Meeting of the Village of Buffalo Grove
Planning and Zoning Commission

Fifty Raupp Blvd
Buffalo Grove, IL 60089-2100
Phone: 847-459-2500

Regular Meeting
July 19, 2017 at 7:30 PM

I.

Call to Order

II.

Public Hearings/Items For Consideration

III.

IV.

1.

Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake
Cook Road (Trustee Stein) (Staff Contact: Brian Sheehan)

2.

Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N
Milwaukee Ave (Trustee Stein) (Staff Contact: Brian Sheehan)

3.

Consider a Special Use for a Child Day Care Home at 330 University Drive (Trustee
Ottenheimer) (Staff Contact: Brian Sheehan)

4.

Proposed Link Crossing Subdivision (Trustee Ottenheimer) (Staff Contact: Chris Stilling)

Regular Meeting
A.

Other Matters for Discussion

1.

Workshop to Review Various Plan Alternatives for the Proposed Link Crossing
Subdivision (Trustee Ottenheimer) (Staff Contact: Chris Stilling)

B.

Approval of Minutes

1.

Planning and Zoning Commission - Regular Meeting - Jun 21, 2017 7:30 PM

C.

Chairman's Report

D.

Committee and Liaison Reports

E.

Staff Report/Future Agenda Schedule

F.

Public Comments and Questions

Adjournment
The Planning and Zoning Commission will make every effort to accommodate all items on the
agenda by 10:30 p.m. The Board, does, however, reserve the right to defer consideration of
matters to another meeting should the discussion run past 10:30 p.m.
The Village of Buffalo Grove, in compliance with the Americans with Disabilities Act, requests that
persons with disabilities, who require certain accommodations to allow them to observe and/or
participate in this meeting or have questions about the accessibility of the meeting or facilities,
contact the ADA Coordinator at 459-2525 to allow the Village to make reasonable
accommodations for those persons.

2.1

Action Item : Consider Variations to the Sign Code for the Four
Points by Sheraton on 900 West Lake Cook Road

Recommendation of Action
Staff recommends approval of the two requested variations, subject to the condition that the proposed
signs are in installed in accordance to the attached plans.
The petitioner, Four Points by Sheraton on 900 West Lake Cook Road, is seeking two variations related
to signage. The first variation is to move its existing ground sign off-premise to the vacant parcel just
south of their existing property. The second variation is to replace the existing wall sign with a new sign
that would exceed the maximum area allowed by the code.
ATTACHMENTS:


Petitioner Letter 7.6.17



Staff Memo

(DOCX)



Staff Report

(DOCX)



Aerial (PDF)



Site Plan/Plat of Survey



Sign Drawings (PDF)



Petitioners Letter

(PDF)



Authorization Letter

(PDF)



Hamilton Approval Letter

Trustee Liaison
Stein

(DOCX)

(PDF)

(PDF)
Staff Contact
Brian Sheehan, Community Development

Wednesday, July 19, 2017
HISTORY:
06/21/17
Next: 07/19/17

Planning and Zoning Commission

TABLED

The Petitioner was not present.
Mr. Sheehan explained that the request is to relocate the ground sign to the vacant parcel located in front
of the building. Hamilton Partners is the owner of the vacant parcel and has provided a letter of approval
with some conditions. In addition, the Petitioner is requesting a variation for a larger wall sign to be
located on the Porte Cochere facing west. The sign would not directly face Lake Cook Road and they are
trying to get the attention of eastbound traffic on Lake Cook Road.
Com. Goldspiel asked Mr. Raysa a procedural question, which Mr. Raysa answered. Com. Goldspiel
believes that the proposed wall sign is exceptionally ugly and would like to see it made more attractive.
Com. Au asked if there was a reason why the Petitioner was not present. Mr. Sheehan advised that he
had been in contact with the Petitioner numerous times and believed they were aware of the public
hearing date and time. He also left a message prior to the start of the public hearing. Com. Au asked how
far the distance between the wall sign and ground sign would be. Mr. Sheehan advised that the current
ground sign is the line of sight of the wall sign. The new ground sign would be further away.
Com. Cesario believes that moving the ground sign is a good thing and makes sense. It will further the
distance between the ground sign and wall sign. He noted that the building is set back a distance off Lake
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2.1
Action Item (ID # 1989)

Meeting of July 19, 2017

Cook Road. He believes that the proposed wall sign seems big for the space, but understands with the
distance the building is setback from the road. He questioned if the proposed wall sign is the best
solution.
Com. Weinstein agrees that the building is set back a distance off the roadway, to a point that it is not
recognized as a hotel. He does not have any issues with the proposed ground sign. He asked if the
current wall sign is illuminated. Mr. Sheehan is not sure. Com. Weinstein would like to know and if so,
would most likely place conditions on the illumination.
Com. Cohn agrees with the other Commissioners with regards to the wall sign. It's too big and ugly.
Com. Lesser also agrees with the comments on the wall sign. He has no issues with the ground sign.
Mr. Stilling wants to identify the questions and comments of the Commissioners and then continue the
public hearing to the July 19, 2017 regular meeting.
The following questions shall be addressed prior to July 5, 2017:
- What is the size of the existing wall sign in relation to the proposed wall sign;
- Is the existing wall sign illuminated and will the proposed wall sign be illuminated. If so, include the hours
of illumination;
- What is the rationale behind the design of the proposed wall sign.
Moved by Com. Weinstein, seconded by Com. Cesario, to continue the public hearing to the July 19,
2017 Planning & Zoning Commission regular meeting.
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Mr. Brian Sheehan
Village of Buffalo Grove
Building Commissioner
Mr. Sheehan
Below are the answers to your letter dated June 23, 2017 regarding sign code variations.
First of all we were disappointed that we were not notified of the review meeting by the Village of
Buffalo Grove in advance. We are most anxious to get this process finalized with both the Village and the
Starwood Brand.
1. The rationale behind the size, location and design of the proposed wall sign are Brand
requirements of Starwood which owns the franchise we have subscribed to for the Four Points
by Sheraton designation. We had petitioned first to eliminate the sign with no success and then
to reduce the size with the same result.
2. There was no sign there previously as this was almost entirely glass window.
3. The existing banner sign is 9 feet wide and 5 feet high. The new sign is 5’8” by 8’8”
4. The total lumens for the entire sign will total 9500 and will be operable from dusk to dawn.
In regards to the permits for existing signs there are Village permits for all of them. I have forwarded
these with this attachment.

I will be in attendance for the next scheduled meeting to answer any additional questions.
Sincerely,

Dave Steiner
Director of Operations
Bask Development
(on behalf of Four Points by Sheraton)
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Attachment: Petitioner Letter 7.6.17 (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.a

VILLAGE OF
BUFFALO GROVE

MEMORANDUM

DATE:

July 7, 2017

TO:

Planning & Zoning Commission

FROM:

Brian Sheehan, Building Commissioner

SUBJECT:

Proposed Sign Variations for 900 W Lake Cook (Four Points by Sheraton)

The petitioner is seeking two variations related to signage. The first variation is to move its
existing ground sign off premise to the vacant parcel just south of their existing property. The
second variation is to replace the existing wall sign with a new sign that would exceed the
maximum area allowed by the code.
Although this request was discussed at the June 21, 2017 Planning & Zoning Commission
(PZC) meeting, the PZC had additional questions for the petitioner. These questions along with
the petitioner’s written responses (in italics) are posed below.
1.

What is the rationale behind the size, location and design of the proposed wall sign?
The rationale behind the size, location, and design of the proposed wall sign
are Brand requirements of Starwood, which owns the franchise we have
subscribed to for the Four Points by Sheraton designation. We had petitioned
first to eliminate the sign with no success and then to reduce the size with the
same result.

2.

Please confirm that there was no previous wall sign in the location that is being
proposed for the new wall sign. If there was a wall sign, confirm whether or not it was
illuminated, how the illumination was provided (was it internally lit, etc.) and what the
illumination level (Lumens) were.
There was no sign there previously as this was almost entirely glass window.

3.

What is the size of the existing banner sign that is hung on the wall in relation to the
proposed wall sign?
The existing banner sign is 9 feet wide and 5 feet high. The new sign is 5’8” by
8’8”.
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Attachment: Staff Memo (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.b

2.1.b

Provide additional information on the proposed wall sign illumination: a. What are the
lumens that the sign will emit? b. What are the proposed hours of illumination?
The total lumens for the entire sign will be a total of 9500 and it will be
operable from dusk to dawn.

The petitioner has indicated that he will be present at the Planning & Zoning Commission
meeting on July 19, 2017 to provide any additional information needed and to answer any
additional questions that the Planning & Zoning Commission might have.
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Attachment: Staff Memo (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

4.

VILLAGE OF BUFFALO GROVE
PLANNING & ZONING COMMISSION
STAFF REPORT
MEETING DATE:

June 21, 2017

SUBJECT PROPERTY LOCATION:

900 West Lake Cook Road

PETITIONER:

David Steiner on behalf of Lake County Hospitality, LLC D/B/A
Four Points by Sheraton.

PREPARED BY:

Brian Sheehan, Building Commissioner

REQUEST:

A variation to allow an off-permise ground sign and a variation
to allow a wall sign to exceed the maximum size (area).

EXSITING LAND USE AND ZONING:

The property is improved with an existing building and is zoned
B-3.

COMPREHENSIVE PLAN:

The 2009 Comprehensive Plan calls for this property to be
commercial.

PROJECT BACKGROUND
The petitioner, Four Points by Sheraton on 900 West Lake Cook Road, is seeking two variations related
to signage. The first variation is to move its existing ground sign off-premise to the vacant parcel just
south of their existing property. The second variation is to replace the existing wall sign with a new sign
that would exceed the maximum area allowed by the code.
PLANNING & ZONING ANALYSIS
Off-Site Ground Sign
The existing ground sign is a double-faced sign constructed of aluminum
with routed graphics and white acrylic letters. It is 15 feet tall and 7 feet 4
inches wide and 52.5 square feet in area. The ground sign is internally lit.
As shown on the site plans, the existing sign, which was recently
constructed, is located at the southwest corner of the parking lot, right on
the edge of the property. Following the construction of this sign, the
petitioner noted that the location does not provide adequate visibility to
Lake Cook Road, especially those traveling west on Lake Cook. As a result,
the petitioner is seeking to relocate the sign on a vacant outlot owned by Hamilton Partners. Hamilton
Partners has provided a letter expressing their consent to relocate the pylon sign to their property. The
proposed location would provide enhanced visibility to east and west-bound travelers on Lake Cook
Road.
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2.1.c

Wall Sign
Currently the Four Points Sheraton has a nylon sign on the porte
cochere facing west. The petitioner woud like to replace this with a
new sign fabricated from aluminum letters with clear acrylic faces.
The proposed wall sign would be 5 feet 8.4 inches tall and 8 feet 8.6
inches wide or 50.3 square feet in area. It would identify the name
of the business and be internally lit with LED lighting.
The proposed sign would cover approximately 50% of the wall sign
background, while the Village’s code allows a maximum of 20%. The
proposed wall sign’s limited visibility to westbound Lake Cook Road travelers and the importance of sign
visibility to the business, provide strong rationale for relief to this Village’ standard. Furthermore, the
sign is constructed with individual letters, which would allow the building to still be visible.
SURROUNDING PROPERTY OWNERS
The property has been posted with the public hearing notice and the adjacent property owners have
been notified as required. To date, staff has not received any public comments concerning this variance
request.
DEPARTMENTAL REVIEWS
Village Department
Comments
Engineering
The Village Engineer has reviewed the proposed ground sign location and does
not have any engineering or line of sight concerns with the proposed location of
the sign. He also does not have any concern regarding the proposed wall sign.

SIGNAGE ORDIANCE VARIATIONS
The following is a summary of the two requested variations:
1. Variation to Section 14.16.070 to exceed the size limitations of the proposed wall sign.
The Village’s Sign Code allows a maximum of 20% of the wall sign background to be used for
copy when the business has a ground sign. The proposed sign is approximately 50% of the wall
sign background. Staff supports this variation due to visibility.
2. Variation to Section 14.20.100 to allow off-premise sign.
The petitioner is proposing to relocate their existing ground sign off-premise. The new location
is south of the Four Points property. Staff supports this relocation.
VARIATION STANDARDS
Pursuant to the Village Code, the Planning & Zoning Commission is authorized to make a
recommendation to the Village Board based on the following criteria:
A. Except for Prohibited signs (Chapter 14.32), the Village Planning & Zoning Commission may
recommend approval or disapproval of a variance from the provisions or requirements of this
Title subject to the following:
1. The literal interpretation and strict application of the provisions and requirements of this
Title would cause undue and unnecessary hardships to the sign user because of unique or
unusual conditions pertaining to the specific building, parcel or property in question; and
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Attachment: Staff Report (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.c

2. The granting of the requested variance would not be materially detrimental to the property
owners in the vicinity; and
3. The unusual conditions applying to the specific property do not apply generally to other
properties in the Village; and
4. The granting of the variance will not be contrary to the purpose of this Title pursuant to
Section 14.04.020
B. Where there is insufficient evidence, in the opinion of the Planning & Zoning Commission, to
support a finding under subsection (A), but some hardship does exist, the Planning & Zoning
Commission may consider the requirement fulfilled if:
1. The proposed signage is of particularly good design and in particularly good taste; and
2. The entire site has been or will be particularly well landscaped.
The petitioner will respond to the standards at the public hearing.
STAFF RECOMMENDATION
Staff recommends approval of the two requested variations, subject to the conditions that the proposed
signs are in installed in accordance to the attached plans.
ACTION REQUESTED
The Planning & Zoning Commission (PZC) shall open the public hearing and take public testimony
concerning the two variations. The PZC shall make a recommendation to the Village Board.
ATTACHMENTS
1. Aerial photo of site
2. Application for variation
3. Plat of Survey
4. Site Plan
5. Sign plans
6. Petitioners Letter
7. Property owner approval
8. Proof of Ownership
9. Authorization letter
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Attachment: Aerial (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.d
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Attachment: Site Plan/Plat of Survey (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook
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Attachment: Sign Drawings (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.f
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Attachment: Sign Drawings (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)
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Attachment: Sign Drawings (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)
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Attachment: Sign Drawings (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)
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Attachment: Petitioners Letter (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.g
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Attachment: Authorization Letter (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook Road)

2.1.h
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Attachment: Hamilton Approval Letter (1989 : Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake Cook
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2.2

Action Item : Amendment to Ordinance 2013-70 for the Replacement
of a Sign Panel at 201 N Milwaukee Ave

Recommendation of Action
Staff recommends approval of the amendment to Ordinance 2013-70 allowing for the lowest level fuel
pricing panel to be replaced as shown on the attached plans included with the petition.
The petitioner, Chris Kalischefski, on behalf of Speedway LLC located at 201 North Milwaukee Avenue, is
seeking an amendment to the existing Ordinance 2013-70. Speedway is requesting to remove the lowest
fuel panel and replace it with a graphic insert to read "Beer Cave". Because the original sign was
approved as a variation, an amendment to the Ordinance is required.
ATTACHMENTS:


Staff Report 7.3.17



Speedway Sign Drawing



Plat of Survey (PDF)



Petitioners Letter

(PDF)



Authorization Letter

(PDF)



Ordinance 2013-70

(PDF)



9.17.13 ZBA Minutes (PDF)

Trustee Liaison
Stein

(DOCX)
(PDF)

Staff Contact
Brian Sheehan, Community Development

Wednesday, July 19, 2017
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VILLAGE OF BUFFALO GROVE
PLANNING & ZONING COMMISSION
STAFF REPORT

MEETING DATE:

July 19, 2017

SUBJECT PROPERTY LOCATION:

201 North Milwaukee Avenue

PETITIONER:

Chris Kalischefski on behalf of Speedway LLC

PREPARED BY:

Brian Sheehan, Building Commissioner

REQUEST:

An amendment of Ordinance 2013-70 allowing the
replacement of the third fuel pricing panel with a graphic
insert.

