AGENDA
PLANNING & ZONING COMMISSION
On January 22, 2021, the State of Illinois entered Phase 4 of the Restore Illinois plan related to COVID-19.
Those attending Village meetings will be required to comply with "social distancing" requirements and the
Village will enforce the Governor's Executive Order regarding requirements for meetings and events
prohibiting the gathering of 25 or more people.
The public may listen to the meeting and provide public comment during a public hearing or designated
public comment portion of the agenda by either joining the meeting through the website
meet.google.com/qir-ishk-ayh or calling 1 (617)-675-4444 (PIN: 263 793 193 5728#). If the attendee has
a microphone on the computer, there is no need to call-in as well. A camera is not required (or can be turned
off,) if the attendee does not wish to be seen. It is recommended to connect using a device, if possible, so that
the screen and exhibits can be viewed.
The full PZC agenda packet will be posted on the village website at https://www.channahon.org/331/VirtualMeetings .
The public may email comments to pzcmeeting@channahon.org. These comments will be read into the
record.
March 8, 2021
6:00 p.m.
Channahon Municipal Center (Board Room)
24555 S. Navajo Dr.
Channahon, IL 60410
Agenda Items
1. Call to Order
2. Pledge of Allegiance
3. Roll Call
4. Approval of Minutes – February 8, 2021
5. Public Hearing – Application for a Rezoning from R-1 Single Family Residence District to RE-1

Rural Estate Single Family Residence District, with a variance to reduce the side yard setback to
accessory structures on the properties noted: 26655 S McKinley Woods Road; 26726 S

McKinley Woods Road, variance sought; 26745 S McKinley Woods Road; 26765 S McKinley
Woods Road; 26819 S McKinley Woods Road, variance sought; 26839 S McKinley Woods Road,
variance sought; 26849 S McKinley Woods Road, variance sought; 26859 S McKinley Woods
Road, variance sought; 26935 S McKinley Woods Road; 26963 S McKinley Woods Road; 27019
S McKinley Woods Road; 27035 S McKinley Woods Road; 27055 S McKinley Woods Road,
variance sought; and Outlot A – Between 26963 & 27019 S McKinley Woods Road filed by
Village of Channahon
6. Review and Recommendation - Zoning Change from R-1 District to RE-1 District, with a variance to

reduce the side yard setback to accessory structures on the properties noted: 26655 S McKinley
Woods Road; 26726 S McKinley Woods Road, variance sought; 26745 S McKinley Woods
Road; 26765 S McKinley Woods Road; 26819 S McKinley Woods Road, variance sought;
26839 S McKinley Woods Road, variance sought; 26849 S McKinley Woods Road, variance
sought; 26859 S McKinley Woods Road, variance sought; 26935 S McKinley Woods Road;
26963 S McKinley Woods Road; 27019 S McKinley Woods Road; 27035 S McKinley Woods
Road; 27055 S McKinley Woods Road, variance sought; and Outlot A – Between 26963 &
27019 S McKinley Woods Road filed by Village of Channahon
7. Public Hearing – Application for a Rezoning from R-1 and R-2 Single Family Residence Districts

to RE-2 Estate Single Family Residence District, with a variance to reduce the side yard setback
to accessory structures on the properties noted: 23110 S Terrapin Court, variance sought; 23128
S Terrapin Court; 23146 S Terrapin Court, 23204 S Terrapin Court; 23226 S Terrapin Court
filed by Village of Channahon
8. Review and Recommendation - Zoning Change from R-1 and R-2 Districts to RE-2 District with a
Variance to reduce the side yard setback to accessory structures as noted: 23110 S Terrapin Court,

variance sought; 23128 S Terrapin Court; 23146 S Terrapin Court, 23204 S Terrapin Court;
23226 S Terrapin Court filed by Village of Channahon
9. Public Hearing – Application for a Special Use Permit for a Truck Terminal: Tee Pee Enterprises, 24236
S Northern Illinois Drive filed by Litas Properties, LLC
10. Review and Recommendation - Special Use Permit for Truck Terminal: Tee Pee Enterprises, 24236 S
Northern Illinois Drive filed by Litas Properties, LLC
11. Review and Recommendation – Final Plat of Subdivision: Crossroads 55 Unit 2 filed by Crossroads 55,
LLC
12. Public Comment
13. Other Business
ADJOURNMENT
** Anyone attending is suggested to arrive at 6:00 p.m., and anyone requiring any special accommodations should
contact the Village Hall.

