VILLAGE OF

FRANKFORT

EST+1 8855

PLAN COMMISSION / ZONING BOARD OF APPEALS
AGENDA

Thursday, April 14, 2022 Frankfort Village Hall
6:30 P.M. 432 W. Nebraska Street (Board Room)

8.

9.

Call to Order
Roll Call
Approval of Minutes of March 24, 2022

Public Hearing (Continued from March 28, 2022): Olde Stone Subdivision 1st Addition (Ref #108)
Public Hearing Request: Zoning Map Amendment (Rezoning) upon annexation from E-R (Estate
Residential) to R-2 (Single Family Residential). Other: Plat of Annexation, Final Plat of Subdivision and
Plat of Dedication to create a 15 buildable-lot addition to the Olde Stone Subdivision. (PINs: 19-09-31-400-
013-0000, 19-09-31-400-016-0010, 19-09-31-400-016-0020). TO BE TABLED AT REQUEST OF
APPLICANT

Workshop: 10677 Yankee Ridge Drive — Variation for Accessory Structure Area

Future Public Hearing Request: Variation from Article 5, Section D, Part 2(b)(1) of the Zoning Ordinance
to increase the allowable area of an accessory structure from 250 square feet to 288 square feet for a proposed
pergola located at 10677 Yankee Ridge Drive, Frankfort, Illinois (PIN: 19-09-20-452-013-0000).

Workshop: 14 Hickory Street Unit 14B — Bokay Flowers/Frankfort Arts Association

Future Public Hearing Request on April 28": Special Use Permit for Indoor Entertainment for an art gallery
with associated art classes and a rentable event space, in the H-1 Historic District, located at 14 Hickory
Street, Unit 14B, Frankfort, Illinois (PIN: 19-09-28-205-010-0000).

Workshop: 15 Ash Street — Old Frankfort Mall, Proposed Building Addition

Future Public Hearing Request: Several variance requests associated with a proposed building addition for
building height, parking, loading, building setbacks and landscape setbacks and special use permit requests
for restaurant use and outdoor dining associated with restaurant located at 15 Ash Street, Frankfort, Illinois.
Other: Plat of Resubdivision to combine a portion of Lot 3 and all of Lot 4 in Bowen’s Subdivision of Blocks
1, 12 & 13 in the original Town of Frankfort (PIN: 19-09-28-208-003-0000).

Public Comments

Village Board & Committee Updates

10. Other Business

11. Attendance Confirmation (April 28, 2022)

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.

Page 2



G g MINUTES
R MEETING OF VILLAGE OF FRANKFORT

\ sl PLAN COMMISSION / ZONING BOARD OF APPEALS
G 1 B ;‘y MARCH 24, 2022-VILLAGE ADMINISTRATION BUILDING
o 432 W. NEBRASKA STREET
Call to Order: Chair Rigoni called the meeting to order at 6:30 P.M.
Commissioners Present: Chair Maura Rigoni, Dan Knieriem, Will Markunas,
Nichole Schaeffer, David Hogan
Commissioners Absent: Ken Guevara
Staff Present: Director of Community and Economic Development

Mike Schwarz, Senior Planner, Christopher Gruba
Elected Officials Present: Trustee Borrelli
Chair Rigoni noted that there were a number of members of the public in attendance. She
provided an overview of the meeting process and swore in members of the public who
wished to speak.

A. Approval of the Minutes from March 10, 2022

Motion (#1): Approval of the minutes, as presented, from March 10, 2022
Motion by: Knieriem Seconded by: Schaefter

Approved: (5-0)

B. Public Hearing: 247 Hickory Street — Quinlan Residence Variation and Plat of
Resubdivision (Ref #105)
Gruba presented the staff report.
Chair Rigoni asked the applicants to come forward.
Arthur and Gail Quinlan approached the podium. Mr. Quinlan explained the need for
the variation and gave examples of basement sizes in other houses in the
neighborhood.

Chair Rigoni asked the applicants to clarify what specific variation is being requested.

Mr. Quinlan stated that they are requesting Option 1, which is a variation to reduce the
required minimum basement size from 80% to 48% of the ground floor area of the first
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story, or 1,385 square feet instead of the required 2,808.8 square feet.

Chair Rigoni asked if there was anyone in the audience wanting to speak on this
request.

Jack Johnson, a resident of Frankfort, approached the podium and stated that he is in
support of the request. He added that he would have also been in favor of Option 2.

Motion (#2): Motion to close the public hearing.

Motion by: Markunas Seconded by: Schaefter

Approved: (5-0)

Chair Rigoni asked if there were any comments from the Commission.
Commissioner Knieriem stated that many people desire basement storage and it may
be the case for a buyer in the future. You cannot go back and add it later. He asked
the applicants if they are open to Option 2.

Mr. Quinlan responded that the minimum 80% code requirement is a detriment to
people who want to build a ranch style house. He added that Option 1 is still a large
basement at 48% of the first floor area. Mrs. Quinlan added that at 48% of the first
floor area is more than 1,300 square feet. She added that Option 2 at 68.3% of the first
floor area the basement would be 1,971 square feet.

Discussion ensued regarding some other examples of houses in the neighborhood.
Commissioner Knieriem asked again if the applicants would consider Option 2.

The applicants responded that they are requesting Option 1.

Commissioner Markunas asked the applicants where is the hardship since they are
building new.

There was some discussion.
Commissioner Schaeffer asked if this is a financial situation.

Mrs. Quinlan responded that it wasn’t a financial consideration three years ago when
they started planning for this project, but now it is.

Commissioner Schaeffer stated that she understood their concerns.
Commissioner Hogan stated that he did not have anything to add.

Mr. Quinlan stated that a nearby neighbor has a smaller basement.
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Chair Rigoni asked staff when this requirement was adopted. She then recalled that it
was adopted in 2013. She stated that she wasn’t sure why this type of regulation was
included in the Zoning Ordinance and not the Building Code and asked staff to look
into this.

Chair Rigoni asked the applicants which option they would like the Plan
Commission/Zoning Board of Appeals to vote on.

There was additional discussion among the members of the Plan Commission/Zoning
Board of Appeals and Senior Planner Chris Gruba about whether or not the garage was
included in calculating the requirement.

Chris Gruba stated that only the habitable area of the first floor, not the garage or the
front porch, is included in the calculation.

Chair Rigoni again asked the applicants to confirm their request.
There was no immediate response.

Chair Rigoni explained the process for the vote and the waiting period should this not
pass.

Mr. Quinlan stated that after further thought they are requesting Option 2, which is
68.3% of the first floor area, or a basement size of slightly more than 1,971 square feet.

Chair Rigoni read and called for a motion on the applicants’ amended variation
request.

Motion (#3): Recommend the Village Board approve a variation from Atrticle 6,
Section B, Part 2(1) of the Village of Frankfort Zoning Ordinance to reduce the
required minimum basement size from 80% to 68.3% of the ground floor area of the
first story, or 1,971.14 square feet instead of the required 2,308.8 square feet (Option
2), for a proposed new house in the R-2 Single-Family Residential District located at
247 Hickory Avenue in accordance with the submitted plans, public testimony, and
Findings of Fact.

Motion by: Markunas Seconded by: Knieriem
Approved: (5-0)

Motion (#4): Recommend the Village Board approve the Quinlan Plat of
Resubdivision, which is a consolidation of Lot 45, Lot 46 and half of Lot 47 in the
McDonald Subdivision, subject to any necessary technical revisions prior

to recording

Motion by: Schaeffer Seconded by: Markunas

Approved: (5-0)

Minutes of the Plan Commission/Zoning Board of Appeals — March 24, 2022 3



C. Public Hearing: 19948 Lily Court — Gale Variation (Ref #106)

Gruba presented the staff report.
Chair Rigoni asked the applicant to come forward.

Patrick Gale, the applicant, approached the podium. He stated that they purchased the
home in 2014 and they now have two kids. There is no shade in the backyard.

Chair Rigoni asked if there were any questions for the applicant or staff.
Commissioner Markunas asked if the Building Department has approved the plans.

Patrick Gale responded that he spoke with someone in the Building Department and
they have received the plans for review.

Schaffer asked the applicant if he built the fence.

Patrick Gale responded no, it was there when they purchased the house.
Chair Rigoni asked if there was anyone in the audience wishing to comment.
There was no response.

Commissioner Hogan asked the applicant is he has received any feedback from the
neighbors.

Patrick Gale responded no other than waving across the pond at his neighbors.

Commissioner Schaeffer stated that she is struggling with this one. The lots are very
tight.

Patrick Gale stated that this addition is just two pillars with a roof. It will not impact
the wildlife in the conservation easement.

Commissioner Markunas asked about the distance from the fence to the addition.
Patrick Gale responded that he did not have that number.

Commissioner Markunas stated that it seems really tight back there.

Patrick Gale stated that he looked up many designs to accommodate their one year old

and three year old. They cannot even play in the back yard. They play in the front
yard. His house is also the entrance to the cul-de-sac.
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Commissioner Knieriem stated that he believes the neighbors looking down the pond
will see his structure sticking out. He asked if they looked into motorized sun shades

Patrick Gale responded that they did research these, but they will not provide enough
shade. His brick wall is literally hot to the touch. He added that his neighbor had one
of these and when a storm came through it was ripped from the wall and his neighbor is
still dealing with that issue.

Chair Rigoni stated the reason for zoning regulations such as this. All of the nearby
houses have the same shallow setback and the fence makes it even more of a concern.

Patrick Gale stated that he could actually build a larger detached structure within the
zoning regulations. His goal is to match the house. He stated that the sun hitting the
water makes the rear wall of his house very hot to the touch.

Chair Rigoni stated that there are many houses in the community that back to water and
have a similar situation.

Commissioner Hogan stated that as an option, adding some trees could help provide
some shade.

Patrick Gale responded that they would need to be very tall trees and he has not seen
such large trees being an option for installation.

Motion (#5): Motion to close the public hearing.

Motion by: Knieriem Seconded by: Schaeffer
Approved: (5-0)

Motion (#6): Motion to recommend approval of a variation from Article 6, Section B,
Part 1 of the Village of Frankfort Zoning Ordinance to permit the construction of a rear
yard addition set back 14’ 3” from the rear property line, whereas 30’ is required in the
R-2 zone district, for the property located at 19948 Lily Court in accordance with the
submitted plans, public testimony, and Findings of Fact.

Motion by: Markunas Seconded by: Schaeffer

Denied: (0-5)
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D. Public Hearing: 22660 S. Harlem Avenue — Zoning Map Amendment (Rezoning)
and Special Use Permit for a PUD (Gracepoint Ministries) (Ref #107)

Mike Schwarz presented the staff report. Briefly summarized, he stated:

An application has been received to allow a religious retreat center, requiring a
special use permit for a Planned Unit Development (PUD).

The property is currently split-zoned, including AG (Agricultural) and R-2,
(Single Family Residential). The entirety of the property would be rezoned to
R-2.

The property is 22.66 acres.

There are five (5) existing buildings on the property.

The religious retreat center would not be open to the public.

PUD’s are not permitted in the A-G zone district. A rezoning to R-2 would
match the existing zoning to the south (Crystalbrook Subdivision) and allow for
the approval of a PUD as a special use.

There are some existing non-conforming buildings on the site, including a
10,000 square foot accessory structure gym, whereas the ordinance permits
accessory structures up to 250 square feet for pool cabanas, pergolas and
gazebos and up to 144 square feet for sheds.

The use would require 1 parking space for every 4 seats.

Approximately 3-4 times per year, the site may host up to 150 people on the
property.

The proposed parking lot would satisfy the Zoning Ordinance requirement for
parking and, according to the applicant, be more spaces than they will
realistically need.

The buildings are heavily buffered by existing trees on all sides, both on the
subject property and on the Forest Preserve District lands.

The applicant would need to secure a permit from the Cook County
Department of Transportation and Highways for a driveway onto Harlem
Avenue, due to the change in use from single-family residential to a religious
retreat center.

Two motions have been provided for the Plan Commission: A Zoning Map
Amendment (rezoning) from the current split zoning of AG and R-2 to all R-2,
and a special use permit for a Planned Unit Development to allow the proposed
religious retreat center.

Chair Rigoni asked the applicant to come forward. Jonathan Lee and attorney Richard
Kavanagh. Mr. Kavanagh noted the uniqueness of the property and that the retreat
center would be used by the various ministers of Gracepoint Ministries, who would
visit the site during the week and weekends. Mr. Lee stated that the retreat center
would only be used by team members and not the public and only for occasional visits.
He believed that even when the site would host up to 150 people, that only 33 vehicle
parking spaces would be used because most trips will be made by carpooling. The
proposed parking lot would provide 43 regular spaces and 2 handicap accessible
spaces, meeting their specific needs and the code requirement.
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Chair Rigoni asked if there were any initial questions from the Plan Commission.
There were none.

Chair Rigoni asked if anyone from the public wished to speak.

Mike Prising approached the podium. He stated that his backyard borders the back of
the subject property. He asked if the people visiting the retreat center would be
university students. Mr. Lee responded that Gracepoint is a collegiate ministry and that
the people that would primarily visit the retreat are ministers at various colleges. Most
of the attendees would be aged 50 and above, some with families and children, while
some attendees would be aged 30-50. Mr. Prising noted that the ministries’ website
has a lot of pictures with college students and that he is concerned about noise
generated during events. He reiterated the applicant’s intention to only occasionally
have up to 150 people, but asked what would prevent every weekend from becoming a
very large gathering. He also asked what physical changes would be made to the site
to accommodate the large number of attendees. Mr. Lee responded that their typical
college retreats take place in California and involve cabins. The subject property
would not be used for college retreats, but rather for ministers who would visit on
occasion. Mr. Lee offered his personal cell phone number to Mr. Prising, in the event
that there was excessive noise at the property. Mr. Lee noted that several modifications
will need to be made to the site to accommodate the change in use, including new fire
protection sprinklers and other building permits as needed.

Chair Rigoni noted that if the owners ever intended to construct a new building on site,
that it would require a Major Change to the Planned Unit Development, which would
require another Plan Commission public hearing and subsequent Village Board
approval prior to the issuance of any building permits.

Chair Rigoni asked if anyone else wished to speak. There were none.

Motion (#7): Motion to close the public hearing.

Motion by: Schaeffer Seconded by: Markunas
Approved: (5-0)

Chair Rigoni asked if the Plan Commission wished to discuss the rezoning of the
property from AG and R-2 to all R-2. There was no discussion.

Chair Rigoni asked if the Plan Commission wished to discuss the special use permit
for the Planned Unit Development.

Commissioner Schaeffer said that the topic of drainage from the proposed parking lot
was covered at the workshop meeting.

Commissioner Markunas asked if the suggested conditions of approval (A-F) are

required. Schwarz responded that it would be preferred to have conditions A-F
approved as part of the record. Schwarz stated that final engineering plans for the site
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had not been completed, because if the rezoning and the special use permit were
denied, there would be no need for the applicant to proceed with preparing final
engineering plans. He noted that final engineering plans would be required as a
condition of any final approval. Schwarz asked if Condition C could be refined, such
as implementing a 75’ buffer around the perimeter of the subject property in which
existing trees would not be removed, in order to maintain the landscape buffer.

Chair Rigoni asked if the landscaping requirements for the parking lot was met.
Schwarz responded in the affirmative and that no variances were being sought. Chair
Rigoni asked if the number of events held per year could be limited. She asked if the
Village limited the number of events for other churches. Schwarz responded that he
was not aware of any such conditions on other churches in the Village.

Chair Rigoni stated that the proposed use was unique in that it borders a subdivision to
the south, particularly bordering a future public right-of-way once Granton Place is
constructed. She recommended a condition that parking be prohibited along Granton
Place.

The Commission discussed the topic of tree preservation on the subject property.
Richard Kavanagh stated that the applicant is not intending to remove any trees along
the south and west property lines. The Commission discussed adding a condition that
all trees on the property, except those within 100’ of the three main buildings, shall not
be removed unless they are dead or diseased.

Motion (#8): Recommend that the Village Board approve a Zoning Map Amendment
(Rezoning) from AG and R-2 to all R-2 for the property located at 22660 S. Harlem
Avenue, in accordance with the public testimony and Findings of Fact.