EXSITING LAND USE AND ZONING:

The property is improved with an existing building and is
zoned B-3.

COMPREHENSIVE PLAN:

The 2009 Comprehensive Plan calls for this property to be
commercial.

PROJECT BACKGROUND
The petitioner, Chris Kalischefski, on behalf of Speedway LLC located at 201 North Milwaukee
Avenue, is seeking an amendment to the existing Ordinance 2013-70. Speedway is requesting to
remove the lowest fuel panel and replace it with a graphic insert to read “Beer Cave”. Because the
original sign was approved as a variation, an amendment to the Ordinance is required.

PLANNING & ZONING ANALYSIS
In 2013, the Village Board approved Ordinance
2013-70 granting Speedway multiple variations
to allow the current ground sign. Specifically,
condition #3 of the Ordinance restricts the panel
for “fuel pricing only”. Minutes from the
September, 2013 ZBA meeting are included for
reference. Overall, staff does not object to the
change in the tenant panel as the overall size and
height of the sign remain unchanged.

Existing

Proposed

SURROUNDING PROPERTY OWNERS
The property has been posted with the public hearing notice and the adjacent property owners
have been notified as required. To date, staff has not received any public comments concerning this
request.
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2.2.a

STAFF RECOMMENDATION
Staff recommends approval of the amendment to Ordinance 2013-70 allowing for the lowest level
fuel pricing panel to be replaced as shown on the attached plans included with the petition.

ACTION REQUESTED
The Planning & Zoning Commission (PZC) shall open the public hearing and take public testimony
concerning the amendment. The PZC shall make a recommendation to the Village Board.
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Attachment: Speedway Sign Drawing (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)

2.2.b
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Attachment: Plat of Survey (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)

2.2.c
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Attachment: Petitioners Letter (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)

2.2.d

Packet Pg. 24

Attachment: Authorization Letter (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)
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Attachment: Ordinance 2013-70 (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)
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Attachment: Ordinance 2013-70 (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)
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Attachment: Ordinance 2013-70 (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)

2.2.f
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REGULAR MEETING
BUFFALO GROVE ZONING BOARD OF APPEALS
SEPTEMBER 17, 2013
Chairman Entman called the Zoning Board of Appeals regular meeting to order at 7:30 P.M. on
Tuesday, September 17, 2013 in the Council Chambers of the Village Hall, 50 Raupp Boulevard.
ROLL CALL
Commissioners Present:

Commissioner Cesario
Commissioner Steingold
Commissioner Windecker
Commissioner Lesser
Commissioner Shapiro
Chairman Entman

Commissioners Absent:

Commissioner Au

Also Present:

William Raysa, Village Attorney
Lester Ottenheimer, Village Trustee
Brian Sheehan, Deputy Building Commissioner

APPROVAL OF MINUTES
August 20, 2013 minutes:
Com. Windecker made a motion to approve the minutes of the Zoning Board of Appeals regular
meeting held on Tuesday, August 20, 2013. Com. Lesser seconded the motion.
Roll Call Vote:
AYE – Steingold, Windecker, Lesser, Shapiro, Entman
NAY – None
ABSTAIN – Cesario
Motion Passed 5 to 0, 1 Abstention. Minutes approved as submitted.
BUSINESS
251 MILWAUKEE AVENUE, BERKSON & SONS FOR ATRIUM REALTY I ‐ REVIEW OF STATUS OF
THE EXISTING FOR RENT, SALE, LEASE SIGN
Mr. Art Holland, Holland Design Group, 1090 Brown Street, Wauconda, Illinois 60084, was
present and sworn in.
ZONING BOARD OF APPEALS
SEPTEMBER 17, 2013
PAGE 1 of 14
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Attachment: 9.17.13 ZBA Minutes (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)