PLANNING & ZONING COMMISSION MINUTES
February 8, 2021
6:00 p.m.
Channahon Municipal Center (Board Room)
24555 S. Navajo Dr.
Channahon, IL 60410
1. Call to Order
Meeting called to order at 6:00 p.m.
2. Pledge of Allegiance
3. Roll Call
Commissioners Gray, Pershey, Madding, Sullivan, Warren and Chairman Ciarlette present.
Commissioner McCollom absent.
Other present – Mike Petrick, Director of Community Development; Karen James, Planner; and
Mary Jane Larson, Inspection Coordinator
4. Approval of Minutes – January 11, 2021
Motion to approve the minutes of the January 11, 2021 meeting of the Planning and Zoning
Commission made by Commissioner Sullivan. Seconded by Commissioner Gray. All Ayes,
Motion Carried.
5. Public Hearing – Text Amendment of the Village Zoning Regulations Section 156.081

Channahon Proper (CP) Overlay District regarding the regulation of fences within the
Channahon Proper Overlay District and Section 156.197 Variations regarding the inclusion
of fences as a variable zoning regulation

Motion to open the public hearing made by Commissioner Pershey. Seconded by Commissioner
Sullivan. All Ayes, Motion Carried.
Karen James presented the staff report.
Discussion followed.
Mike Petrick displayed an aerial image of a rear yard to rear yard example in the Overlay District.
James mentioned that the Overlay District may need other criteria added of unique situations but
that is what the Overlay District was for.
Motion to close the public hearing made by Commissioner Gray. Seconded by Commissioner
Sullivan. All Ayes, Motion Carried.
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6. Review and Recommendation - Text Amendment of the Village Zoning Regulations Section

156.081 Channahon Proper (CP) Overlay District regarding the regulation of fences within
the Channahon Proper Overlay District and Section 156.197 Variations regarding the
inclusion of fences as a variable zoning regulation

No further discussion by the Commission.
Motion to recommend the Text Amendment of the Village Zoning Regulations Section 156.081

Channahon Proper (CP) Overlay District regarding the regulation of fences within the
Channahon Proper Overlay District and Section 156.197 Variations regarding the inclusion
of fences as a variable zoning regulation made by Commissioner Madding. Seconded by
Commissioner Gray. All Ayes, Motion Carried.

7. Public Comment
None
8. Other Business
Mike Petrick brought up for discussion the Cardinal Health Building constructed by Venture One
and the black aluminum fence around it. Cardinal Health inquired about signs being placed on the
inside of the fence for identification of the numbering of truck spaces rather than having them on
individual pole mounts. There were different options discussed but Mike would like to bring it up
for discussion here to get some guidance on what the Planning and Zoning Commission thought.
Commissioner Gray asked if the numbers could be painted on the asphalt. Karen James pointed
out when snow is on the ground the numbers would be covered. Chairman Ciarlette asked how
many parking spots are there and was told about 80. Commissioner Sullivan asked what size is the
proposed sign. Karen James said the size of the signs would be about 12 inches by 18 inches a
little bigger than a piece of paper and made of durable material matching the black aluminum.
Commissioner Warren doesn’t like the concept of having the signs on the fence. He mentioned
reflective paint used for handicapped spaces in other parking lots is quite visible. He asked what
would be the difference of painting reflective numbers on the parking lot citing that they would be
removing snow from the parking lot so the numbers would be visible. Commissioner Gray said
UPS has thousands of bays with the numbers painted on the spaces and they never had any
problems. Chairman Ciarlette said if it came down to an additional post vs the sign on the fence,
she prefers the sign on the fence. Sullivan and Madding agreed. The consensus was that painting
on the pavement was the better option with placement on the fence only if the painting didn’t work.
The next item Mike discussed was the annual report for 2020 currently being laid out by our
marketing person so once it is done he will email out copies to everyone. Mike said 2021 new
house builds will be a little slower than 2020 because of lot shortages. The new subdivisions that
are in the works will probably not significantly impact the 2021 market. Last year we did 114
homes where this year may only be 75. The slowdown is not because of a demand issue it’s more
a lot supply shortage.
Mike said there is a proposal before the board to purchase property for a new waste water treatment
plant out West.
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There is currently a contract on the Ivo’s property but they are currently waiting on IDOT. With
the park and ride on the corner, drivers are using that as a cut through. The village did a traffic
count and took videos and sent them to IDOT showing hundreds of cars are going through there an
hour. IDOT is supposed to be getting back to us with their recommendation of what to do there.
What IDOT wants to do there will impact the Ivo’s site because it may change the access to Ivo’s.
The purchase contract is in a holding pattern waiting to see what IDOT says before they try to
figure much more out.
Mike discussed the purchase of property by Penske Truck Leasing Company located north of
Thornton’s Gas Station on S Frontage Road W. They will be demolishing the southern half and
moving in to the J B Hunt facility while they build their building. When the new building is
completed they will move in there and demolish the other building and finish the site.
ADJOURNMENT
Motion to adjourn made by Commissioner Sullivan. Seconded by Commissioner Gray. All Ayes,
Motion Carried. 6:55 p.m.