Motion by: Schaeffer Seconded by: Markunas
Approved: (5-0)

Markunas recommended adding a condition that parking be prohibited along Granton
Place. Schwarz recommended a condition of “no offsite parking” instead. The
Commission agreed.

Motion (#9): Recommend that the Village Board approve a Special Use Permit for a
Planned Unit Development (PUD), including an exception from Article 6, Section B,
Part 1 of the Village of Frankfort Zoning Ordinance which requires a minimum 100-
foot lot width standard, and from Article IX, Section 9.5 of the Village of Frankfort
Land Subdivision Regulations, which requires lot dimensions to conform to the
requirements of the Village of Frankfort Zoning Ordinance, to allow continuation of a
lot which has zero street frontage, as well as any other exceptions as may be necessary,
to accommodate a proposed religious retreat center, for the property located at 22660
S. Harlem Avenue, in accordance with the submitted plans, public testimony, and
Findings of Fact, subject to the following conditions:

a. Subject to Village approval of the required final engineering plans for the proposed
parking area;
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b. Subject to Village approval of the required landscape plan/tree preservation plan;
Subject to preservation of the existing trees and vegetation around the perimeter of
the property, specifically that all trees, except those within 100’ of the three main
buildings, shall not be removed unless they are dead or diseased;
d. Subject to Village approval of the required site lighting photometric plans for any
proposed exterior lighting;
Subject to Cook County Department of Transportation and Highways approval of
any necessary permits related to the driveway entrance on Harlem Avenue
f. The submitted Plat of Survey and Site Sketch Plan shall be the approved site plan
for the Planned Unit Development.

g. There shall be no off-site parking.

Motion by: Markunas Seconded by: Schaefter

Approved: (5-0)
. Public Hearing: Olde Stone Subdivision 15 Addition (Ref #108)
Chris Gruba presented the staff report.
Chair Rigoni asked the applicant to come forward.

Mark Berardelli and John Garcia approached the podium.

Chair Rigoni asked the Commission if they have any initial questions for staff or the
applicant.

Knieriem asked the applicant if there is any detention.

Mark Berardelli responded that it is shown on the screen as Outlot A.
Knieriem asked why the overall parcel is a flag lot.

Mark Berardelli responded that it has always been there.

Knieriem added that it is just an odd shape and wondered if it was there for some
reason. What is the plan for it? Will anything go on it? Drain tile, etc.

Mark B. responded no.
Knieriem asked if there is any provision for park or recreation land.
Mark B. responded no, the Park District is requesting cash-in-lieu for this project.

John Garcia added that there is a small park in the existing Old Stone Village.
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Chair Rigoni asked if there were any other comments or questions from the
Commission.

There were none.

Jack Johnson, a nearby resident, approached the podium. He asked if there could be
use of recapture or eminent domain to make the road connection to Wolf Road through
the church property.

Mark B. responded that they have reached out to the church and the request needs to go
through the national church. They are still working on it.

Jack Johnson stated that these new homes will add to the existing traffic already in the
neighborhood. He added that he was surprised that the Fire District has not objected to
the single point of access. Someone in the neighborhood shared a flyer with him that
suggested that the flag portion of the overall parcel should be used to provide a second
point of access to Wolf Road.

Chair Rigoni asked who shared the flyer.

He responded that he did not know. It was a tri-fold flyer.
Chair Rigoni asked staff if they have seen this flyer.

Mike Schwarz indicated that they have not.

Jack Johnson stated that he had concerns about the average lot size and came up with
17,995 sf. He stated that there is a big disparity when coming in past the recent lot
consolidations. He stated that the back of some of the proposed lots within the public
utility and drainage easement should not be used in the average lot size calculation. He
suggests that the lots should follow the shape of the drainage easement. The pond on
Outlot A should be elongated. He has an issue with an existing easement. He stated
that there is nowhere in Olde Stone that has a straight run. There are no hard ninety-
degree intersections in Olde Stone. The character is lacking. This is not very unique.
There must be a requirement that every provision of the Olde Stone CCR’s should be
mirrored. Along the FAA tower, the neighborhood has a berm. He did not see a berm
along this project. When we met three years ago, Commissioner Petrow suggested to
the applicant that maybe they should go for an R-1 zoning. He believes that if this
addition goes through, it will negatively affect Olde Stone Village.

Karen Kolovitz, an unincorporated property owner who has lived there 30 years can
provide some background on why the flag is there. It was there when they purchased
the property. Over the creek the road must accommodate the largest fire trucks. That
flag portion of the overall property often floods and it would not be feasible to use it
for ingress and egress. The person with the flyer had a good idea but it is not feasible.
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Knieriem asked if she is south of the flag.
She stated that is correct. Itis a 5 acres parcel.

Vincent Ferro, lives on Vienna Way. He had previously tried to purchase this parcel
and works in the construction business. He estimates that the cost to build that bridge
along the flag to Wolf Road would cost more than one million dollars and would be
cost prohibitive. He estimates there will be hundreds of loads of dirt to raise the site,
up to 3,000 cubic yards to bring fill into the site. If there are going to use their existing
roads, are they going to pay for the repairs?

Victoria Atkins, president of the HOA, stated that she immediately contacted the HOA
management company and they did not know about the proposed subdivision. She
requested that there be a tabling in order to allow the attorneys time to review this.

Ms. Gazino stated that she lives on the bend and has three kids. It will not be safe.

They pay a lot of money to maintain their entrances and why should their HOA be able
to join them.

Jeff Buric, nearby residents are concerned about construction traffic and pollution.
Concerned for safety of kids. Wants to enjoy their homes with dust. Agrees with Jack

Johnson that you don’t see a straight run of homes in Olde Stone.

Chair Rigoni asked if there were any other members of the audience wishing to make a
comment.

There was no response.
Schaeffer made a motion, seconded by Hogan to close the public hearing.

Motion (#10): Motion to close the public hearing.

Motion by: Schaeffer Seconded by: Hogan
Approved: (5-0)

Chair Rigoni asked the applicant and representatives to approach the podium and begin
answering the questions that came up, in no particular order.

Brain Hertz, of MG2A explained the drainage swale and berm along the rear of Lots 5-
8.
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There was some discussion about whether or not the areas along Lots 5-8 beyond the
broken line shown on the plat is usable.

Brian Hertz responded that the Village does not allow any improvements in drainage
easements.

There was discussion about the rear of those lots being included in the average lot size
calculation.

Commissioner Schaeffer asked if the squares shown within each lot are just the
buildable area where a house could sit.

Brian Hertz responded yes.
Chair Rigoni asked if they could respond to the construction traffic.

There was some discussion about whether or not Olde Stone streets have their final top
coat or are just binder.

Mike Schwarz stated that staff can review the original Olde Stone annexation
agreement to see if there is any language about the timing of the final top coat based on
a percentage of homes being built, etc.

Chair Rigoni explained to the audience members that this proposed HOA will be
paying for its own detention pond. The Village maintains the Olde Stone Village
detention ponds.

Commissioner Knieriem asked the applicant if they are not able to work out an
agreement with the church, where do you go from there?

Mark Berardelli stated that the Comprehensive Plan and the original Olde Stone
Village Subdivision call for the development of this property. The Village also did a
good job with the annexation agreement for the church, which requires the construction
of a roadway connection to Wolf Road if the church property is ever developed.

There was some discussion about how the original Olde Stone Village Subdivision was
developed without a second point of access and if there were options for achieving a
second point of access for the proposed addition, possibly by approaching the county
for use of the FAA tower parcel.

Commissioner Hogan commented on the existing situation.

Commissioner Schaeffer stated it would be nice to have another access point, but

maybe this can be addressed with a future phase.
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Mike Schwarz explained that the annexation agreement will include a provision that
addresses Lot 16 being held open for the cul-de-sac until such time that Vienna Way
can be extended to Wolf Road through the church property. He added that a note can
be added to the plat stating this as well and the plat itself shows that the right-of-way
touches the north property line.

Commissioner Markunas stated that he has a problem with the lack of a second point of
access. That needs to be in place before anything can happen on this property.

Chair Rigoni stated her concerns with not having a second point of access. She stated
that all options need to be explored and exhausted including discussions with the
county for use of the FAA tower parcel for emergency access.

Chair Rigoni stated that she has a concern about Outlot D for potential future
pedestrian access to the west which runs between Lots 9 and 10.

Mike Schwarz explained the rationale for staff having it on the plat.
There was consensus that this be removed as it is only 10 feet wide and the owners of

Lots 9 and 10 will claim this area as their own.

Mark Berardelli stated that he supports removal of Outlot D which will allow slightly
larger Lots 9 and 10.

Chair Rigoni asked for comments regarding lot sizes.

There was some discussion about the inclusion of the drainage easements along the
rear of Lots 5-8 being used in the lot area calculation.

Commissioner Hogan asked the applicant if they considered slightly larger lots.

Mark Berardelli responded that even with slightly larger lots there is not much they can
do with the alignment of the street.

There was some discussion about possibly meandering the road or maybe adding an
elongated boulevard section that divides the lanes of traffic to lessen the visual impact
of the straight alignment.

Mike Schwarz added that a boulevard would need to be vetted with the Department of
Public Works.

Chair Rigoni stated that the CCR’s must match the original Olde Stone Village CCR’s.

These should state that all common area maintenance will be the responsibility of the
HOA.
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I.

There was discussion about the various motions and re-opening the public hearing so
that a new notification is not necessary.

Motion (#11): Motion to reopen the public hearing.
Motion by: Schaeffer Seconded by: Markunas

Approved: (5-0)

Motion (#12): Motion to table the public hearing until April 14, 2022.
Motion by: Knieriem Seconded by: Schaeffer

Approved: (5-0)
Public Comments

Chair Rigoni noted that there were no members of the public remaining in attendance
so there are no public comments.

Village Board & Committee Updates

Schwarz noted that no matters that previously came before the PC/ZBA were acted
upon by the Village Board at its meeting on March 21.
Other Business

Chair Rigoni noted that there was no other business.

Attendance Confirmation (April 14, 2022)

Chair Rigoni asked the Commissioners to notify staff if they will not be in attendance
on April 14",

Motion (#13): Adjournment 10:25 p.m.
Motion by: Markunas Seconded by: Schaeffer

Unanimously approved by voice vote.

Approved April 14, 2022

As Presented As Amended

/s/Maura Rigoni, Chair

s/ Secretary

Minutes of the Plan Commission/Zoning Board of Appeals — March 24, 2022

14



VILLAGE ©F

FRANKFORT

EST+1855

Planning Commission / ZBA April 14, 2022

Project: Morgan Residence — Accessory Structure (pergola w/ fireplace)
Meeting Type: Workshop
Request(s): Request for a variation from Article 5, Section D, Part 2 (b)(1) of the Village of Frankfort

Zoning Ordinance to permit the construction of an accessory structure that is larger than 250
square feet

Location: 10677 Yankee Ridge

Applicant: Todd Morgan

Prop. Owner: Same

Report By: Christopher Gruba, Senior Planner

Site Details

Lot Size: 0.46 Acres / 20,024 sq. ft. Figure 1: Location Map
PIN(s): 19-09-20-452-013-0000 7
Existing Zoning: R-2

Prop. Zoning: N/A

Building(s) / Lot(s): 1 building/1 lot

Adjacent Land Use Summary:

Land Use Comp. Plan Zoning

Subject Single-family Residential Single-Family R-2
Property Detached Residential

North Single-family Residential Single-Family R-2
Detached Residential

South Forest Preserve Old Plank Trail N/A

East Single-family Residential Single-Family R-2
Detached Residential

West Single-family Residential Single-Family R-2

Detached Residential

Project Summary

The applicant, Todd Morgan, is seeking to construct a new 16’ x 18’ (288 square foot) pool pergola with fireplace
for his existing residence. The Zoning Ordinance states that accessory structures, including arbors, trellises,
pergolas, gazebos and pool cabanas shall not exceed 250 square feet in size. A variance for size is required for the
proposed pergola. The rear yard currently contains a patio, below-ground pool with concrete decking and a shed.

Attachments

e  Aerial map, Village of Frankfort GIS

e  Plat of Survey, prepared by Rogina & Associates

e Site Plan, illustrating proposed location of pergola

e Rendering of Pergola (isometric view)

e Applicant responses to Findings of Fact for variance request



Analysis

In consideration of the requests, staff offers the following points of discussion:

1. The minimum lot size for the R-2 zone district is 15,000 square feet. The subject property is 20,024 square
feet, meeting this requirement. The existing parcel also meets the minimum lot width and depth
requirements of 100’ and 150, respectively.

2. The maximum size of a detached arbors, trellises, pergolas, gazebos and pool cabanas shall not exceed 250
square feet in size. This regulation was recently part of a Zoning Ordinance text amendment adopted on
March 7, 2022. The maximum size for detached sheds remained unchanged at 144 square feet.

3. The maximum height of a pergola, or most accessory structures, is 15" measured to the highest point of the
structure. Architectural elevations were not provided with the application, although if the overall height
exceeds 15’, a variation would be required.

4. The maximum lot coverage for a 2-story home in the R-2 zone district is 20%. The subject property is 20,024
square feet, allowing a maximum lot coverage of 4,005 square feet. Although the site plan is not to scale,
staff performed a rough calculation and determined that there is approximately 3,257 square feet of lot
coverage, or 16.3%. This calculation does not include pools and other non-roofed structures. With the
addition of the 288 square foot pergola, the lot coverage would increase to 3,545 square feet, or 17.7%,
still below the 20% maximum. A scaled site plan would be required to provide exact measurements.

5. The maximum impervious lot coverage in the R-2 zone district is 40%. The subject property is 20,024 square
feet, allowing a maximum impervious lot coverage of 8,010 square feet. Although the site plan is not to
scale, staff performed a rough calculation and determined that there is approximately 7,726 square feet of
impervious area, or 38.5%. The proposed 288 square foot pergola would increase this amount to 8,014,
exceeding the 8,010 square feet permitted, requiring a variation. A scaled site plan would be required to
provide exact measurements.

6. The exact setback distances from the proposed pergola to the side and rear property lines are undefined,
although it appears to meet the minimum 10’ setback from either property line. A scaled site plan would
be required to provide exact measurements.

7. Both the pool and the proposed pergola appear to be located outside of the 30’ required rear yard. As
such, the 30% maximum rear yard coverage does not apply.

Standards of Variation

The applicant is requesting a variation from Article 5, Section D, Part 2 (b)(1) of the Village of Frankfort Zoning
Ordinance to permit the construction of a 288 square foot pergola, whereas 250 square feet is permitted in the R-2
Single-Family Residential District.

For reference during the workshop, Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists
“findings” or “standards” that the Zoning Board of Appeals must use to evaluate every variation request.

a. The Zoning Board of Appeals shall not vary the provisions of this Ordinance as authorized in this Article 3,
Section B, unless they have made findings based upon the evidence presented to it in the following cases:

1. That the property in question cannot yield a reasonable return if permitted to be used only under the
conditions allowed by the regulations in that zone;

2. That the plight of the owner is due to unique circumstances;



3.

That the variation, if granted, will not alter the essential character of the locality.

For the purpose of supplementing the above standards, the Zoning Board of Appeals, in making this
determination, whenever there are practical difficulties or particular hardships, shall also take into
consideration the extent to which the following facts, favorable to the applicant, have been established by
the evidence:

That the particular physical surroundings, shape or topographical conditions of the specific property
involved will bring a particular hardship upon the owner, as distinguished from a mere inconvenience,
if the strict letter of the regulations was carried out;

That the conditions upon which the petition for variation is based would not be applicable, generally,
to other property within the same zoning classification;

That the purpose of the variation is not based exclusively upon a desire to make more money out of
the property;

That the alleged difficulty or hardship has not been created by any person presently having an
interest in the property;

That the granting of the variation will not be detrimental to the public welfare or unduly injurious to
other property or improvements in the neighborhood in which the property is located;

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;

That the proposed variation will not impair an adequate supply of air to adjacent property,
substantially increase the danger of fire, otherwise endanger the public safety or substantially
diminish or impair property values within the neighborhood.
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PLAT OF SURVEY

LOT 76 IN YANKEE RIDGE, UNIT NO. 4, A SUBDIVISION OF PART OF THE
SOUTHEAST QUARTER OF SECTION 20, TOWNSHIP 35 NORTH, RANGE 12 EAST
OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF
RECORDED SEPTEMBER 17, 1992 AS DOCUMENT NO. R92-73325, IN
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STATE OF ILLINOIS )

COUNTY OF WILL )

I, ROBERT A. ROGINA, ILLINOIS PROFESSIONAL (AND
SURVEYOR NO. 20i7, DO HEREBY CERTIFY THAT | HAVE SURVEYED
THE PROPERTY DESCRIBED IN THE ABOVE CAPTION AND THAT THIS
PLAT OF SURVEY IS A CO REPREJENTATION THEREOF.

