AGENDA
PLANNING & ZONING COMMISSION
July 12, 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 – June 14, 2021
5. Public Hearing – Application for a Special Use permit for an Automobile Laundry (Car Wash) in
the C-3 Commercial District for WashCove Channahon Express: Southeast corner of W. Eames
Street and S. Pheasant Lane, Southern Crossings Unit 2 Outlot 4, PIN 03-24-101-004 filed by
Route 6 Channahon. LLC.
6. Review and Recommendation – Special Use Permit for an Automobile Laundry (Car Wash) in
the C-3 Commercial District: WashCove Channahon Express/Southeast corner of W. Eames
Street and S. Pheasant Lane, Southern Crossings Unit 2 Outlot 4, PIN 03-24-101-004 filed by
Route 6 Channahon. LLC.

7. Review and Recommendation – Site Plan: WashCove Channahon Express, 27057 W. Eames
Street/ Southern Crossings Unit 2 Outlot 4 filed by Route 6 Channahon, LLC; to allow for the
construction of a 4860 square foot car wash building with a dog wash room, canopies for 24
vacuum spaces and 3 pay stations, and associated site improvements.
8. Review and Comment – Concept Plan Review; Multi-Family Project at 24740 W Eames Street,
northwest corner of Roberts Road and Route 6 filed by Paul Swanson
9. Public Comment
10. 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.

The full PZC agenda packet will be posted on the village website at https://www.channahon.org/agendacenter.
The public may email comments to pzcmeeting@channahon.org. These comments will be read into the record.

PLANNING & ZONING COMMISSION MINUTES
June 14, 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, Warren and Chairman Ciarlette present. Commissioners Madding and
Sullivan absent.
Others present – Mike Petrick, Director of Community Development; Karen James, Planner; and Mary
Jane Larson, Inspection Coordinator.
4. Approval of Minutes – June 14, 2021
Motion to approve the minutes of May 10, 2021 meeting of the Planning and Zoning Commission made
by Commissioner Gray. Seconded by Commissioner Warren. All Ayes, Motion Carried.
5. Public Hearing – Application for a Special Use Permit for Truck Termina in the I-1 Industrial
District: Alliance Transportation & Logistics Systems, Channahon Industrial Park Unit 3 Lots 12
& 13 at 24261 S. Northern Illinois Drive filed by Yazour Group Systems, LLC.
Motion to open the public hearing made by Commissioner Gray. Seconded by Commissioner Pershey.
All Ayes, Motion Carried.
Karen James presented the staff report.
Chairman Ciarlette asked the applicant if based on the building you are looking to construct you’re
going to be doing mechanical work within the building. Will everything be based on the EPA regarding
removal of any waste and oil.
The applicant, Ashraf Hasan, of Yazour Group Systems said they follow all the regulations required of
the EPA and other government bodies on the disposal of waste and oil products.

Ciarlette stated since there are 17 bays do you plan on having the 17 bays open? Hasan said there will
be 17 parking spots for trailers and 13 parking spots for tractors and 2 drive in bays for repairs. Ciarlette
asked what is your current capacity now? Hasan said at his other facility he has 9 parking spots for
trailers and 9 parking spots for tractors. They are also currently building another facility in Morris.
Commissioner Gray asked what are the hours of the mechanic shop. Hasan said the repair shop would
operate between the hours of 7:00 a.m. and 5:00 p.m.
Commissioner Warren said Hasan stated the majority of his refrigerated trailers are Thermo King
Interior Whisper Units. He asked Hasan if he can quantify how many are not Whisper or quiet units
and how soon does he plan to replace those units in the near future. Hasan said he still has about 15
units but they are based out of the Joliet facility and those units will not run out of the Channahon
facility. Warren asked if all the trailers are air ride as well. Hasan said all the trailers are air ride.
Ciarlette asked how many employees will be working out of this facility. Hasan said there will be 4
employees consisting of a dispatcher, safety manager, his brother and himself. They plan on hiring 2
mechanics and an additional dispatcher once they are in the building.
Gray asked for clarification there will not be any reefer/refrigerated trucks parked and running during
the night. Hasan said there may be refrigerated trucks running but you will not be able to hear the
whisper units beyond 20 feet.
Warren asked about the possibility of fuel or oil going in to the retention ponds or the wetland areas.
James explained in the engineering a filter and a trap to secure solids as a precaution from entering the
retention area. Mike Petrick stated the parking lot is surrounded by curbs which keeps fuel and waste
from going in to the grass area. The filtration system also keeps it out of the storm system.
Warren questioned if Northern Illinois Drive is built to handle the additional truck traffic. James stated
there are no concerns as the road was built for industrial traffic.
Ciarlette opened the floor for public comment.
Ken Olvera is concerned his well and the water table will be affected by the building’s well. Ciarlette
told Olvera this property will be on village water not a well. Olvera is also concerned about the truck
noise and fumes. James confirmed the property will be public water though it will be on a private septic
system.
Hasan agreed during daily operation hours there will be noise from the trucks but not after hours. Hasan
offered the residents his cell phone number so they may contact him directly with any complaints once
they open. Hasan said he will answer his phone day or night if needed.
Ron Haldeman asked the owner if he has another facility like this near here they may go to and view
the operation. Hasan said he is more than welcome to come and see the facility at 23315 S Youngs
Road in Channahon. Hasan stated the Youngs property is a huge open yard over 20 acres nothing
compared to size of this new facility. Hasan said anyone is more than welcome to stop by and see their
offices, shop and the yard.