Submitted by
Mary Jane Larson, Inspection Coordinator
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PLANNING AND ZONING COMMISSION MEMO

FROM:

Karen A. James, Planner

DATE:

March 3, 2021

SUBJECT:

Rezoning to RE-1: McKinley Woods Road (east side)

FOR AGENDA:

March 8, 2021

SUMMARY
The Village of Channahon proposes to alter the zoning of 14 lots along the east side of McKinley
Woods Road. The current zoning of these lots is R-1 Single Family Residence District. The
proposed new zoning is RE-1 Rural Estate Single Family Residence District. Several of the
properties have a variance proposed for any existing accessory structures that require a variance
to comply with the new RE-1 side yard setback of twenty feet (20’). The properties needing
variances are denoted in the Location Table below. The lots are all in compliance with the lot size
and width requirements of the RE-1 district and the homes all meet the minimum side yard setback
of twenty feet (20’).
GENERAL INFORMATION
APPLICANT:

Village of Channahon

LOCATION:
PIN
04-10-30-400-006-0000
04-10-30-401-001-0000
04-10-30-401-002-0000
04-10-30-401-003-0000
04-10-30-401-004-0000
04-10-30-401-005-0000
04-10-30-401-006-0000
04-10-30-451-001-0000
04-10-30-451-002-0000
04-10-30-451-003-0000
04-10-30-451-005-0000
04-10-30-451-006-0000
04-10-30-451-007-0000
04-10-30-451-004-0000

Address
26655 S McKinley Woods Road
26726 S McKinley Woods Road
26745 S McKinley Woods Road
26765 S McKinley Woods Road
26819 S McKinley Woods Road
26839 S McKinley Woods Road
26849 S McKinley Woods Road
26859 S McKinley Woods Road
26935 S McKinley Woods Road
26963 S McKinley Woods Road
27019 S McKinley Woods Road
27035 S McKinley Woods Road
27055 S McKinley Woods Road
Outlot A (between 26963 & 27019

Variance Needed for
Accessory Structure
No
Yes

No
No

Yes
Yes
Yes
Yes

No
No
No

No
Yes
No
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PLANNING AND ZONING COMMISSION MEMO

SIZE:

2.5 acres per lot, 4.27 acres – furthest lot north

EXISTING ZONING: R-1
ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

R-1

Village

Farmstead

West

R-1

Village

Residential

South

A-1

Will County

McKinley Woods Forest Preserve

East

A-1

Will County

McKinley Woods Forest Preserve

Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Single Family Neighborhood
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PLANNING AND ZONING COMMISSION MEMO

APPLICATION REQUEST(S)
•

Approval of Rezoning from R-1 Single Family Residence District to RE-1 Rural Estate
Single Family Residence District with variances in setback to existing accessory structures
for 26726, 26819, 26839, 26849, 26859 and 27055 S McKinley Woods Road.

BACKGROUND INFORMATION
•
•

July 2020 – Approval of the creation of two (2) new single family residential zoning districts,
RE-1 Rural Estate Single Family Residence District and RE-2 Estate Single Family
Residence District.
December 2020 – Property owners of affected lots were notified by mail of the village’s
intent to rezoning the property.

PROJECT DETAILS
Zoning Overview:
• The lots along the east side of McKinley Woods Road within the Paradise Acres
Subdivision and the lot to the north of the subdivision are currently zoned R-1 Single
Family Residence District.
•

The village is proposing to rezone the lots to the newly created RE-1 Rural Estate Single
Family Residence District.

•

The creation of the RE zoning districts provided for site and structure requirements and
accessory uses that are more suited for a larger lot development, which is bigger than the
traditional Channahon subdivision lots, but smaller than the 5-acre A-2 Rural Residence
District requirements.

•

Given the 2.5 acre or greater lot size and the number of properties with detached
accessory structures, the village has initiated rezoning of the residential lots and Outlot A
of Paradise Acres Subdivision.

•

Under the current R-1zoning, detached garages are not allowed in the R-1 Single Family
District. Many of the homes in this area have detached accessory structures or desire to
have one in the future. In the event of a loss (51% damage) or desire by the owner to
build or rebuild, these detached accessory structures would not be allowed to be built or
rebuilt within the R-1 Single Family District.

•

The proposed zoning change would alleviate the issue of nonconformity for detached
structures and allow the property owners to construct new accessory structures in
compliance with the RE-1 requirements.
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PLANNING AND ZONING COMMISSION MEMO

•

The lots are all in compliance with the lot size and width requirements of the RE-1 district
and the homes all meet the minimum side yard setback of twenty feet (20’).

•

With the rezoning to RE-1, the side yard setback increases to twenty feet (20’) at which
the six (6) properties’ accessory structures would be nonconforming as they were
constructed with the R-1 setback requirement of ten feet (10’).

•

The village is further proposing variances in side yard setbacks for six (6) accessory
structures at the existing setbacks of said structures.

•

The properties needing variances are denoted in the Location table in the General
information section.

•

The requirements of the RE-1 District compared the R-1 are included in the following table.

