VILLAGE OF

FRANKFORT

ESiT sl 855

PLAN COMMISSION / ZONING BOARD OF APPEALS
AGENDA

Thursday, October 26, 2023 Frankfort Village Hall
6:30 P.M. 432 W. Nebraska Street (Board Room)

8.

9.

Call to Order
Roll Call
Approval of Minutes of October 12, 2023

Public Hearing: 165 Industry Avenue, Unit C (Unit 3 on Plat of Survey) — CNC Lawncare (Ref#107)
Requests: (1) Special Use Permit for a Landscape Business; and (2) Special Use Permit for Outdoor Storage
of uncontained bulk materials in the [-2 General Industrial District (PINs: 19-09-34-103-009-1001, 19-09-
34-902-000-0000, 19-09-34-100-071-0000).

Public Hearing: 21420 S. Harlem Avenue — Thrift Home & Restoration (The Bridge Teen Center)
(Ref#108)

Requests: (1) Special Use Permit for a Planned Unit Development including certain zoning exceptions; and
(2) Special Use Permit for indoor retail sales of goods, between 5,000 and 10,000 square feet, in the B-4
Office District, (3) Preliminary/Final PUD Development Plan, and (4) Preliminary and Final Plat of
Resubdivision (PIN 19-09-24-401-022-0000).

Public Hearing: 601 Prestwick Drive — Prestwick Country Club Cart Barn (Ref#109)

Requests: Four (4) Zoning Ordinance variations which pertain to exceeding the maximum size of an
accessory structure, exceeding the maximum height of an accessory structure, location of an accessory
structure in a location other than a side or rear yard, and location of an accessory structure in front of the

front facade of the primary structure, to construct a new accessory building (cart barn for the storage of golf
carts) for the property located at 601 Prestwick Drive, Frankfort, IL 60423 (PIN: 19-09-25-102-009-0000).

Workshop: Village of Frankfort Zoning Ordinance Text Amendment — Accessory Structures
Future Public Hearing Request: Consideration of proposed revisions to the Village of Frankfort Zoning
Ordinance regarding accessory structures (Article 5, Section D).

Public Comments

Village Board & Committee Updates

10. Other Business

11. Attendance Confirmation (November 9, 2023)

12. Adjournment

All applicants are advised to be present when the meeting is called to order. Agenda items are generally reviewed in the order
shown on the agenda, however, the Plan Commission/Zoning Board of Appeals reserves the right to amend the agenda and consider
items in a different order. The Commission may adjourn its meeting to another day prior to consideration of all agenda items. All
persons interested in providing public testimony are encouraged to do so. If you wish to provide public testimony, please come
forward to the podium and state your name for the record and address your comments and questions to the Chairperson.



MINUTES

MEETING OF VILLAGE OF FRANKFORT PLAN
COMMISSION / ZONING BOARD OF APPEALS

October 12, 2023 -VILLAGE ADMINISTRATION BUILDING
432 W. NEBRASKA STREET
Call to Order: Chair Schaeffer called the meeting to order at 6:30 PM

Commissioners Present:  Nichole Schaeffer (Chair), Will Markunas, Dan Knieriem, Brian
James, Jessica Jakubowski, David Hogan, Johnny Morris

Commissioners Absent: None

Staff Present: Planning & Economic Development Director Mike Schwarz,
Senior Planner Christopher Gruba, Planner Amanda Martinez

Elected Officials Present: None

A. Approval of the Minutes from September 7%, 2023
Chair Schaeffer asked for questions or comments regarding the minutes. There were none.
Motion (#1): To approve the minutes from September 7, 2023, as presented.
Motion by: James Seconded by: Morris
Approved: (4-0, commissioners Hogan, Knieriem and Markunas abstained)

B. Approval of the Minutes from September 28, 2023
Chair Schaeffer asked for questions or comments regarding the minutes. There were none.
Motion (#2): To approve the minutes from September 28", 2023, as amended.
Motion by: Jakubowski Seconded by: Markunas

Approved: (7-0)
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C. Public Hearing: 9115 Roma Court — Roma Sports Building Addition & Outdoor
Recreation

Christopher Gruba presented the staff report.

The applicant, Steve Rotondi, signed in at the podium. He noted that the plans before the
Commission had incorporated comments made at the workshop.

Commissioner Schaeffer asked if there were any members of the public that wished to
speak. Bruce Warner signed in at the podium. He said that he owns the adjacent property
to the east and that he does not have any objections to the project. He did note that there
is a row of trees between his property and the applicants and that this tree row is technically
located on his property and not on Roma’s property. He noted that the property lines shown
on the aerial photograph are slightly incorrect and that he wants the trees to remain
unaffected by any development.