2.2.g

Mr. Holland explained that Berkson & Sons would like to maintain the existing leasing. The
current vacancy rate is thirty (30) percent.
Ch. Entman stated that he does not have any issues allowing the leasing sign to remain. He
would recommend a review in six (6) months.
There were no questions or comments from the Commissioners. There were no questions or
comments from the audience.
Com. Lesser made a motion to grant a six (6) month extension for Atrium Realty I, LLC, for the
“For Rent, Sale or Lease” sign located at 251 Milwaukee Avenue. Petitioner to appear at the
March 18, 2014 Zoning Board of Appeals meeting for a status review of the sign. Com.
Windecker seconded the motion.
Roll Call Vote:
AYE – Cesario, Steingold, Windecker, Lesser, Shapiro, Entman
NAY – None
ABSTAIN – None
Motion Passed 6 to 0. Item to appear on the March 18, 2014 Zoning Board of Appeals agenda.
589 CARRIAGEWAY DRIVE, TARYN DECICCO ‐ ZONING ORDINANCE, SECTION 17.20.030, FOR
THE PURPOSE OF ALLOWING AN EIGHT (8) FOOT HIGH TRELLIS TO BE CONSTRUCTED. THE
TRELLIS WOULD EXCEED THE MAXIMUM PERMITTED HEIGHT OF FIVE (5) FEET BY THREE (3)
FEET
Ms. Taryn DeCicco, 589 Carriageway Drive, was present and sworn in. The public hearing notice
published in the Daily Herald on August 29, 2013 was read.
Ms. DeCicco explained that she would like to construct a trellis to block a dog run from the
street and to protect her neighbors from her dog barking.
Ch. Entman read the Village Engineer’s memorandum addressed to Brian Sheehan dated August
30, 2013 which states: “Brian, I do not have any issues with the height of the trellis at 589
Carriageway Drive for the ZBA. I would add the usual conditions of any new fence that it does
not change drainage patterns.”
Com. Windecker asked if the trellis will be added to the front of the fence. Ms. DeCicco stated
that the trellis and the gate would be the front of the fence that would block the view of the
dog run from the street. Com. Windecker asked Ms. DeCicco if there is a fence on the side now.
Ms. DeCicco stated that there is a fence on the side now. Com. Windecker asked Ms. DeCicco if
she is going to put the gate by the front of the house. Ms. DeCicco stated yes. Com. Windecker
asked Ms. DeCicco where she plans to put the trellis. Ms. DeCicco stated that the trellis and the
gate are one unit.
ZONING BOARD OF APPEALS
SEPTEMBER 17, 2013
PAGE 2 of 14
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Attachment: 9.17.13 ZBA Minutes (1994 : Amendment to Ordinance 2013-70 for the Replacement of a Sign Panel at 201 N Milwaukee Ave)
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Ch. Entman asked if the location of the proposed trellis is on the side of the house opposite the
garage side. Ms. DeCicco stated that is correct. Ch. Entman asked if trellis will act as an
entranceway with a gate on it. Ms. DeCicco responded yes. Ch. Entman stated that he has an
issue with the height of the proposed trellis. He is not sure why it is necessary to have the trellis
so high. Ms. DeCicco stated that she chose the trellis based upon what was available in the
width. She is purchasing the trellis, not constructing it. Ch. Entman believes that the proposed
trellis is unnecessarily high for no reason. There are probably other products available that
could accomplish the purpose without being so high.
Com. Cesario stated that it seems odd to him that the Code would restrict the height of a trellis
to five (5) feet if a person is supposed to walk underneath it. Five (5) feet is pretty low. He is not
clear on the purpose within the Code, not to say that eight (8) feet is the universal answer
either.
Ch. Entman stated that a trellis does not necessarily have to be an entranceway like the one
being proposed. If it is just a trellis, like a section of a wall, then five (5) feet would be sufficient.
It is by choice that the proposed trellis was selected and therefore has a large arch and he does
not believe that it needs to be that tall.
Com. Lesser agrees with Com. Cesario regarding the Code restriction of five (5) feet when a six
(6) foot fence is permitted under the current Code. He is not sure what the difference is from
where the lattice ends to the peak of the arch. His guess is that is a couple a feet. It would
appear that the lattice section is roughly six (6) feet in height and therefore he does not have
any objections to the open arch area extending above the fence.
Com. Shapiro asked if the gate is an option with the trellis. Ms. DeCicco stated that the gate is
an option available with this trellis. Com. Shapiro asked how wide the gate opening would be.
Ms. DeCicco stated that she believes that the gate is forty eight inches (48”) wide. Com. Shapiro
asked if the trellis would be anchored in concrete. Ms. DeCicco responded yes. Com. Shapiro
asked if the other trellis models shown on the Exhibit are the same height. Ms. DeCicco
responded yes.
Com. Windecker stated that he agrees with Ch. Entman that the trellis is tall for the area at the
front of the house. Usually a trellis is located in the rear yard. The side yard is also very close to
the neighbor. He believes that Ms. DeCicco could come up with an alternative. Ms. DeCicco
stated that she is trying to keep her dog from being able to observe everything that is going on
so he is not a nuisance. Com. Windecker stated that the letter submitted with the application
states that the dog does not like to respond to the Petitioner’s commands. Ms. DeCicco stated
that is the reason for having the dog run. Her dog is a Sheba and Sheba’s like to be chased.
Com. Cesario asked Ms. DeCicco what her reasoning is for the trellis, other than for aesthetics.
Ms. DeCicco stated that there is very little room in the side yard. There is only about six and a
ZONING BOARD OF APPEALS
SEPTEMBER 17, 2013
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half (6‐1/2) feet from the house to the side property line. Rather than configuring various
things, this would be a simple solution to open up to the dog run. She will gate the other end to
create a holding area for the dog. It was the simplest solution that she could come up with.
Com. Cesario asked if the house is more than eight (8) feet in height because the trellis would
be almost against the house. Ms. DeCicco responded yes.
Mr. Noel Peltier, 584 Carriageway Drive, was present and sworn in. Mr. Peltier stated that he
lives across the street from the Petitioner. He supports the request made by Ms. DeCicco. He
has spoken with other neighbors in the neighborhood and everyone is in favor. From a
neighborhood standpoint, there are no issues.
There were no additional questions or comments from the Commissioners. There were no
additional questions or comments from the audience.
Com. Lesser made the following motion:
I move we grant the request made by Taryn DeCicco, 589 Carriageway Drive, for variance of
Zoning Ordinance, Section 17.20.030, pertaining to Building height, bulk and lot coverage, for
the purpose of allowing an eight (8) foot high trellis to be constructed. The trellis would exceed
the maximum permitted height of five (5) feet by three (3) feet.
Subject to the Village Engineer’s memorandum dated August 30, 2013. The Petitioner has
demonstrated hardship and unique circumstances. The proposed trellis will not be detrimental
to the public health, safety and welfare and will not alter the essential character of the
neighborhood.
Com. Shapiro seconded the motion.
Roll Call Vote:
AYE – Cesario, Steingold, Lesser, Shapiro
NAY – Windecker, Entman
ABSTAIN – None
Motion Passed 4 to 2. Findings of Fact attached. Permit may be issued in fifteen (15) days –
October 3, 2013.
1412 OXFORD DRIVE, DANIEL AND CAROLYN DEZUTTER ‐ ZONING ORDINANCE, SECTION
17.40.020, FOR THE PURPOSE OF CONSTRUCTING A TWO‐STORY ADDITION THAT WOULD
ENCROACH A DISTANCE OF 12.08 FEET INTO THE REQUIRED 30 FOOT REAR YARD SETBACK
Mr. Daniel DeZutter and Mrs. Carolyn DeZutter, 1412 Oxford Drive, were present and sworn in.
The public hearing notice published in the Daily Herald on August 29, 2013 was read.
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Mr. DeZutter explained they moved to the home about ten (10) years ago. They had their
second child just as they moved in. A couple years later they found out that they were going to
have triplets. They now have five (5) children. They have finally saved enough funds to put an
addition on their home. They love their neighborhood. They love the schools. They love the
Village and would really like to stay and put the addition on their home.
Ch. Entman read the Village Engineer’s memorandum addressed to Brian Sheehan dated August
30, 2013 which states: “Brian, I do not have any issues with the addition to the rear of 1412
Oxford Drive for the ZBA. I would add the usual condition of any new addition that it does not
change drainage patterns and it does not appear that the addition would as it drains towards
the park area.”
Ch. Entman read a letter submitted by Lori and Michael Lev, 1130 Knollwood Drive, dated
September 9, 2013 which states: “We received notice that Daniel and Carolyn DeZutter, of 1412
Oxford Dr, are petitioning to construct an addition to their home that encroaches into the rear
yard setback. We wish to state that we have no objection to this encroachment, and that
further, we believe that their addition will add value to their property and as such value to the
surrounding properties including ours. Therefore, we support their petition.”
Ch. Entman read the memorandum from Brian Sheehan addressed to the Zoning Board of
Appeals (ZBA) dated September 17, 2013 which states: “The petitioners are requesting a
variance of 12.08 feet into the required 30 foot rear yard setback. The Zoning Ordinance only
allows a variance to the setback requirement of up to 33% of the required rear yard setback;
therefore the ZBA variance would be limited to the 10 foot maximum variance allowance. This
matter would not be sent to the Village Board, as the Village Board is also restricted to the same
limitation of 33% and cannot grant a variance for anything over that amount. There are several
other properties within this neighborhood that applied for and were granted variances for the
full 10 feet into the required 30 foot rear yard setback. Please let me know if you have any
questions.”
Mr. DeZutter stated that he was advised by Village at the time she submitted his application
that his petition could be heard by the ZBA and then go to the Village Board for final approval.
He was advised today that the Village Board is limited to the 33% as well. He would like to
request to have the ZBA review the petition and, if possible, grant the request for an
encroachment of 33% today and adjust to the plans for permit review after that approval. If
not, it will delay their planning process significantly. They would like to start on the addition in
the fall before the winter months arrive.
Ch. Entman stated that he would have an issue approving something without seeing it. They
certainly could say whatever it is they will decide to approve it subject to the review and
approval by the Building Department. However, that does not give the ZBA the opportunity to
see it. Mr. DeZutter stated that the elevations would essentially remain unchanged since they
would be only reducing the encroachment by a few feet. He understands that concern of not
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seeing a corrected plan. He would like to keep their process moving and in turn would agree to
a ten (10) foot variance. Ch. Entman stated that the review of the petition has to be done at a
public hearing. If there was not a legal restriction then the ZBA would hear the request and
could decide if the Board would vote, or if the petition needed to be revised, or if the request
would be tabled, the Board would then vote. In order to revise the request, it would have to be
tabled and return before the ZBA next month. There is nothing the ZBA can do outside of the
public hearing process. He does not want to speak for all the Commissioners, but he would be
hesitant to approve something without seeing the final product.
Com. Windecker agrees that the Petitioner has to have an accurate plan to present to the ZBA
so legally they can review and approve it at a public meeting. There is no short cut around it.
Mrs. DeZutter stated that they are frustrated because they did ask about the encroachment
limit at the time of submittal and she understands that mistakes get made but they were not
notified until today. They would have made the revision and avoided all the issues before hand
so they could have appeared before the ZBA prepared. They have scrambled and the project
manager, Jeff, had even kind of revised things to take the two (2) feet off. They don’t want to
have to wait until November before they can get their permit and start work.
Com. Shapiro stated that looking at the left side elevation it appears that they would end up
squeezing the addition the two (2) feet. Mr. DeZutter stated that is correct. Com. Shapiro stated
that if that is what the change would be he would not have an issue approving the variation
subject to nothing changing except the depth of the addition.
Ch. Entman stated that if they are limiting it to nothing more than taking what is proposed and
reducing it by two (2) feet, then perhaps that is something the ZBA can consider.
Mr. Jeff Ledster, Project Manager, Aspect Design, Inc., 3714 Fairview Avenue, Suite C,
Johnsburg, IL 60051, was present and sworn in. Mr. Ledster stated that, if they can, they would
like to walk thru the drawing with the revision to meet the setback requirement. It would be
relatively simple. There is a sixteen (16) foot wide bump out of the addition. If they pull that
back by 2.08 feet they would be in compliance with the 33% encroachment limitation into the
thirty (30) foot rear yard setback. The area labeled family dining room, was proposed to project
five (5) feet further than the rest of the addition. That would now be roughly three (3) feet. That
section would be brought in. The proposed rear elevation would not change. The proposed
front elevation would not change. The proposed left side (south) elevation would change. The
might have to eliminate the windows because there would not be enough wall space. Also the
proposed right side (north) elevation would change. The door and window would be removed.
There are doors proposed off the great room. The rear elevation would stay the same with
possibility of the triple windows may become a patio door element. By doing that, the addition
would comply with the maximum encroachment restriction.
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Com. Windecker asked Mr. Ledster if he is an architect. Mr. Ledster he is not an architect. Com.
Windecker stated that with the suggested changes, if they go back to the architect and the
architect has issues designing the addition due to the changes that may require other changes.
He would not be comfortable approving the variance without having an accurate plan to
review.
Com. Cesario stated that the ZBA is trying to define what would be granted. Variances are
highly specific. Mr. Ledster stated that in the room labeled dining room, they would replace one
(1) of the windows with a door on the back of the house. Com. Cesario stated that they would
replace one (1) of those windows. There are three (3) windows shown. Mr. Ledster stated that
on the rear elevation, the window that would be replaced with a single swing door would be
the window on the left. The other two windows would remain. Com. Cesario asked about the
windows on the second floor. Mr. Ledster stated those would remain unchanged. Com. Cesario
confirmed that the only change on Exhibit “E1” would be the triple set of windows on the first
floor in the center section; the left window would become a single swing door. He also agrees
with the other Commissioners in that he is uncomfortable with approving a variance for
something that they cannot see. However, with the way that the plan has been adjusted and
redefined makes as much sense as it possibly could to him. He is supportive of the approving
the request.
Mrs. Fay Rubin, 1413 Oxford Drive, was present and sworn in. Mrs. Rubin stated that she has
known the Petitioner’s since the day they moved in. She cannot think of anymore more law‐
abiding and wonderful neighbors. Everyone on the block is in support of them to have this
addition put on. Their children need it and it will do the whole neighborhood a whole lot of
good. They are wonderful people to have around.
Mr. DeZutter amended the request to encroach a maximum of ten (10) feet into the required
thirty (30) foot rear yard setback.
There were no additional questions or comments from the Commissioners. There were no
additional questions or comments from the audience.
Com. Cesario made the following motion:
I move we grant the amended request made by made by Daniel and Carolyn DeZutter, 1412
Oxford Drive, for variance of Zoning Ordinance, Section 17.40.020, pertaining to Area, Height,
Bulk and Placement Regulations, for the purpose of constructing a two‐story addition that
would encroach a maximum distance of ten (10) feet into the required 30 foot rear yard
setback.
Subject to The Village Engineer’s memorandum dated August 30, 2013. The left “new” window
as depicted on the proposed west (rear) elevation in Exhibit “E1” will be changed to a swing
door. The first and second floor windows in the bump out as depicted on the proposed south
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(left) elevation in Exhibit “E1” will be eliminated. The first floor door and second floor window
in the bump out as depicted on the proposed north (right) elevation in Exhibit “E1” will be
eliminated. Pursuant to plans and specifications submitted to and approved by the Village. The
Petitioner has demonstrated hardship and unique circumstances. The proposed addition will
not be detrimental to the public health, safety and welfare and will not alter the essential
character of the neighborhood.
Com. Shapiro seconded the motion.
Roll Call Vote:
AYE – Cesario, Steingold, Lesser, Shapiro, Entman
NAY – Windecker
ABSTAIN – None
Motion Passed 5 to 1. Findings of Fact attached. The permit may be issued in fifteen (15) days –
October 3, 2013.
201 MILWAUKEE AVENUE, INTEGRITY SIGN COMPANY ON BEHALF OF SPEEDWAY, LLC ‐ SIGN
CODE, SECTIONS 14.16.030; 14.16.060; 14.20.070; AND 14.20.080, FOR THE PURPOSE OF
INSTALLING A GROUND SIGN THAT WOULD EXCEED THE MAXIMUM PERMITTED HEIGHT; TO
ALLOW THE DIGITAL DISPLAY SIGN AREA TO EXCEED THE MAXIMUM PERMITTED SIZE; TO
ALLOW THE TOTAL SIGN AREA TO EXCEED THE MAXIMUM PERMITTED SIZE; TO ALLOW THE
LED PRICE DIGITS TO EXCEED THE MAXIMUM PERMITTED HEIGHT; TO ALLOW LED PRICE
DIGITS OTHER THAN FOR FUEL PRODUCTS; TO ALLOW THE GROUND SIGN TO BE LOCATED
WITHIN TWO HUNDRED FIFTY (250) FEET OF AN EXISTING GROUND SIGN LOCATED ON THE
SAME SIDE OF THE STREET; AND TO ALLOW A MANUAL CHANGEABLE COPY READER BOARD
Mr. Ken Becvar, Integrity Sign Company, 18621 S. 81st Avenue, Tinley Park, IL 60487; Jim
Dwenger, Region Manager, Speedway, 8200 185th Street, Suite E, Tinley Park, IL 60487; Michael
Earegood, Maintenance Manager, Speedway, 8200 185th Street, Suite E, Tinley Park, IL 60487;
and Garry Kortz, District Manager, Speedway, 8200 185th Street, Suite E, Tinley Park, IL 60487,
were present and sworn in. The public hearing notice published in the Daily Herald on August
29, 2013 was read.
Mr. Becvar explained the Application for Variation is respectfully submitted for approval to
install a new standard Speedway product price sign with an overall height of 22 feet 9 inches
high by approximately 6 feet wide and containing two (2) LED gasoline price panels and one (1)
LED product price panel. The proposed location of this sign is at the intersection of Milwaukee
Avenue and Riverwalk Drive, setback approximately 23 feet from both property lines. The
existing Speedway price sign is a "billboard" type sign approximately 30 feet wide with an
overall height of approximately 35 feet and located on the northwest corner of the property
along Milwaukee Avenue. This sign is approved by the Village to remain in place until December
2017. However, with approval of the variation for a new replacement sign, the owner agrees to
remove the existing sign at the time of the installation of the new sign. The variation requested
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is to allow installation of a sign that is in excess of 15 feet in height and which contains an LED
product price panel in place of a third gasoline price panel. The request to allow the product
price panel is to maintain consistency with the customary price panels on Speedway signs and is
consistent with the type of price panels currently on the existing "billboard" sign. The additional
height requested is to give motorists travelling south on Milwaukee Avenue awareness of a
Speedway gas station in advance of their approach to Riverwalk Drive. That is also a cross read
coming across traffic. So the additional height is needed to see that above any oncoming traffic.
They are also looking for the height variation so when you are coming onto Milwaukee Avenue
heading northbound, there is a billboard on the right and a Korean Barbeque on the right side
as you are approaching Riverwalk Drive that would also interfere with visibility. Approval of the
requested variation will allow for a sign that is significantly more pleasing aesthetically than the
existing sign, would help modernize the locale and provide accurate and current pricing
information to consumers. Thank you for this opportunity and your time to consider the
variation.
Ch. Entman read the Village Engineer’s memorandum addressed to Brian Sheehan dated
August 30, 2013 which states: “Brian, while in general I support the concept of the new sign and
removal of the old sign at the location of 201 N Milwaukee, I would need to see a plat for the
property to make sure the sign is not being placed over any easements located on that side of
the property. If they can prove that it is not being placed in any easements I will agree to the
location if it meets all setbacks etc. Looking through our older plats it appears on the “Emro
Subdivision” plat which I believe is just south of the property, there may be an easement at this
location on the property and several other older plats of the areas show sections taken for
highway purposes so it would be best to review a current or recent plat.”
Ch. Entman read the subsequent Village Engineer’s memorandum dated September 11, 2013
which states: “Brian, in reviewing the plat for the “Emro Subdivision,” dated 8‐6‐93, it only
shows a 20’ sewer easement on the west side of the property and it appears the proposed sign
location is not within any easements and the sign is therefore allowable to be built in that
location from an engineering standpoint.”
Ch. Entman read the Appearance Review Team (ART) minutes dated September 4, 2013 which
states: “The ART has determined that the appearance of the ground sign as currently proposed
does not meet the criteria set forth in the Village of Buffalo Grove Appearance Plan and is not in
harmony with the buildings and is not compatible with the surrounding area. If suggested
modification could be incorporated into the sign package and the requested information
provided the ART could support this proposal.”
Com. Shapiro stated that removing that billboard sign would be a great thing. He is not
supportive of the height of the proposed sign. He does not believe that the height is necessarily
needed at the proposed twenty two (22) feet. If the Petitioner would be willing to make
modifications to the height, he would much rather see the proposed sign than the giant
billboard sign.
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Com. Cesario agrees with Com. Shapiro. The proposed sign is more attractive, is more aesthetic
and it looks like it could be a lot easier to see as you are traveling on Milwaukee Avenue. He
also has a concern with the proposed height of the sign. Mr. Becvar responded that the
proposed sign is definitely an improvement. Part of the height requirement is to get the gas
price changer high enough, especially for the traffic traveling southbound to see over the
northbound traffic. Also, when making the turn off of Lake Cook Road, you would be able to see
the sign beyond the billboard sign and Korean Restaurant sign. Part of the proposed height is to
get above the cross read of traffic. Com. Cesario asked about the height of the existing billboard
sign. Mr. Becvar stated the height is approximately thirty five (35) feet. Com. Cesario asked
what the height of the proposed ground would be. Mr. Becvar stated the proposed ground sign
would be twenty two (22) feet nine (9) inches. Com. Cesario asked about the area from the
bottom of the billboard sign to the ground. Mr. Becvar stated that is approximately twenty five
(25) feet. Com. Cesario asked about the area from the bottom of the proposed ground sign to
the ground. Mr. Becvar stated it would be approximately two (2) feet.
Ch. Entman asked if any alternative sign packages have been submitted subsequent to the ART
meeting on September 4, 2013. Mr. Becvar stated that nothing has been submitted. They do
have alternatives but they were waiting to hear the comments from the Zoning Board of
Appeals (ZBA).
Com. Lesser stated that he agrees with the other Commissioners. He believes the proposed sign
is a significant improvement over the existing billboard sign. He is also concerned with the
height of the proposed sign. The existing canopy at this location has “Speedway” signage on it
facing Milwaukee Avenue. He asked what the height of the canopy is. Mr. Becvar stated that
the height from the ground to the bottom of the canopy is seventeen (17) feet and the top is
twenty one (21) feet. Com. Lesser would like to see the proposed sign reduced in height.
Com. Windecker stated that the three (3) lower panels of the proposed sign should be
eliminated. They could substitute another gas price panel for the product price panel and would
then be consistent with other gas stations in the area. Mr. Becvar stated that they could put E‐
85 price in the third price panel. Com. Windecker stated that the product price panel in
unnecessary. Speedway is a gas station. The bottom of the sign for the Korean Restaurant is
only fifteen (15) feet high. Mr. Becvar stated that the Restaurant sign is higher than fifteen (15)
feet. It is approximately twenty (20) feet high. Com. Windecker disagrees as the ZBA approved
the variance when they refaced the sign. When cars come off of Lake Cook Road traveling
northbound on Milwaukee Avenue, the restaurant sign is removed back enough to even see the
Speedway sign on the canopy. Traveling southbound there will not be a conflict once the
billboard sign is removed. Mr. Becvar stated that there is a conflict as you travel north due to
the setback of the proposed ground sign at twenty three (23) feet from the property line. The
proposed height is also for the cross read traffic traveling south on Milwaukee Avenue. Com.
Windecker stated that Speedway has another gas station located less than a mile north of this
location. Mr. Becvar responded yes and that station has a twenty five (25) feet high sign. Com.
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Windecker stated that property is not located within the Village, it is located in Deerfield. He
does not support the proposed sign with the product price panel, the product advertising and
the manual reader board.
Mr. Becvar submitted an alternative proposed ground sign rendering and proposed location
depiction to the ZBA. This alternative proposed ground sign rendering was accepted and
marked as Exhibit “G” and the location depiction was accepted and marked as Exhibit “H”.
Com. Lesser stated that he would like to see the proposed signage superimposed on the Google
Street View rendering so as to compare the new proposed sign to the existing sign. Mr. Becvar
stated that the proposed location depiction is about the best they can do digitally.
Mr. Becvar stated that they would reduce the height of the sign to twenty (20) feet, eliminate
the manual changeable copy reader board and use the third price panel for their E‐85 gas
product. They are hoping that the ZBA would allow the variance at this proposed height as that
would only leave seven (7) feet six (6) inches to the bottom of the sign which would make for a
difficult cross read if you traveling south on Milwaukee Avenue.
Ch. Entman believes that the new proposed ground is still too high. He can’t think of another
gas station sign that is remotely close to the height that this sign is being proposed at. Mr.
Becvar stated that the Speedway down the street is twenty five (25) feet high and the Mobil
station on Lake Cook, which he knows is in Wheeling, is also twenty four (24) feet high. Ch.
Entman stated that those are not in Buffalo Grove so those are not relevant. The Shell station at
Lake Cook and McHenry Road is a very small, modest monument sign and all they advertise is
one (1) gasoline price. The other Shell station with the car wash also has a moderate sign, he
believes at the thirteen (13) foot level. He does not see the need, especially in the proposed
location. This sign will be seen from anywhere. It does not have to be as tall as it is being
proposed. He does not see the need for a variance for any height outside of what is allowed
under the Ordinance. He also agrees with the comments regarding the originally proposed
ground sign. He does not see the need for the panels at the bottom of the sign. He believes the
Speedway logo is unnecessary. He would never approve a sign at that height, no matter what it
says. When the ART recommends alternatives to the proposed sign what they are asking the
Petitioner to do is submit those alternatives in advance because the ZBA likes to see them in
advance and have time to review them and not have then thrust at the ZBA during the public
hearing.
Com. Cesario stated that looking at the alternate proposed ground sign and considering the
initial proposed sign did not have a third gas price would the Petitioner be amenable to having
only two (2) gas price signs and removing the third price panel entirely. Mr. Dwenger
responded that these are drawings from their signage provider and on a three (3) price sign the
third panel would be the third gas price. On this rendering they incorrectly put Speedy Freeze.
At this location they have unleaded fuel, they have plus and premium fuel and they have diesel
fuel. Concerning Ch. Entman’s comment about the Shell station, diesel fuel is always at a very
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different price. It is assumed that there is a price spread; that is the same on plus and premium
fuels. They do not list those prices. On the proposed sign they would look at putting E‐85, a
biofuel, as the third price sign. Speedy Freeze would not be on the ground sign at all. Com.
Cesario stated that his question is, since the E‐85 price sign was not in the original sign
proposal, could the third price panel be removed from the sign.
Mr. Dwenger added that, as it pertains to the height, there is a Speedway sign already on the
canopy. The canopy is roughly twenty one (21) feet in height. As they drop the ground sign
down to twenty (20) feet, from a street view standpoint, that sign would not be any higher than
the canopy. At a twenty (20) foot height all they are trying to do is get the price off the ground.
They do not have a lot of property build up on that corner. They do no have a higher ground
where that sign would be visible. Eight (8) feet would be about where that bottom price panel
would be. That would be just visible above the car in front of you and the sign would still be
lower than the canopy.
Com. Lesser stated that the height of the sign, relative to the height of the canopy, if this sign
drops below the height of the canopy, then there would be no threat of the ground sign
blocking the signage on the canopy. From the vantage point of a person in a vehicle driving
along Milwaukee Avenue, this proposed ground sign would potentially screen the Speedway
sign on the canopy. To him that would provide incentive to bring the height of the proposed
ground sign down so the Petitioner is getting the benefit of both the signage on the canopy and
the ground sign. Mr. Dwenger replied that it would all be dependent on the vantage point at
which the person is at. You could argue that at any vantage point something would block
something else.
Com. Cesario added that if a proposal was approved the existing billboard sign would be
removed. Mr. Dwenger responded that is correct. Com. Cesario stated that visually, the taller
sign further back with the canopy behind it is different than the proposed sign closer to the
road. He thinks about a twenty (20) foot sign replacing a thirty five (35) foot existing sign.
Ch. Entman stated that there is an existing sign that is thirty five (35) feet high that is not the
greatest looking sign and now there is a proposal for a twenty three (23) foot high sign that,
aesthetically, might look a little better. So the ZBA has to decide if the Village lives with the
existing sign for another four (4) years and not have to grant any variance and craft the kind of
sign the Village wants or just go with something that is better than the sign now but still a really
tall sign.
Mr. Dwenger amended the Petition to request the proposed ground sign as depicted in the sign
drawing labeled as Option 3 dated September 10, 2013 marked as Exhibit “G”.
Com. Shapiro stated that Option 3 shows the height from the bottom of the sign to the ground
seven (7) feet six (6) inches. But in the original proposed ground sign the bottom of the sign to
the ground was only six (6) feet 1/8 inch. He asked if the Petitioner would be willing to reduce
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the height of the proposed sign depicted in Option 3 down to six (6) feet. That would give the
same distance that the gas prices would have been off the ground on the original proposed
sign. Mr. Becvar advised Mr. Dwenger that change would bring the overall sign height down to
eighteen feet (18) six (6) inches. Com. Shapiro added that would bring the gas prices to the
same height based upon the original proposal.
Mr. Becvar stated that they would be willing to reduce the overall height to eighteen (18) feet
six (6) inches. Mr. Becvar amended the request to have an overall sign height not to exceed
eighteen (18) feet six (6) inches by reducing the seven (7) foot six (6) inch open bottom section
to six (6) feet.
There were no additional questions or comments from the Commissioner. There were no
questions or comments from the audience.
Com. Shapiro made the following motion:
I move we recommend to the Village Board to grant the amended request made by Integrity
Sign Company, 18621 S. 81st Avenue, Tinley Park, IL 60487 on behalf of Speedway, LLC, for
variance of Sign Code, Sections 14.16.030; 14.16.060; and 14.20.070, for the purpose of
constructing an electronic vehicle fuel station ground sign.
Subject to the Village Engineer’s memorandums dated August 30, 2013 and September 11,
2013. Subject to the Appearance Review Team minutes dated September 4, 2013. The sign is to
be installed pursuant to sign drawing Option 3 dated September 10, 2013 as depicted on Exhibit
“G” with the overall height not to exceed eighteen feet six inches (18’6”). The bottom of the
lowest panel to be six feet (6’) above grade. The third price panel is to be used for fuel pricing
only. Subject to approval of a landscaping plan by the Village. The existing billboard sign is to be
removed within seventy two (72) hours of the new sign being installed and functional.
Pursuant to Sign Code, Section 14.40.010, Subsection B.
Com. Lesser seconded the motion.
Roll Call Vote:
AYE – Cesario, Windecker, Lesser, Shapiro
NAY – Steingold, Entman
ABSTAIN – None
Motion Passed 4 to 2. Findings of Fact attached. Item to appear on the October 7, 2013 Village
Board agenda.
ANNOUCEMENTS
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Mr. Sheehan advised that the Ordinance for BG Car Wash Management concerning the ground
sign was passed by the Village Board unanimously.
ADJOURNMENT
Motion to adjourn the meeting was made by Com. Lesser and seconded by Com. Cesario. Voice
Vote – AYE was unanimous.
Ch. Entman adjourned the meeting at 8:55 P.M.
Submitted by,