Minimum Lot Size
Minimum Lot Width
Front Yard Setback*
Side Yard Setback*
Rear Yard Setback*
Minimum Dwelling Size
Maximum Building Height
Maximum Dwelling Stories
Floor Area Ratio
Detached Garage/Accessory
Structure Permitted
Accessory Structure Maximum Height

Proposed Zoning - RE-1
2.5 acres
150’
50’
20’
80’
1800 square Feet
35’**
2.5**
0.2
Yes

Current Zoning – R-1
12,000 square feet
100’
30’
10’
10’
1200 square feet
35’
2.5
0.3
No

No Taller Than Principal
N/A
Structure
Accessory Structure maximum Size
No Bigger Than Principal
N/A
Structure (total combined of
all accessory structures)
Shed Permitted
Yes**
Yes
Shed Maximum Height
15’**
15’
Shed Maximum Size
180 square feet**
180 square feet
Accessory Structure/Shed Setback
20’
10’
*Setback from property line to principal structure/dwelling, not accessory structures
**No change from R-1 zoning district
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PUBLIC NOTICE SUMMARY
All public hearing notices were completed in the manner and timing required. The affected
property owners were included in the certified mailing of adjacent property notifications. As of the
writing of this report, Staff talked to 4 people regarding the requests:
• Neighbor of properties, inquired about differences in the district requirements,
concern/clarification of home occupation rules and large structures, and general
questions regarding zoning change and purpose
• Neighbor of properties, concern/clarification of home occupation rules and the ability to
utilize large structures for a business
• Relative of an owner, general questions of the zoning change
• Friend of an owner, inquired about being able to build a detached garage after zoning
change as his friend had been denied a permit previously
Staff sent a letter to the affected property owners in December to inform them of the village’s
intent to rezone the properties with variances for those that need it. Eight (8) of the property
owners made contact with staff and all expressed consent to the change.
STANDARDS
There are no standards set for rezoning.
Standards for Review of a Variation:
(1) Per Municipal Code section 156.197(C) the Planning and Zoning Commission shall not vary
the provisions of Zoning Regulation chapter, unless it shall have made findings based upon
the evidence presented to it in the following cases:
(a) That the property in question cannot yield a reasonable return if permitted to be used only
under the conditions allowed by the regulations governing the district in which it is located.
(b) That the plight of the owner is due to unique circumstances.
(c) That the variation, if granted, will not alter the essential character of the locality.
(2) A variation shall be permitted only if the evidence, in the judgment of the Planning and Zoning
Commission, sustains each of the three conditions enumerated above.
(3) For the purpose of supplementing the above standards, the Planning and Zoning Commission,
in making this determination whenever there are practical difficulties or particular hardship,
shall also take into consideration the extent to which the following facts, favorable to the
applicant, have been established by the evidence:
(a) That the particular physical surroundings, shape or topographical conditions of the
specific property involved will bring a particular hardship upon the owner as
distinguished from a mere inconvenience if the strict letter of the regulations were to
be carried out;
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(b) That the conditions upon which the petition for variation is based would not be
applicable generally to other property within the same zone's classification;
(c) That the purpose of the variation is not based exclusively upon a desire to make more
money out of the property;
(d) That the alleged difficulty or hardship has not been created by any person presently
having an interest in the property;
(e) That the granting of the variation will not be detrimental to the public welfare or unduly
injurious to other property or improvements in the neighborhood in which the property
is located, or
(f) That the proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the danger of fire or otherwise endanger
the public safety, or substantially diminish or impair property values within the
neighborhood.
SUPPORTING DOCUMENTS
None
ACTION REQUESTED OF THE COMMISSION
•
•

Conduct Public Hearing for Rezoning – R-1 to RE-1
Review and make a Recommendation to the Village Board regarding the Rezoning, and
Variances for certain properties

Page 6 of 6
v:\projects\zoning - not development related\mckinley woods road lots - r-1 to re-1\mckinleywoodsrd.re1rezone.pzc.030821.docx

PLANNING AND ZONING COMMISSION MEMO

FROM:

Karen A. James, Planner

DATE:

March 3, 2021

SUBJECT:

Rezoning to RE-2: Terrapin Court

FOR AGENDA:

March 8, 2021

SUMMARY
The Village of Channahon proposes to alter the zoning of 5 lots on Terrapin Court. The current
zoning of these lots is R-1 Single Family Residence District and R-2 Single Family Residence
District. The proposed new zoning is RE-2 Estate Single Family Residence District. One (1)
property has a variance proposed for the south side yard to the dwelling to comply with the new
RE-2 side yard setback of fifteen feet (15’). The property needing the variance is denoted in the
Location Table below. The lots are all in compliance with the lot size and width requirements of
the RE-2 district.
GENERAL INFORMATION
APPLICANT:

Village of Channahon

LOCATION:

PIN
04-10-05-201-001-0000
04-10-05-201-002-0000
04-10-05-201-003-0000
04-10-05-201-004-0000
04-10-05-201-005-0000
SIZE:

Address
23110 S Terrapin Court
23128 S Terrapin Court
23146 S Terrapin Court
23204 S Terrapin Court
23226 S Terrapin Court

Variance Needed
Yes-south side yard to house
No
No
No
No

Varies from 2.18 acres to 3.7 acres

EXISTING ZONING: R-1; R-2 (23204 S. Terrapin Court)
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ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

E-2/A-1

Will County

Residential & Park/ComEd ROW

West

A-1

Will County

Troy Sportsman’s Club

South

R-1

Village

Residential

East

A-1

Will County

Rural Residence

Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Single Family Neighborhood
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APPLICATION REQUEST(S)
•

Approval of Rezoning from R-1 Single Family Residence District and R-2 Single Family
Residence District to RE-1 Rural Estate Single Family Residence District with a variance
in side yard setback to the dwelling for 23110 S terrapin Court

BACKGROUND INFORMATION
•
•
•

March 2018 – Approved Rezoning of 23204 S. Terrapin Court to R-2 in order to allow for
the construction of a detached accessory structure in excess of 180 square feet.
July 2020 – Approval of the creation of two (2) new single family residential zoning districts,
RE-1 Rural Estate Single Family Residence District and RE-2 Estate Single Family
Residence District.
December 2020 – Property owners of affected lots were notified by mail of the village’s
intent to rezoning the property.