DATED THIS 25th Dd¥ oF/ /- M;& 19 o

=

ROBERT A. ROGINA

LOT 76, YANKEE RIDEE UNIT <

SCALE: =3O

DATE: B o5 o= REVISED:

DRAWN BY'.AF'QN

COMPARE DESCRIPTION AND

INTS BEFORE BUILDING

ROGINA

AND REPORT ANY APPARENT DIFFERENCE TO THE SURVEYOR.
REFER TO DEED OR GUARANTEE TITLE POLICY FOR
BUILDING LINE RESTRICTIONS OR EASEMENTS NOT SHOWN ON PLAT
OF SURVEY.
TO INSURE AUTHENTICITY OF ANY COPIES, THEY MUST
BEAR THE SURVEYOR'S IMPRESSED SEAL.

& ASSOCIATES,
ENGINEERS

LTD

SURVEYORS * PLANNERS
93 Caterpillar Drive « Joliet, Illinois 60436 - 815/729-0777 * FAX B15/729-0782)

BUTTERNUT CREEK SURVEY

FILE NO:
O223.03

559815
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VILLAGE OF

FRANKFOR'T

INC 1879

Application for Plan Commission / Zoning Board of Appeals Review
Standards of Variation

Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists “findings” or “standards” that
the Zoning Board of Appeals must use to evaluate every variation request. The Zoning Board of Appeals
must answer the following three findings favorable to the applicant based upon the evidence provided.
To assist the Zoning Board of Appeals in their review of the variation request(s), please provide responses
to the following “Standards of Variation.” Please attach additional pages as necessary.

1. That the property in question cannot yield a reasonable return if permitted to be used only under
the conditions allowed by the regulations in that zone;

2. That the plight of the owner is due to unique circumstances; and

3. That the variation, if granted, will not alter the essential character of the locality.

For the purpose of supplementing the above standards, the Zoning Board of Appeals also determines if
the following seven facts, favorable to the applicant, have been established by the evidence. Please
provide responses to the following additional “Standards of Variation.”

1. That the particular physical surroundings, shape or topographical conditions of the specific property
involved will bring a particular hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of the regulations was carried out;



That the conditions upon which the petition for variation is based would not be applicable,
generally, to other property within the same zoning classification;

That the purpose of the variation is not based exclusively upon a desire to make more money out of
the property;

That the alleged difficulty or hardship has not been created by any person presently having an
interest in the property;

That the granting of the variation will not be detrimental to the public welfare or unduly injurious to
other property or improvements in the neighborhood in which the property is located;

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; or

That the proposed variation will not impair an adequate supply of air to adjacent property,
substantially increase the danger of fire, otherwise endanger the public safety or substantially
diminish or impair property values within the neighborhood.



1. We believe that the limits of ordinance for accessory structure in this
application are harmful and inconsistent with the current residence in
comparison to the subdivisions material requirements, HOA requirements
and subdivision brand.

Yankee Ridge subdivision has always maintained the highest
requirement for lot size, unique architecture, premium building materials,
etc. In the construction of our home we have only used the highest degree
of materials, i.e. Roofing, masonry, windows, concrete drive, one-of-a-kind
architecture, etc. In addition to the exterior, we have used throughout the
interior only the finest finishes and appointments.

The requested variance is designed to stay consistent with the entire
home by matching the size of the proposed structure with the surrounding
structures, pool, deck, lot size, home in order to maintain a uniform look.

A smaller structure of less than 16 by 18 would produce an outcome that
wouldn't match the surrounding home or its desired functionality thus
producing a negative affect much like not putting in granite counter tops,
installing an asphalt driveway, cheap windows or hollow core door would be
in & premium home.

2. Due to the size of the lot and the surrounding uses, pool, deck, etc., we
feel the the proposed structure best suits the consistency of the home.

3. We believe that not only will the variance add character but will match/
elevate the locality and have no harmful effects.
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1. N/A
2. N/A

3. The purpose of the variance request is to maintain consistency with the
existing residence and subdivision qualities.

4. None

5. The variance request will not have any impact on the surrounding
residences or neighborhood.

6. No impact.

7. No impact to air.
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Project: Frankfort Arts Association Art Gallery/Classroom and “Studio C” Event Space
Meeting Type: Workshop
Requests: Special Use Permit for Indoor Entertainment for an art gallery with associated art classes and
a rentable event space
Location: 14 Hickory Street, Unit 14B
Applicant: Todd Morgan, on behalf of Bokay Flowers, Lessee
Prop. Owner: LaSalle St. Services, LLC VIII
Consultants: None
Representative: None
Report By: Michael J. Schwarz, AICP
Site Details
Lot Size: 8,147 square feet (+/-) Figure 1: Location Map
PIN(s): 19-09-28-205-010-0000
Existing Zoning: H1 Historic District — (5 Pt 1 W
Prop. Zoning: H1 Historic District with a Special Use ¢ : . ko KAN‘;EJ;T ]

Permit for Indoor Entertainment
Building(s) / Lot(s): 1 building /1 lot
Adjacent Land Use Summary:

Land Use Comp. Plan Zoning

Subject Commercial Mixed-Use H1
Property

North Single-Family Residential Single-Family H1

Detached Residential

South Parking Lot Mixed-Use H1

East Commercial (Office) Mixed-Use H1

West Institutional (Museum) Mixed-Use H1

Project Summary

The applicant, Todd Morgan, is requesting a Special Use Permit for Indoor Entertainment for an art gallery with
associated art classes and a rentable event space to be named “Studio C” located at 14 Hickory Street, Unit 14B.
The owner of the property is LaSalle St. Services, LLC VIII, which, according to the applicant, has an open-ended
lease agreement with Bokay Flowers for use of space within the building. The requested Special Use Permit would
allow the Frankfort Arts Association to hold regular art classes in the space, typically Monday through Thursday.
The walls of the space would also serve as an art gallery for items that are for display and/or for purchase. The
applicant intends to provide the space to the Frankfort Arts Association at no charge. For those days when the
Frankfort Arts Association is not using the space for classes, the applicant desires to rent the space for private
events such as baby and bridal showers, typically on Saturdays and Sundays.

Attachments

1. 2020 Aerial Photograph from Will County GIS
2. Site Photographs taken 4.8.22

3. Applicant’s Cover Letter dated 3.11.22

4. Applicant’s Project Narrative dated 3.11.22




5. Lease Agreement between LaSalle St. Services, LLC VIIl and Bokay Flowers dated 10.1.14
6. Floor Plan dated 3.21.22
7. Frankfort Arts Association Spring Class Schedule received 3.11.22

Analysis

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

1. The subject building currently contains two separate businesses — Bokay Flowers and La Salle Street
Securities, LLC. According to a Phase | Environmental Site Assessment prepared by Eldertree, Inc., which is
on file in the Village records, the building was constructed in 1911 to house a car dealership, then the
building had itinerant uses from the 1930’s until it became a police station and meeting hall in the 1950’s.
For many years the building was referred to as Heritage Hall (housing the Frankfort Police Department and
a public meeting hall). In 2008, the property was sold by the Village to La Salle Street Securities, LLC
pursuant to Resolution No. 08-14 and a subsequent addendum to the purchase and sale contract pursuant
to Resolution No. 08-25.

2. The subject space has an address of 14 Hickory Street, Unit 14B, and was most recently occupied by Bokay
Flowers. The space is located within the rear one-story south portion of the building and was used for
Bokay private events. There is no documentation that an Ordinance granting a Special Use Permit was ever
approved for such previous private event use, but the retail sales portion of the business was/is a permitted
use in the H1 District.

3. Following a pause during the Pandemic, Bokay Flowers will resume retail operations within a separate space
located at 130 Kansas Street (north side of the building) which is connected to the subject space via an
interior barn door.

4. Per the floor plan provided by the applicant, the space to be used by the Frankfort Arts Association and
shared with Bokay for private events is 40 feet by 40 feet, or 1,600 square feet.

5. The shared space is accessible from a door located on the south side of the building as well as from a door
located on the north side of the building (130 Kansas Street address).

6. The Zoning Ordinance specifies parking for auditoriums, theatres and other places of assembly as follows:
One (1) space per four (4) seats based upon maximum capacity of the facility. According to the Chapter 10,
Section 104 of the International Fire Code (used by the Frankfort Fire Protection District), the maximum
capacity of the subject space is estimated to be 106 persons (15 net square feet per person). Therefore 27
parking spaces are required per the Zoning Ordinance. This estimate may change depending on the final
interior layout of the space and whether or not there will be a fixed serving area which would reduce the
net seating area of the space.

7. There are no on-site (located on the same parcel) parking spaces for the subject building. However, there
are 27 marked parking spaces located in the adjacent public parking lot located on the south side of the
building. The applicant’s cover letter states that 10 exclusive parking spaces were reserved for LaSalle
Street Securities as part of their redevelopment in 2009.

8. There are 3 on-street parking spaces located on the north side of Nebraska Street immediately south of the
public parking lot; there are 13 on-street parking spaces located on the east and west sides of Hickory Street
adjacent to the block; and there are 3 on-street parking spaces located on the north and south sides of
Kansas Street adjacent to the block. There are additional unmarked parking spaces located along the east
and west sides of Walnut Street adjacent to the block, as well as additional on-street parking spaces along
Kansas Street to the east of the block.

9. Article 6, Section C, Part 3 (g)(6) states, “The Village Board has determined that it may be unreasonable and
impractical for individual building uses within the historic district to provide auxiliary parking facilities on
site. Parking facilities to accommodate the requirements of the uses within the designated area may best
be provided by the Village in public parking areas developed in compliance with a general plan of parking
facilities. Therefore, any new building or structure, or any expansion to an existing building, or any change
in use to a use which requires additional parking as compared to the original use, may be relieved from
providing the normally required off-site parking through the approval of a variation. The Village Board may
require, as a condition of the variation approval, compensation toward a public parking area. Shared parking
is also encouraged in this district”.



10. Article 7, Section B, Part 5(b) of the Zoning Ordinance refers to adjustments to required parking. It states
in part:

Adjustments. In all business and industrial districts, the minimum number of required parking spaces may
be adjusted by the Plan Commission on a case-by-case basis. The petitioner for such an adjustment shall
show to the satisfaction of the Plan Commission that adequate parking will be provided for customers,
clients, visitors, and employees. The following provisions and factors shall be used as a basis to adjust
parking requirements:

1. Evidence That Actual Parking Demands will be Less Than Ordinance Requirements. The petitioner shall
submit written documentation and data to the satisfaction of the Plan Commission that the operation
will require less parking than the Ordinance requires.

2. Availability of Joint, Shared or Off-Site Parking. The petitioner shall submit written
documentation to the satisfaction of the Plan Commission that joint, shared or offsite
parking spaces are available to satisfy the parking demand.

a) Agreements shall be provided which demonstrate evidence that either parking lots are large enough
to accommodate multiple users (joint parking) or that parking spaces will be shared at specific times
of the day (shared parking, where one activity uses the spaces during daytime hours and another
activity uses the spaces during evening hours.)

b) Off-site parking lots may account for not more than 50-percent of the required parking and shall be
located not more than three hundred (300) feet from the principal use that it is intended to serve.

11. Apart from signage (which will require a Certificate of Appropriateness from the Historic Preservation
Commission), no exterior changes to the building are proposed.

12. Article 6, Part 2(q) of the Zoning Ordinance refers to hours of operation and states that non-residential uses
may be open for business between the hours of 7 am and 11 pm. Establishments with operating hours
outside of these normal operating hours must be approved as a special use according to the regulations of
Article 3, Section E. The applicant is not proposing hours of operation that are outside of normal hours of
operation.

13. At this time the applicant is not seeking a Liquor License in conjunction with the proposed Special Use
Permit for Indoor Entertainment for an art gallery with associated art classes and a rentable event space.
Private events which include alcohol would require a Class N (private banquet event facilities) Liquor
License.

Standards for Special Uses

For reference during the workshop, Article 3, Section B, Part 6 of the Village of Frankfort Zoning Ordinance lists
“findings” or “standards” that the Plan Commission must use to evaluate every special use request.

The Plan Commission shall make written findings of fact and shall refer to any exhibits containing plans and
specifications for the proposed special use, which shall remain a part of the permanent record of the Plan
Commission. The Plan Commission shall submit same, together with its recommendation to the Village Board for
final action. No special use shall be recommended by the Plan Commission, unless such Commission shall find:

a. Thatthe 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.



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.

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

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.

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.
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Site Photos — 14 Hickory Street, Unit 14B, and Neighboring Buildings

Figure 2: 14 Hickory Street, Unit 14B, and neighboring buildings as viewed looking north from public
parking lot. Rear of Frankfort Area Historical Society building at 132 Kansas Street (at left) and
rear of La Salle Street Securities building at 128 Kansas Street/14 Hickory Street (at right).



Figure 3: 130 Kansas Street (Bokay Flowers) as viewed from Kansas Street.
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Figure 4: 128 Kansas Street (La Salle Street Securities), 130 Kansas Street (Bokay Flowers), and 132 Kansas
Street (Frankfort Area Historical Museum) as viewed from Kansas Street looking southwest.



Dear Mayor, Trustees, Planning Commission Members, $Jiaff_

As part of the process in reviewing our application, | feel it
important to include some background history on the building and
its uses over the years for reference to our request.

For approximately 20 years prior to 2006 the buildings (14 S
Hickory) lower level served as the VOF police department and the
upper level served as both a Civic Room/ VOF board room. The
attached property (130 Kansas St) served as the VOF police
garage.

It is important to note that under those previous uses, the
police department operated 24 hours a day, the parking lot was
not 100% public but was used for the 20 police vehicles it stored.

The added use by the VOF on the second floor (14 S Hickory)
for both a civic room and as the VOF board room many times was
occupied by as many as 25 to 100 people who parked in the
surrounding area without complaint.

In 2009 LaSalle Street Securities redeveloped the site bringing
new vibrant uses to the building which previously sat vacant for
the previous 3 years with both new office and Retail (Bokay
Flowers) tenants to the downtown.

As part of our redevelopment proposal, LaSalle Street
Securities was provided by the VOF 10 exclusive parking spaces
in the Public Parking lot and we were extended business
protection use to make sure we could operate.

During the past 12 years we have operated both a financial
services company in (14 S Hickory) and Bokay Flowers/events in
(130 Kansas St).



Over the past 12 years Bokay Flowers has rented out their
studio for Bridal/baby showers in which we received "Special use
permits" from the Mayor when needed.

In the 12 years of operation, Bokay Flowers averaged 1 to 2
events a month with the average size of approximately 30 people
and during that time never received one complaint or any issues
pertaining to their operation.

Our use of available parking consisted of the 30 parking places
in the lot adjacent to our building and the additional 30 public
street spaces that touch our property on Hickory/Nebraska
Streets.

Due to the pandemic, we suspended operations and now are
moving forward with restarting our businesses with the same
previous uses and the addition of the FAA (Frankfort Arts
Association) sharing space.

Other than the new use by the FAA to sell/display their work
and hold classes, mostly for children, we don't feel our request to
sell floral or small private events is anything new but understand
the process.

We are very excited to again bring more vibrancy to the west
end of Downtown that is so underserved and appreciate your
consideration to our proposal.



S—

Stated purpose: VIL.LAGE OF I—'HAF\E_ FORT

The stated use is for the continued operation of Bokay Flowers, which has been temporarily
closed due to the pandemic as a retail Flower shop operating out of the 900 sq ft space located
at 131 W Kansas. The business will offer retail fresh floral arrangements and decor consulting
employing two employees.

The adjacent space located on the South side of the building located in unit 14b of 14 S Hickory
St will continue to be used, as it had for the previous 12 years for small private use venues like
baby showers/bridal showers. In addition, our proposal calls for a sharing opportunity for the
space to be used by the Frankfort Arts Association to display/sell their art and hold small
instructional art classes.