Julie Kamka
Julie Kamka
Recording Secretary
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2.3

Action Item : Consider a Special Use for a Child Day Care Home at
330 University Drive

Recommendation of Action
Staff recommends approval, subject to the conditions in the staff report.
The Petitioners, Stefaniya Senyk and Mariya Dytso would like to open a child day care home, Dandelion
Home Daycare Center at 330 Universty Drive. This is their primary residence and the child day care home
would operate from 7:00 a.m. to 6:00 p.m. and would provide care for children from 2 to 5 years of age.
Additional information can be found in the attached staff report.
ATTACHMENTS:


Staff report 6.30.17

(DOCX)



Petitioners Letter

(PDF)



Response to Standards



Aerial (PDF)



Plat of Survey (PDF)



ChildDayCare Location Map

(PDF)



Village Inspection Reports

(PDF)

Trustee Liaison
Ottenheimer

(PDF)

Staff Contact
Brian Sheehan, Community Development

Wednesday, July 19, 2017

Updated: 7/7/2017 1:48 PM
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MEETING DATE:

July 19, 2017

SUBJECT PROPERTY LOCATION:

330 University Drive

PETITIONER:

Stefaniya Senyk and Mariya Dytso

PREPARED BY:

Brian Sheehan, Building Commissioner

REQUEST:

Special Use for a child day care home within the R-5A
Residential Zoning District.

EXSITING LAND USE AND ZONING:

The property is currently improved with a single-family home
and is currently zoned R-5A Residential.

COMPREHENSIVE PLAN:

The approved Village Comprehensive Plan calls for this property
to be residential

BACKGROUND
The Petitioners, Stefaniya Senyk and Mariya Dytso would like to open a child day care home, Dandelion
Home Daycare Center at 330 Universty Drive. This is their primary residence and the child day care
home would operate from 7:00 a.m. to 6:00 p.m. and would provide care for children from 2 to 5 years
of age. The number of children that will attend the day care is to be determined, but the petitioners
have stated that it will be no more than 8 children. The petitioners have applied for a DCFS Child Care
Home License and are working through the process with DCFS.
PROCESS
Pursuant to the Zoning Ordinance, Child Day Care Homes are required to addresses specific standards.
The following is a current status of the standards (List response in Bold):
1. A special use for a child day care home shall meet the Special Use requirements of Section
17.28.040. The conditions are listed below and shall be addressed during the public hearing.
2. Verification that the day care provider is a full-time resident of the home. The petitioners have
provided copies of their driver’s license and identification cards as proof of residency.
3. Verification that the home is licensed by the Illinois Department of Children and Family Services,
and that applicable requirements of the Illinois Department of Public Health will be met. The
petitioners are currently in the process of obtaining a license from Illinois DCFS. This will
remain a condition prior to issuing the Village license.
4. Inspection by the Village Department of Building and Zoning, Health Officer and Fire
Department to determine that all life-safety, health and other applicable codes will be met.
Inspection conducted and the report is attached. The applicant has passed both inspections,
subject to 2 conditions in the Fire Department Inspection Report.
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PLANNING & ZONING COMMISSION
STAFF REPORT