Mary Johnson said she owns a property on Northern Illinois Drive. She has a question regarding the
detention area under the proposed parking area and how it will work since it is by the wetlands. Other
properties on Northern Illinois Drive have larger detention areas and she would like it explained how
this will work for this property. James explained what is on the back of that letter is what they are
proposing to build if it were to be approved which is different than what is on the aerial. That wet area
is already existing. There would be an addition to that. It will release at the end of their improvement
at a slow rate. They are trying to retain as much as possible on the property so it will be released at a
slower rate. It would eventually make its way there but it has to be detained. The underground
component of it has a system where they place structures under the pavement and water will go to that
area and is detained under there until it can be released at a much slower rate. It goes underground first
with some being infiltrated in to the ground before being released. There is detention you will not see.
Johnson asked if the water will run north. Petrick said the water will run the same as it is today. He
stated the storm water ordinance requires it to be released at a rate the same as it is today and in the
same direction also.
Laura Halderman’s concern is for the wildlife and water. She said there were natural springs in the
marsh area that came up from the ground. Her question is the things that are going under the ground
which are closer to the building and how are they going to affect the natural springs and that water.
She’s confused because there is so much water coming up is the ground area surrounding this going to
be able to support all of this? With this being the wetlands has the EPA or anybody environmentally
taken a look at this? Petrick said as far as the storm detention what happens aboveground or
underground it will still have to have a clay or concrete liner using whatever material specified by
engineering containment system is going to be irrelevant to it leaching in to the ground. It is designed
to do that at a certain rate and certain ponds will and the whole idea of it is to do it the way it now.
James stated the area they are working on now is not in a flood plain.
Halderman stated again she is very concerned about the wildlife. Petrick pointed out where this project
is being developed it is at the low land grass field bounded by human activity. The wildlife is more up
the hill in the wooded area vs the acreage they are planning to develop. Halderman stated she does not
trust the whole thing and she feels in a year or two development will be allowed to be done up to the
back of their properties. Petrick stated as was mentioned earlier if there is any expansion beyond what
is approved in the special use permit they would need to amend the special use permit and we would
be right back here doing this again for that. Now from the economic side of things if they wanted to
relocate wetlands it would not be cost effective especially if they have other property in Morris or
Youngs Road they could develop that does not have wetlands. Halderman is all for small businesses
but she doesn’t want the wildlife to be compromised. Halderman asked Hasan if there would be fuel
tanks underground and he said no only aboveground.
Jake Lipke asked Hasan how many tractors and trailers does he has over all of his properties? Hasan
stated he has 45 trailers. Lipke feels even though he is only allowed 17 trailers at this property at once
it doesn’t mean during a day double that amount will go in and out throughout the day increasing the
truck traffic. Lipke feels they should just use the Morris or other properties instead of developing this
property. Eddie Hasan stated the other properties are leased. They own this property and it makes
more sense to develop and improve land they own.
Terri O’Brien does not want this to go through. She does not agree that the noise, lights and fuel smells
will not affect her property. Every day 24/7 her and her neighbors deal with Blue Rhino’s business and
she expects this business will be the same.