The planned hours of operation are as follows:

-The private room rental for Baby and Bridal showers, operated by Bokay Flowers times of use
are proposed for Sat 12 pm to 4 pm and Sundays 1pm to 5 pm.

-The Frankfort's Arts Association hours of operation and use are attached.
Use Demographic’s:
-The private room rental will accommodate small groups of between 20/35 people

- The FAA use will be a combination of children and adults, class sizes will average between 6
and 12 people, one instructor.

Available parking:

Currently the business is located in unit 14b at 14 S Hickory and are adjacent to 30 public
parking places and an additional 30 parking places on two public streets, Nebraska St/ Hickory
St which side the building at 14 S Hickory

Uses:

In the proposed uses only one, the FAA is new the other two uses (1) private room rental and

(2) flower shop have been operating in their location for over 10 years prior to the pandemic
and have always had the approval from the VOF for their operation as started.
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COMMERCIAL NET LEASE FOR PART OF BUILDING —— ———
1. Names. This lease is made by LaSalle St. Services, LLC V11, Landlord, and Bokay Flowers, Tenant.

2. Premises Being Leased. Landlord is leasing to Tenant and Tenant is leasing from Landlord 2 porticn
of the following premises: 1656 sq. f. of 14 8. Hickory St., Frankfort, IL 60423.

3. Term of Lease. This lease begins on 9/1/2014 and ends on 8/31/2017. Wﬂ ama{zo/

4. Rent. Tenant will pay rent in advance on the 1™ of each month. Tenant’s first rent payment will be cn
9/1/2014 according to the following schedule:

9/1/2014-8/31/2015 per month
9/172015-8/31/2016 per month
9/1/2016-8/31/2017 per month

5. Option to Extend Lease. At this time, there will be an option to extend the lease.

6. Security Deposit. Tenant has deposited I with Landlord as security for Tenant's performance
of this lease. Landlord will refund the full security deposit to Tenant within 14 days following the end of
the lease if Tenant returns the premises to Landlord in good condition (except for reasonable wear and tear)
and Tenant has paid Landlord all sums due under this lease. Otherwise, Landlord may deduct any amounts
required to place the premiscs in good condition and to pay for any money owed to Landlord under the
lease,

7. Improvements by Landlord. Tenant accepts the premises in “as is” condition. No such failure to give
possession shall affect the obligations of Tenant under this [case.

8. Improvements by Tenant. Tenant may make aherations and improvements to the premiscs after
obtaining the Landlord’s written consent. At any time before this lease ends, Tenant may remove any of
Tenant's alterations and improvements, as long as Tenant repairs any damage caused by attaching the items
to or removing them from the premises.

9. Tcnant’s Use of Premises. Tenant will usc the premises for the following business purposes: general
retail. Tenant may also use the premises for purposes reasonably related to the main use,

10. Landlord’s Representations. Landlord represents that;
A. At the beginning of the lease term, the premises will be properly zoned for Tenant's stated us¢
and will be in compliance with all applicable laws and regulations.
B. The premises have not been used for the storage or disposal of any toxic or hazardous
substance, and Landlord has reccived no notice from any government authority conceming
removal of any toxic or hazardous substance from the property.

11. Utilities and Services. Tenant will pay their proportionate share of the following utilities and services
that arc not separately metered to Tenant:

o Water
e  Electricity
e Gas

- 12. Maintenance and Repair of Common Areas. Landlord will maintain and make all necessary repairs
to the common areas of the building and adjacent premises and kcep these areas safe and frec of rash.
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PROCESS ART MONDAYS DRAWING BASICS FOR KIDS

Instructor: Katie Stempniak Instructor: Lisa Podlesak

Every Monday Tuesdays : April 5,

starting March 7 12 and 19

6:00—7:30 pm 5:00—6:00 pm

6th—12th grade 5th - 8th Grade

Free for Members $60.00 (FAA Members get 5% off)

INTRO TO WATERCOLOR—ADULTS
Instructor: Barb Stevens
Wednesdays: April 6, 13, 20, 27
1:00—2:30 pm
$25.00 per class (FAA Members get 5% off)

PAINT LAB FOR KIDS RELAXING RHYTHMS DRUM CIRCLE

Instructor: Lisa Podlesak Instructor: Dawn Wrobel

Wednesdays : April 6, 13, 20 Thursday, April 14
and May 12
5:00—6:00 pm
3:00—4:00 pm &
3rd - 8th Grade 6:30—7:30 pm

$60.00 (both options offered on both dates)

Ages 16+
$15.00 (FAA Membersget 5% off)

(FAA Members get 5% off)

TRUSELF EMPOWERMENT NATURE SERIES
Instructor: Gina Marie Slager

Tuesdays starting May 3 for ten weeks
4:30—5:45 pm

Ages 10-14

$260.00 (FAA $260.00 (Members get 5% off)

Register at » Classes held at Studio C—NW corner of

www.frankfortarts.org “‘f‘* Nebraska & Hickory, Downtown Frankfort
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Project: Olde Frankfort Mall — Building Addition

Meeting Type: Workshop

Requests: Variations, Special Uses, Final Plat of Re-subdivision

Location: 15 Ash Street

Subdivision: Bowen’s Subdivision of Blocks 1, 12 & 13

Applicant: SHI NAPS, LLC

Prop. Owner: same

Representative: Joe Napoli

Site Details

Parcel Size: 12,565.3 square feet (0.29 acres) Figure 1. Location Map
PIN(s): 19-09-28-208-003-0000 —— ‘. @
Existing Zoning: H-1 (Historic District)

Prop. Zoning: N/A

Buildings / Lots: 1 building, 2 lots

Adjacent Land Use Summary:

Land Use Comp. Plan Zoning

Subject Bowling Mixed Use H-1
Property Alley/Retail

North Park Parks/Open Space H-1
South Commercial Mixed Use H-1
East Commercial Mixed Use H-1
West Commercial Mixed Use H-1
Project Summary

The owner of the property located at 15 Ash Street, commonly known as the Olde Frankfort Mall or the Frankfort
Bowl building, seeks to construct a building addition. The building addition would be added to the east and north
facades of the building (White Street and Kansas Street, respectively), leaving the rest of the existing building
intact, except for removing the exterior blue/green staircase on the north fagade that serves the bowling alley.
The 1% floor interior layout of the existing building would be reconfigured slightly to create more “usable” tenant
spaces in terms of tenant space size and configuration. The 2™ floor layout for the bowling alley would remain
largely unchanged. The proposed “L-shaped” building addition would be three (3) stories tall, measuring 45’ 4” at
its highest, exceeding the maximum permitted building height of 35" and thus requiring a variation. There is a
basement beneath the existing building that would remain in place. The proposed building addition would not
have a basement, although some new subgrade staircases and ramps would be provided. The total gross floor
area of the existing building (2 floors) is approximately 13,746 square feet, not including the basement which is an
additional 6,873 square feet. Each floor of the proposed addition would measure approximately 5,260 square feet,
adding a total gross floor area of 15,780 square feet to the building. The resulting building after the addition
would have a combined gross floor area of 29,526 square feet (not including the existing basement). The existing



building is situated on two underlying lots, which must be combined as part of the proposed building addition, thus
requiring a Preliminary and Final Plat of Resubdivision. As currently proposed, several other variations would be
required for the building addition, listed within this report. The total variations needed may increase or decrease
as the plans evolve. The project will require review by the Plan Commission as a workshop (or several workshops)
and then as a public hearing. Since the property is located within the H-1 zone district, the project would
subsequently require review by the Historic Preservation Commission, to obtain a Certificate of Appropriateness
for the architecture and building materials. Finally, the project would require final action by the Village Board.

Attachments

=

2019 Aerial Photograph, Village of Frankfort GIS (1:1,500)

Zoning Map (surrounding area)

Aerial Photograph, isometric image (Google Maps)

County tax map

Applicant responses to variation Findings of Fact, received 3.30.22

2016 Downtown Parking Evaluation, prepared by Sam Schwartz, Transportation Consultants
Pictures of site, taken by staff 3.17.22

Plat of Survey, received 1.26.22

. Plat of Resubdivision, received 1.26.22

10. Concept Presentation (Site Plan, Floor Plans, Building Elevation Drawings), received 3.30.22

©® NV A WN

Analysis

Land Use

1. The property is zoned H-1, Historic District. This zone district is primarily intended to “preserve and
enhance the historic downtown commercial area”. Although mostly a commercial district by nature,
residential dwelling units may be permitted above the first floor by-right. The applicant has listed the
permitted and special uses available in the H-1 zone district on Sheet 3 of the Concept Presentation.

2. The existing building and proposed addition would contain multiple uses, including restaurant, retail and
possibly residential uses. The floorplan for the 1%t floor illustrates a restaurant use, which would require a
special use permit in the H-1 zone district. The other uses for tenants A-D are not specified but are
assumed at this point to be used for general retail. However, it’s also possible that these tenant spaces
might also be used for carry-out restaurants, salon/spa/massage or other personal service establishments.
Depending on the specific uses proposed, additional special use permits may be required. The 2" and 3™
floor floorplans illustrate 5 tenants on each floor; the applicant has not indicated whether these tenants
would be retail, office or residential uses.

3. The existing uses within the Olde Frankfort Mall include the bowling alley and a mix of retail uses,
including a coffee shop. The bowling alley utilizes the entire second floor of the existing building.
Bowling alleys are considered “indoor entertainment” uses, which require a special use permit in the H-1
zone district. The historic bowling alley predates the Zoning Ordinance requirement of a special use
permit. As part of the proposed addition, the Village may wish to retroactively approve a special use
permit for the existing bowling alley. In 2019, a special use permit was granted for the coffee shop (now
Grounded Coffee Bar), which is classified as a carry-out restaurant (Ord-3185).

Site Plan

The proposed building addition maximizes the use of the property. The size of the parcel is 12,565.3 square feet
(0.29 acres). The footprint of the existing building is 6,873 square feet and the footprint of the proposed addition
is 5,260 square feet. The total building footprint would be 12,133 square feet, resulting in a lot coverage of 96.6%.
There is no maximum building coverage or maximum impervious lot coverage in the H-1 zone district. Since the
property has three (3) road frontages, Kansas Street is considered the front yard, Ash and White streets are
considered corner side yards and the south property line is considered a side yard.



A summary of the dimensional standards is as follows. Red text denotes the requirement of a variation.

Table of Density, Dimensions and other Standards Chart (excerpt)
Front Corner Side Corner Side Side
Yard Front Yard | Yard Setback Yard Yard Max
Lot Size | Setback | Landscaping (Ash & Landscaping | Setback | Bldg.
H-1 Zone (min SF) | (Kansas) (Kansas) White) (Ash & White) | (south) | Height
Requirement | 5,000.0 o' Required 10' Required 5' 35'
Existing 12,565.3 12’ None 3'11" & 29' None 0' 27'10"
Proposed 12,565.3 0' None 5'13/4" &0' None 0' 45'4”

A 10’ corner side yard setback is required along the frontages of both Ash Street and White Street. The
existing building is set back 3’ 10” from the property line along Ash Street and approximately 29’ from the
property line along White Street. The proposed addition will be constructed 5’ 1 %” from Ash Street and
0’ from White Street, requiring a variation for each.

A 5’ side yard setback is required along the south property line. The existing building is set back 0’ from
this side property line. However, the proposed addition would be constructed approximately 1’ from the
side property line, requiring a variation.

There is an existing trash enclosure with PVC fencing and a slatted chain link fence gate located on the
east side of the building adjacent to White Street. This enclosure would be removed as part of the
proposed building addition. The proposed building would contain an indoor trash/receiving room in
approximately the same location as the existing outdoor trash enclosure.

Sheet 3 of the site plan illustrates a general area of outdoor dining, located on the sidewalk near the
northeast corner of the building, within the Kansas Street right-of-way. Outdoor dining within the public
right-of-way has been permitted in other areas of the Downtown. Recent examples include Fat Rosie’s,
Francesca’s and Trails Edge. Outdoor dining within the right-of-way would require a special use permit as
well as a lease agreement with the Village. Outdoor seating areas must be enclosed by a fence or wall at
least 3’ in height and must leave at least a 5’ wide portion of sidewalk unobstructed (Page 86 of the
Zoning Ordinance).

Building Materials/Architecture

Building materials and architecture is regulated by the Zoning Ordinance, under the purview of the Plan
Commission, and by the Historic Preservation Ordinance (Ord-3261), under the purview of the Historic

Preservation Commission (HPC).

The Plan Commission shall first offer architectural comments during the

workshop and public hearing, and changes to the building elevations may be required. The proposal will then
subsequently be reviewed by the HPC, which may require additional changes prior to issuing a Certificate of
Appropriateness. Finally, the proposal will proceed to the Village Board for final action. Staff offers the following

commets:

The architecture for the proposed building addition can be described as Italianate. The addition employs
the following Italianate features: two-three stories tall, overhanging eaves, tall narrow windows with
arches above, brick construction, wide cornices, a raised one-story porch, decorative pediments and
decorative woodwork.

The primary building material is brick, using three different types/colors of brick for the addition. There
are several accents of various materials, including cast stone sills and medallions, a cast stone pediment,
LP Smartside panel (a durable wood composite), wood-stained doors and abundant window area. The
building is varied in height to break up the massing on all three new facades and is further articulated with
projecting elements such as masonry piers and an entry canopy facing Kansas Street. Decorative wall
sconces provide accent lighting.



Parking

New facades would be added to the east (White Street) and north (Kansas Street) sides of the building as
part of the proposed building addition. The west facade (Ash Street) would have newer materials for the
building addition, while the facade of the existing building would be refurbished, retaining some of the
original elements & materials.

The southern rear (technically side yard) facade would not be changed, although the applicant is
considering removing the projecting A/C wall units and relocating them on the rooftop. If so, the wall unit
holes would be re-bricked.

The proposed new fagades, or changes to the existing facade, are intended to complement the original
building and the surrounding buildings in the historic downtown.

The exterior stairway serving the 2™ floor bowling alley would be removed and replaced with the building
addition. The stairway would be replaced by two new interior stairways and an elevator, which would
also serve the 3™ floor of the building addition.

The proposed building addition shall be compatible with other adjacent properties, regarding texture,
massing and scale (Article 7, Section A, Part 8). A comparison drawing has been included with the building
elevation drawings, comparing the height of the proposed building addition with the existing Trail’s Edge
building and Wright building, both located on Kansas Street. Kansas Street climbs slightly when traveling
from east to west, which helps balance the visual appearance of the proposed 3-story building addition,
since the building addition would be located on lower ground than the existing buildings to the west.

The H-1 zone district allows a maximum building height of 35, when measured from the building top of
foundation to the highest part of the roof. The proposed building addition would measure approximately
45’ 4” tall, requiring a variation.

Mechanical units have not been identified on the building elevation drawings or on the site plan, although
it is assumed that the units will be mounted on the rooftop. Rooftop mechanical units must be screened
from view of the public right-of-way using parapet walls (Article 7, Section A, Part 3, (c)).

Article 6, Section C, Part 3 (g)(6) states, “The Village Board has determined that it may be unreasonable
and impractical for individual building uses within the historic district to provide auxiliary parking facilities
on site. Parking facilities to accommodate the requirements of the uses within the designated area may
best be provided by the Village in public parking areas developed in compliance with a general plan of
parking facilities. Therefore, any new building or structure, or any expansion to an existing building, or any
change in use to a use which requires additional parking as compared to the original use, may be relieved
from providing the normally required off-site parking through the approval of a variation. The Village
Board may require, as a condition of the variation approval, compensation toward a public parking area.
Shared parking is also encouraged in this district”. Since most of the proposed tenants are undefined, the
required parking for the property cannot be calculated. However, the absence of any off-street parking
spaces would require a variation from the parking requirements when they are determined.

As noted, the proposed tenants have not all been identified at this time. At a minimum, the building
would contain the existing bowling alley, a restaurant and retail uses. It may also contain residential uses,
personal services establishments and other uses as listed on page 3 of the Concept Presentation. Some of
the proposed uses would be permitted by-right, such as residential uses above the 1% floor. Other uses
would require a special use permit, which would be applied for later. To assess the future parking
demands of the building as noted on page 3, staff lists the following potential permitted uses and special
uses and their parking requirements:



Permitted

Use Parking Requirement or Special
Use

Bakery (grocery store) 1 space for every 200 square 'feet of gross floor area plgs 1 Special Use
space for each employee during the largest working shift.