PROJECT DETAILS
Zoning Overview:
• The lots along Terrapin Court within the Riley Farms PUD Subdivision are currently zoned
R-1 and R-2 Single Family Residence Districts.
•

The village is proposing to rezone the lots to the newly created RE-2 Estate Single Family
Residence District.

•

The creation of the RE zoning districts provided for site and structure requirements and
accessory uses that are more suited for a larger lot development, which is bigger than the
traditional Channahon subdivision lots, but smaller than the 5-acre A-2 Rural Residence
District requirements.

•

Given the 2 acre or greater lot size, the village has initiated rezoning of the residential lots.

•

Under the current R-1 zoning, detached garages are not allowed in the R-1 Single Family
District. Many of the homes in this area have detached accessory structures or desire to
have one in the future. In the event of a loss (51% damage) or desire by the owner to
build or rebuild, these detached accessory structures would not be allowed to be built or
rebuilt within the R-1 Single Family District.

•

The proposed zoning change would allow the property owners to construct new accessory
structures in compliance with the RE-2 requirements.

•

The lots are all in compliance with the lot size and width requirements of the RE-2 district
and the homes all meet the minimum side yard setback of fifteen feet (15’) except one (1)
dwelling.
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•

With the rezoning to RE-2, the side yard setback increases to fifteen feet (15’) at which
23110 S. Terrapin Court would be nonconforming as it was constructed with the R-1
setback requirement of ten feet (10’).

•

The village is further proposing a variance in side yard setback of the dwelling at the
existing setback of the structure.

•

The requirements of the RE-2 District compared the R-1 are included in the following table.

Minimum Lot Size
Minimum Lot Width
Front Yard Setback*
Side Yard Setback*
Rear Yard Setback*
Minimum Dwelling Size
Maximum Building Height
Maximum Dwelling Stories
Floor Area Ratio
Detached Garage/Accessory
Structure Permitted
Accessory Structure Maximum
Height
Accessory Structure maximum Size

Proposed Zoning - RE-2
45,000 square feet
120’
40’
15’
40’
1500 square Feet
35’**
2.5**
0.25
Yes

Current Zoning – R-1
12,000 square feet
100’
30’
10’
10’
1200 square feet
35’
2.5
0.3
No

No Taller Than Principal
N/A
Structure, but Not to Exceed 25’
No Bigger Than Principal
N/A
Structure (total combined of all
accessory structures)
Shed Permitted
Yes**
Yes
Shed Maximum Height
15’**
15’
Shed Maximum Size
180 square feet**
180 square feet
Accessory Structure/Shed Setback
15’
10’
*Setback from property line to principal structure/dwelling, not accessory structures
**No change from R-1 zoning district
PUBLIC NOTICE SUMMARY
All public hearing notices were completed in the manner and timing required. As of the writing of
this report, Staff had received no communication regarding the requests.
Staff sent a letter to the affected property owners in December to inform them of the village’s
intent to rezone the properties with variances for those that need it. One (1) of the property owners
made contact with staff and expressed consent to the change.
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STANDARDS
There are no standards set for rezoning.
Standards for Review of a Variation:
(1) Per Municipal Code section 156.197(C) the Planning and Zoning Commission shall not vary
the provisions of Zoning Regulation chapter, unless it shall have made findings based upon
the evidence presented to it in the following cases:
(a) That the property in question cannot yield a reasonable return if permitted to be used only
under the conditions allowed by the regulations governing the district in which it is located.
(b) That the plight of the owner is due to unique circumstances.
(c) That the variation, if granted, will not alter the essential character of the locality.
(2) A variation shall be permitted only if the evidence, in the judgment of the Planning and Zoning
Commission, sustains each of the three conditions enumerated above.
(3) For the purpose of supplementing the above standards, the Planning and Zoning Commission,
in making this determination whenever there are practical difficulties or particular hardship,
shall also take into consideration the extent to which the following facts, favorable to the
applicant, have been established by the evidence:
(a) That the particular physical surroundings, shape or topographical conditions of the
specific property involved will bring a particular hardship upon the owner as
distinguished from a mere inconvenience if the strict letter of the regulations were to
be carried out;
(b) That the conditions upon which the petition for variation is based would not be
applicable generally to other property within the same zone's classification;
(c) That the purpose of the variation is not based exclusively upon a desire to make more
money out of the property;
(d) That the alleged difficulty or hardship has not been created by any person presently
having an interest in the property;
(e) That the granting of the variation will not be detrimental to the public welfare or unduly
injurious to other property or improvements in the neighborhood in which the property
is located, or
(f) That the proposed variation will not impair an adequate supply of light and air to
adjacent property, or substantially increase the danger of fire or otherwise endanger
the public safety, or substantially diminish or impair property values within the
neighborhood.
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SUPPORTING DOCUMENTS
None
ACTION REQUESTED OF THE COMMISSION
•
•