5. That the establishment, maintenance or operation of the special use will not be detrimental to
or endanger the public health, safety, morals, comfort or general welfare. The petitioners have
agreed to adhere to this condition during their operation.
6. The following standards shall be met:
a. Provision of child care shall be limited each day to the hours of 6:00 a.m. to 8:00 p.m.
Outdoor play shall not be allowed before 8:00 a.m. The petitioners have agreed to
adhere to this condition during their operation.
b. Adequate space shall be provided on the driveway of the property for parking while
children are being dropped off or picked up at the home. The children will be dropped
off at 7:00 am and picked up anywhere between 5:30 and 6:00 pm. The petitioners
have stated that they will make efforts to accommodate drop-off and pick-up in the
driveway. The petitioners and their family have three cars. One car will be parked in
the one-car garage and one car will be off-premise during daycare operating hours as
Mariya’s husband will be utilizing it to commute to his job. The petitioners have
indicated they would be willing to park their car on the street (street parking is
permitted on their street) during daycare operating hours. Their driveway can
accommodate 2-3 cars at a time.
c. Traffic congestion or safety hazards shall not be created in the adjacent neighborhood.
The petitioners have agreed to adhere to this condition during their operation.
d. A play area shall be provided in the rear yard of the property. Said area shall be
enclosed by a fence at least four feet in height to ensure the safety of the children. The
fenced play area shall be secured with self-closing and self-latching gate(s) as approved
by the Village. Said play area shall be screened from adjacent properties with fencing or
landscaping . The petitioners have agreed stated that all outdoor play will be occurring
in the rear yard, which is surrounded by a continuous 5 foot fence with a selfclosing/self-latching gate.
e. The day care activities shall not create undue noise or other nuisances for adjacent
properties. There shall be no outdoor sound amplification devices which produce
distinctly and loudly audible sounds beyond the boundary of the property from which
the sound originates. The petitioners have agreed to adhere to this condition during
their operation.
f. Employees who are not residents of the day care home may be employed by the day
care provider, if it is determined by the Planning & Zoning Commission that this would
not be detrimental to the neighborhood. Parking shall be provided on the property for
any employee driving to the home. The petitioners have agreed to adhere to this
condition during their operation.
g. An approved day care home shall be subject to periodic inspection by the Village in
accordance with Village procedures for inspections concerning health, life-safety and
other applicable regulations. The petitioners have agreed to adhere to this condition
during their operation.
h. The Planning & Zoning Commission and Corporate Authorities may impose conditions
and restrictions as may be necessary or appropriate to comply with the foregoing
criteria and standards. The foregoing standards may be modified as deemed reasonable
in specific cases. Following the testimony of the petitioner and other interested
parties, the PZC shall determine if any additional conditions are necessary.
i. The Planning & Zoning Commission shall consider the number and location of other
child day care homes so as to avoid congestion and other negative impacts. There are
no other day care homes in the adjacent areas.
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Special Use Criteria
Pursuant to the Zoning Ordinance, All special uses shall meet the following criteria
1. The special use will serve the public convenience at the location of the subject property; or
the establishment, maintenance or operation of the special use will not be detrimental to or
endanger the public health, safety, morals, comfort, or general welfare;
2. The location and size of the special use, the nature and intensity of the operation involved in
or conducted in connection with said special use, the size of the subject property in relation to
such special use, and the location of the site with respect to streets giving access to it shall be
such that it will be in harmony with the appropriate, orderly development of the district in
which it is located;
3. The special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity of the subject property for the purposes already permitted in such zoning
district, nor substantially diminish and impair other property valuations with the
neighborhood;
4. The nature, location and size of the buildings or structures involved with the establishment of
the special use will not impede, substantially hinder or discourage the development and use of
adjacent land and buildings in accord with the zoning district within which they lie;
5. Adequate utilities, access roads, drainage, and/or other necessary facilities have been or will be
provided;
6. Parking areas shall be of adequate size for the particular special use, which areas shall be
properly located and suitably screened from adjoining residential uses, and the entrance and
exit driveways to and from these parking areas shall be designed so as to prevent traffic
hazards, eliminate nuisance and minimize traffic congestion in the public streets.
The petitioner’s response to the standards is attached.
PUBLIC COMMENTS
Pursuant to Village Code, property owners within 250 feet of the subject property were notified and a
public hearing sign was posted on the subject property within the required timeframe. As of the date of
this report, the Village has received several calls for information regarding the public hearing sign. One
caller wanted to ensure that persons running the child day care home were residents of the home.
STAFF RECOMMENDATION
Staff recommends approval of a Special Use Ordinance for a Child Day Care Home for up to eight (8)
children, subject to the following conditions:
1. Petitioner shall comply with the standards set forth in Section 17.12.141, Section 17.28.040 and
Section 17.28.060 of the Village Zoning Ordinance.
2. The special use shall be in effect for a period of two (2) years from the date of this Ordinance.
The Petitioner is required to apply to the Village for re-authorization of the special use pursuant
to Section 17.28.060.C of the Village Zoning Ordinance.
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In addition to the above standards, Child Care Special Use are valid for two years at which point they
may be administratively extended or referred back to the Planning & Zoning Commission for review
based upon performance.

3. The petitioner shall obtain a DCFS license. A copy of the DCFS license shall be provided to the
Village prior to the issuance of a business license.
4. The special use shall be automatically revoked if the Petitioner fails, for any reason, to have a
valid license issued by the Illinois Department of Children and Family Services (IL DCFS).
5. The Petitioner shall obtain a Village business license prior to operation of the child day care
home.
6. The special use does not authorize any use in violation of any covenants running with the
Property.
7. No person who has been convicted of a felony or misdemeanor involving violence against a
person shall be permitted to reside in the day care home at any time, on a temporary or
permanent basis, or otherwise be allowed to be present in the day care home at any time when
children are present. The petitioner must agree to permit the Village of Buffalo Grove to
conduct, or cause to be conducted, a criminal background check of every person residing in the
day care home.
8. Petitioner shall maintain the Property in full compliance with Village property maintenance
standards at all times, as determined by the Village in its sole discretion.
9. This special use is granted to Stefaniya Senyk and Mariya Dytso jointly. Said special use does not
run with the Property and is not granted to any business entity. Said special use is not
transferable to another person or entity, and may not be used by any other person or entity.
10. The petitioner shall comply with the 2 conditions outlined in the Fire Department Inspection
Report.
ACTION REQUESTED
The Planning & Zoning Commission (PZC) shall open the public hearing and take public testimony and
the PZC shall then make a recommendation to the Village Board.
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Day Care Home Operation
The day care home will start accepting children at 7am and will operate until 6pm. Children will
start leaving day care home between 5:30pm and 6:00pm. Children will be picked up and
dropped off in the driveway of the house only. There is enough parking space for 2-3 cars at a
time. The house is not located on a busy street, therefore there will be no traffic congestions.
During the time of day care operation, children will stay within the boundaries of the above
mentioned home under the supervision of 2 day care providers. Outdoor play will be only on the
backyard that is surrounded with a 5ft tall fence to provide secure play. The two child care
providers are both residents of this house (Mariya Dytso and Stefaniya Senyk) and will both be
licensed by the state of Illinois and the Village of Buffalo Grove (in progress). The number of
children is yet to be determined by Illinois DCFS, but it is usually no more than 8 children per
teacher. Children will be of various age from 2 to 5. Both childcare providers obtained training in
caring for mixed-ages of children, so will be able to provide adequate care to each and every
child.
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Please provide/confirm that the child Day care Home meets each of the following criteria.
The responses need to affirm each separate item individually and need to be submitted in
writing.
1. A special use for a child day care home shall meet the Special Use requirements of Section
17.28.040.
a. The home daycare will serve the public convenience and will not be detrimental to or endanger
the public health, safety, morals, comfort, or general welfare.
b. The location of home day care will be within the single family detached home and location of
the site with respect to the streets giving access to it is such that will not interfere with traffic
and orderly development of the district.
c. The home day care will not be injurious to the use and enjoyment of other property
neighbouring our house.
d. Adequate utilities, access roads, drainage and necessary facility has been provided.
e. Parking area is of adequate size and includes a driveway and 1-car garage. The entrance and exit
to and from a driveway is such that will prevent traffic hazards and will minimize traffic
congestion.
f. The home day care conforms to the applicable regulations of the zoning district in which it is
located.
2. Verification that the day care provider is a full-time resident of the home.
The applicants are Mariya Dytso and my mother Stefaniya Senyk. Please see attached copies of our ID
cars.
3. Verification that the home is licensed by the Illinois Department of Children and Family Services,
and that applicable requirements of the Illinois Department of Public Health will be met.
We are currently in the process of obtaining a license from Illinois DCFS.
4. Inspection by the Village Department of Building and Zoning, Health Officer and Fire Department
to determine that all life-safety, health and other applicable codes will be met.
We can readily provide health forms for all family members. Home inspection can be conducted at any
time upon request of Village of Buffalo Grove.
5. That the establishment, maintenance or operation of the special use will not be detrimental to
or endanger the public health, safety, morals, comfort or general welfare.
We confirm that establishment, maintenance and operation of day care home will comply with all
standards and will not be detrimental to or endanger the public health, safety, morals, comfort or
general welfare.
6. The following standards shall be met:
a. Provision of child care shall be limited each day to the hours of 6:00 a.m. to 8:00 p.m.
Outdoor play shall not be allowed before 8:00 a.m.
We confirm
b. Adequate space shall be provided on the driveway of the property for parking while
children are being dropped off or picked up at the home.
We confirm that adequate parking space will is available.
c. Traffic congestion or safety hazards shall not be created in the adjacent neighborhood.
We confirm that our home complies with this standard.
d. A play area shall be provided in the rear yard of the property. Said area shall be enclosed
by a fence at least four feet in height to ensure the safety of the children. The fenced
play area shall be secured with self-closing and self-latching gate(s) as approved by the
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Child Day Care Home Special Use Criteria

Village. Said play area shall be screened from adjacent properties with fencing or
landscaping.
Our home complies with this standard.
e. The day care activities shall not create undue noise or other nuisances for adjacent
properties. There shall be no outdoor sound amplification devices which produce
distinctly and loudly audible sounds beyond the boundary of the property from which
the sound originates.
We confirm that there will be no outdoor sound amplification and amount of noise will not
interfere with lives of our neighbours.
f. Employees who are not residents of the day care home may be employed by the day
care provider, if it is determined by the Planning & Zoning Commission that this would
not be detrimental to the neighborhood. Parking shall be provided on the property for
any employee driving to the home.
The two employees are full time residents of this home, that is Mariya Dytso and Stefaniya
Senyk. If, at any time, there will be an employee who does not reside in this house, we confirm
that it will not be detrimental to the neighborhood.
g. An approved day care home shall be subject to periodic inspection by the Village in
accordance with Village procedures for inspections concerning health, life-safety and
other applicable regulations.
We confirm that such inspections can be conducted at any time Village of Buffalo Grove
considers it.
h. The Planning & Zoning Commission and Corporate Authorities may impose conditions
and restrictions as may be necessary or appropriate to comply with the foregoing
criteria and standards. The foregoing standards may be modified as deemed reasonable
in specific cases.
If any restriction or modifications are necessary, we confirm that we will comply with those
standards.
i. The Planning & Zoning Commission shall consider the number and location of other
child day care homes so as to avoid congestion and other negative impacts.
We confirm that it is up to Planning & Zoning Commission to consider number oh home day care
in the neighborhood.

SPECIAL USE CRITERIA
A. All special uses shall meet the following criteria:
1. The special use will serve the public convenience at the location of the subject property; or the
establishment, maintenance or operation of the special use will not be detrimental to or
endanger the public health, safety, morals, comfort, or general welfare;
Agree to comply
2. The location and size of the special use, the nature and intensity of the operation involved in or
conducted in connection with said special use, the size of the subject property in relation to such
special use, and the location of the site with respect to streets giving access to it shall be such
that it will be in harmony with the appropriate, orderly development of the district in which it is
located;
Agree to comply
3. The special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity of the subject property for the purposes already permitted in such zoning
district, nor substantially diminish and impair other property valuations with the neighborhood;
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Agree to comply
4. The nature, location and size of the buildings or structures involved with the establishment of
the special use will not impede, substantially hinder or discourage the development and use of
adjacent land and buildings in accord with the zoning district within which they lie;
Agree to comply
5. Adequate utilities, access roads, drainage, and/or other necessary facilities have been or will be
provided;
THis criteria has been met.
6. Parking areas shall be of adequate size for the particular special use, which areas shall be
properly located and suitably screened from adjoining residential uses, and the entrance and
exit driveways to and from these parking areas shall be designed so as to prevent traffic hazards,
eliminate nuisance and minimize traffic congestion in the public streets.
This criteria has been met.
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Action Item : Proposed Link Crossing Subdivision

Recommendation of Action
The PZC shall reopen the public hearing and continue it to August 16, 2017. The PZC shall then facilitate
a workshop at the July 19th meeting to provide feedback to KHov regarding the various alternatives.
At the July 19, 2017 PZC meeting, KHov is requesting that the PZC reopen the public hearing and then
continue the item to August 16, 2017. They also request the PZC facilitate a workshop at the July 19th
meeting to discuss the various plan alternatives in a more informal setting which will allow PZC members
and the public to provide their feedback on the various alternatives. Once KHov receives the feedback,
they will then refine their submittal for the next public hearing.
ATTACHMENTS:


KHov Letter

(PDF)

Trustee Liaison
Ottenheimer

Staff Contact
Chris Stilling, Community Development

Wednesday, July 19, 2017

Updated: 7/7/2017 2:46 PM

Page 1

Packet Pg. 57

Packet Pg. 58

2.4.a

Attachment: KHov Letter (2003 : Proposed Link Crossing Subdivision)

3.A.1

Action Item : Workshop to Review Various Plan Alternatives for the
Proposed Link Crossing Subdivision

Recommendation of Action
Staff recommends discussion
KHov is seeking review of various conceptual alternative plans from both the PZC and the public. KHov
has sent the attached letter and concept plans to the surrounding neighbors and interested parties in an
effort to provide them additional time to review prior to the July 19th meeting. At the July 19, 2017 PZC
meeting, KHov is requesting that the PZC reopen the public hearing and then continue the item to August
16, 2017. They also request the PZC facilitate a workshop at the July 19th meeting to discuss the various
plan alternatives in a more informal setting which will allow PZC members and the public to provide their
feedback on the various alternatives. Once KHov receives the feedback, they will then refine their
submittal for the next public hearing.
ATTACHMENTS:


Staff Memo



Neighborhood Letter (PDF)



PZC Minute April 5 2017 and April 19 2017

(DOCX)

Trustee Liaison
Ottenheimer

(PDF)

Staff Contact
Chris Stilling, Community Development

Wednesday, July 19, 2017

Updated: 7/7/2017 2:53 PM
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MEMORANDUM
DATE:

July 7, 2017

TO:

Planning & Zoning Commission

FROM:

Christopher Stilling, Director of Community Development

SUBJECT:

Proposed 50 acre Residential Development at 16802 W Aptakisic Road (Link
Crossing)

PROJECT UPDATE
K. Hovnanian Homes (KHov) continues to refine their project in light of the feedback received
from the April 5th and 19thPZC public hearing meetings as well as the May 16th neighborhood
meeting. Over the course of the 2 public hearings and the neighborhood meeting, many
members of the public have spoken and their concerns revolved around the following themes:







Impact of development on schools
Prairie Grove Park and the need for expansion
Overall development density
Three-story townhomes
Need for sidewalks along the cul-de-sacs in single family development
Traffic and impact to the surrounding developments.