Bed and Breakfast 1 parking space for each guest room. Special Use

Bowling Alleys 5 spaces for each Iane: plus 1 space for each employee during Special Use
the largest working shift.

Convenience store 1 space for every 150 square feet of gross floor area. Special Use

Dry Cleaners 1 space for every 200 square .feet of gross floor a.rea, p!us 1 Permitted
space for each employee during the largest working shift.

Dwelling units above the 1st 2 spaces per dwelling unit, plus 0.5 spaces for each 1,200 Permitted

floor square feet of dwelling unit.
1 space for each room, plus 2 spaces for each 3 employees,

Hotel/Motel plus 1 space for each 3 persons of maximum capacity of each | Special Use
meeting/banquet room.

e TEETEE R AT 1 space for every 4 patrons based upon the maximum .

SRR occupancy of the facility, plus 1 space for each employee Special Use
during the largest working shift.

Massage Establishment 1 space for each 200 square feet of gross floor ar_ea, p|l.,IS 1 Special Use
space for each employee during the largest working shift.
) o ) 1 space for every 500 square feet of gross floor area dedicated
M.lcrobrew.ery/DlstllIery/Wmery to brewing & operations, plus 1 space for each 1,000 square Special Use
with sampling area feet of gross floor area dedicated to sampling area, retail
display, customer seating and other non-production areas.

Office, Business/professional 1 space for every 200 square feet of gross floor area. Permitted

Office, Healthcare 3 sr?aces for each exam.room., plus 1 space for each employee Permitted
during the largest working shift.

Personal Service (salon, etc.) 1 space for each 200 square feet of gross floor ar_ea, p|l.,IS 1 Permitted
space for each employee during the largest working shift.

Restaurant (full service) 1 space for each 100 square feet of gross floor ar_ea, p|l.,IS 1 Special Use
space for each employee during the largest working shift.

Restaurant (carry out) 1 space for each 75 sq.uare feet of gross fI(?or arfaa, plus 1 for Special Use
each 2 employees during the largest working shift.

Restaurant (outdoor seating .

. Special Use

area) Same as the type of restaurant/tavern it serves.

Retail sales under 5,000 SF 1 space for every 250 square .feet of gross floor a.rea, p!us 1 Permitted
space for each employee during the largest working shift.

Retail sales over 5,000 SF 1 space for every 250 square feet of gross floor area, plus 1 Special Use
space for each employee during the largest working shift.

Tavern 1 space for every 100 square 'feet of gross floor area, p!us 1 Special Use
space for each employee during the largest working shift.

Vacation Rental 1 space for each guest room Special Use




3. As noted under #1 above, any new building or expansion to an existing building in the H-1 zone district
may be relieved from providing the required on-site parking through the approval of a variation the
Zoning Ordinance. The variation for the required parking should be based upon several factors, including:

The availability of nearby public parking lots

The availability of nearby private parking lots

The availability of nearby on-street parking

The viability of shared parking between uses

Use of alternative transportation, such as bicycles

m oo oo

4. The site is currently served by a combination of on-site parking, on-street parking and nearby public
parking lots. The subject property contains 4 on-site parking spaces near White Street, which would be
removed upon completion of the building addition. There are 10 angled parking spaces within the right-
of-way of Kansas Street and 3 parallel parking spaces within the right-of-way of Ash Street; these spaces
would remain in-place.

5. In 2016, a parking analysis was performed of the downtown by Sam Schwartz, Transportation
Consultants. The report (attached) provides the location of on-street parking, public parking lots and
private parking lots, with the total number of parking spaces noted for each. The parking analysis
concluded that there is no shortage of parking within the downtown. In particular, the public parking lots
east of White Street between Elwood Street and Kansas Street are underutilized.

6. Parking for the site would be provided within the right-of-way of nearby streets and several nearby public
parking lots. Within 300’ of the subject property, there are five public parking lots, containing a total of
358 public parking spaces (page 3 of the Schwartz parking analysis). Also within 300’, there are a total of
76 on-street public parking spaces provided along Kansas, Ash, Nebraska and White streets.

7. The Village retains the right to request a traffic study (Article 7, Section A, Part 3, (b)(4), if desired.

8. Inthe event that a variation is granted for relief of the parking requirements, staff recommends including
a condition of approval requiring the installation of several decorative bicycle racks on or near the subject
property.

Loading

1. Loading spaces are required for the proposed development and is calculated using the gross floor area of
each use (Article 7, Section B, Part 4). However, because all uses within the building are not yet defined, it
is impossible to calculate the required number of loading spaces. Loading spaces must measure at least
12’ x 50’ and be located on the subject property. There are no loading spaces illustrated on the site plan,
nor on any adjacent public right-of-way, which would require a variation.

2. It should be noted that loading for many, if not most, of the existing businesses within the downtown
occurs within downtown street rights-of-way between 7 am and 9 am. Most businesses within the
downtown are not open before 9 am.

3. There is an existing parking/loading space located within the existing asphalt drive at the northwest
corner of the site, with access to Ash Street. This parking/loading area would be removed upon
completion of the building addition.

4. Upon completion of the building addition, a remnant curb cut would be left within the right-of-way of
White Street, measuring approximately 45’ long by 7’ wide. Discussion is encouraged as to whether this
curb cut should be removed and restored to provide landscaping/street trees or possibly left in place and
used as a loading area for the building. The receiving/trash room within the building is located directly
adjacent to the existing curb cut and it may be convenient to leave it in place for trash removal and/or
loading.



Landscaping

1. There are no existing trees or landscaping on the subject property itself. The Landscape Ordinance
requires parkway (street) tree plantings at a rate of 1 tree for every 35’ feet of lineal frontage. Street
trees, by definition, shall be located within the road right-of-way, between the curb/shoulder of the road
and the private property line. The street tree requirement is activated for redevelopment projects that
increase the footprint of the building by more than 25%, as in this case. The Kansas Street frontage is
145.6’, requiring 5 street trees, whereas there are 4 existing. The Ash and White Street frontages are
both 86.3" long, requiring 3 street trees each, whereas only 1 is provided on each frontage. As the
Landscape Ordinance is not part of the Zoning Ordinance, a variation cannot grant relief. The two mature
street trees along Kansas Street should be preserved as part of the proposed development. At least one
of these trees (a sycamore) is a “preservation tree”, as defined in Appendix E of the Landscape Ordinance.
If preservation trees are removed, they must be mitigated on-site. Alternatively, the Village may require a
cash-in-lieu based on the caliper of the tree(s) being removed per §158.07 D (7)(a) of the Landscape
Ordinance.

2. The Zoning Ordinance requires that the front and corner side yard setbacks in the H-1 zone district be
“...devoted to living landscape materials”. The applicant is not proposing landscaping within any of the
setbacks, requiring three variations for the two corner side yards and one front yard.

Lighting

1. Alighting plan has not been submitted, although the project would only include wall-mounted lights and
not freestanding light poles. A photometric plan will eventually be required, along with manufacturer
specifications of the wall-mounted lights to evaluate brightness.

Preliminary Engineering

1. Thesiteis currently served by Village water, sanitary and storm utilities. Per a cursory review by Robinson
Engineering, on-site stormwater detention would not be required. Any engineering review work is
expected to be minor. The existing water, sanitary and stormwater mains around this block have the
capacity to serve the demand from the proposed building addition.

2019 Comprehensive Plan

The proposed building addition, including the site layout, architecture and uses, meets the intent of several key
aspects of the 2019 Comprehensive Plan:

Chapter 3: Social & Cultural Vibrancy

Goal 3.1 (Priority C): Strengthen Frankfort’s social capital by engaging with and connecting a diverse network of
citizens to maintain a strong sense of community. It could be argued that a significant investment within the
downtown would enforce a strong sense of community, by increasing foot traffic and attracting more Village
residents and non-residents to the downtown.

Goal 3.2 (Priority A): Leverage and enhance Frankfort’s public spaces through creative place-making and thoughtful
design that considers how people interact with space and place. The proposed development would occur directly
adjacent to Breidert Green, the Village’s central park and gathering place. The building addition would benefit by
being in very close proximity to the park and in turn, visitors to the park would increase, adding to more “eyes on
the street” and enhancing the sense of place. By building closer to Breidert Green, it would help complete the
courtyard feel for the park, one of the hallmarks of good park planning.

Chapter 4: Green Initiatives

Goal 4.8 (Priority A): Where possible, encourage infill development and adaptive reuse. The proposed building
addition would be considered infill development, being placed on underutilized space currently paved with asphalt
and surrounded by development. The existing portion of the building containing the historic bowling alley would



remain in place, while the ground floor would be reconfigured for a restaurant and other commercial tenants,
thereby “reusing” the existing building.

Chapter 7: Economic Prosperity

Goal: Maintain and enhance downtown Frankfort as a successful and vibrant corridor for residents, local business
and visitors. The proposed building addition would add commercial real estate to the heart of the downtown,
creating momentum for more development in the area. If all or a portion of the 2" and 3™ floors of the addition
are developed for residential, these residents would be more likely to shop at the local businesses within walking
distance.

Chapter 9: Downtown Frankfort

Downtown Commercial Core Recommendations:

e Maintain the Village’s strong architectural and design standards to retain the areas charm and character.
Within the Historic Core Business District, maintain the existing scale (two-stories, three stories maximum),
character (use quality building materials) and style (traditional but diverse).

e Seek qualified mixed-use developers to build on or renovate existing structures on key opportunity sites
within the downtown core.

The subject property is specifically highlighted on page 91 of the Comprehensive Plan as an “opportunity site” for
renovation/redevelopment. The proposed infill development would maintain the downtown’s architectural design
standards and complement other older and newer buildings within the downtown. As proposed, the building
would house a mix of uses, one of the recommendations listed above. It's worth noting that the Comprehensive
Plan stated that 3-story buildings would be appropriate in the downtown, although a 3-story building would likely
require a variation to exceed the 35’ height maximum in the H-1 zone district.

Requests — Summarized
Variations:

The nine (9) variations, summarized, are as follows:

1. Front Yard of Kansas Street shall be landscaped; none proposed (Article 6, Section C, Part 3 (g)(1))

2. Corner Side Yard of Ash Street shall be landscaped; none proposed (Article 6, Section C, Part 3 (g)(2)).

3. Corner Side Yard of White Street shall be landscaped; none proposed (Article 6, Section C, Part 3 (g)(2)).

4. Minimum 10’ Corner Side Yard setback required from Ash Street, with 3’ 11” proposed (Article 6, Section
C, Part 1).

5. Minimum 10’ Corner Side Yard setback required from White Street, with 0’ proposed (Article 6, Section C,
Part 1).

6. Minimum 5’ Side Yard setback required from the south property line, with 0’ proposed (Article 6, Section
C, Part 1).

7. Maximum building height of 35’ is permitted, with 45’ 4” proposed (Article 6, Section C, Part 1).
Relief of all required parking for a building within the H-1 zone district (Article 6, Section C, Part 3 (g)(6)).
9. Relief of all required loading (Article 7, Section B, Part 4).

o

Special Use Permits:

The two (2) special use permits, summarized, are as follows:

1. Restaurant (full-service) in the H-1 zone district.
2. Outdoor seating associated with a full-service restaurant within the right-of-way.
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Jennifer Bertino-Tarrant
County Executive
Rhonda R. Novak

Supervisor of Assessments

Disclaimer of Warranties and Accuracy of Data

Although the data developed by Wil County for its maps, websites, and Geographic Information System has been produced and
processed from sources believed to be reliable, no warranty, expressed or implied, is made regarding accuracy, adequacy,
completeness, legality, reliability or usefulness of any information. This disclaimer applies to both isolated and aggregate uses of
the information. The County and elected officials provide this information on an “as is" basis. All warranties of any kind, express
orimplied, including but not imited to the implied warranties of merchantabilty, fitness for a particular purpose, freedom from
contamination by computer viruses or hackers and non-infringement of proprietary rights are disclaimed. Changes may be
periodically made to the information herein; these changes may or may not be incorporated in any new version of the publication.
If you have obtained information from any of the County web pages from a source other than the County pages, be aware that
electronic data can be altered subsequent to original distribution. Data can also quickly become out of date. It is recommended
that careful attention be paid to the contents of any data, and that the originator of the data or information be contacted with
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any questions regarding appropriate use. Please direct any questions to Mapping & Platting at (815) 740-4664.
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Subdivision List

$002883

Bowen's Sub of Blks. 1, 12 &
13

2-69

S003025

Original Town of Frankfort
2-45

S003026

R. W. Fredin's Sub

Holden's Addn. - Pt. Vacated -
2-88

S003126

Klepper's Sub

12-47

S003148

Lankenaus Addn.

27-54

S003161

Mc Donald's Sub

Proprietors Sub
36-6

S009829

Ash Street Sub
R2019-066753

1 inch = 200 feet
Plot Date: Jul 08 2021
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By Christopher Gruba at 8:19 am, Mar 30, 2022]

VILLAGE OF

FRANKFORT

NC+1879

Application for Plan Commission / Zoning Board of Appeals Review
Standards of Variation

Article 3, Section B, Part 3 of the Village of Frankfort Zoning Ordinance lists “findings” or “standards” that
the Zoning Board of Appeals must use to evaluate every variation request. The Zoning Board of Appeals
must answer the following three findings favorable to the applicant based upon the evidence provided.
To assist the Zoning Board of Appeals in their review of the variation request(s), please provide responses
to the following “Standards of Variation.” Please attach additional pages as necessary.

1.

That the property in question cannot yield a reasonable return if permitted to be used only under
the conditions allowed by the regulations in that zone;

This Location is a focal point for the Downtown and provides an opportunity to
enhance the District. The current exterior of the building does not match the design
presence or quality of neighboring structures. The structure needs to be brought up
to current standards and requirements for life safety and accessibility.

That the plight of the owner is due to unique circumstances; and

This property was recently purchased by a new Owner who desires to make a
significant investment in improving the site and its ability to attract business to the
Downtown. The physical state of the current building needs improvement to attract
and retain tenants.

That the variation, if granted, will not alter the essential character of the locality.

The essential character of the locality will be enhanced and further the quality of
projects in the Community.

For the purpose of supplementing the above standards, the Zoning Board of Appeals also determines if
the following seven facts, favorable to the applicant, have been established by the evidence. Please
provide responses to the following additional “Standards of Variation.”

1.

That the particular physical surroundings, shape or topographical conditions of the specific property
involved will bring a particular hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of the regulations was carried out;

Limiting the height of the Building's addition will diminish the opportunities to provide
an aesthetically pleasing mixed-use development to this focal block in the District.
Further there is a precedent for + 3story buildings in the H-1 District.


cgruba
Received


That the conditions upon which the petition for variation is based would not be applicable,
generally, to other property within the same zoning classification;

The conditions for this petition for variation are not directly applicable to other
properties in the same zoning classification.

That the purpose of the variation is not based exclusively upon a desire to make more money out of
the property;

The purpose for this variation is not based exclusively upon a desire to make more
money, but to the contrary is a significant financial investment by a Frankfort resident
interested in improving a long neglected piece of real estate on a prime corner in the
Village's Downtown.

That the alleged difficulty or hardship has not been created by any person presently having an
interest in the property;

The alleged difficulty or hardship has not been created by any person or entity. The
Owners have an interest in improving their property.

That the granting of the variation will not be detrimental to the public welfare or unduly injurious to
other property or improvements in the neighborhood in which the property is located;

Granting this variation will not be detrimental to the public welfare or unduly injurious
to other property or improvements in the neighborhood in which the property is
located. This development is consistent with the Village's vision for having a vibrant,
attractive downtown.

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; or

The architectural designer/architect of record has been involved in numerous projects
in this locale and is committed to providing: unique structures with site-specific
architectural appeal, functional planning, character and value to the Community.

That the proposed variation will not impair an adequate supply of air to adjacent property,
substantially increase the danger of fire, otherwise endanger the public safety or substantially
diminish or impair property values within the neighborhood.