Chair Schaeffer said that staff had received a letter from adjacent property owner, Jeff
Graefen, that she read into the record. Mr. Graefen’s letter said that he did not object to
the proposed development.

Chair Schaeffer asked if any other members of the public wished to speak. There were
none.

Motion (#3): To close the public hearing.
Motion by: Markunas Seconded by: Jakubowski

Chair Schaeffer asked the Commission for comments regarding the Special Use Permit for
indoor recreation. There were none. She asked the Commission for comments regarding
the Special Use Permit for outdoor recreation. There were none.

Chair Schaeffer asked the Commission for comments regarding the variation to permit
three points of vehicular access to Roma Court, whereas only two are permitted. She added
that staff had spoken to the Public Works Department regarding this request and they had
no objection. Commissioner Markunas said that he thought that three points of vehicle
access to Roma Court seemed appropriate given the length of the property itself, including
the length of the parking lot.

Chair Schaeffer asked the Commission for comments regarding the variation to permit a
front yard landscape setback of 15.2°, whereas 20’ is required. Commissioner Knieriem
asked the applicant why he chose to not move the smaller soccer field closer to the larger
soccer field. Mr. Rotondi said that they were moved further away from the street for safety
reasons and because he intended to use as much of the “crown” of the existing playfields
as before, meaning he would have to move less dirt. He also said that there were existing
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stormwater facilities in place that he didn’t want to disturb. Commissioner Knieriem said
that it looked like there was potential to expand the parking lot even further without
impacting the smaller soccer field. Mr. Rotondi replied that the project has already gone
over budget and expanding the parking lot even further would make it even more over
budget. Commissioner Knieriem asked the applicant if gates were proposed in the new &’
tall black, vinyl coated chain link fencing, in case balls needed to be retrieved. Mr. Rotondi
replied that there would be a pedestrian gate every 100’ in the fencing.

Commissioner Markunas said that the proposed landscaping looked good, but asked if the
landscaping could be extended to the rest of the property. Mr. Rotondi replied that there
are existing bushes and river rock along the building and that all parking lot islands have
trees. He said that the proposed street trees meet the requirement of 1 every 35’ along
Roma Court.

Chair Schaeffer asked staff to elaborate on the loading zone as illustrated on the plans.
Chris Gruba said that the loading area that was originally approved for the building was
removed and restriped with customer parking and that it should be reverted back to a striped
loading zone as part of the proposed site improvements. He noted that the Geometric Plan
(Sheet C-2) included a note stating “existing loading area to remain, loading area to be re-
striped and existing parking stall striping in front of loading area to be removed”.

Chair Schaeffer asked staff if a trash enclosure was included on the plans. Chris Gruba
replied that Sheet C-2 stated that a trash enclosure, meeting code, would be installed.
However, staff has not received any detail drawings of the proposed trash enclosure to-
date. Mr. Rotondi and his architect, Robin Ersfeldt, said that they had submitted a dumpster
enclosure detail drawing to staff. Chris Gruba responded that it may have been missed and
not included but could not confirm that it had been received. Regardless, he’d either locate
the dumpster detail or request it from the applicant and ensure that it would be included
with the Village Board’s packet.

Commissioner James said that he appreciated that the applicant had added more parking
since the workshop, which would help lessen the need to shuttle people in from other
locations.

Chair Schaeffer asked for comments regarding the Plat of Resubdivision. There were none.

Motion (#4): Recommend to the Village Board to approve the Special Use Permit for
indoor recreation on Lot 1 of the Roma 2 Resubdivision to include the building addition,
in accordance with the reviewed plans, findings of fact, and public testimony, conditioned
on final engineering approval.

Motion by: Jakubowski Seconded by: Hogan
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Approved: (7-0)

Motion (#5): Recommend to the Village Board to approve the Special Use Permit for
outdoor recreation greater than 1 acre on Lot 1 of the Roma 2 Resubdivision for the outdoor
playing fields, in accordance with the reviewed plans, findings of fact, and public
testimony, conditioned on final engineering approval.

Motion by: James Seconded by: Morris
Approved: (7-0)

Motion (#6): Recommend to the Village Board to approve the Variation to permit at 15.2°
front landscape setback whereas 20’ is required per Article 6, Section C, Part 1, in
accordance with the reviewed plans, findings of fact, and public testimony, conditioned on
final engineering approval.