Hasan said his property will be 400-500 feet away from her home and the lights will be facing down
not toward her home and many of the lights will be motion detection and not on at all times.
Petrick did point out that Blue Rhino is open 24 hours operation. This business will close in the evening.
James asked Hasan if he would be willing to review the landscape plans and possibly add some
evergreen trees.
Warren asked if there are standards for light industrial noise pollution? Petrick said there are the OSHA
standards and the Illinois Pollution Control Board set the standards that we adopted by reference. The
village has been with working with the police department and code enforcement to measure some of
the sound coming out of Blue Rhino. The problem with measuring sounds is it is unpredictable and
you need to be there at the right time with the noise reader ready to record it. Just hearing the noise
does not work very well or for us to try and say you’re violating without the noise readings.
Lana Sexton feels there are other places this business could go instead of right there. She wants the
village to not allow this project to go through. She wants the village to remain a small town and quit
bringing in trucking companies.
Debbie Spesia said she is unable to enjoy her deck or have the windows open because of Blue Rhino.
She feels this business with the added trucks and their brake noises will add to the problem. Her concern
is more the noise than the lights.
Hasan offered to build a privacy fence versus an open fence to help with the noise from Blue Rhino.
Eddy Hasan also stated that he understood the concerns but that most of them seemed to not be for their
business and with another existing business.
Barbara Bernier asked how many letters were actually sent out because she is surprised there are not
more residents in attendance to oppose this project. Petrick stated the village follows state statutes
which a letter is sent out to every property within 250 feet of the subject property, as well as the sign
that goes on the property and is posted in the newspaper. James said they sent out 28 letters which
includes industrial properties. Bernier also stated that opposes the addition of industrial business and
noise not the applicant of this request.
Motion to close the public hearing made by Commissioner Pershey. Seconded by Commissioner Gray.
All Ayes, Motion Carried.
Petrick provided the public in attendance with summary of the process and next steps in review at the
village board.
The Commission discussed the addition of conditions for evergreen species versus deciduous trees and
switching the fence to a solid style as the applicant has agreed to.
6. Review and Recommendation – Special Use Permit for Truck Terminal in the I-1 Industrial
District: Alliance Transportation & Logistics Systems, Channahon Industrial Park Unit 3 Lots 12
& 13 at 24261 S. Northern Illinois Drive filed by Yazour Group Systems, LLC.

Motion to recommend approval of the Special Use Permit for Truck Terminal in the I-1 Industrial
District: Alliance Transportation & Logistics Systems, Channahon Industrial Park Unit 3 Lots 12 & 13
at 24261 S. Northern Illinois Drive filed by Yazour Group Systems, LLC subject to conditions in the
staff report on pages 7 & 8, changing out trees to evergreen trees, 8-foot privacy fence, and final
engineering made by Commissioner Gray. Seconded by Commissioner Pershey. All Ayes, Motion
Carried.

7. Review and Recommendation – Site Plan: Alliance Transportation & Logistics Services, 24261

S. Northern Illinois Drive filed by Yazour Group Systems, LLC.; to allow for the construction of
an approximate 8,000 square foot one-story maintenance and office building and associated vehicle
and truck parking improvements.

Motion to review and recommend approval of the Site Plan: Alliance Transportation & Logistics
Services, 24261 S. Northern Illinois Drive filed by Yazour Group Systems, LLC made by
Commissioner Gray. Seconded by Commissioner Warren. All Ayes, Motion Carried.
8. Public Comment
None
9. Other Business
Petrick wanted to mention the village has put out notification they are looking for interested applicants
for the Planning and Zoning Commission. There is one vacant seat and a couple commissioners have
indicated their time with us may be limited in the future. We are trying to get together any interested
parties from the public. Additional information may be found at Channahon.org or on our social media
sites. There is a letter describing the process on what the Planning and Zoning Commission does as
well as an application and how to contact and send the information to the Mayor. If you know anyone
who may be interested in to look in those places for information.
ADJOURNMENT
Motion to adjourn made by Commissioner Gray. Seconded by Commissioner Warren. All Ayes,
Motion Carried. 7:42 p.m.