The Proposed variation will not impair an adequate supply of air to adjacent property
or increase the danger of fire, otherwise endanger the public safety or substantially
diminish or impair property values within the neighborhood.
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Project Summary

Sam Schwartz Engineering (Sam
Schwartz) has conducted a parking
study of Downtown Frankfort for the
Village of Frankfort, IL. This report
represents the methodologies,
findings, and recommendations

of the study and includes an
evaluation of on- and off-street
parking conditions, as well as the
traffic and pedestrian environment.
The process included field surveys
for parking supply and demand,
online survey, and analyses using

statistical data, survey feedback and
standards developed by the Institute
of Transportation Engineers.

The project focuses on two areas
within Downtown Frankfort. The
north study area is located north of
Old Frankfort Waly, and includes a
mix of residential and commercial
use. The south study area is

located south of Elwood Street,

and includes the pedestrian core

of the community with most of the
Village's boutiques and restaurants.
Family-friendly events are held in
public parking lots or at the Breidert
Green Park located within the south
study area.



South Study Area

The south study area includes what most
would consider the downtown core of
historic Frankfort. Included within the
study area are several village-owned
properties, purchased for commercial
redevelopment but previously occupied
by residential uses.

As a percent, public parking makes up
76 percent of the parking supply in the
South Study Area. By industry standard,
at least 50 percent of a Downtown
parking supply should be public. The
Village's effort to provide ample public
parking opportunities has resulted in not
only a high percentage of public parking
spaces, but a generally well-distributed

Parking in the south study area includes : :
public on-street parking, public off-street ?kl]lgcsaotllﬁﬂ g{upda;lxpéga.spaces throughout

parking, and private off-street parking.
There are a total of 841 parking spaces in
the study area, of which, 639 are public
spaces. Included in the 639 public spaces
are 449 off-street spaces and 190 on-
street spaces. While not located within

the study area boundaries, additional Table 2 shows a summary of the off-

adjacent to the study area and also area.

serves the downtown area.

Time restricted parking is limited in
Downtown, and mostly concentrated on
Ash Street. The public parking lots have
no time restrictions.

TABLE 2: OFF-STREET CAPACITY- SOUTH STUDY AREA

Regular Handicap
Space Space

Public Lot Capacity Capacity Capacity

Hickory & Nebraska (LaSalle Street Securities Building) 28 26 2
35 W Nebraska (unimproved lot) 34 34 0
Breidert Green Lot (Kansas & Oak) 58 56 2
Chamber Lot (Elwood & Oak) 38 38 0
Trolley Barn Lot (11 S White) 100 97 3
1 N White Street Lot (Former Fox Lumber) 93 88 5
Prairie Lot (7 N White) 73 71 2
Fra-Milco Lot (2 Smith St) 25 25 0

Subtotal 449 435 14

Private Lot/ Owner

106 W Nebraska 11 10 1
Luscombe Gtl Co (106 Kansas St) 16 16 0
28 W Nebraska St 49 47 2
32 W Nebraska St 20 19 1
3 N Oak St 4 4 0
105 Ash St 4 4 0
Star Vision (4 W Nebraska St) 8 8 0
3 W Nebraska 10 10 0
22 N White St 4 4 0
The GraineryShops (SWC Elwood & White) 62 61 1
3 E Nebraska St 14 13 1
Subtotal 202 196 6
TOTAL 651 633 18

Frankfort Downtown Parking Evaluation - Pg. 4
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Parking Occupancy

Parking occupancy surveys of the on-
street spaces and off-street parking
facilities were conducted throughout the
day on four (4) weekdays and a Saturday
in March and April 2016. The following
lists the days in which parking data is
available:

« Tuesday, March 1, 2016

+ Wednesday, March 2, 2016
*+ Thursday, March 3, 2016

+ Tuesday, March 22,2016

« Saturday, April 16, 2016

Our study approach follows the Institute
of Transportation Engineer’s (ITE)
Manual of Transportation Engineering
Studies, 2nd Edition. The occupancy
surveys were conducted at least once an
hour for various time periods between
10:00 AM to 10:00 PM. The objective

of the parking counts was to capture
typical weekday and weekend parking
conditions. Afternoon peak occupancy
occurred around the midday lunch
period at 1:00 PM, while evening peak
occupancy occurred between 6:00 and
8:00 PM.

MONTHLY VARIATION IN TYPICAL
PARKING DEMAND

Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

M Retail = Restaurant m Office

Source: Shared Parking, Second Edition, ULI

In general, we find only small seasonal
variations in typical peak parking
demand in a Central Business District.
The graph shows monthly demand over
a year. Parking in the South Study Area
is impacted by weather as it relates to
trail and recreational usage, however,
SO we were sure to capture parking
occupancy on a very pleasant warm
spring day (April 16, 2016).

Sam Schwartz also compared 2016
parking levels to eight (8) data sets
collected from May and June 2015.
Generally, peak parking demand
occurred at the same times, however,
overall demand increased by
approximately 7 percent since Spring
2015. The increase in parking demand
is likely attributable to the new retail
and restaurant space opened in the
“Sangmeister Building” at 28 W Kansas
Street.

North Study Area

The north study area consists of mostly
private parking lots including Frankfort
Place, The Square 219 N. White Street
Condos, GNC Consulting and Kurtz
Funeral Home, as well as some on-
street parking along White Street. Any
commercial parking lot with access from
LaGrange Road only was not included

ESTIMATED PARKING VARIATIONS
IN DOWNTOWN

100%
90%  8gop==89%
80%

70%
60%
50%
40%
30%
20%
10%

0%

100%
93%me 2= I4% =980 s3I

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

The graph shows the monthly parking variation estimates in Downtown Frankfort based on
weighted factors accounting for the existing land mix in the study area. This would account for
development generated parking demand and not event or recreational demands.

Frankfort Downtown Parking Evaluation - Pg. 5



in the study area. The peak overall
parking demand in the study area,
occurs between 5:00 and 6:00 PM with
42 percent parking spaces occupied.

Figure 4 (following page) show maps
of parking demand during the peak
hour of parking usage in the study
area on a weekday and weekend.

As the map shows, The Square is the
most occupied lot in the area, followed
by Frankfort Place, Kurtz Funeral Home,
GNC Consulting, and 219 N White Street
Condos.

On-street parking demand along White
Street between Bowen and South
LaGrange Road is low throughout

the day. With 13 available parking
spaces, peak overall parking demand

was observed to be between 11:00

AM and 12:00 PM with 23 percent
parking occupancy. The results of the
parking counts show that the individual
buildings/sites follow the traditional
suburban model with each site providing
adequate on-site parking to serve

their own parking demand with little
usage of any on-street spaces that are
available. As such, no further analysis or
projections are warranted in the North
Study Area.

South Study Area

On-street and off-street public parking
occupancies were analyzed together to
obtain an overall peak period. Midday
peak occupancy occurs at 1:00 PM in
the south study area, with an overall
public parking demand ranging from
32 percent to 47 percent. During this

DOWNTOWN FRANKFORT PARKING DEMAND

SOUTH STUDY AREA

100.0%
90.0%

80.0%

& 70.0%
2
S 60.0%
€
[
Q  50.0%
()]
c
X 40.0%
g
30.0%
20.0%
10.0%
0.0%
1000 11:00 12:00  1:00  2:00
AM AM PM PM PM
=em3/1/16 18.6% 24.4% 31.6% 32.1% 27.1%
3/215  23.9% 263% 31.9% 35.1% 30.2%
aem3/3/16 18.6% 23.5% 31.0% 32.9% 29.3%
aem3/22/16 255% 252% 35.4% 41.5% 33.3%
4/16/16 26.0% 31.4% 43.9% 47.4%  43.3%
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time, the most occupied public lot is
Breidert Green Lot at Kansas and Oak.
The least occupied lot during the midday
peak hour is the Fra-Milco Lot at 2 Smith
Street.

Evening peak occupancy in the south
study area occurs between 7:00 PM and
8:00 PM, with a public parking demand
ranging from 38 percent to 47 percent.
The graph on the next page represents
public parking demand in the south
study area observed throughout the day.

Off-street private parking demands are
consistent between 10:00 AM and 2:00
PM, averaging 31 percent occupied
parking spaces. When the public parking
facilities peak in the evening at 7:00 PM,
private parking demand is lower with an
average of 22 percent parking spaces
occupied.

Figures 5 and 6 on Page 9 spatially
illustrate public and private parking
demand, respectively, throughout the
study area during the overall peak hour.

According to the map, the most occupied
public lot in the area is the Breidert
Green Lot at Kansas and Oak (+100%),
followed by the 35 W Nebraska lot (81%).
The least occupied lot is 1 N White Street
Lot (Former Fox Lumber site) (5.7%).
On-street parking occupancy during

the evening peak hour is on average 59
percent occupied over the entire south
study area.

Table 3 compares the peak occupancy
of weekdays versus weekends.

TABLE 3: DAILY PUBLIC PARKING
OCCUPANCY COMPARISON

Weekday Weekend

The South Study Area has an excellent
public parking pool with 76 percent of all
parking resources dedicated as shared
public parking, allowing for an efficient use
of parking resources. At most, 47 percent
of these public parking spaces in the study
area are used during typical conditions
which indicates more than ample parking
is available to meet development-driven
demand.

On-Street Parking Turnover

A parking duration and turnover study
was conducted along Kansas Street,
White Street, and Oak and Ash Street
between Kansas Street and Nebraska
Street, as well as the Breidert Green

Lot. The seven block faces included 77
on-street parking spaces marked by
pavement markings, and were selected
for the turnover study because of their
higher observed occupancy rates. Each
block face was observed over the course
of the survey on Tuesday March 22,
2016 from 10:00 AM to 9:00 PM. The
Breidert Green Lot was observed over
the course of the survey on Saturday,
April 16, 2016 from 10:00 AM to 9:00
PM. License plates of all vehicles parked
were observed and noted each hour to
determine parking duration.

Parking duration is the length of time
vehicles are parked in a given space. Of
the total 310 vehicles that were observed
parked on-street from 10:00 AM to 8:00
PM, 57 percent stayed for less than an
hour, 24 percent stayed between one
to two hours, 9 percent stayed two to
three hours, and 10 percent stayed
three or more. While 81 percent of the
parkers in this sample area parked two
hours or less, only 53 percent of survey
respondents said they typically park
two hours or less, with the majority of

(M-Th)  (F-Sun) > ¢ _
Off-Street the remaining respondents selecting
Percent Occupied 38% 45% the option of two to four hours. The
On-Street difference between the observed
Percent Occupied 68% 60% condition and the summary of survey
On and Off-Street Total
47% 47%

Frankfort Downtown Parking Evaluation - Pg. 8



FIGURE 5: PUBLIC PARKING PEAK OCCUPANCY - SOUTH STUDY AREA
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respondents could be due to chance, but /ot, and the determination that employees
it is probable that the difference is due  are using the lot, indicate potential
to an over-representation of longer-term opportunities exist to increase the turnover

parkers in the survey results. rate by limiting use by longer-term parkers.
Of the total parked vehicles in the Existing Land Use Mix

Breidert Green lot during our survey,

39 percent stayed for less than an ON- STREET

hour while 12 percent stayed over PARKING TURNOVER

six hours. An analysis of the survey
responses naturally show a correlation

of employees to longer typical hSJrs

visits downtown - approximately 34 Less than
respondents say they typically stay 2-3 an hour
downtown over 6 hours, while many of hours

the same respondents answered that
they own a business or work downtown.
This comparison indicates those parking
over six hours are likely employees and
that they are utilizing about 12 percent (7
spaces) of the Breidert Green lot. 12
hours
Parking turnover is an indicator of the
rate of use of a parking space and the
average number of vehicles using a given
space during a specified time period. The
turnover rate is determined by dividing
the total number of vehicles parked in
a given location by the capacity. The
studied areas overall had a turnover

of 4.0. A turnover rate Of 1.0 means a Table 4 shows a summary of the existing
parking space is only being used by one

buildi in the South Study Area.
vehicle all day and is appropriate only for uriding area fnthe sot udy Area

long-term parking. Typically, a turnover ~ Currently, there are approximately 4.67
rate of 4.0 indicates a very healthy public parking spaces supplied per 1,000
turnover condition and is preferred for ~ square feet of commercial space in the

an area’s most convenient spaces.

The Village of Frankfort provided data on
existing buildings in the South Study Area
for use in projecting growth over the next
five to ten years.

TABLE 4: EXISTING

The turnover of the on-street spaces occurs DOWNTOWN
at a very healthy frequency downtown. LAND USE MIX
Turnover is lower in the Breidert Green
lot than the on-street spaces, though at Land Use Size (SF)
2.7, the turnover rate remains fairly high. Restaurant 19,967
Lower turnover in off-street lots is generally Retail 40,320
preferred as compared to on-street because Office 49,036
on-street spaces are typically the most \(’)if]aerr‘i Zi'?gé
convenient, highly coveted spaces and should TOTAL 137,023
have the highest turnover to be available as _ —
h h b , *Other includes uses such as the children’s museum,
CU.SmeefS Searc for a space. T Of emng bowling alley/pool hall, periodic assembly space, meeting
said, the prime location of the Breidert Green rooms, photo studio and massage space.
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South Study Area. Typically, we advise
that downtown areas should provide at
least 2.0 to 2.5 parking spaces per 1,000
square feet to ensure adequate parking
opportunities are available to support a
successful downtown.

Walkability

An active pedestrian environment
supports a walkable, vibrant downtown.
The needs of a walkable downtown are
closely related to a successful parking
strategy. Good walking conditions,

like safe roadway crossings, adequate
sidewalk width, adequate lighting and
slow traffic, work together to reduce
parking demand and distribute that
demand across the system more
efficiently as people walk more and
further. Itis the concept of a “Park Once”
environment where those arriving by
car can easily park their car one time
and stroll to several destinations on foot
before returning to their car. On-street
parking has been shown to slow traffic
through an area which provides the
benefit of increasing pedestrian safety
and increased business visibility.

The study of walkability focused on

the South Study Area as its layout
follows that of a traditional walkable
downtown. Frankfort's historic core

has excellent pedestrian connections
provided by a low volume street grid and
continuous sidewalk network. Generally,
crossing distances are minimized with
narrow streets and curb extensions

at intersections. In addition, the Old
Plank Road Trail passes through the
middle of Downtown and provides direct
connections to White and Oak Street, as
well as several public parking lots.

Survey respondents identified a lack

of lighting to the west parking lot as a
barrier to Downtown walkability, as well
as the Old Plank Road Trail crossings on
White Street and Oak Street.

Downtown Event Conditions

Downtown Frankfort has established

a successful event and festival
program that utilizes Breidert Green,
in particular, and the surrounding area
as a community and regional draw

to Downtown. This parking study
focuses on typical development-driven
conditions because those conditions
occur every day of the year and are
produced by long-term assets in the
downtown. However, since survey
respondents clearly indicate parking
demand is at its highest during popular
community events, the study does not
ignore event conditions.

Conducting formal parking counts during
events is not included in the scope of
this study, however it is our opinion that
formal parking counts are not necessary
to draw conclusions about how future
development affects parking during peak
event conditions. Anecdotal evidence
makes it clear that parking demand can
be very high on a nice warm day during
the Frankfort Country Market, Cruisin
Frankfort, or any other popular Frankfort
event. As such, Sam Schwartz reviewed
the Village event calendar and existing
parking data collected during certain
events in 2015.
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Table 5 is a list of regularly
scheduled events Downtown that
occur at least once per year from
April to October.

In total, of the 214 days from April
through October, approximately

80 events occur Downtown on
approximately 69 days, most of which
are Thursday evenings and Sundays

for Crusin’ Frankfort and Country
Market, respectively. That equates to
occurrences on approximately one-third
of the days April to October.

While this existing conditions analysis
shows more than an ample amount of
parking is available to meet development-
driven demand, it is undisputed that highly
successful events in the Downtown require
the majority of parking resources in the
area. The approach, discussed more in the
following sections, should not be to build
more parking that will remain underutilized
much of the year, but rather look at pairing

new development with an event management

plan.

Stakeholder Survey
Results

An online 15-question survey was
distributed by the Village and open to
the public from March 30 to April 28,
2016. The survey was publicized in many
forms, including discussion at Board and
committee meetings, website links, email
blasts, print ads, social media posts and
general word of mouth. A total of 576
responses were received. Following are
key highlights that Sam Schwartz used to
inform the parking analysis and develop
parking management strategies.