Motion by: James Seconded by: Hogan
Approved: (7-0)

Motion (#7): Recommend to the Village Board to approve the Variation to permit three
points of vehicular access to Roma Court, whereas a maximum of two are permitted per
Article 6, Section C, Part 2 (n)(3), in accordance with the reviewed plans, findings of fact,
and public testimony, conditioned on final engineering approval.

Motion by: Markunas Seconded by: Jakubowski
Approved: (7-0)

Motion (#8): Recommend approval of a Plat of Resubdivision to consolidate Lot 1 of
Roma Resubdivision with Lots 16-18 of East Point Park Subdivision, to create a single Lot
1 of Roma 2 Resubdivision, subject to staff approval of any technical revisions prior to
recording.

Motion by: Morris Seconded by: Markunas
Approved: (7-0)
. Workshop: Dunkin’ Donuts

Mike Schwarz presented the staff report and noted that the presentation slides show newly
submitted plans.
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The applicant, Krupa Shah, and the applicant’s architect, Eric Carlson, approached the
podium. Eric Carlson added the following points for discussion:

o The grade difference between the north and south sides of the property is very
significant.

o The engineers working on the project tried to minimize the amount of retaining
walls, so they put them in places that are least visible from the public right-of-way;
there is a berm from Route 45 to the parking lot.

o The proposed CMU color for the wainscot of the building will closely match the
Vineyards development.

o The applicant, Ms. Shah, had to buy 6 acres and ended up only with 3 acres of
buildable land for this project.

o Dunkin has a need for visibility along Route 45. The applicant would like to have
space on the monument sign for all four proposed tenant spaces.

o As suggested by staff, the applicant is willing to add a horizontal banding feature
on the elevations of the building.

o The applicant would like feedback on the proposed orange, white and pink colors
for the Dunkin’ signage since it relates to branding.

Chair Schaeffer stated that there may be an error in the staff report pertaining to the hours
of operation and asked the applicant for clarification.

The applicant responded that business would open from 4:00 a.m. to 8:00 p.m. Monday
through Saturday and 5:00 a.m. to 8:00 p.m. on Sunday. These are the same hours of
operation as the existing location.

Chair Schaeffer stated that all the special use requests seem reasonable and asked
Commissioners if they have any initial questions on the special use requests.

Commissioner Markunas asked if the furnishings and fencing for the proposed outdoor
seating will be submitted to staff.

Eric Carlson responded that they will submit those details after the workshop and that they
usually try to keep the fence away from vehicular traffic.

Commissioner Markunas asked staff to assist in guiding the applicant to match other
approved outdoor seating locations in the Village of Frankfort.
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Mike Schwarz responded that the applicant is not at the point of submitting such details,
but he will guide them to be consistent with other locations and that he will ensure that
staff receives the details.

Commissioner Morris asked about the Dunkin’ Green program.

Eric Carlson responded that the program has not been discussed for a while since the
Covid-19 Pandemic.

Commissioner Hogan asked about the proposed retaining wall and if there are any other
alternatives that can be discussed by the engineers.

Eric Carlson responded that the project engineers tried a lot of options and had concluded
on still having retaining walls but minimizing the amount of retaining wall as much as
possible. The entrance along Route 45 becomes steep, so the only people who will see the
wall will be the people who visit the subject site.

Commissioner Hogan asked how well the wall will hold up over time.

Eric Carlson responded that the retaining wall is proposed outside of the flood zone so that
there won’t be any water pushing up against that wall.

Chair Schaeffer stated that there is not much to do with the existing slope on the subject
site and it is almost a necessity to have retaining walls to have a flat parking lot. She advised
staff and the applicant to make sure there is a structural engineer to ensure the wall will
have structural integrity over time.

Commissioner Jakubowski stated that she is fine with the proposed retaining wall because
it is not very visible from adjacent properties.

Commissioner James stated that the proposed retaining wall is not a variation request, and
the intent of the Code may be more for residential property.

Commissioner Markunas asked if there is any way to have the retaining wall color blend
in with the landscaping on the subject site.

Commissioner Jakubowski added that the proposed Abbey Woods North retaining wall has
a stone look which may be a good comparison material.

Eric Carlson responded that they could provide more landscaping to make the wall less
visible.

Chair Schaeffer asked if there are any native plantings proposed for the wet bottom
detention basin.
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Eric Carlson responded that they don’t know the answer right now on what type of
detention will be required, so they are not sure if landscaping will be at the bottom.

Chair Schaeffer asked if the parking lot island will have landscaping.

Mike Schwarz responded that the parking lot islands are required to have landscaping. He
also notes that the applicant provided foundation landscaping even though it is not required.

Commissioner Markunas stated that the applicant will need to provide details on the drive-
through overhead bars.