Submitted by
Mary Jane Larson, Inspection Coordinator

PLANNING AND ZONING COMMISSION MEMO

FROM:

Karen A. James, Planner

DATE:

July 9, 2021

SUBJECT:

Special Use Permit, Site Plan: WashCove Channahon Express/27057 W
Eames Street

FOR AGENDA:

July 12, 2021

SUMMARY
Route 6 Channahon, LLC, contract purchaser of the property, is requesting approval of a Special
Use Permit for an Automobile Laundry (Car Wash) in the C-3 zoning district and a Site Plan for
Southern Crossings Outlot 4. The outlot is 1.72 acres and generally located at the southeast
corner of the intersection of Route 6 and Pheasant Lane. Approval of the requests would allow
for the construction of a 4,859 square foot automatic car wash with canopied vacuum stalls and
pay stations and the associated infrastructure improvements
GENERAL INFORMATION
APPLICANT:

Route 6 Channahon, LLC

LOCATION:

27057 W Eames Street, Southern Crossings Outlot 4; southeast corner of
Route 6 and Pheasant Lane

PIN:

03-24-101-004

SIZE:

1.72 acres

EXISTING ZONING: C-3 General Commercial District
ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

R-1

Village

Retail

West

C-3

Village

Vacant

South

C-3

Village

Vacant

East

C-3

Village

Retail
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Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Corridor Commercial Node
Route 6 & Ridge Road Subarea

APPLICATION REQUEST(S)
•
•

Approval of Special Use Permit for Automobile Laundry (Car Wash)
Approval of Site Plan

BACKGROUND INFORMATION
•
•

January 2003 – Approved Annexation Agreement
April 2003 – Approved Southern Crossings/Amberleigh Estates Annexation, Zoning, and
PUD
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PROJECT DETAILS
Description of Business:
Per the applicant WashCove Channahon Express would be an exterior express car wash with free vacuums.
Customers will arrive to the wash and have the option to either vacuum their vehicles, at no cost,
or can select to receive a car wash by driving to one of the electronic kiosks. Once they’ve
selected their type of wash and paid, the entry gates will open and they will be guided into the car
wash tunnel for their wash.
The business usually has between 10-12 employees with six of the employees working full time.
A manager would be at this location along with an assistant manager working between 45-50
hours per week. WashCove will also have a director of operations visit on a daily basis as he
currently resides in Morris, IL.
Hours of operation would be 7am - 9pm, Monday – Sunday, closed for major holidays. Anticipated
peak hours would be between 10am - 4pm with an average of 450 customers a day.
WashCove Channahon Express will offer three different services, exterior car wash, 24 free
vacuums, and pet wash.
Plan Overview:
Site Design.
• The proposed site plan would include the following:
o 4,859 square foot automatic car wash building with a room for a pet wash
o 2 points of access to the east-west development drive
o 24 vacuum stalls with canopies
o 6 parking spaces for customers and employees
o 3 canopy covered pay stations with stacking for 6 additional vehicles per station
o 10 stacking spaces between pay station and car wash
o Dumpster enclosure
o 2 monument signs
o Bike rack
•

The site plan is in compliance with building and pavement setbacks requirements.

•

Provided parking is in compliance with code requirements of one (1) space per two (2)
employees.

•

Provided stacking is in compliance with code requirements of five (5) times the maximum
number of vehicles within the car wash (4). A total of 28 stacking spaces have been
provided on the site plan.
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Architecture.
• The car wash building facades would consist of brick and stone with windows or glass
doors on all four (4) sides.
•

The west elevation would include awnings to break up the facade while the east elevation
would have the vacuum canopy adjacent.

•

The vacuum and pay station canopies would include masonry wrapped columns to
coordinate with the car wash building.

•

The building elevations are in substantial compliance with the C-3 Zoning District Design
Guidelines and the Commercial Design Guidelines adopted in march 2006.

Signs.
• The Site Plan includes locations for two (2) monument signs to address the frontages on
Route 6 and the east-west development drive.
•

The monument signs would be located outside of any easements and are in compliance
with the setback and size requirements of the Sign Ordinance.