Conduct Public Hearing for Rezoning – R-1 and R-2 to RE-2, with a variance for 23110 S.
Terrapin Court
Review and make a Recommendation to the Village Board regarding the Rezoning and
Variance.
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FROM:

Karen A. James, Planner

DATE:

March 3, 2021

SUBJECT:

Special Use Permit for Truck Termina/Cartage Facility: TeePee
Enterprises/24236 S. Northern Illinois Drive

FOR AGENDA:

March 8, 2021

SUMMARY
Litas Properties, LLC is requesting approval of a special use permit to operate a truck
terminal/cartage facility within the I-1 Limited Industrial District at the property located at 24236 S.
Northern Illinois Drive. The application has been submitted for the operation of a truck terminal
and truck repair for vehicles owned by Tee Pee Enterprises. Per Village of Channahon Municipal
Code of Ordinances, 156.091(B)(5) a truck terminal is a Special Use in the I-1 Limited
Manufacturing District, requiring the issuance of a Special Use Permit. The special use permit
request doe not involve any changes to the site improvements.
GENERAL INFORMATION
APPLICANT:

Litas Properties, LLC

LOCATION:

24236 S Northern Illinois Drive

PIN:

04-10-09—207-009-1003

SIZE:

11,270 square feet (unit in building); 6.15 acres (lot)

EXISTING ZONING: I-1 Limited Industrial
ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

I-1

Village

West

R-1

Village

Mechanical & Industrial Steel
Services
SouthField Church

South

I-1

Village

Blue Rhino

East

I-1

Village

Undeveloped
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Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Industrial

APPLICATION REQUEST(S)
•

Approval of a Special Use Permit for Truck Terminal/Cartage Facility

BACKGROUND INFORMATION
•
•

May 1978 – Approval of Annexation and Zoning for Channahon Industrial Park
2003 – Multi-tenant building constructed

Page 2 of 6
v:\projects\special use permits - not development related\24236 no il drive - tee pee -sup truck
terminal\24236noildr.teepee.suptruckterminal.pzc.030821.docx

PLANNING AND ZONING COMMISSION MEMO

PROJECT DETAILS
Description of Business, Proposed Hours of Operation, Number of Employees (As provided by
Applicant):
Litas Properties, LLC would operate a cartage facility for fuel hauling operations and truck
maintenance (TeePee Enterprises). In the morning, the trucks leave the property and travel
to a loading rack to receive the petroleum. After receiving the petroleum, the trucks are
dispatched to various gas stations. At the end of the workday, the empty trucks will return to
the property for overnight parking. In the event of a necessary repair or scheduled
maintenance, the truck will be parked inside the building and tended to by a
mechanic/engineer. The building will also be used for storage of repair parts and tools along
with a dispatch/general office. The number of current employees is eight (8} which consists of
one (1) manager-owner, one (1) dispatcher, one (1) mechanic and five (5) truck drivers.
Plan Overview:
Site Design.
• The proposed special use permit for a truck terminal does not alter the site plan.
•

The unit the applicant is under contract to purchase is marked by the yellow star on the
aerial image below.

•

The applicant would utilize the front automobile parking lot for parking needs of daily
employee vehicles.

•

The blue rectangles on the aerial image below denote the designated parking area for a
maximum of seven (7) trucks used in the operation of the business. Truck drivers would
also be able to park their personal vehicles in this area when they take their trucks out for
the day.
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Architecture.
• No changes to the exterior to the building are proposed.
Signs.
• No signs are proposed at this time.
•

Any signage for the business would follow the Sign Ordinance requirements at the time of
the permit review.

Landscape.
• No changes to the site landscaping are proposed.
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PUBLIC NOTICE SUMMARY
All public hearing notices were completed in the manner and timing required. As of the writing of
this report, Staff had contact with one person inquiring about whether there was a site plan for the
application.
STANDARDS
The applicant has provided comment regarding the following standards as part of the
application submittal. The Special Use Permit Application Supplement is attached for the
PZC’s review.
Standards for Review of a Special Use Permit Request:
Per Municipal Code section 156.199(E) no special use permit may be granted unless the request
meets the following standards:
(a) The proposed use is designated by this chapter as a special use in the district in which
the use is to be located.
(b) The proposed use will comply with all applicable regulations in the district in which the use
is to be located.
(c) The location and size of the proposed use, the nature and intensity of the operation
involved in or conducted in connection with it, the size of the site in relation to it, and the
location of the site with respect to streets giving access to it are such that it will be in
harmony with the appropriate and orderly development of the district in which it is located.
(d) The location, nature and height of buildings, walls and fences, and the nature and extent
of the landscaping on the site are such that the use will not unreasonably hinder or
discourage the appropriate development and use of adjacent land and buildings.
(e) Parking areas will be of adequate size for the particular use, properly located and suitably
screened from adjoining uses, and the entrance and exit drives will be laid out so as to
prevent traffic hazards and nuisances.
(f) The proposed use will not cause substantial injury to the value of other property in the
neighborhood.
(g) Conditions in the area have substantially changed, and at least one year has elapsed
since any denial by the Village Board of any prior application for a special use permit that
would have authorized substantially the same use of all or part of the site.
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STAFF COMMENTS AND CONDITIONS
•

TeePee Enterprises currently operates a business in Channahon at 23410 S Frontage
Road W. The business is relocating due to a redevelopment project involving their current
location.