Chair Schaeffer asked if there will be any signage to identify where the one-way circulation
in the parking lot starts.

Eric Carlson responded that the newly submitted plans point out such signage.

Commissioner Markunas asked if the applicant knows who the other tenants will be and
what their respective hours of operations will be.

The applicant responded that she has started conversations but wanted to hear the feedback
from the workshop meeting first.

Commissioner Morris stated that he likes the second drive-through lane being dedicated
for mobile orders only. He asked if any parking spaces will be specifically dedicated for
carry outs. He asked if there is any data as it relates to parking demand.

The applicant responded that a dedicated carry out space will not be provided on the subject
site. She did not have information on parking demand but stated that the business is not
really sought as a destination; rather it is more sought after for its drive-through service
where it typically takes 88 seconds to get through the drive-through lane.

There was some discussion about the proposed access point along Route 45.
Commissioners agreed to discuss the access point after IDOT approval and
recommendations are received.

Chair Schaeffer asked about how the transition between two-way and one-way provides
circulation.

Eric Carlson responded that the intent is to keep the circulation aligned with the flow of
the drive-through lanes to avoid conflicts. Additionally, customers of the other tenants have
a choice to get out via the two-way circulation. The parking spaces at the south end of the
property will be mostly employee parking.
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There was general agreement from Commissioners that the flow around the building was
okay with them.

Commissioner Markunas stated that the applicant should move the pavement signage
further east and that there should be a one-way sign placed on the south end of the site prior
to drivers getting behind the building.

Chair Schaeffer stated that the applicant will need to provide trash enclosure details.

Commissioner Markunas stated that there is not a current need for a multi-use path along
La Grange Road because a path is nowhere near the subject site and there are already
sidewalks constructed along Lagrange Road.

Commissioner Morris asked staff if the transportation plan speaks to improvements
planned for Route 45.

Mike Schwarz responded that the Comprehensive Plan calls for a future path along Route
45 but there is no such path located in the immediate area.

Eric Carlson asked the Commissioners how they would feel if the applicant were to remove
the outer landscape island proposed by the drive-through lane on the east side of the
property for better circulation.

Commissioner Jakubowski stated that she does not have an issue with removing that
landscape island because it helps customers who want to get out of the drivethrough lane
sooner.

Commissioner Markunas asked staff if removing the landscape island would add a
variation request.

Mike Schwarz responded yes.

Commissioner Markunas advised the applicant not to add a variance request. The landscape
island prevents people from backing out of a parking space and hitting a person in the drive
through lane.

Chair Schaeffer added that the applicant should keep the landscape island in the plans
unless it is a necessity to remove it.

Commissioner Knieriem asked if the calculations done for tree preservation were done
before or after the property owners cleared the site.

Mike Schwarz stated that the tagging was done after the site was cleared.

The applicant added that the site was cleared before she purchased the land.
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Commissioner Knieriem asked if the applicant had already purchased the site.

The applicant responded that she purchased the site June 2023 and plans to continue
operation of Dunkin’ in one of the tenant spaces and lease the other tenant spaces.

Commissioner Jakubowski stated that she prefers all tenant spaces to have a similar roof
pediment type.

Commissioner Hogan added that he is fine with the shape of the roof pediment but would
like the Dunkin’ sign to be centered over the door.

Eric Carlson responded that he could not center the Dunkin’ sign due to the structure of the
roof behind the sign.

Commissioner Markunas stated that the submitted plans show a brick veneer instead of full
brick. He suggests putting natural stone on the building.

Eric Carlson passed around samples of the proposed material.

Commissioner James added that there are other restaurant buildings along Lagrange Road
that have similar architecture and material to what the applicant is proposing.

Eric Carlson stated that visibility of Dunkin’ wall sign is a concern. He asked if they can
continue with the square look for the Dunkin’ sign since newer built Dunkin’s are aiming
toward that style.

Chair Schaeffer stated that buildings around the property have gables and that a uniform
gable look is preferred.

There was some discussion about adding a band on the elevation to be consistent with other
commercial buildings in the Village of Frankfort.

Commissioner James stated that the Dunkin’ located at Wolf and 187" is a good
comparable for architectural purposes.

The applicant asked the Commissioners how Dunkin’, as the anchor of the proposed multi-
tenant building, could stand out more.

Commissioner Markunas stated that a taller roof at the corner unit is typically a way that
anchor tenants in the Village of Frankfort stand out.

There was some discussion about comparable anchor tenants that provided a prominent
architectural feature such as Dollar Tree or Senso Sushi.
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Commissioner Jakubowski stated that she prefers the monument sign to be full brick with
the letters for the tenant names attached right onto the brick.