PROPOSED ALTERNATIVES
In response to the concerns raised by both the public and the PZC, KHov has developed 3
alternative plans for consideration. Two of the three plans are very similar and only differ in
regards to public or private cul-de-sacs. The third plan provides a more traditional roadway
configuration. All alternatives include the following revisions:




Replacement of the three-story townhomes with two-story townhomes
Expansion of the Prairie Grove Park
Approximately a 10% reduction in total unit count

While each plan is discussed below, each alternative will provide 2 emergency access points to
Buffalo Grove Road at the northwest and southwest portions of the site. Furthermore, as the
townhome portion of the site remains the same for each alternative, staff would recommend
that the proposed access drive between buildings M & N be widened to accommodate a future
public ROW.
Cluster Options
The two cluster options maintain the original intent of the project while reducing the overall unit
count from a total of 214 units to 192 units. Much of this change comes from the elimination of the
three-story townhomes and by providing more park space. A key difference between the 2 cluster
Page 1 of 2
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Traditional Design Alternative
The other alternative includes a more traditional, front-loaded single-family layout with more
“linear” streets and eliminates the cul-de-sacs. This alternative reduces the overall unit count from a
total of 214 units to 196 units. Lots would still be smaller in size at 57’ wide and be similar in size
to the R5 zoning district, although R5 requires a lot width of 60’. Due to the more traditional
design, the maintenance free amenity is eliminated for the single-family detached portion. Staff is
concerned about this plan as it significantly alters from the intent of the original plan by no longer
providing a unique housing option to Buffalo Grove. Furthermore, staff is concerned about the
streetscape along Meridian as all the rear of the homes would face the street. Whereas the cluster
option provides some flexibility with the lot configurations to help break up the mass of rear yards
facing a street.
NEXT STEPS
As a result of the feedback, KHov is seeking review of various conceptual alternative plans from
both the PZC and the public. KHov has sent the attached letter and concept plans to the
surrounding neighbors and interested parties in an effort to provide them additional time to
review prior to the July 19th meeting. At the July 19, 2017 PZC meeting, KHov is requesting that
the PZC reopen the public hearing and then continue the item to August 16, 2017. They also
request the PZC facilitate a workshop at the July 19th meeting to discuss the various plan
alternatives in a more informal setting which will allow PZC members and the public to provide
their feedback on the various alternatives. Once KHov receives the feedback, they will then
refine their submittal for the next public hearing.
ACTION REQUESTED
The PZC shall reopen the public hearing and continue it to August 16, 2017. The PZC shall then
facilitate a workshop at the July 19th meeting to provide feedback to KHov regarding the various
alternatives.
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3.A.1.a

options is the cul-de-sacs. Although both options would still be maintenance free, KHov is proposing
one option to have the cul-de-sacs designed to be publically dedicated. Staff is concerned about
accepting these cul-de-sacs due to the long term maintenance responsibility by the Village, especially
during snow plowing operations as the Village plow trucks are much larger. According to our Public
Works staff, cul-de-sacs do present a challenge to maintain. Furthermore, a key downside of the
public cul-de-sacs is that the dimensional standards result in more pavement area and does not
provide the flexibility for guest parking, green space, and other design features. Should the cul-desacs remain private, staff would recommend a condition to ensure that the HOA’s declarations
clearly state, to perspective and future buyers, that the cul-de-sacs will remain private. Furthermore
and as done for other recent projects, staff would recommend that a separate escrow account be
established by the developer to ensure that future dollars are provided for the long term
maintenance of the cul-de-sacs.
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MINUTES OF THE REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION OF THE
VILLAGE OF BUFFALO GROVE HELD IN THE COUNCIL CHAMBERS, 50 RAUPP BOULEVARD,
BUFFALO GROVE, ILLINOIS ON WEDNESDAY, APRIL 5, 2017

Call to Order
The meeting was called to order at 7:30 PM by Commissioner Eric Smith

Public Hearings/Items For Consideration
1.

Consider Approval of a Rezoning to R6A and R9 Planned Development with Variations
for the Link Crossing Subdivision Located on the Vacant 50 Acres South of Brandywine
Lane, West of Meridian Way and East of Buffalo Grove Road (16802 W Aptakisic Road)
(Trustee Berman) (Staff Contact: Chris Stilling)
Lawrence Freedman, James Truesdale, John Isherwood, Randall Wilt, Zorn Melatinavic,
Javier Milan, Mark Korinski, Steve Kaminski were sworn in.

The petitioner introduced the case. Mr. Truesdale gave introductory remarks and an
overview of the plan. Mr. Korinski reviewed the site plan and details. Mr. Isherwood
detailed the marketing needs for the development. The architecture was also reviewed.

Mr. Stilling said that School District 102 has tentetively accepted the terms of the impact
fee agreement. A lot of the plans for the Prairie Grove Park were done at the
recommendation of the Park District.

Commissioner Goldspiel asked what a pickleball court was. The petitioner said that it was
a small court that uses a small wiffleball-type ball. Mr. Stilling said that bike paths and
pickleball courts were requests by the Park District.

Commissioner Goldspiel asked what the maintenance fee for the units would be. The
petitioner said that the two and three story homes would be a few hundred dollars per
month as they would take care of roofs, siding, etc. The single-family home fees would be
lower to go toward landscaping and related maintenance. Commissioner Goldspiel did
not note any place for maintenance equipment. The petitioner is partnered with a
management company that would manage this with the Association once formed. Most of
the equipment will be held offsite.

Commissioner Cesario asked about the 18 conditions listed in the Staff Report. The
petitioner said that this had been discussed with Staff; he hoped to still discuss vinyl
siding with Staff. Beyond that, conditions were acceptable. He also hoped the
architecture would be included as part of the annexation agreement to speed the
process. Mr. Stilling responded that he did not believe vinyl siding had been approved for
other residential projects in recent history. He also had some concerns about elevations.
He wanted to get Commission feedback on these matters. Mr. Stilling and the petitioner
agreed to continue working together on this.

Commissioner Cesario said that the off-driveway parking options had improved.
Condition L addressed this, and he asked if this was a broad or narrow issue. Mr. Stilling
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said that there was some potential conflict with the largest fire truck; however, these
templates would be revised so proper signage could be posted. This would be consistent
with Village Code.

Commissioner Lesser asked the petitioner to walk him through the ingress and egress
points. The petitioner reviewed the access on Buffalo Grove Road by Churchill Park. The
southern access points would be developed as needed with the development of the
future commercial parcel.

Commissioner Lesser asked about the pedestrian walkways and bike paths. The
petitioner reviewed both, which were incorporated with throughout the site and under the
guidance of the Park District. Commissioner Lesser said that all of the townhomes and
row homes had direct access to sidewalks; however, not all of the cluster homes had
direct access to sidewalks. There was some discussion regarding this issue.

Commissioner Moodhe asked if the private walks would be concrete. The petitioner said
that the 8-foot bike paths would be asphalt; everything else would be concrete.

Commissioner Moodhe said that the price point was getting closer to higher-end homes.
The petitioner said that these types of products were successful in neighboring
properties. There was some discussion regarding the architecture and elevations as well.

Commissioner Moodhe asked if the impact fee would fluctuate. The petitioner said yes
that this was based on the number of bedrooms in the unit. The School District and Park
District received an explanation of how these impact fees vary by bedroom size.

Commissioner Moodhe asked Mr. Monaco asked if any of the homes would end up in a
floodplain. Mr. Monaco said that no, the homes would be elevated out of the floodplain.

Commissioner Khan discussed the exhibit showcasing the bike paths and walkways,
which indicated which bike paths were public vs private. He said that the average
homeowner would not know the difference of which sidewalks belong to whom. He felt
that this would create confusion particularly for landscaping and snow plow. The
petitioner said that there would be covenants that spell out ownership. Mr. Stilling added
that a similar situation had happened with the Easton Townhomes, and there would be
agreements as part of the closing on a home. There was discussion of including the map
as part of the covenants to help clarify this issue.

Commissioner Khan asked if there were any wetlands on the site. The petitioner showed
where wetlands were located and confirmed that the Army Corps of Engineers had
jurisdiction over this. It was determined that there was no impact on the wetlands though.
There was some discussion regarding instructions for maintenance to the Homeowners
Association. The petitioner said that this was a requirement for the permit process.

Commissioner Khan asked about the traffic report as he thought this was a part of a
bigger report. Mr. Milan agreed and said he just gave the commission what was needed.
Commissioner Khan asked for clarification on what table was for existing conditions and
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which one was for once the development was complete. There was some discussion
regarding the plans for Buffalo Grove Road.

Commissioner Weinstein said that the overall conclusion was that with 200 units, there
would be minimal impact on Brandywye and Olive Hill. Prairie Road intersection with
Olive Hill had a typographical error on the increase in delay. There was some discussion
on impacts on Buffalo Grove Road.

Commissioner Weinstein asked about the standards of variations. The petitioner said that
there was a supplement for the standards not addressed. The supplement was reviewed
for the commission.

Commissioner Goldspiel asked about clustering to provide more open space. He said
that the open space was naturalized detention area and asked how clustering helps since
detention could not be used. The petitioner said that this was used as passive space and
that they worked on this open space with the Park District.

Chairman Smith entered the staff report as Exhibit One.

(Meeting break for five minutes.)

Mike Weisner (156 Ironside Court) thanked the Board and Village for their work. He
asked about what the impact would be on existing neighbors. He was also concerned
that this was being marketed to the over 55 demographic; he did not think three-story
townhomes would be good for this market. He also asked about the main entrance along
Brandywyn and how this would have a minimal impact. The Buffalo Grove Road
improvement was not scheduled until 2020 or 2021 as of now. He did not feel that there
was safe and moveable traffic there now. Currently, activity at Meridian School creates
back ups (especially for parking) to Ironwood Court. The environment study did not seem
take into consideration the mature trees and the animal habitats by the creek that would
be disrupted. He liked the paths but felt that they were not connected to other paths. Mr.
Weisner asked where the snow went when it was plowed. He was also concerned about
park accessibility. He said that the market value of the homes start at $390,000, and this
would put it at a different market than what is being proposed. He did not understand how
the numbers worked out for students within the School District.

Keith Donaldson (89 Chestnut Terrace) said that he did not feel that there was enough
notice about the public hearing. He also said that notices were only sent out to the area
immediate surrounding the development, but he felt it would affect the entire Stevenson
School District. He said that the selling price was for Buffalo Grove in totality, and he
noted that there was a stark difference between those north and south of Lake-Cook
Road. He said that the three-story units were on the marketing near Park City, Utah for
up to 16 months because he was told “stairs don’t sell”. He said that this elevation and
high density did not fit in the area. He liked the green area, but he felt that a lot of it was
floodplain that could not be built on anyway. He noted that his calculations show this
development to be four homes per acre, but his numbers show six homes per acre if you
take unusable space into account. He asked that this be looked at more closely. He said
when older retirees leave, generally they do not stay in this high-tax area. He felt that this
development would be more attractive to those looking to get into the schools. Regarding
the maintenance fees, he did not feel that a fee of “a few hundred dollars” was incorrect
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and asked if this would be examined. He briefly also addressed the speed of vehicles in
the area.

Albert Modahue (197 Hoffman) said that he did not disagree with developing this
property, but it had to be done responsibly. He did not feel that this should be zoned with
the proposed zoning district as this was too much with too little input from the public. He
also had not seen any information from the school. He had concerns about credit being
sought for handling water runoff. He believed that these homes would be more attractive
to parents with school-aged kids than those of retirement age. He thought that either an
age restriction be added or flexibility be given if the market assumptions were wrong. He
noted that Pulte gave a sizeable donation was given to the Park District. Now he did not
understand how that parcel could be given away for land improvements. This was the
first opportunity that the Easthaven group had had to review the documents and
comment.

Kyle Olson (738 Aspen) said that he did not live in the area but was a potential buyer. He
said that these surrounding areas have begun to look less attractive because of this plan.
This was such a different property than those around it. He said that this plan had been in
development for a while without public input. He also briefly discussed the markets being
targeted. Regarding the Homeowners Association, he agreed that this would likely get
expensive. He liked the idea of maintenance-free living, but he did not think this was
going to be available for a reasonable price. He said that the walkability score was low
and would not attract millennials. He spoke about the student impact and noted that a
previous meeting had requested that the numbers for the School District be reviewed
again. He also did not believe that the exterior elements justified the projected house
price.

Mr. Weisner asked why the main entrance was aligned with Ironwood Court as it did not
seem to match. He asked if the cul-de-sacs were big enough for fire engines or garbage
trucks. Mr. Stilling said that the firetrucks were larger and these sizes did meet the
specifications needed. There was brief discussion regarding sidewalks. Mr. Weisner said
that the median home price in Buffalo Grove was $313,000, and these homes were
slated to start above that. He did not know how this was going to be monitored or
restricted. He was concerned about the density and school impact numbers being
accurate.

Chris Donaldson (89 Chestnut Terrace) asked about the three-story townhomes and
asked about what safety concerns without fences on these properties.

Julie Lavar (2038 Jordan Terrace) said that in a previous property, she had had problems
with investor ownership in a multi-family home unit. She wanted to also ask about not
only road traffic but construction traffic. To the Park District, she said she thought Didier
Farms was going to grow. To the School District, she said she agreed that the school
numbers needed to be examined more closely.

Robbie Young (50 Carlyle) said that traffic had been mentioned Prairie and Buffalo Grove
Road and asked if there was going to be a light. She said that to get down Brandywyn at
school time is backed up already. She also said that three-story townhomes in the
neighborhood would affect the value of neighboring homes. As a realtor, she gave her
opinions.
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Erik Brennan (191 Hoffman Drive) said that these new homes with families would come
in but there was less park space to play. He was concerned about the neighborhood park
being used for a destination park.

Kathy Arvanitakis (401 English Oak Terrace) said that people walk along the retention
area with their dogs. She could see this area from her kitchen window and enjoyed the
view. Looking at this area with taller grass and backed by three-story townhomes was
disappointing. She said that this did not fit with the character of the neighborhood and
wanted to know why the plan with 120 homes was not looked at more closely.

Ronnie Sharma (2013 Olive Hill Drive) said that they had been used to low traffic flow
and was concerned about a lot more traffic on Olive Hill and around the park. When she
had brought up concerns with the Park District several years ago, she was told that when
the Links Farms area this developed, resident input would be obtained. Regarding the
kids in parks, she was okay with one pickleball court and the rest of the space be
dedicated towards tennis courts or basketball courts. Regarding parking, this was
becoming a destination park. The toddler park would have to be expanded if more kids
were added to the area. She was also upset about a sidewalk planned to be going
through the current soccer field. She reiterated concerns about additional children and
additional traffic.

Keith Donaldson (89 Chestnut Terrace) said that most millennials do not want to live in
this type of area until they have children. As an avid biker, he said that small bike paths
that do not go anywhere do not do anything for the bikers.

Albert Modahue (197 Hoffman) said that it was 11pm, and he felt that this matter be
tabled for the evening to get answers to the substantive questions.

Kyle Olson (738 Aspen) said that he preferred not having private roads as this becomes
a bigger problem for the residents.