•

Given that the location is a multi-tenant building with available rear parking for the various
owners, staff recommends that the special use be conditioned to a maximum number of
trucks parked on-site of seven (7). The applicant has agreed to this condition.

•

The PZC’s previously recommended conditions for special use permits for truck
terminal/cartage facility within the Channahon industrial Park have also been included in
the “Action Requested of the Commission” section below.

SUPPORTING DOCUMENTS
•

Special Permit Application Supplement

ACTION REQUESTED OF THE COMMISSION
•
•

Conduct Public Hearing for Special Use Permit – Truck Terminal
Review and make a Recommendation to the Village Board regarding the application for
special use permit, subject to the following conditions and any conditions the PZC
determines are necessary:
1. The storage or stacking of Cargo Containers on the ground off of truck chassis is
prohibited. Cargo Containers are defined as:
• Cargo Container: An intermodal freight transport cargo transport using standard
ISO containers (also known as isotainers) that can be loaded and sealed intact
onto container ships, railroad cars, planes, and trucks.
2. If the Village Board of Trustees modifies, eliminates or replaces Village Code of
Ordinance sec. 156.030 Use and Screening of Cargo Containers as accessory
Structures, the owner of the property must request to repeal or modify this Special Use
Permit
3. The parking of semi-trucks, trailers or chassis is limited to a maximum of seven (7)
and must be located to the west of the building.
4. The site shall be maintained in a clean condition and kept free of weeds, garbage,
debris, salvage materials, and junk. If or when any mud and/or debris is tracked onto
Northern Illinois Drive from the subject property, the mud and/or debris must be
removed promptly.
5. All improvements shall conform to local ordinances and the building code.
6. The business shall at all times maintain a valid Channahon Business License
Registration.
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Special Use Permit Application Supplement
Date; Febryary^iO, 2021
Address:24236 S. Northern IHinois Drive, Channahon, !L 60410-5382
Applicant: Utas Properties, LLC, Anthony Paul!

Request(s):

To operate a cartage faciiity for fueling operating and truck maintenance.

Standards of Review
Please provide justification as to how the request meets the following Standards for Approval as set
forth in the Village of Channahon Municipal Code. Additional sheets may be attached, if necessary.
Per Municipal Code section 156.199(E) no special use permit may be granted unless the request meets
the following standards:
(a) The proposed use is designated by this chapter as a special use in the district in which the use is to
be located,

The Village Board has approved special use permits for truck tenninais in the past

(b) The proposed use will comply with all applicable regulations in the district in which the use is to be
located.

This business will follow all other applicable regulations.

(c) The location and size of the proposed use, the nature and intensity of the operation involved in or
conducted in connection with It, the size of the site in relation to it, and the location of the site
with respect to streets giving access to it are such that it will be in harmony with the appropriate
and orderly development of the district in which it is located.

This property sits at the Southwest corner of the Channahon Industrial Park. We are requesting
using seven (7) parking spots. Prior and current tenants have parked trucks in this location.
This is adequate space and should not obstruct access for any other companies or tenants.

SUP Supplement-1
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(d) The location, nature and height of buildings, walls and fences, and the nature and extent of the
landscaping on the site are such that the use will not unreasonably hinder or discourage the
appropriate development and use of adjacent land and buildings.

The Channahon industrial Park is surrounded by other Light Industrial properties and lots of
mature trees. This application for a specia! use permit is not unlike the other businesses
within the Channahon Industrial Park.

(e) Parking areas will be of adequate size for the particular use, property located and suitably screened
from adjoining uses, and the entrance and exit drives will be laid out so as to prevent traffic hazards
and nuisances.

There is sufficient parking spots for seven (7) trucks to be stored on the property and not disrupt the
current parking load at the property location. The truck drivers will park their personal vehicles
in the same spots as the trucks and therefore leave sufficient parking for other tenants.

(f) The proposed use wil! not cause substantial injury to the value of other property in the
neighborhood.

The Channahon Industrial Park has simtlar trucking operations at this property location. Many
of the other property owners, likewise, park vehicles/trucks for overnight storage. AdctitionaHy,
similar trucking operations are expected within the Channahon Industrial Park in the near
future.

(g) Conditions in the area have substantially changed, and at least one year has elapsed since any
denial by the Village Board of any prior application for a special use permit that would have
authorized substantially the same use of afl or part of the site.
To the best of my knowledge, the Village Board has not denied an application for a special use permit
in the Channahon industrial Park of the same nature and extent as this apptication.