Commissioner Knieriem stated that since the applicant may be willing to change the
signage on the building that was specific to their branding, Dunkin’ could potentially have
their branding colors on the monument sign while all other tenants have white lettering on
the monument sign.

Commissioner Knieriem stated that he would be open to compromise on the size of the
sign if the applicant agrees to not propose a backlit sign.

Eric Carlson stated that with a larger sign, there is flexibility for the number of tenant signs
which was originally a concern of the applicant. He added that Dunkin’ appreciates a white
background for their signs. He asked how they could implement a white background.

Commissioner Knieriem responded that they could put cultured stone as the light
background to put the Dunkin’ sign on.

There was a consensus among the Commissioners that the request to vary from the 30-foot
required landscaped front yard setback is reasonable because it will help with the concern
for visibility and the applicant is willing to make accommodations.

Commissioner Knieriem asked why the applicant is planning on moving from the existing
location.

The applicant responded that she is seeking to relocate the business because she would like
to own the tenant space rather than lease it. Additionally, the flow of traffic at the existing
location is not great and there is no space at the existing location for amenities like outdoor
seating.

There was some discussion about lighting around the monument sign.

The applicant asked if another drivethrough or pick-up window would be allowed at the
subject site.

Commissioner Knieriem asked how a pick-up window is different from a drive-through
window.

The applicant stated that a pick-up window would provide service to people who place an
order online and walk to the window to pick-up their online order.

There was consensus among the Commissioners that an additional drivethrough or pick-
up window service would negatively impact the operation of the anchor tenant, Dunkin’.
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E. Public Comments
There were no public comments.
F. Village Board & Committee Updates

Mike Schwarz stated that Sparks Coffee and 108 Walnut Street received approval at the
Village Board level and the applicants will be working with the Building Department on
applying for building permits. He added that the Committee of the Whole held a discussion
at its October 9™ meeting about a new procedure where any split vote from the Plan
Commission will go to a COW meeting before going to a Village Board meeting.

Mike mentioned he will be emailing the Commissioners a draft of the 2024 meeting
schedule that was discussed by the Village Board.

G. Other Business
There was no other business discussed.
H. Attendance Confirmation (October 26™, 2023)

Chair Schaeffer asked Commissioners to please let staff know if someone cannot attend
the next meeting.

Motion (#9): Adjournment 9:38 P.M.

Motion by: Jakubowski Seconded by: Markunas
The motion was unanimously approved by voice vote (7-0).
Approved October 26, 2023

As Presented =~ As Amended

/s/ Nicole Schaeffer, Chair

/s/ Secretary
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VILLAGE OF

Plan Commission / ZBA

Project: CNC Lawncare, Inc.

Meeting Type: Public Hearing

Request: 2 Special Use Permits (Landscape Company and Outdoor Storage of uncontained bulk
materials)

Location: 165 Industry Avenue, Unit C (Unit 3 on Plat of Survey)

Subdivision: 165 Industry Avenue Condos

Applicant: Chad Uthe, President of CNC Lawncare, Inc.

Prop. Owner: AJ Inter Estate, LLC

Representative:

FRANKFORT

ESIT ¢4 855

Same as applicant

October 26, 2023

Report by: Michael J. Schwarz, AICP

Site Details

Lot Size: 2.52 acres Figure 1. Location Map
PIN: 19-09-34-103-009-1001 (Condo Unit),

19-09-34-902-000-0000 (Common Area),
19-09-34-100-071-0000 (Storage Area)
Existing Zoning: I-2, General Industrial

Proposed Zoning: I-2 with a Special Use for a Landscape Company

and a Special Use for Outdoor Storage of
uncontained bulk materials

Buildings: 1 building, 2 parcels

Total Sq. Ft.: 6,500 square feet +/- (tenant space)

Adjacent Land Use Summary:

Land Use Comp. Plan Zoning
Subject Property Industrial Business Park 1-2
North Undeveloped/Industrial Business Park 1-2
South Industrial Business Park 1-2
East Industrial Business Park 1-2
West Industrial Business Park 1-2

Project Summary

The applicant proposes to operate a landscape company with accessory outdoor storage of uncontained bulk
materials at 165 Industry Avenue. The property at 165 Industry Avenue is subdivided into three different
condominium units within the principal structure and includes a common area around the principal structure. The
applicant would locate his operations in Unit C (Unit 3 on the Plat of Survey) and would have access to the
common area around the building. The applicant is proposing outdoor storage on a separate parcel of land
immediately adjacent to the north, which is under the same ownership. The PC/ZBA discussed this application at a
workshop on April 20, 2023 (see attached minutes).