•

Per the Sign Ordinance a freestanding commercial building is permitted up to four (4)
building signs with a maximum of two (2) on any wall. The signs illustrated on the building
elevations would be in compliance with this requirement.

•

Staff will confirm the final sign designs’ compliance with ordinance regulations at the time
of sign permit request.

Landscape.
• The landscape plan is in substantial compliance with the Landscape Ordinance.
PUBLIC NOTICE SUMMARY
All public hearing notices were completed in the manner and timing required. As of the writing of
this report, Staff had communication with one (1) person regarding the requests:
• Inquiry as to who the applicant was and whether a gas station would be part of the
request.
STANDARDS
The applicant answered yes to all of the Special Use Permit Standards Statements.
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:
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(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.
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.
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(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.
(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
•

Final engineering is currently under review by staff. Any recommendation of approval
would be subject to staff review and approval of final engineering.

•

Engineering revisions affecting the site plan would be the inclusion of a sidewalk
connection from Route 6 along Pheasant Lane to the intersection with the east-west
development drive, inclusion of a bike rack for employee and dog wash customer use, and
a sidewalk connect from the bike path/perimeter sidewalk to the building.

•

Sidewalk would be required along the south side of the east-west development drive with
the development of the lot to the south
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•

A Special Use Permit for Automobile Laundry was issued in 2016 to a different company
for a different property at the southwest corner of the same intersection. That Special Use
Permit was not used, has expired, and is no longer valid.

SUPPORTING DOCUMENTS
•
•
•
•

Site Plan
Building Elevations
Signage
Landscape Plan

ACTION REQUESTED OF THE COMMISSION
•
•
•

Conduct Public Hearing for Special Use Permit– Automobile Laundry (Car Wash)
Review and make a Recommendation including Findings of Fact to the Village Board
regarding the application for Special Use Permit, subject to approval of the site plan and
any conditions the PZC determines are necessary.
Review and make a Recommendation including Findings of Fact to the Village Board
regarding the application for Site Plan, subject to staff review and approval of final
engineering and any conditions the PZC determines are necessary.
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228"

26"

11"
125"

26” X 228” (WASHCOVE) LED ILLUMINATED CHANNEL LETTERS
W/ 11” X 125” (CHANNAHON EXPRESS) CHANNEL LETTER BOX SIGN
2 WEST ELEVATION, 1 EAST ELEVATION AND 1 NORTH ELEVATION
7-6-21

108"

85” X 108” Double-Sided Aluminum
Sign Cabinet w/ Led Illuminated
Push Thru Acrylic Logo

85"

43.19” X 97.56” Double-Sided
11mm Full Color LED Display

118"

Precast CMU Stone Sill
Thin CMU Stone Veneer

5-25-21

GENERAL NOTES: LANDSCAPE
1.
2.
3.

4.

1 Ivory Silk Japanese Tree Lilac
1 Red Oak
7 Wine and Roses Weigela
1 Ivory Silk Japanese Tree
Lilac
2 Dense Yew
1 Red Oak
4 Pink Paradise Potentilla
2 Dense Yew
1 Ivory Silk Japanese Tree Lilac
1 Red Oak

US Route 6

2 Dense Yew
1 Red Oak
4 Double Pink Knockout Rose
2 Dense Yew
1 Ivory Silk Japanese Tree
Lilac
1 Red Oak
7 Wine and Roses
\Weigela
1 Ivory Silk Japanese Tree
Lilac

5.

6.

7.
8.

9.
10.
11.

1 Red Oak
1 Ivory Silk Japanese Tree
Lilac
1 Red Oak
2 Fountain Grass
1 Little Quick Fire Hydrangea
4 Fire Chief Arborvitae

12.
13.
14.
15.
16.
17.