SUP Supplement- 2
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FROM:

Karen A. James, Planner

DATE:

March 3, 2021

SUBJECT:

Final Plat of Subdivision: Crossroads 55 Unit 2

FOR AGENDA:

March 8, 2021

SUMMARY
Crossroads 55, LLC is requesting approval of a final plat of subdivision for Crossroads 55 Unit 2.
The plat would create five (5) lots and establish easements. The rights of way and parkway
easements for Bradley Street, Amoco Road and Exchange Boulevard have already been
dedicated by separated plats of dedication.
GENERAL INFORMATION
APPLICANT:

Crossroads 55, LLC

LOCATION:

South of Amoco Road, east of Bradley Street

PIN:

04-10-10-101-001-0000, 04-10-10-100-008-0000

SIZE:

~139 acres

EXISTING ZONING: I-1 Limited Industrial
ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

I-1

Village

Amazon

West

R-1

Village

I-55 Right of Way

South

I-1/C-4

Village

East

I-3

Will County

Channahon Corporate
Center/Undeveloped
Flint Hills Property

v:\projects\venture one - crossroads 55\unit 2 - final plat\crossroads55unit2.finalplat.pzc.030821.docx

Page 1 of 4

PLANNING AND ZONING COMMISSION MEMO

Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Industrial

APPLICATION REQUEST(S)
•

Approval of Final Plat of Subdivision

BACKGROUND INFORMATION
•

June 2017 – Approval of Annexation, Rezoning, PUD and Unit 1 Final Plat for
Crossroads 55

PROJECT DETAILS
Plat Overview:
• The plat is in substantial compliance with the annexation agreement and preliminary plat
of subdivision for Crossroads 55.
Page 2 of 4
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•

The plat serves to create five (5) lots for the existing Building A (Lot 1), under construction
Building B (Lot 4), the detention pond (Lot 5) and surplus property for future improvements
(Lots 2 and 3), as well as dedicate drainage, utility and access easements for the lots.

•

Access easements are proposed across Lots 3 and 5 to provide Lot 2 with future access
to Exchange Boulevard.

•

Lot 2 was part of the original Lot 1 but is not needed for the use of the building constructed
on Lot 1 (adjacent to Bradley Street). This lot could be built in conjunction with Lot 3 or
by itself.

•

The development agreements would allow for the lots within the Crossroads 55
development to utilize parking on Lot 2 should it be constructed.

PUBLIC NOTICE SUMMARY
•

This request does not require the completion of public notices.

STANDARDS
Standards for Review of Plats and Site Plans:
The Planning and Zoning Commission shall recommend approval and the corporate authorities
shall approve a preliminary or final plat or a preliminary or final site plan, unless it makes written
findings specifying the manner in which:
(1) The design and layout of the subdivision site plan or development does not conform to
the provisions of this chapter.
(2) The applicant has not made adequate provision to install improvements required by the
Planning and Zoning Commission or corporate authorities under authority of this chapter.
(3) The final plat of subdivision or final site plan fails to comply with an approved preliminary
plat of subdivision site plan or preliminary site plan.
(4) The plat or site plan does not conform with this chapter, the Comprehensive Plan, the
Official Zoning Map, the Stormwater Detention Regulations (Ch. 53), Flood Hazard
Prevention (Ch. 153), Soil Erosion Regulations (Ch. 157), established village planning
policies, and all other village ordinances.
(5) The provisions for vehicular loading, unloading, parking or circulation on the parcel or
onto adjacent public rights-of-way will create hazards to safety or will cause significant
burdens on transportation facilities that could be avoided by modification of the plan.
(6) The vehicular and pedestrian traffic circulation system creates hazards to safety that
could be avoided by modification of the plan.
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(7) The proposed plan unnecessarily and in specified particulars destroys, damages, or
detrimentally alters significant natural, topographic or physical features of the site and
development.
(8) The proposed landscaping, screening or lighting fails to provide adequate acoustical or
visual privacy to incompatible adjacent uses that could be avoided by modification of the
plan.
(9) The bulk and location of proposed buildings and structures will have significant adverse
impact on adjacent property and development of the parcel is not feasible in a manner
that will avoid these consequences.
(10) The proposed plat or site plan makes inadequate provision for the use and maintenance
of open space, and this failure may result in a burden on the public or on the adjacent
properties.
(11) The proposed development will impose an undue burden upon off-site public services,
including sanitary sewer, water and storm drainage, which conclusion shall be based
upon a written report of the Village Engineer provided that there is no provision in the
capital works program of the village to correct the specific burden and that the applicant
has not agreed to alleviate that portion of the burden attributable to the proposed
development.
(12) The subdivision site plan or development is subject to periodic flooding or contains poor
drainage facilities and would make adequate drainage of the lots and streets impossible.
STAFF COMMENTS AND CONDITIONS
•

The plat is currently being reviewed by village engineering staff for compliance with the
development and subdivision regulations, therefore any recommendation of approval
should include the condition of staff review and approval of final engineering.

SUPPORTING DOCUMENTS
•

Final Plat

ACTION REQUESTED OF THE COMMISSION
•

Review and make a Recommendation to the Village Board regarding the application for
final plat of subdivision, subject to staff approval of final engineering and any conditions
the PZC determines are necessary.
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