+ Parking is overwhelmingly found to be
most difficult during events evident by
the number of respondents that chose
events as a specific time when parking
is most difficult. Friday and Saturday
evenings is a close second. All other
time periods were chosen by survey
respondents significantly less often.

TABLE 5: DOWNTOWN EVENT SUMMARY - APRIL TO OCTOBER

Saturday Frankfort Half April 7:00 AM to 12:00 1
Marathon PM
Saturday Fine Arts Fair June 10:00 AM to 3:00 1
PM
Saturday Fishing Derby June 8:00 to 11:00 AM 1
Saturday Rib Cook Off August 1:00 to 3:00 PM 1
Saturday Bike the Trail September 10:00 AM to 1:00 1
PM
Saturday/Sunday Bluegrass Fest July 10:00 AM to 1
8/10:00 PM
n/a Fourth of July July 4 5:00 to 9:30 PM 1
Celebration
Sunday Country Market April to October 10:00 AM to 2:00 27
PM
Sunday Concerts on the June to 6:30 to 8:00 PM 14
Green September
Tuesday Night Out Against August 6:00 to 8:00 PM ]
Crime
Wednesday Picnic on the Green  July, August 11:30 AM to 1:00 4
PM
Wednesday Movies on the June, July, begin at dusk 3
Green August
Thursday Crusin Frankfort May to 5:00 to 9:00 PM or 19
September dusk
Friday Library on the Green June, July 10:00 to 11:00 AM 4
Thursday- Monday Frankfort Fall Fest September Varies 1
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Dining downtown and attending an
event downtown were the most popular
choices describing the primary reasons
for going Downtown. Unsurprisingly

as much, most open comments about
parking where related to dining and
events.

Several comments on the allocation/
signage of spaces - time limits, handicap,
etc. - indicate this is an element of the
parking system to explore further.

Respondents indicate employees using
prime parking spaces in the central
Breidert Green area is an issue that
warrants consideration as parking
management strategies are explored.

Several comments that parking
demand seems to be increasing was
substantiated through a comparison of
2015 and 2016 data.

The Old Plank Road Trail crossings on
White and Oak Streets are clearly a
concern of respondents apparent by the
number of times mentioned in the open
response sections.

Several respondents cited a desire for
more bike connections to and bike
parking within Downtown.

Parking Scenario
Analysis

Existing Needs Analysis

This section summarizes the south study
area’s existing parking needs. Because
analysis of the entire Downtown south
study area as a whole does not represent
spatial differences in use of the system,
this analysis summarizes the existing
and future parking needs Downtown

by subarea that generally reflect a
walkable area where parking is “shared.”
Downtown was broken into five zones
(A-E) that represent a walk shed in which
a Downtown visitor would park and visit
a destination without having to walk
more than one block, and visit a second
destination without moving their vehicle.
Typically, we conduct walk shed analysis
on a three block basis since three blocks
is often perceived as a reasonable
distance to walk without moving a
vehicle. However in Frankfort's case,
using a three block walk shed would
aggregate most of the parking in a single
downtown zone. Recognizing the walk
sheds are unusually small and parking
can easily be shared between the zones,
we combined our analysis into an overall
East/West zone to address reasonable
cross-zone parking opportunities.
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FIGURE 7: SUBAREAS AND EXISTING PARKING NEEDS

OLD PLANK ROAD TRAIL

1

Surplus at
Peak Hour

+61
+153
+47
+16
+30

N et
0 87 175 350 525 700

Figure 7 shows the study area broken
down into the zones.
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TABLE 6: EXISTING PARKING NEEDS SUMMARY

Table 6 illustrates
the existing parking

EAST WEST needs of downtown

ZONE A = ﬁ:oken down _II?Ke
: ese zones.

?:éc"gspark'"g 216 158 150 44 71| results show there is
parking Demand no area Downtown
by Hour :)Jvrl\g]clceus siter(]:lanz:r?(in
10AM 28 22 62 15 27 spaces \I?vithirl? a blogck
11 AM 37 52 67 19 30 | walk during typical
12 PM 76 55 81 18 36 peak conditions on
1 PM 87 73 86 20 41 non-event days.
2 PM 75 64 73 10 39
3 PM 40 69 56 10 39
4 PM 39 54 33 11 33
5 PM 43 45 37 26 25
6 PM 45 44 88 28 35
7 PM 45 44 103 28 41
8 PM 34 26 91 27 31
9 PM 12 10 55 24 9
pRger | iz | e | e | 6 | o

Future Needs Analysis

This section of the report estimates
future parking demands and assesses
the adequacy of the future public
parking supply. Assumptions were
developed for potential redevelopment
scenarios in Downtown categorized
as Near-Term (0-5 years), Mid-Term
(5-10 years) and Long-Term (10-15
years) development opportunities.
Sam Schwartz performed an analysis
to determine future parking adequacy
in each of these three development
scenarios.

Parking adequacy is the difference
between the parking supply provided
and the projected parking demand
generated by the future development
scenarios. To determine the future

parking demand, published parking
generation standards were referenced
and added to the existing utilization
including Institute of Transportation
Engineers Parking Generation, 4th
Edition and the Urban Land Institute’s
Shared Parking, 2nd Edition. Parking
supply was adjusted to account for
possible changes to parking lots in the
Downtown. For example, a property
intended for commercial redevelopment
might have the opportunity to add on-
site or on-street parking supply to offset
their demand generation. Alternatively,
another site could be developed that
would reduce the existing supply. The
following tables show future projected
parking demand for each development
scenario throughout the day for each
Walk Zone compared to parking supply.
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TABLE 7: FUTURE PARKING NEEDS SUMMARY

EAST WEST
ZONE A =
y;é ofParking 316 158 | 150 44 71
Surplus at peak of day
Near-Term Scenario +27 +61 +17 +16 +30
Mid-Term Scenario +27 +23 +15 +16 +30
Long-Term Scenario +27 +23 0 +10 +30

Table 7 shows the projected public parking supply and demand under each

redevelopment scenario.

Near-Term: approximately 53,000 sf of
redevelopment including 18,700 sf retail, 9,000
sf restaurant, 25,000 sf office

Mid-Term: (cumulative) approximately 67,000
sf of redevelopment including 23,700 sf retail;
12,000 sf restaurant and 31,000 sf office

Long-Term: (cumulative) approximately 80,000
sf of redevelopment including 31,500 retail;
14,000 sf restaurant and 34,500 sf office

Parking demand is generally well
accommodated throughout the
Downtown in all the scenarios. Most of
the new development in the Near-Term
scenario is projected in Zone A which

is where a surplus of approximately 27
parking spaces is shown during the peak
time of the day. At that same time, there
is large parking surplus in Zone B also,
immediately adjacent to the subarea.
Under the Mid-Term Redevelopment
scenario, more development is assumed
in Zone B, so compared to the Near-
Term scenario, some of the parking
surplus in Zone B is utilized but a
surplus remains even during the peak
time of day. Under the Long-Term
Redevelopment scenario, development
is assumed in Zone C and, overall,
parking demand is accommodated
throughout the Downtown in this
scenario, although Zone C does reach
capacity under this long-term scenario.
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Findings

The parking study observations,
scenario analyses and stakeholder
feedback indicates the following key
findings:

* The Village has a walkable, well planned
parking system. On-street parking is
provided as the most convenient option
for customers and experiences a high
turnover which is preferred to serve the
most customer demand as possible.
Generally, the off-street parking supply is
located on the periphery of Downtown,
serving the land uses while maintaining
the pedestrian core. The Breidert Green
parking lot is an exception, as it is located
within the pedestrian core of Downtown
in a prime open space or developable
location.

+ Some enhancement areas were
identified where the number of on-street
parking spaces could be increased or
clarified and pedestrian connections
improved.

+ The existing condition observations
show, at most, 47 percent of the public
parking spaces in the South Study Area
are used during typical conditions which
indicates more than ample parking is
available to meet development-driven



demand.

The existing condition observations
show that the North Study Area
follows a traditional suburban
development pattern in that each
use generally provides its own on-
site parking supply and does not
rely on on-street spaces or shared
opportunities with other properties.
New development in this area should
follow suit absent a master plan that
modifies how parking is allocated in
the North Study Area.

The Village's existing parking

supply is adequate in both number
and distribution to support new
commercial development and
expansion of the downtown core.
Even when an aggressive future
development scenario is considered,
adequate parking is projected to

be available to meet projected
development-driven demand. We
see no evidence to suggest Frankfort
is at risk of a development-driven
parking problem over the next ten
years.

While we tested multiple
development scenarios, it is unlikely
actual built conditions will exactly
follow our models. As development
progress, the Village should
continually evaluate each project on a
case-by-case basis, using the shared
parking evaluation method published
by the Urban Land Institute or other
equivalent methods. It would be
counterproductive and detrimental
to the character of Frankfort's
downtown to ignore the unique
nature of a downtown environment
and apply zoning regulations
designed for suburban-form on-site
parking in the South Study Area.
This is not to say each development
should not account for its impact to
parking demand, rather recognize
that providing on-site parking
downtown is not the only solution
and it often is the wrong solution.

* Frankfort has built a successful event
and festival program with occurrences
on approximately one-third of the
days April to October. These highly
popular events in the Downtown require
the majority of parking resources in
the area. Event parking demand is
a separate condition from everyday
development-driven parking demands
and should be accommodated with a
separate parking strategy. An event
parking management plan should be
implemented to accommodate event
demands and building more parking that
will remain underutilized much of the
year should not be considered, as the
negative impacts of overbuilt parking on
land use, transportation and economic
development are well documented.

Parking Strategy
Options

Based on the needs analysis and
feedback received at the Downtown
Parking Study Public Open House held
onJune 1, 2016, the parking strategies
below were developed as options for
the Village to support the long-term
economic vitality of the Village of
Frankfort.

Increase on-street parking.

As part of the analysis, several locations
were identified to increase the number

of parking spaces and also improve pe-
destrian connections to and between the
parking areas to enhance the appeal of

walking further.

+ White Street: introduce on-street parking
to portions on the west side of the street
between Elwood Street and Kansas
Street, being mindful of sight-lines for
those crossing White Street at the Old
Plank Road Trail.

* Kansas Street: Consider converting the
traffic flow to one-way westbound from
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White Street to Oak Street and introduce
on-street parallel parking along the south
side of the street. As an alternate or in
addition, evaluate the cost/benefit of
introducing diagonal parking to the north
side of Kansas Street between Ash and
Oak Streets

+ Oak Street: stripe parallel parking stalls
on the west side of the street between
Elwood Street and Kansas Street to
clarify use.

+ Oak Street: introduce diagonal parking
between Kansas and Nebraska Streets

* Elwood Street: incorporate additional
on-street parking with new development
along Elwood

Explore the feasibility of introducing
valet parking.

Valet parking or attended parking is a
process that involves a parker dropping
their vehicle at a station and an atten-
dant parks and retrieves the vehicle.
Options include the attendant parking
the vehicle in a regular space, parking
vehicles in tandem to increase supply or
parking in remote parking lots. A shared
valet parking program has been success-
fully implemented in nearby La Grange,
IL where the Village budgets approximte-
ly $50,000 per year for the program. The
service may include more than one drop-
off and pick-up station within a district.
The service should be offered free to
customers.

Develop an event parking
management plan.

The Village has staff dedicated to or-
ganizing and coordinating Downtown
events. This coordination should in-
clude an event parking management
plan. Elements of this plan may include
increased shared parking coordination.
For example, more unused private park-
ing could be used for overflow parking
for event days during the year, rather

Frankfort Downtown Parking Evaluation - Pg. 18

than building to peak parking needs
which will remain empty for most of the
year. It may also include elements such
as a parking lot “Fill” strategy; a traffic
management strategy; coordination
strategies for police, Village staff, and
volunteer staff; public communication;
variable sign locations, as necessary; and
valet parking options to increase parking
density (stack vehicles) in certain lots
during peak demand times.

Strengthen pedestrian connections
to parking and destinations.

Improve the trail crossing on

White Street and Oak Street with
enhancements including signage and
pavement enhancements at both
locations and curb extensions on Oak
Street. Itis recommended that at both
crossing locations Bicycle/Pedestrian
Warning should be placed in advance of
and at the crosswalk. Guidance for sign
W11-15 in the Manual on Uniform Traffic
Control Devices is provided in Section

9. Itis also recommended that high-
visibility crosswalk striping is installed at
both crossings to bring more attention
to the crosswalk for passing motorists.
Traditional white-bar, continental-

style striping is recommended as a low
cost, long-lasting treatment, but other
pavement treatments are effective. The
existing concrete does not currently offer
enough contrast for the motorist. The
stop sign facing the trail users should
remain.

In addition, explore the feasibility of
strengthening the pedestrian path
connecting the two public parking lots
on Oak Street to each other across the
trail to provide connectivity. And add
pedestrian lighting to the west parking
lots.

Introduce more bike parking
Downtown.



Pedestrian warning signage at trail
crossing.
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Providing more bike parking was re-
quested by many survey respondents
and is a key, low-cost improvement that
cross promotes the Old Plank Road Trail
and Downtown destinations.

Consider eliminating the Breidert
Green parking lot.

From a land use perspective, the Breidert
Green parking lot is inappropriately
located within the true pedestrian core
of Downtown Frankfort. The appropriate
approach to parking planning in a small
central business district is to maximize
on-street parking and maintain off-
street parking around the periphery of

a pedestrian-oriented core, leaving the
most desirable land for development

or community space. Observations and
survey input also indicates the location

Downtown District
| |

of Breidert Green impacts, in a way,
the psychology of parking Downtown
- setting an unrealistic expectation
that everyone should be able to park
immediately adjacent to some of
Downtown'’s primary destinations.
Elimination of the parking lot creates
a prime development parcel or the
opportunity to expand the popular
Breidert Green.

The graphic below illustrates the
objectives of parking in a Downtown
district like Frankfort.

Removal of the lot was not included in
the future needs analyses presented
previously but should be considered
as future development proposals are
evaluated.

Multi-block downtown district

with central gathering space

On-Street Parking
On-Street parking serving
individual blocks, shorter stays

[P

[P

Ring Parking Lots

Off-street parking lots serve the entire
district, encouraging multiple-stop
trips and longerstays

Central parking lot undermines logic
and simplicity of parking
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Expanded Central Gatering Space
By removing land dedicated

to off-street parking in the central
district, that land use can be used
to expand public amenity or for
new development



Consider expanding time
restrictions.

Many downtown areas use time
restrictions to manage parking supply,
often limiting the best spaces to a
maximum of two to three hours. Such
restrictions force longer-term parkers
to locate their vehicles in lots further
away from popular parking areas.

To be effective, manageable and
understandable, the Village should avoid
establishing too many different time
restrictions. A three hour limitation is
recommended for all on-street spaces
and in the prime Breidert Green parking
lot.

Exercise caution if/when
considering construction of new
parking facilities.