2 Fountain Grass
4 Fire Chief Arborvitae
2 Fountain Grass
1 Little Quick Fire Hydrangea
2 Fountain Grass

3 Grow Low Sumac
1 Redmond Linden
3 Grow Low Sumac
8 Pink Paradise
Potentilla

4 Hackberry
1 London Planetree
7 Pink Paradise Potentilla
11 Prairie Dropseed

Channahon
Washcove
Carwash
US Route 6 & Pheasant Lane,
Channahon, Illinois 60410

5 Little Quick Fire
Hydrangea
Shade Tree

Property Line

5 Dense Yew

5 Double Pink
Knockout Rose
3 Dense Yew

5 Dark Puprle Bloomerand Lilac

PROJECT

LEGEND

5 Double Pink
Knockout Rose
3 Dense Yew
5 Wine and Roses
Weigela
11 Prairie Dropseed

5 Dense Yew

Notes indicated on grading plans shall pertain to landscape plans. Final grade of planting
beds shall be as per grading plan.
The landscape contractor shall be responsible for making themselves familiar with all
underground utilities and structures.
All existing plant material and trees shall be saved and protected unless otherwise noted.
Contractor to protect new and existing trees and landscaping from damage and shall restore
all areas disturbed as a result of construction.
Plant material shall be supplied from Northern Illinois nursery stock, shall be dug the planting
season it is installed, and shall conform to the American Association of Nurseryman's
standards.
Plant material shall be size and type specified. Substitution of plant material shall be on a
case by case basis and approved in writing by the Owner's Representative. In no case shall
plant material be smaller than indicated in the plans.
Do not willfully proceed with plantings as designed when it is obvious that obstructions
and/or grade differences exist that may not have been known during the design process.
Such conditions shall be immediately brought to the attention of the Owner's Representative.
All plant material shall be inspected and approved by the Owner's Representative prior to the
installation of any and all plant material.
Plant locations shall be flagged in field with Owner's Rep. Final location of all plant material
shall be subject to approval of the Owner's Representative prior to digging any holes. The
landscape contractor is responsible for providing Owner's Representative with 48 hour
minimum advance notice prior to planting.
Plants shall be watered on the day they are planted and maintained with watering until final
acceptance of the project.
Apply a pre-emergent as per manufacturer's specification prior to installing mulch.
Beds and tree rings (6' diameter) shall have 3" of hardwood shredded mulch applied and a
4" deep spade edge at lawn. Trees that are not located in beds, shall have a tree ring.
Landscape plant material shall be guaranteed for 12 months from final acceptance. Any
plant 1/3 dead or more shall be replaced under the guarantee.
Contractor to prepare landscape beds by roto-tilling 2" of Mushroom Compost into new beds.
Do not add compost nor roto-till within drip line of existing trees.
Lawn Seeding shall be under favorable weather conditions, and shall follow dates in
specification.
Turf mixes shall be installed and lawn established at all disturbed areas.
Do not overseed into mulch beds and paving.
Contractor shall restore all areas disturbed as a result of construction.

1 Winter King Hawthorn
5 Dark Purple Bloomerang
Lilac
4 Dense Yew

5 Little Quick Fire
Hydrangea

Understory Tree

ltd
Park Planning and Landscape Architecture
24042 Lockport St, Plainfield, Illinois 60544
815-254-0091 www.uplanddesign.com

Shrub

Ornamental Grass

5 Double Pink
Knockout Rose
3 Dense Yew
7 Prairie Dropseed

Pheasant Lane

4 Prairiefire Crabapple

1 Winter King Hawthorn
4 Dense Yew

5 Double Pink Knockout
Rose
3 Dense Yew
1 London Planetree
11 Prairie Dropseed
5 Dark Puprle Bloomerand Lilac
7 Pink Paradise Potentilla

5 Double Pink
Knockout Rose
3 Dense Yew
12 Emerald Green
Arborvitae

5 Dark Purple Bloomerang
Lilac

1

3 Wine and Roses
Weigela

Perennial and Groundcover (hatch symbol varies)

1 Winter King Hawthorn
1 Autumn Brilliance
Serviceberry

REFUSE

5 Dense Yew
1 Redmond Linden
7 Grow-Low Sumac
1 Autumn Brilliance Serviceberry
2 Fountain Grass
1 Little Quick Fire Hydrangea
2 Fountain Grass
4 Fire Chief Arborvitae

SHEET TITLE

Landscape
Plan

Service Drive
84 Dart's Blue Periwinkle

60 Dart's Blue Periwinkle
1 Autumn Brilliance Serviceberry
3 Double Pink Knockout Rose
3 Double Pink Knockout Rose
9 Little Goldstar Black-Eyed Susan and 9
Cats Pajamas Catmint mixed evenly