Jeff Braiman (26 Canterbury) said that this did not affect his home, and over the period of
planning for this parcel, he knew this was an important property about how it would be
developed. This had been planned as single family detached homes with larger lots. He
said that private streets were rarely allowed because it was a maintenance problem, and
it did cause confusion. There was some discussion regarding parking being allowed in
the cul-de-sacs, and he also wanted to include sidewalks. He said his main point was that
the proposal was too dense and was requesting too many variations on the smallest lots
the Village grants. He reviewed the Comprehensive Plan for this area in the past, and he
knew that there were slight changes. However, this was too dense. He also said that he
had heard that there was a lack of senior housing options in Buffalo Grove, so he thought
that there was a benefit to the Village residents and school districts. He also briefly
mentioned open space. He reiterated to the audience to come to the Village Board as
well. He liked this builder and knew this plan worked well for them, but it was important to
be beneficial to the Village as well.

Katie Mark (1920 Prairie Road) asked about how many accidents had occurred around
Brandywyn and Buffalo Grove Road. She did not believe that 214 more households in
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this area would help with that situation. Easthaven was supposed to be developed for
multi-generational homes, and she asked if more students were added to the school
districts from the Easthaven development than expected. She said that her family sold
property to create Easthaven, and at that time there were a lot of conversations about the
park space. There were talks about the Comprehensive Plan and land was given for park
space. She feels the park is not big enough given this new development, and she wants
more park land.

Bill Paradise (417 English Oak Terrace) said that he lived across from Buffalo Grove
Road, and he did not want to look out at three-story townhomes. He said that this would
alter the character of the neighborhood which was one of the conditions listed in the
packet. He was concerned about the amount of kids and traffic because on his small culde-sac, he felt it averaged two cars per house, and at least one child per house when it
was built.

Chairman Smith said that there was a list of questions to be answered and recommended
continuing this to the next meeting.

Moved by Com. Goldspiel, seconded by Com. Khan, to continue the public hearing to
April 19, 2017.
RESULT:

TABLED [UNANIMOUS]

MOVER:
SECONDER:
AYES:
ABSENT:

Next: 4/19/2017 7:30 PM
Stephen Goldspiel, Commissioner
Zill Khan, Commissioner
Smith, Moodhe, Cesario, Cohn, Goldspiel, Khan, Lesser, Weinstein
Amy Au

Regular Meeting
Other Matters for Discussion
None.

Approval of Minutes
1.

Planning and Zoning Commission - Regular Meeting - Mar 15, 2017 7:30 PM
Moved by Com. Khan, seconded by Com. Cesario, to approved the meeting
minutes from March 15, 2017.

RESULT:
MOVER:
SECONDER:
AYES:
ABSTAIN:
ABSENT:

ACCEPTED [5 TO 0]
Zill Khan, Commissioner
Frank Cesario, Commissioner
Smith, Cesario, Cohn, Goldspiel, Khan
Adam Moodhe, Scott Lesser, Mitchell Weinstein
Amy Au

Chairman's Report
None.
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Committee and Liaison Reports
None.

Staff Report/Future Agenda Schedule
Next meeting would be April 19, 2017.

Public Comments and Questions
None.

Adjournment
The meeting was adjourned at 11:25 PM

Chris Stilling Director of Community Development

APPROVED BY ME THIS

5th

DAY OF

April , 2017
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MINUTES OF THE REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION OF THE
VILLAGE OF BUFFALO GROVE HELD IN THE COUNCIL CHAMBERS, 50 RAUPP BOULEVARD,
BUFFALO GROVE, ILLINOIS ON WEDNESDAY, APRIL 19, 2017

Call to Order
The meeting was called to order at 7:30 PM by Commissioner Eric Smith

Public Hearings/Items For Consideration
1.

Consider Approval of a Rezoning to R6A and R9 Planned Development for the Link
Crossing Subdivision (Continued from the April 5, 2017 Planning and Zoning Commission
Meeting) (Trustee Berman) (Staff Contact: Chris Stilling)
Lawrence Freedman, James Truesdell, Jon Isherwood, Eric Russell, Steven Kaminski,
Mark Kurensky, Randall Wilt and Zoran Milutinovic, were present and sworn in.

Mr. Freedman advising that they have not made any modifications to the proposed
development. They are looking to get feedback from both the Commission and the public
prior to making any modifications. He addressed a major concern that was discussed at
the last meeting concerning the Park District. Originally, the Park District had asked for a
land donation for bike trails and a cash donation to improve Prairie Grove Park. Since the
last meeting, the Park District has changed their position and have requested land
donation for bike trails and an expansion of Prairie Grove Park. Based upon the feedback
received, the plans will be modified to address comments.

Mr. Truesdell clarified a few issues that were raised at the previous meeting. He
compared the three story townhomes to the Easton Station Townhomes since height was
an issue. They are not asking for any variations for the height of the three story
townhomes. They are within the allowable code. He addressed the comments concerning
the lack of similar developments in the area. He advised that Easton Station is very
similar as well as many other developments located in adjacent communities. He
reiterated Mr. Freedman’s comments concerning the park and finally he addressed the
concerns about the schools. They have negotiated with the School Districts and will be
providing an additional acre of detention in addition to the cash donations.

Mr. Stilling advised that the proposed plan will likely change. Once the Village has
received a revised plan, it will be made available to the public the Friday prior to the next
Planning and Zoning Commission meeting.

Com. Goldspiel referenced the traffic study and stated that he did not see a proposed
traffic light at either end of the development and asked how traffic management will be
addressed. Mr. Russell explained that the traffic volumes today do not warrant a traffic
signal. The widening of Buffalo Grove Road will make a difference. He acknowledged
that there will be delays during the rush hour on Brandywyn Lane. However, the lights on
Buffalo Grove Road will create gaps that will allow traffic to exit onto Buffalo Grove Road.
He does not believe that the back ups will be significant. Com. Goldspiel asked how
many cars represent 75 feet. Mr. Russell responded three to four cars. Com. Goldspiel
asked if the lights could be timed to create better gaps. Mr. Russell responded that he will
have to look at them. The lights may be on different systems. He advised that residents
could always take Brandywyn Lane to Prairie Road.
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Com. Cesario commented on some of the highlighted issues. The aging population is
typically looking for a smaller home with a master bedroom on the first floor. He
understands that the proposed development will not be age-restricted. A master on the
first floor is appealing to this demographic and rare in Buffalo Grove. The proposed R9
zoning is common in Buffalo Grove. R6 zoning allows for the smallest single family lot
size. Under this proposed development, owners will have minimal maintenance as it will
be a maintenance-free community. The R6A zoning does not detract him from this
proposal. The green space views make sense. There is ample dedicated parking
throughout the proposed development. Sidewalks and bike paths are also throughout,
except in the cul-de-sacs. He recommends adding some sort of sidewalks around the culde-sacs. Regarding the school districts, there is always worry when adding a large
number of homes within the districts. The school districts acknowledged that this project
will have a positive financial impact. The developer is currently working with the Park
District on proposed changes. The three story townhomes look like an urban product in a
suburban setting. The developers point on the proposed building height is a good one.
He compared this proposed project to other developments along Buffalo Grove Road.
Overall he believes the developer did a good job. He still struggles to see how this project
will work with the existing neighborhoods. He suggested scaling the proposal down to
more closely match what is in the area surrounding it. Or he would prefer to see samples
of what the development will look like to the surrounding neighborhoods. Regarding
traffic, he suspects that during peak times it will be more impactful. Regarding pricing,
retirees downsize and the pricing is high for this type of product.
Com. Lesser does not buy into the traffic study’s conclusions. He drops off and picks up
his children and has seen cars stacked with small gaps in traffic. His experiences are not
consistent with what is being represented. He advised that the traffic impact must be
looked at very careful and believes that this proposed development will have a significant
impact on both the traffic and schools. He recommended incorporating traffic signals into
the plan.

Com. Khan advised Mr. Russell that he was at the site around 7:15 p.m. to see the traffic
conditions. There were three cars stacked behind him while he was attempting to turn left
onto the Buffalo Grove Road from Brandywyn Lane. He waited between 30 and 45
seconds to turn. He stated that the traffic study is based on current traffic and does not
account for the increased traffic of the proposed development or any future development
of the vacant land to the south. He agrees with the comments made by the other
Commissioners. He believes a future traffic signal will be required. He asked Mr. Russell
if he had any knowledge of future road projects to be done by the County. Mr. Russell
responded that he is only aware of the future widenings of that section of Buffalo Grove
Road. The County will not install a traffic signal until it is required. Even projecting out to
2020, the traffic counts would not warrant the installation of a traffic signal. The Village
can re-visit the traffic counts in the future. Com. Khan asked if Mr. Russell had contact
the local Police Department to obtain the accident information used in the study. Mr.
Russell advised that he gets the information from the State. Com. Khan suggested that
the developer contribute toward a future traffic signal or for future road improvements and
not to place the responsibility upon the Village. Com. Khan advised Mr. Truesdell that he
is not a fan of private roads or private sidewalks. After many years when the roads and
sidewalks start to need maintenance, the Homeowners Association will end up at the
Village asking for the Village to take over responsibility. That puts the Village between a
rock and a hard place. He does not support the private roads and sidewalks. Regarding
the anticipated HOA dues, an average two bedroom condominium costs approximately
$275.00 to $325.00/month. He does not see the HOA fees to be less than
$400.00/month. Mr. Isherwood stated that the cul de sacs will not be as wide as Village
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streets. He asked Com. Khan to clarify what he is asking. Com. Khan would like the
streets to meet Village code. Com. Khan advised Mr. Milutinovic that people want their
children to go to Buffalo Grove schools. He has a hard believing the estimated number of
school children that this development would generate. He compared the current proposal
to the alternative in the Comprehensive Plan which consists of single family home
subdivision. Mr. Isherwood responded that a subdivision with 120 single family homes
would be a different kind of development. The demand will be for 3,000 to 4,000 square
foot homes with four bedrooms. Com. Khan advised that the report also indicates that the
Village would lose approximately $6 million dollars over 20 years if the 120 homes
development was pursued.

Com. Cohn understands the need to build for an aging population, but you also get what
you build for. The Comprehensive Plan called for single family home development. This
project does not meet the Comprehensive Plan. The project needs to harmonize with the
surrounding neighborhoods, which this project does not do. A single family home
development would provide for the sense of a community. Purchasers of single family
homes will put their roots down and take pride in their community. He doesn’t feel the
proposed development would attract a people that would take pride in the community. He
believes this property should reflect what is called for in the Comprehensive Plan. He
also agrees with the other Commissioners concerning the traffic impacts. He stated that
there has been no testimony in support of the proposed development.

Com. Moodhe addressed Mr. Russell with regards to the traffic study. He was in the area
at 7:30 a.m. and the cars trying to cross Buffalo Grove Road looked like a game of
Frogger. The traffic study did not take into account the future development of the
remaining vacant land either. From 6:00 p.m. to 6:40 p.m. there is a dramatic increase in
traffic in this area. Most people that leave work at 5:00 p.m. are just arriving home. Mr.
Russell stated that the study reviewed traffic from 4:00 p.m. to 6:00 p.m. He also advised
that the traffic on Brandywyn Lane is what will warrant whether a traffic light can be
installed at that location. Com. Moodhe noted that if traffic backs up on Aptakisic Road
and Buffalo Grove Road, traffic will cut through on Brandywyn Lane. The projections and
the facts differ. He also still has issues with the density and the architecture. He is trying
to visualize what it will look like. When traveling south on Buffalo Grove Road, the three
story townhomes will be right in your face. He suggested possibly breaking the project
down into two communities. Based on the acreage, there may be a possible loss of units.
However, he is fine with that.

Com. Weinstein noted that even with a 120 single-family homes development, there will
still be an impact on the traffic. Mr. Monico stated that the requirements to install a traffic
signal are based on Federal requirements. Mr. Stilling stated that the Village could ask
the developer for a donation to recoup costs for a future traffic signal. Com. Weinstein
understands that the requirements to install a traffic signal are not under the Village’s
control. However, it’s all about the density. He has not had an issue with the three story
townhomes. He believes the east side of the proposed development is too dense. He
addressed Com. Cohn’s comment regarding no testimony in support of the project by
indicating that people only come out when they object to something and typically not
when they support it. He also believes that traffic will be a problem.

Com. Au agrees with Com. Weinstein. The property should be developed according to
the Comprehensive Plan. She would like for the developer to provide studies of longevity
of residents in townhomes.
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Com. Goldspiel also agrees with Commissioners Khan, Cohn and Weinstein. The project
has constraints around traffic control and water management. The proposed
development does not adhere to the Comprehensive Plan. This is a very high density
development. Regarding zoning, it is not the Village’s intent to build under the “A”
classifications. He likes the architecture but is troubled by the three story townhomes.
Stairs are a problem for seniors. Private roads are not a good idea. This does not meet
the intent of clustering. The two story townhomes could use more space.

Com. Lesser stated that the developer has been provided comments and feedback. The
current proposed plan is very similar to what the Commission had first seen during the
workshops. There are concerns with density and this development is not consistent with
the Comprehensive Plan. The Planning & Zoning Commission’s role is to do what’s best
for the community. The Village envisioned a traditional residential development for this
land. He agrees with many of the other Commissioners’ comments. He also does not like
the private roads. The data presented in the traffic study does not seem accurate. He
would like to see a more traditional residential subdivision with a small mix of townhomes.

Ch. Smith asked about the type of customers they anticipate to attract. Mr. Isherwood
responded the 19 to 34 year of age range. They are open to limiting the number of
investor purchases and the number of units any one purchaser buys, in addition to
limiting the number units to be used as rentals. They looked at the ownership history in
the Mirielle and Tenerife Subdivisions. People today have different demands then before.
Ch. Smith asked staff to generate a limit on the number of rentals.

There were no additional questions or comments from the Commissioners. Ch. Smith
entertained questions and comments from the audience. Multiple people in the audience
stood to speak. Ch. Smith sworn them in.

Mr. Elliott Hartstein, 908 Providence Lane, advised that this is the last big piece of land to
infill. He believes that the proposed development is a beautiful development, but is it a
good development as presented. It does not follow the Comprehensive Plan. His biggest
concern is the density. He is concerned about the make up of the development. This
location is not suitable for three story townhomes. He is concerned about the private
roads. They need to create more open space.

