoning Chapter of the East Dundee Village
Code regulating Yard Requirements in the B-1 Downtown Business District.

All interested persons will be given an opportunity to be heard.
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