Attachments

1. 2022 Aerial Photo from Will County GIS
2. Plat of Survey of all subject parcels, dated 8.21.14, received 1.12.23




Topographic Survey of all subject parcels, dated 6.1.21, received 1.19.23

Site Plan (“Yard Sketch”) for all subject parcels, dated 9.27.23, received 9.27.23
Mesh Screening Image submitted by applicant, received 7.19.23

Special Use Findings of Fact prepared by applicant

Site photos taken on 04.20.23

Approved Minutes of the 4.27.23 PC/ZBA Meeting

Special Use Findings of Fact Commissioner Evaluation Form

LN UL kAW

Analysis

In consideration of the request, staff offers the following points of discussion:
Proposed Uses

1. Landscape companies and outdoor storage of uncontained bulk materials are both permitted as special
uses in the I-2, General Industrial District.

2. Per the Zoning Ordinance, all outdoor storage facilities must comply with the setback requirements and
bulk regulations of the I-2 District. All outdoor storage areas shall also be located on a paved surface unless
the storage area is located in the rear yard and behind the rear facade of the primary structure and is
enclosed by a fence. There is currently no fencing around the uncontained bulk materials located on site.

3. Based on early conversations with the applicant, staff was informed that the proposed outdoor storage will
be located on the north side of the property on a separate parcel, behind the front facade of the building
at 165 Industry Avenue. According to the submitted Plat of Survey and Site Plan (“Yard Sketch”), the
outdoor storage is located on the northmost portion of Parcel 1.

4. During the initial site visit that staff conducted on April 20, 2023, staff observed a CNC Lawncare sign
applied to the inside of a window in Unit C. A CNC Lawncare pickup truck was also parked on the site.
Subsequent site visits have confirmed that the business is currently operating from the site. Finally, staff
notes that the CNC Lawncare website reflects a business address of 165 Industry Avenue, Unit C. Although
a Business License was applied for, it has not yet been issued pending the outcome of the subject Special
Use Permits application.

Parcel Layout, the Zoning Ordinance, and the Subdivision Ordinance

1. The Special Use Permit requests involve two parcels of land (Parcel 1, which includes Units 1, 2 and 3 in 165
Industry Avenue Condominium, on Lot 3 in Empire’s Subdivision; and Parcel 2 which is an unsubdivded
property that may at one time have been part of the property located at 1000 and 1018 Lambrecht Road to
the east. Staff researched and discovered that the PIN for this parcel was assigned in October 1992. The
underlying land was annexed into the Village of Frankfort prior to 1974, which means that the land would
have been subject to the 1976 Subdivision Regulations. Parcels 1 and 2 are currently under the same
ownership but are separate tax parcels.

2. The proposed landscape business would operate out of Unit C (Unit 3 on the Plat of Survey) which is a
condominium unit (the PIN ending 009-1001 on Parcel 1) and is considered the principal use of that unit on
the property. Meanwhile, the proposed outdoor storage would be located on the northern portion of
Parcel 1 (PIN 19-09-34-902-000-0000) which is the common area of the overall subject property and would
be accessory to the landscape company use. Per the Zoning Ordinance, accessory uses and structures must
be “in connection with” a principal use which is permitted within such district.

3. The applicant has permission from the property owner to use both the condominium unit and the northern
plot of land to operate his business. However, if a strict interpretation of the Zoning Ordinance was



applied, the proposed outdoor storage would not be permitted on the northern parcel, as it is not
associated with a principal use on that same northern parcel. Article 5, Section D, Part 1(d) of the Zoning
Ordinance states, “Accessory uses and structures must be in connection with a principal use which is
permitted within such district.” However, one could interpret the phrase “in connection with” in a different
way, such that the accessory use is physically adjacent to the principal use.

4. Article 5, Section D, Part 1(b) of the Zoning Ordinance states, “Accessory uses and structures, as defined in
Article 12, in the B-1, B-2, B-3, B-4, O-R, I-1, I-2 and H-1 when the property is not used for single-family
residential, must be approved during the site plan review process (as described in Article 3, Section H).”

5. The parcel to the north also does not meet the requirements of the Subdivision Regulations (Ord. 921).
Section 9.5-5 states that “[e]very lot shall front on or abut a public street. Lots with access only to private
drives or streets shall be permitted only with the approval of the Planning Commission.” Today, the only
way to access the parcel to the north is by driving through the common area of the condominiums to the
south. However, since the two parcels of land are separate tax parcels, it is possible that they may be held
by different property owners at some point in the future. In that case, any potential future owner of the
parcel to the north would not have frontage for direct access onto a public street.