Mike Garfield, 2118 Jordan Terrace, believes that 214 units will have an impact of traffic.
214 units does not make sense. There are narrow roads and no sidewalks. The
occupants of the three story townhomes will not be able to get out except for on
Brandywyn Lane. The 120 single family home development makes more sense for both
traffic impacts and the schools.

Marc Benjoya, 2071 Wright Boulevard, believes that Buffalo Grove is a community that
likes open space and the developer should not create density for economic gain. The
proposed development impacts safety from Buffalo Grove Road to Brandywyn Lane to
Meridian. Where is all the traffic going to go? The Comprehensive Plan calls for
contiguousity. Less density will benefit all. He asked if the developer has the First Right of
Refusal for the remaining Didier property. The development will create safety concerns
and traffic concerns.
Michael Lessner, 156 Ironwood Court, lives across from the proposed main entrance. He
is concerned with the traffic flow. He asked for Stevenson High School to not allow front
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door drop off. He asked about splitting the traffic access to two or three different spots.
He asked about the connection of the bike paths. He is concerned with the environmental
impact the proposed development would have on wildlife on the proposed site. He
advised that he talked to the Didier family and they want to continue to operate in Buffalo
Grove. He believes that the Comprehensive Plan should be followed.

Anthony Kruschel, 2322 Magnolia Court East, does not like the look of the proposed
townhomes. He believes they look like apartment buildings. He suggested putting a ten
foot high berm and landscaping along Meridian.

Ellen Ross, School District 102 Board President, stated that the school board does not
express support for or against any development, including this one. She clarified
information to Com. Lesser concerning the changes that will be made to the schools. She
advised that the school is expanding as a result of several development and current
expansions efforts would occur with or without the project.

Steven Lefar, 2038 Jordan Terrace, moved in to his home in 2001. There were many
investors and rentals at that time. People were constantly moving in and out. He does not
believe the student calculations are correct. He does not believe that people will pay
$400,000 for a home with $10,000 in taxes to downsize. He met with the original
developer of this property and students were projected to be 125, not 85. He is
concerned with the construction traffic that will be generated. He did not see construction
traffic addressed in the plan or any of the other planned road projects.

Jeffrey Braiman, 26 W. Canterbury Lane, stated that the 120 unit single family
development has been mentioned a lot. The Comprehensive Plan addresses zoning and
lot size. He asked about the vacant property to the south and believes that the subject
development will dictate what getting developed to the south. Most developers will match
existing development and consequently, they will end up with even more townhomes.

Keith Donaldson, 89 Chestnut Terrace, has concerns about safety. He suggested that a
pedestrian crossing light be installed. Kids cut across Prairie Road all the time. It is a
dangerous situation. He asked if there were plans to widen Brandywyn Lane to
accommodate the traffic. Mr. Stilling explained that Brandywyn Lane is already a collector
street and will not be widened. Mr. Donaldson stated that he has lived there 22 years, but
he is considering moving out.

Kyle Olson, 738 Aspen Drive, agrees with the Commissioners comments. He does not
believe that concerns have been addressed. Townhomes have a place, but not in this
location. The proposed development will match the existing home is the area. He stated
that the requested zoning of R9 instead of R8 is to allow the extra height on the
townhomes. The plan does not make sense. He does not believe that there will be
adequate parking available in the cul-de-sacs. He wants to know who asked for this type
of housing. Mr. Stilling advised that the Village Board approved an Economic
Development Plan last year, which recommended the Village look to diversify their
housing stock. Mr. Olson does not believe targeting Millennials with $400,000.00 homes.
He also suggested putting two story townhomes in area A.

Laura Neiberg, 362 Satinwood Court N, lives right at Satinwood and has only one way to
get the Brandywyn Lane. She is concerned about the traffic. She cannot believe the 214
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homes proposed for this development will not have an impact on the traffic. Any other
way she travels adds 20 minutes to her commute. She is concerned about construction
traffic. She is concerned with the density. She is concerned about water runoff on the
surrounding properties.

Ilya Tseitlin, 154 Ironwood Court, believes that traffic is awful today. There should be
another road built from Brandywyn to Aptakisic.

Albert Murillo, 197 Hoffman Drive, asked KHov if they overpaid for the property. The
proposed project’s density would impact the parks, traffic and schools. He believes a lot
of children will come out of this development - more than 85. He suggested they consider
making it a retirement community. He asked if KHov owns the property or not. He asked
if they can back out if this development if it does not get approved. He asked the
developer to justify putting so many homes in this development. He would like to see the
Planning & Zoning Commission make the right decision.

Roberta Young, 50 Carlyle Lane, lives four homes away from Brandywyn. Traffic is an
issue now and will only get worse. Kids run across the street and there are no crossing
guards. The three story townhomes do not fit in here. The two story townhomes fits since
they are the same height. She explained that people spend under $500,000.00 for homes
in Buffalo Grove right now. She heard people are talking about moving out because of
this proposed development. She is concerned because people move here only for the
schools. She believes the association fees will be more than $200.00 a month.

Keith Donaldson, added that the three story townhomes are shorter because the roof
pitch has been reduced, which makes the buildings look like apartments. He is concerned
with the traffic on Buffalo Grove Road. The traffic flow on Brandywyn Lane will be greatly
affected. Cars are parked past Chestnut Terrace many times after 6:30 p.m.

Neil Worlikar, 1927 Jordan Terrace, does not agree with the traffic study. Private roads
are issues with snow removal. He would like to see more playground equipment. He
referred to the Lake County website regarding traffic accident data. He stated that there
is a lot of pass through traffic as well as resident traffic. The School Board plans a $25
million dollar expansion project. He would like to see the where the data on Millennials is
coming from.

Ilene Shapiro, 63 Chestnut Terrace, is concerned about the density impact on public
safety and crime. She asked if there is a plan to add more police officers.

A resident on Jordan Terrace is concerned about the density. People come to Buffalo
Grove for the schools. He would like to see more reliable data presented. The
townhomes are not fit for this community. He suggested to build a church instead.

Eli Sasson, 24 Chestnut Court W, has lived here for 12 years. He moved here, just like
many, for the schools. He believes the information provided is wrong with regards to the
forecasts for the schools, traffic and associates dues. He believes that students
generated will be more like 400, not 85. This can be a very profitable project if the homes
were 2,500 to 2,700 square feet. This project will kill the community. Traffic is already an
issue. 120 single family homes is a reasonable number of units.
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John Dahlen, 160 Ironwood Court, has lived here 19 years. He backs up to the
Arboretum. He has the same concerns as everyone else. He is concerned about his
property values. He just inherited a unit at the corner of Brandywyn Lane and Buffalo
Grove Road. He suggested adding more chairs for the next public hearing.

An audience member is also concerned with traffic. People drive very fast. He was
involved in an accident on Prairie Road.

Keith Donaldson is bothered by the study indicating 7 years as the average time people
have owned their townhomes. He would like to see how many residents have lived in
their homes 12 to 15 years. There is nothing to walk to in the area. People are leaving
Buffalo Grove because of the property taxes. The taxes will keep people from retiring in
Buffalo Grove.

Kathy Arvanitakis, 401 English Oak Terrace, is concerned that the retention area at the
corner will be lost. Trees will be cut down. Several areas have added tall grass like what
is being proposed for the retention area and she does not like it.

There were no additional questions or comments from the audience. There were no
additional questions or comments from the Commissioners.

Moved by Com. Lesser, seconded by Com. Moodhe, to Table the public hearing to the
May 17, 2017 Planning & Zoning Commission regular meeting.
RESULT:

TABLED [UNANIMOUS]

AYES:

Next: 5/17/2017 7:30 PM
Smith, Moodhe, Cesario, Cohn, Goldspiel, Khan, Lesser, Weinstein, Au

Regular Meeting
Other Matters for Discussion
None.

Approval of Minutes
1.

Planning and Zoning Commission - Regular Meeting - Apr 5, 2017 7:30 PM
Moved by Com. Cesario, seconded by Com. Lesser, to approve the minutes of
the April 5, 2017 regular meeting as submitted.

RESULT:
MOVER:
SECONDER:
AYES:
ABSTAIN:

ACCEPTED [8 TO 0]
Frank Cesario, Commissioner
Scott Lesser, Commissioner
Smith, Moodhe, Cesario, Cohn, Goldspiel, Khan, Lesser, Weinstein
Amy Au

Chairman's Report
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None.

Committee and Liaison Reports
None.

Staff Report/Future Agenda Schedule
Mr. Stilling advised that the May 3, 2017 regular meeting will be cancelled. The next regular
meeting will be held on May 17, 2017.

Public Comments and Questions
None.

Adjournment
The meeting was adjourned at 10:37 PM

Chris Stilling Director of Community Development

APPROVED BY ME THIS

19th

DAY OF

April , 2017

Packet Pg. 81

3.B.1
06/21/2017
MINUTES OF THE REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION OF THE
VILLAGE OF BUFFALO GROVE HELD IN THE COUNCIL CHAMBERS, 50 RAUPP BOULEVARD,
BUFFALO GROVE, ILLINOIS ON WEDNESDAY, JUNE 21, 2017

Call to Order
The meeting was called to order at 7:38 PM by Commissioner Eric Smith

1.

Proposed Link Crossing Subdivision (Trustee Ottenheimer) (Staff Contact: Chris Stilling)
Moved by Com. Lesser, seconded by Com. Cohn, to continue the public hearing to the
July 19, 2017 Planning & Zoning Commission regular meeting.

RESULT:

TABLED [UNANIMOUS]

AYES:
ABSENT:

Next: 7/19/2017 7:30 PM
Smith, Cesario, Cohn, Goldspiel, Lesser, Weinstein, Au
Adam Moodhe, Zill Khan

2.

Consider Variations to the Sign Code for the Four Points by Sheraton on 900 West Lake
Cook Road (Trustee Stein) (Staff Contact: Brian Sheehan)
The Petitioner was not present.
Mr. Sheehan explained that the request is to relocate the ground sign to the vacant
parcel located in front of the building. Hamilton Partners is the owner of the vacant parcel
and has provided a letter of approval with some conditions. In addition, the Petitioner is
requesting a variation for a larger wall sign to be located on the Porte Cochere facing
west. The sign would not directly face Lake Cook Road and they are trying to get the
attention of eastbound traffic on Lake Cook Road.
Com. Goldspiel asked Mr. Raysa a procedural question, which Mr. Raysa answered.
Com. Goldspiel believes that the proposed wall sign is exceptionally ugly and would like
to see it made more attractive.
Com. Au asked if there was a reason why the Petitioner was not present. Mr. Sheehan
advised that he had been in contact with the Petitioner numerous times and believed they
were aware of the public hearing date and time. He also left a message prior to the start
of the public hearing. Com. Au asked how far the distance between the wall sign and
ground sign would be. Mr. Sheehan advised that the current ground sign is the line of
sight of the wall sign. The new ground sign would be further away.
Com. Cesario believes that moving the ground sign is a good thing and makes sense. It
will further the distance between the ground sign and wall sign. He noted that the building
is set back a distance off Lake Cook Road. He believes that the proposed wall sign
seems big for the space, but understands with the distance the building is setback from
the road. He questioned if the proposed wall sign is the best solution.
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Com. Weinstein agrees that the building is set back a distance off the roadway, to a point
that it is not recognized as a hotel. He does not have any issues with the proposed
ground sign. He asked if the current wall sign is illuminated. Mr. Sheehan is not sure.
Com. Weinstein would like to know and if so, would most likely place conditions on the
illumination.

Com. Lesser also agrees with the comments on the wall sign. He has no issues with the
ground sign.
Mr. Stilling wants to identify the questions and comments of the Commissioners and then
continue the public hearing to the July 19, 2017 regular meeting.
The following questions shall be addressed prior to July 5, 2017:
- What is the size of the existing wall sign in relation to the proposed wall sign;
- Is the existing wall sign illuminated and will the proposed wall sign be illuminated. If so,
include the hours of illumination;
- What is the rationale behind the design of the proposed wall sign.
Moved by Com. Weinstein, seconded by Com. Cesario, to continue the public hearing to
the July 19, 2017 Planning & Zoning Commission regular meeting.
RESULT:

TABLED [UNANIMOUS]

AYES:
ABSENT:

Next: 7/19/2017 7:30 PM
Smith, Cesario, Cohn, Goldspiel, Lesser, Weinstein, Au
Adam Moodhe, Zill Khan

Regular Meeting
Other Matters for Discussion
None.

Approval of Minutes
1.

Planning and Zoning Commission - Regular Meeting - May 17, 2017 7:30 PM
Moved by Com. Lesser, seconded by Com. Cesario, to approve the minutes of
the May 17, 2017 regular meeting as submitted.
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RESULT:
AYES:
ABSTAIN:
ABSENT:

ACCEPTED [6 TO 0]
Smith, Cesario, Cohn, Goldspiel, Weinstein, Au
Scott Lesser
Adam Moodhe, Zill Khan

Chairman's Report
None.

Com. Cesario reviewed the Planning & Zoning Commission items that were approved by the
Village Board on Monday, June 19, 2017.

Com. Cesario also advised that Trustee Trilling will be retiring from the Village Board in July due
to him moving outside the Village.

Staff Report/Future Agenda Schedule
Mr. Stilling provided an update on Woodman's. The ground breaking is planned for July and will
be announced once the date has been set.

Mr. Stilling recommended that the July 5, 2017 Planning & Zoning Commission meeting be
cancelled. Mr. Stilling reviewed the items scheduled for the July 19, 2017 agenda. Link Crossing
will be providing 3 plans for the Planning & Zoning Commission to review. It is two plans with one
plan having two variations; private versus public cul de sacs. Packets for the July 19, 2017
meeting are anticipated to be delivered July 7, 2017 in order to allow ample time for both the
Commission and the public to review. There will also be another Special Use for a day care home
and Speedway is requesting a Sign Code variation. Looking ahead at the August 2, 2017 agenda,
Aptakisic-Tripp CCDS 102 will be requesting an amendment to their Special Use to construct an
addition at 1231 Weiland Road.

Mr. Stilling advised that the next Lake Cook Corridor public meeting is scheduled for July 11,
2017 at 6:00 PM at the Community Arts Center. He asked that the Commissioners spread the
word.

Public Comments and Questions
None.

Adjournment
The meeting was adjourned at 8:00 PM

Chris Stilling Director of Community Development
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