1 Autumn Brilliance Serviceberry
3 Double Pink Knockout Rose
3 Double Pink Knockout Rose
6 Dense Yew
9 Little Goldstar Black-Eyed Susan and 9
Cats Pajamas Catmint mixed evenly

North

4 Fire Chief Arborvitae
2 Fountain Grass
1 Little Quick Fire Hydrangea
2 Fountain Grass
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PLANNING AND ZONING COMMISSION MEMO

FROM:

Karen A. James, Planner

DATE:

July 9, 2021

SUBJECT:

Concept Plan: Multi-Family Project/24740 W Eames Street

FOR AGENDA:

July 12, 2021

SUMMARY
Paul Swanson is requesting review of a concept plan for a multi-family rental community on the
undeveloped lot at 24742 W. Eames Street. The site is located at the southwest corner of Roberts
Road and Route 6 between existing Route 6 commercial uses and adjacent to the Galloway
Elementary School and the Sunshine Manor Subdivision to the north of Roberts Road. The
current zoning of the property is C-1 Local Shopping District. Any future development requests
would include a zoning change to R-3 Multi-Family Residence District and/or a special use permit
for a planned unit development.
GENERAL INFORMATION
APPLICANT:

Paul Swanson

LOCATION:

24742 W Eames Street, southwest corner of Roberts Road and Route 6

PIN:

04-10-09-302-006-0000

SIZE:

3.61 acres

EXISTING ZONING: C-1 Local Shopping District
ADJACENT ZONING & LAND USE:
Direction

Zoning

Jurisdiction

Use

North

C-1/R-1

Village

Mini Storage/Office/Residential

West

R-1

Village

Galloway Elementary School

South

C-3/C-1

Village

Retail/Church

East

C-2

Village

Retail

v:\projects\route 6 & roberts road\concept plan\roberts&rt6.conceptplan.pzc.071221.docx
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Zoning Map

Location Map

RELEVANT PLAN(S)
COMPREHENSIVE PLAN DESIGNATION:

Corridor Commercial Node

APPLICATION REQUEST(S)
•

Review of Concept Plan

BACKGROUND INFORMATION
To the best of staff’s knowledge, the property has not been part of any development/zoning
applications.
PROJECT DETAILS
Plan Overview:
Concept Plan.
• The concept plan illustrates the following:
Page 2 of 4
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o
o
o
o
o
o
o

2 3-story multi-family residential buildings
48 dwelling units, 8 per floor
1- or 2-bedroom units ranging in size from 780 to 1140 square feet
Outdoor area with passive amenities such as a gazebo
96 parking spaces, 2 per unit
2 means of access, Roberts Road and Route 6
Detention pond

•

The exterior of the building would be a mix of masonry and EIFS.

•

First floor units would be provided an exterior patio, while upper story units would have a
balcony.

•

The concept plan reflects the site and structure requirements of the following R-3 MultiFamily Residence District:
o
o
o
o
o

Front yard setback = 30’ required, 30’ provided to Roberts Road
Side yard setback = 10’ required, 30’ provided to west property line
Rear yard setback = 25’ required, 30’ provided to the school property
Floor Area Ration maximum = 0.5 required, 0.4 provided
Building Separation = not defined by ordinance, 30’ provided

PUBLIC NOTICE SUMMARY
This request does not require the completion of public notices.
STANDARDS
The Zoning Regulations do not have standards to consider for a Concept Plan review.
STAFF COMMENTS AND CONDITIONS
•

Should the applicant decide to proceed forward with the project following PZC and Village
Board feedback, the process would include a zoning change to R-3 Multi-Family
Residence District, and possibly a special use permit for a planned unit development.

•

The Future Land Use Plan designates the property for commercial use, though this
designation likely came from the existing zoning of the property of C-1. However,
residential uses above the first floor are allowed in the C-1 with a special use permit and
permitted in the C-2.

•

The concept of a multi-family community is in alignment with the Comprehensive Plan’s
direction of diversifying the housing stock.
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SUPPORTING DOCUMENTS
•
•

Concept Plan
Representative Building Elevation and Floor Plan

ACTION REQUESTED OF THE COMMISSION
•

Review and provide comment on the presented Concept Plan.
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