6. Staff has identified several options for the Plan Commission to consider to rectify the above situation.

o One option (preferable) is for the property owner to consolidate both Parcels 1 and 2 via a Plat of
Resubdivision, and amend the condominium documents, so that the northern parcel is brought
into compliance with the Subdivision Ordinance. This option would also address the provision
stated in the Zoning Ordinance relating to principal and accessory uses being in connection with
one another.

o Another option may be to require the recording of a cross access easement, in which the owner
of the condominium property (Parcel 1) grants the owner of parcel to the north (Parcel 2) access
to Industry Avenue. This option would require the approval of the Plan Commission per Section
9.5-5 of the Subdivision Regulations which states “Every lot shall front on or abut a public street.
Lots with access only to private drives or streets shall be permitted only with the approval of the
Planning Commission.” However, this option would not resolve the Zoning Ordinance issue.
There is also some uncertainty regarding the legality of granting an easement to oneself.

7. Staff previously communicated with the property owner and his attorney about these options. At the
time of writing, the property owner has not indicated how he wishes to proceed in addressing the
situation in order for the proposed landscape company to proceed through the Special Use process. Staff
is suggesting that the Plan Commission/Zoning Board of Appeals should address this issue with a condition
that would stipulate that the property owner shall consolidate the parcels within one year of Village
Board approval of the Special Use Permit for a Landscape Business.

8. Based on available aerial photographs, it appears that there is a driveway on the north end of 1000 and
1018 Lambrecht Road that runs westward to Parcel 2. The subject property owner has suggested that the
proposed tenant (CNC Lawncare, Inc.) could use that driveway to access the proposed outdoor storage
area. Staff has confirmed that there is an existing recorded ingress and egress easement located in the
northeastern corner of the northern parcel which was recorded in 1998 as depicted on the submitted Plat
of Survey. The eastern half of the driveway which is located within that easement (the half which directly
connects to Lambrecht Road and runs along 1018 Lambrecht) is paved, while the western half (which



connects to Parcel 2) is gravel. As seen on the aerial photo and the site photos, the driveway narrows to a
single travel lane over a culvert as it crosses onto the subject property.

Standards for Special Uses

No special use shall be recommended by the Plan Commission, unless such Commission shall find:

a. 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.

b. That the special use will not be injurious to the use and enjoyment of other property in the immediate
vicinity for the purposes already permitted, nor substantially diminish and impair property values within
the neighborhood.

c. That the establishment of the special use will not impede the normal and orderly development and
improvement of the surrounding property for uses permitted in the district.

d. That the exterior architectural appeal and functional plan of any proposed structure will not be so at
variance with either the exterior architectural appeal and functional plan of the structures already
constructed, or in the course of construction in the immediate neighborhood or the character of the
applicable district, as to cause a substantial depreciation in the property values within the neighborhood.

e. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being
provided.

f. That adequate measures have been or will be taken to provide ingress and egress so designed as to
minimize traffic congestion in the public streets.

g. That the special use shall, in all other respects, conform to the applicable regulations of the district in
which it is located, except as such regulations may, in each instance, be modified by the Village Board,
pursuant to the recommendations of the Plan Commission.

Findings for Consideration

The Plan Commission/Zoning Board of Appeals finds:

1. That the establishment, maintenance or operation of the special use(s) (for a Landscape Business and
for the outdoor storage of uncontained bulk materials) will not be detrimental to, or endanger, the
public health, safety, morals, comfort or general welfare.

2. That the special use(s) (for a Landscape Business and for the outdoor storage of uncontained bulk
materials) will not be injurious to the use and enjoyment of other property in the immediate vicinity
for the purposes already permitted, nor substantially diminish and impair property values within the
neighborhood.

3. That the establishment of the special use(s) (for a Landscape Business and for the outdoor storage of
uncontained bulk materials) will not impede the normal and orderly development and improvement
of the surrounding property for uses permitted in the district.

4. That the exterior architectural appeal and functional plan of any proposed structure will not be so at
variance with either the exterior architectural appeal and functional plan of the structures already
constructed, or in the course of construction in the immediate neighborhood or the character of the
applicable district, as to cause a substantial depreciation in the property values within the
neighborhood.



5. That the adequate utilities, access roads, drainage and/or necessary facilities have been or are being
provided.

6. That adequate measures have been or will be taken to provide ingress and egress so designed as to
minimize traffic congestion in the public streets.

7. That the special use(s) (for a Landscape Business and for the outdoor storage of uncontained bulk
materials) shall, in all other respects, conform to the applicable regulations of the district in which it is
located, except as such regulations may, in each instance, be modified by the Village Board, pursuant
to the recommendations of the Plan Commission.

Affirmative Motions

For the Commission’s consideration, staff provides the following potential affirmative motions:

1. Recommend that the Village Board approve the request for a Special Use Permit for a Landscape Business
for the property located at 165 Industry Avenue, Unit 3 (PINs: 19-09-34-103-009-1001, 19-09-34-902-000-
0000, 19-09-34-100-071-0000), in accordance with the submitted plans, public testimony, and Findings of
Fact, subject to the following condition(s):

1. Within one year of the date of Village Board approval of a Special Use Permit for a Landscape
Business, the property owner shall record a Plat of Resubdivision to consolidate Parcels 1 and 2, and
shall amend the existing condominium documents and record amended condominium documents as
may be legally necessary, so that the northern parcel is brought into compliance with the Subdivision
Ordinance (by achieving frontage on a public right-of-way) and the proposed accessory use for
outdoor storage of uncontained bulk materials is thereby brought into compliance with the Zoning
Ordinance (by achieving a location on the same parcel and in connection with the principal use of a
landscape business); Non-compliance with this condition may result in fees and penalties pursuant to
Article 11, Section A of the Zoning Ordinance; and

2. Any and all vehicles associated with the landscape business, including customer vehicles, employee
personal vehicles, trucks, and trailers shall be parked on an approved paved surface; and

3. Semi-trailers, shipping containers or other similar storage containers are prohibited for storage; and

4. Any and all dirt and other debris on the paved surfaces of Parcels 1 and 2 and/or on any portion of
the public street, shall be swept clean on a daily basis; and

5. Any and all existing outdoor storage materials, equipment, and vehicles on Parcel 2 (PIN 19-09-34-
100-071-0000) that are not in accordance with the submitted Site Plan (“Yard Plan” dated September
27, 2023) shall be removed from said parcel within 60 days of the date of Village Board approval of a
Special Use Permit for a Landscape Business; and

6. The property owner or owner of the landscape business shall submit a Grading Plan for Parcel 2 (PIN
19-09-34-100-071-0000), within 60 days of the date of Village Board approval of a Special Use Permit
for a Landscape Business, with said Grading Plan to be reviewed by the Village Engineer; Following
approval of the Grading Plan, all dirt ground surfaces shall be planted with grass seed or installed with
sod within 6 months of the date of Village Board approval of a Special Use Permit for a Landscape
Business.



Recommend that the Village Board approve the request for a Special Use Permit for Outdoor Storage of
uncontained bulk materials, in the I-2 General Industrial District, for the property located at 165 Industry
Avenue, Unit 3 (PINs: 19-09-34-103-009-1001, 19-09-34-902-000-0000, 19-09-34-100-071-0000), in
accordance with the submitted plans, public testimony, and Findings of Fact, subject to the following
condition(s):

1. If and when the property owner desires to transfer ownership of Parcel 2 (PIN 19-09-34-100-071-
0000), if such transfer is done prior to any consolidation of Parcels 1 and 2, the Special Use Permit for
outdoor storage of uncontained bulk materials shall become null and void on any portion of Parcel 2
(PIN 19-09-34-100-071-0000); and

2. Bulk materials stored on site may not exceed the fence height and/or shall be completely screened
from the public right-of-way and adjacent properties; and

3. Semi-trailers, shipping containers or other similar storage containers are prohibited for storage; and

4. Any and all dirt and other debris on the paved surfaces of Parcels 1 and 2 and/or on any portion of
the public street, shall be swept clean on a daily basis; and

5. Any and all existing outdoor storage materials, equipment, and vehicles on Parcel 2 (PIN 19-09-34-
100-071-0000) that are not in accordance with the submitted Site Plan (“Yard Plan” dated September
27, 2023) shall be removed from said parcel within 60 days of the date of Village Board approval of a
Special Use Permit for Outdoor Storage of uncontained bulk materials; and

6. The property owner or owner of the landscape business shall submit a Grading Plan for Parcel 2 (PIN
19-09-34-100-071-0000), within 60 days of the date of Village Board approval of a Special Use Permit
for a Landscape Business, with said Grading Plan to be reviewed by the Village Engineer; Following
approval of the Grading Plan, any and all dirt ground surfaces shall be planted with grass seed or
installed with sod within 6 months of the date of Village Board approval of a Special Use Permit for
Outdoor Storage of uncontained bulk materials.
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