When planning for parking, the village
should recognize the source of parking
demands and the impact parking lots
can have on a vibrant downtown area.
For example, Frankfort's very successful
event program currently stresses parking
resources at certain times and may lead
some to conclude more parking should
be provided to accommodate peak

event conditions. If considering such a
question, the village should recognize
event conditions tend to be variable

over time, they're often correlated with
weather and seasonality and they have
the ability to shift, change and relocate
based on changing needs or level of
public interest. On the other hand,
parking infrastructure is both costly**
and permanent and is best developed to
serve demands that are also permanent
in nature. Otherwise, if permanent
parking infrastructure is built to support
intermittent or event-driven demand,

the Village should expect it will create
underutilized parking areas that typically _
detract from, rather than enhance, the Surface parking = $4,000 per space;

more urbanized feel of a downtown Structure parking (above grade) =
area. $25,000 per space; Underground

parking = $35,000-45,000
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Table 8: Parking Strategy Option Matrix

Option

Desciption

Infrastructure

Advantages

Disadvantages Cost

parking supply

A Introduce on-street parking * Increase parking supply |+ Caution should be used |$
to west side of White between by 3 in determining trail
Elwood and Kansas crossing sight lines

B Convert Kansas to one- ¢ Increase parking supply | * Changes traffic pattern | $$
way westbound in order to by 10-11 spaces through Downtown
introduce on-street parking
to the south side of the street
between Ash and Oak

C Introduce diagonal parking * Netincrease of 8 spaces |+ Lose green parkway $$%%
to the north side of White space along park
between Ash and Oak

D Stripe parallel parking stalls on |« Clarify use of existing * Needs clearer signage $
the west side of Oak between underused parking
Elwood and Kansas spaces

E Widen Oak between Kansas * Netincrease of + Limited cost/benefit $$%9
and Nebraska to introduce approximately 3 spaces
diagonal parking

F Incorporate additional on- * Require as part of + Should be used in $
street parking with new development process conjunction with curb
development extentions to minimize

crossing distances

G Increased pedestrian lighting | « Walkabilty $$%

Pedestrian/ Bike Enhancements

H Trail crossing warning signage |« Standard safety design $
on White and Oak

| Curb extensions at trail * Shorten crossing distance | «+ Maintenance $$
crossing on Oak and define parking lane

J High-visibility crosswalk + Standard safety design + Visual appeal $
striping on White and Oak and low maintenance

K Continue to increase bike + Cross promotion of OPR |« Good placement must | $

trail and Downtown
destinations

be ensured to maintain
ped space

restrictions

L Explore the feasibility of a valet | + Customer benefit and ¢+ Implementation $$$%
parking program maximizes shared
parking
M Develop an event management | « Maximizes use of existing | * Staff intensive $
plan parking resources coordination
N Consider eliminating the * Protects pedestrian core |+ Reduction in prime $$$%
Breidert Green parking lot and introduces land use parking supply
opportunity
o Consider expanding time + Can increase turnover * Requires enforcement | $$

and limit employee abuse
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$- Under $5,000

$$- $5,000 - 15,000
$$%$- $15,000 - 25,000
$$$$- Over $25,000
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; & 3 : % TR m = ' TRANSFORMER BOX/PAD
e, A 2-STORY BRICK / BLOCK BUILDING y @ | 1 2} E i & _ -
& #15-21 ASH STREET % ' = " B‘ hl = = z n) TRAFFIC SIGNAL
W ) 22 WHITE STREET | & Ry S 0 GAS Ui '
w s Building Area = 7382 SQ.FT. ™ .| & QL cal 03 & E & A =
z A o a.f:q:p%u-.q’. SF ] a K . @ GAS METER
| o - Rak - &
s | o E a 2 i e GUY ANCHOR
) X
y ] 2 = ] ELECTRIC METER |
0 | © ~ a- z
T | i m < % BUFFALO BOX
B % — :
& | & & 8 X LIGHT
O | a, Z G
- —y % S POWER POLE
3 | HAND HOLE
5 | z
S | ' b + SOIL BORING
8 | & o A TELEPHONE BOX / PAD
<< | 5 av
i | & 4 GAS VALVE
FOUND CROSS-NOTCH
AT PROPERTY CORNER] . - SIGN
| . z & HANDICAP PARKING SPACE
P '89°33'46" ) DECIDUQUS TREE
" Building Corner ,\@""b‘ 58973346 w\@f FOUND IRON PIPE AT - :
NOTES: RIS & K% I PERTY CORNER 3 e EVERGREEN
i | Y ey BUSH/HEDGE
1. BASIS OF BEARINGS IS BASED ON ILLINOIS WEST STATE PLANE COORDINATES.
- z @ PINE TREES
‘2. PLAT REPRESENTS EXISTING CONDITIONS BASED ON FIELD WORK G » e EXISTING GROUND ELEVATION
PERFORMED ON DECEMBER 23, 2021. | _ .
| | . —— 690 ——  EXISTING CONTOUR GRADE
3. PROPERTY CORNER MONUMENTS AS LOCATED IN FIELD . W $ [253.007 RECORDED DISTANCE
| _
I =
A ASPHALT %
&
&
o R z
l 173
|
: | v Z
STATE OF ILLINOIS } _; o & »
COUNTY OF WILL } SS. | B
_ . |
JOSEPH A. SCHUDT AND ASSOCIATES HEREBY CERTIFY THAT THEY HAVE Jl;\ég: € : : : . " BENOHIRRR
SURVEYED THE PROPERTY DESCRIBED HEREON, AND THAT THE PLAT HEREON ] N ' | : :
DRAWN IS A CORRECT REPRESENTATION OF SAID SURVEY. ALL DIMENSIONS IN z - SW FLANGE BOLT ON FIRE HYDRANT
FEET AND DECIMAL PARTS THEREOF. - s . | : LOCATED AT THE SW CORNER OF
2 6 11[ 2\ | WHITE STREET & KANSAS STREET _
MOKENA, |LL|NOM«~{ . ,A.D. 2022. § I\ ELEVATION: 754.22 NAVD 88 S s ORDERED BY: LINDEN GROUP
JOSEPH A. SCHUDT & ASSOCIATES (184-001172) SU;SQEOR z Ay use o repesckiction of ol pcument o the
/ % statEOF /S | vvroac s o Corests dscedn s ADDRESS: 22 WHITE STREET
o E il bbb e el FRANKFORT, ILLINOIS
¢ I A - s D pm-ﬁibr?;d e:aepr u}fgirwn?ten cansent 6f

éRDER NO.: 21 ""070

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY.
... S ~ VERIFY ALL POINTS BEFORE BUILDING AND REPORT ANY DISCREPANCIES. CONSULT DEED OR TITLE REPORT FOR EASEMENTS AND RESTRICTIONS.
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PRELIMINARY and FINAL PLAT
@ of

“| 22 WHITE STREET RESUBDIVISION ===

THIS IS TO CERTIFY THAT SHI NAPS, LLC - SERIES 1 - OLDE FRANKFORT MALL, A SERIES LIMITED LIABILITY

ELWOOD STREET

WHITE STREET

KANSAS STREET

N = COMPANY IS THE OWNER OF THE LAND DESCRIBED IN THE FOREGOING CERTIFICATE AND HAS CAUSED
ﬁ ﬁ BEING A RESUBDIVISION OF PART OF THE NORTHEAST 1/4 OF SECTION 28, TOWNSHIP 35 THE SAME TO BE SURVEYED AND RESUBDIVIDED, AS INDICATED ON THE PLAT, FOR THE USES AND
b b | NORTH, RANGE 12 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN THE VILLAGE OF FRANKFORT PURPOSES THEREIN SET FORTH, AND THAT THE SAME ABOVE DESCRIBED PROPERTY IS LOCATED IN
— A — e R E C E I VE D WILL COUNTY. ILLINOIS SCHOOL DISTRICTS: FRANKFORT SCHOOL DISTRICT 157C AND LINCOLN-WAY SCHOOL DISTRICT 210, AND
g 2 ’ : THAT THEY HEREBY ACKNOWLEDGE AND ADOPT THE SAME UNDER THE STYLE AND TITLE THEREON
o O ra— INDICATED, AS THEIR OWN FREE AND VOLUNTARY ACT AND DEED.
O 1 . . I8 — - B - | .
STREET E By ChrIStopher GrUba at 135 pm’ Jan 26’ 2022 CONTAINING 12,538 SQ.FT., 0.288 ACRE. DATED THIS DAY OF ,A.D. 2022.
i =
=
w
o

VICINITY MAP
(NOT TO SCALE)
% INDICATES SITE LOCATION
][ 111
KANSAS STREET il
Easement Provisions E;!;E
An easement for serving the subdivision and other property (PUBLIC RIGHT-0OF- ’AY) NOTARY CERTIFICATE
with electric and communications service is hereby reserved (HERETOFORE DEDICATED) STTEOE
for and granted to (IN FEET) )

COUNTY OF )SS
A&t I d@/vjwaw gonmfua/nyf Tinch =20 ft.
I, , NOTARY PUBLIC IN AND FOR SAID COUNTY
" - F AND STATE, DO HEREBY CERTIFY THAT , OF SHI NAPS, LLC -
Auf/ww?,@d B.4.9 1V Franchise THE NORTH LINE OF THE SOUTH 36 1/2 FEET O COUND NOTCH AT

' ION SERIES 1 - OLDE FRANKFORT MALL DID PERSONALLY APPEAR BEFORE ME THIS DAY AND
and the LOT 3 IN BLOCK 1IN BOWEN'S SUBDIVISIO PROPERTY LINE ACKNOWLEDGE THAT THEY DID SIGN THE HEREON DRAWN PLAT AS THE FREE AND

. SET . .
gmﬂwﬁz@% 8CI!A¢GW ‘6Gfmfba/ny/ CONCRETE ~__ N 89°33'46" E 145.60 VOLUNTARY ACT OF SAID LIMITED LIABILITY COMPANY

their respective successors and assigns, jointly and severally, to install, operate, maintain and remove, from MONUMENT . GIVEN MY'SIGNATURE AND-SEAL
time to time, facilities used in connection with underground transmission and distribution of electricity and
sounds and signals in, under, across, along and upon the surface of the property shown within the dashed
lines on the plat and marked "Easement”, the property designated in the Declaration of Condominium and/or
on this plat as "Common Elements", and the property designated on the plat as "Common area or areas”, and DATED THIS DAY OF » AD. 2022,
the property designated on the plat for streets and alleys, whether public or private, together with the right to

LoT 3

install required service connections under the surface of each lot and common area or areas to serve
improvements thereon, or on adjacent lots, and common area or areas, the right to cut, trim or remove trees,
bushes and roots as may be reasonably required incident to the rights herein given, and the right to enter
upon the subdivided property for all such purposes. Obstructions shall not be placed over grantees' facilities
or in, upon or over the property within the dashed lines marked "Easement” without the prior written consent
of grantees. After installation of any such facilities, the grade of the subdivided property shall not be altered in
a manner so as to interfere with the proper operation and maintenance thereof.

[36.50]
86.30'

NOTARY PUBLIC

MY COMMISSION EXPIRES

OF-WAY)
OF—WAY)

The term "Common Elements" shall have that meaning set forth for such term in Section 2(e) of "An act in
relation to condominiums” (lllinois Revised Statutes, Ch. 30, par. 302(e), as amended from time to time.

86.30'
=]~ [36.50]
7

The term "common area or areas” is defined as a lot, parcel or area of real property, the beneficial use and
enjoyment of which is reserved in whole as an appurtenance to the separately owned lots, parcels or areas
within the planned development, even though such be otherwise designated on the plat by terms such as,
"outlots", "common elements”, "open space”, "open area”, "common ground", "parking and common area".
The terms "common area or areas" and "Common Elements" includes real property surfaced with interior
driveways and walkways, but excludes real property physically occupied by a building, Service Business
District or structures such as a pool or retention pond, or mechanical equipment.  Relocation of facilities will
be done by Grantees at cost of Grantor/Lot Owner, upon written request.

Y ror 4

[49.501]

[49.50']
S 01°33'54"E

(AERETOFORE DEDICATED)

(PUBLIC RICHT-
(HERETOFORE DEDICATED)

ASH STREET
(PUBLIC RIGHT-

N 01° 33' 54" W

An easement is hereby reserved for and granted to

its respective successors and assigns ("NI-Cor") to install, operate, maintain, repair, replace and remove, S 89033'46" W 145 60' SET

facilities used in connection with the transmission and distribution of natural gas in, over, under, across, along 5 CONCRETE
and upon the surface of the property shown on this plat marked "Easement," "Common Area or Areas" and FOUND CROSS-NOTCH FOUND IRON PIPE AT MONUMENT
streets and alleys, whether public or private, and the property designated in the Declaration of Condominium L 0 T 5 PROPERTY CORNER
and/or on this plat as "Common Elements," together with the right to install required service connections over or AT PROPERTY CORNER

under the surface of each lot and Common Area or Areas to serve improvements thereon, or on adjacent lots,
and Common Area or Areas, and to serve other property, adjacent or otherwise, and the right to remove
obstructions, including but not limit to, trees, bushes, roots and fences, as may be reasonably required incident
to the rights herein given, and the right to enter upon the property for all such purposes. Obstructions shall not be
placed over NI-Cor's facilities or in, upon or over the property identified on this plat for utility purposes without the
prior written consent of NI-Cor. After installation of any such facilities, the grade of the property shall not be
altered in a manner so as to interfere with the proper operation and maintenance thereof.

7
WHITE STREET

The term "Common Elements" shall have that meaning set forth for such term in Section 605/2(e) of the
"Condominium Property Act" (lllinois Compiled Statutes, Ch. 765, Sec. 605/2(e) ) as amended from time to time.

The term "Common Area or Areas" is defined as a lot, parcel or area of real property, including real property

surfaced with interior driveways and walkways, the beneficial use and enjoyment of which is reserved in whole

as an appurtenance to the separately owned lots, parcels or areas within the property, even though such areas

may be designated on this plat by other terms
TAX MAPPING AND PLATTING CERTIFICATION PLANNING AND ZONING COMMISSION APPROVAL
STATE OF ILLINOIS )
COUNTY OF WILL ) SS STATE OF ILLINOIS )

PUBLIC UTILITY AND DRAINAGE EASEMENTS COLUNTY @ WILL)=8
ALL EASEMENTS INDICATED AS PUBLIC UTILITY AND DRAINAGE EASEMENTS ON THE PLAT ARE RESERVED I, DIRECTOR OF THE TAXING MAPFING
FOR AND GRANTED TO THE VILLAGE OF FRANKFORT AND TO THOSE PUBLIC UTILITY COMPANIES AND PLATTING OFFICE, DO HEREBY CERTIFY THAT | HAVE CHECKED THE PROPERTY
OPERATING UNDER FRANCHISE FROM THE VILLAGE OF FRANKFORT, INCLUDING, BUT NOT LIMITED TO, DESCRIBED ON THIS PLAT AGAINST AVAILABLE COUNTY RECORDS AND FIND SAID L , CHAIRMAN OF THE VILLAGE OF FRANKFORT
AMERITECH TELEPHONE COMPANY, NICOR GAS COMPANY, COMMONWEALTH EDISON ELECTRIC DESCRIPTION TO BE TRUE AND CORRECT. THE PROPERTY HEREIN DESCRIBED IS LOCATED PLANNING AND ZONING COMMISSION, DOCERTIFYTHIS ___ DAY OF
COMPANY, COMCAST TELEVISION COMPANY AND THEIR SUCCESSORS AND ASSIGNS, FOR PERPETUAL ON TAX MAP NO. AND IDENTIFIED AS , 2022 A.D., THIS PLAT OF SUBDIVISION WAS DULY APPROVED BY SURVEYORS CERTIFICATION
RIGHT, PRIVILEGE AND AUTHORITY TO CONSTRUCT, RECONSTRUCT, REPAIR, INSPECT, MAINTAIN AND PERMANENT REAL ESTATE TAX INDEX NUMBER (PIN) 19-09-28-208-003-0000. THE PLANNING AND ZONNING COMMISSION OF THE VILLAGE OF FRANKFORT.
OPERATE VARIOUS UTILITIES, TRANSMISSION AND DISTRIBUTION SYSTEMS INCLUDING STORM AND/OR STATE OF ILLINOIS )
SANITARY SEWERS, WATER MAINS, VALVE VAULTS, AND HYDRANTS TOGETHER WITH ANY AND ALL DATED THIS DAY OF 2022, AD.. COUNTY OF WILL ) SS
NECESSARY MANHOLES, CATCH BASINS, CONNECTIONS, APPLIANCES AND OTHER STRUCTURES AND ATTEST:
APPURTENANCES AS MAY BE DEEMED NECESSARY BY SAID VILLAGE OF FRANKFORT, OVER, UPON, CHAIRMAN
ALONG, UNDER, THROUGH SAID INDICATED EASEMENT, TOGETHER WITH RIGHT OF ACCESS ACROSS I, D. WARREN OPPERMAN, A PROFESSIONAL LAND SURVEYOR IN THE STATE OF ILLINOIS, DO HEREBY
PROPERTY FOR NECESSARY MEN AND EQUIPMENT TO DO ANY OF THE ABOVE WORK: THE RIGHT IS ALSO CERTIFY THAT UNDER THE DIRECTION OF THE OWNER THEREOF, | HAVE SURVEYED, RESUBDIVIDED AND
GRANTED TO CUT DOWN, TRIM, OR REMOVE TREES, SHRUBS, OR OTHER PLANTS ON THE EASEMENT BY: i PLATTED SAID PROPERTY INTO ONE LOTS ALL OF WHICH IS REPRESENTED ON THE PLAT HEREON DRAWN,
THAT INTERFERE WITH THE OPERATION OF THE SEWERS AND OTHER UTILITIES. NO PERMANENT DIRECTOR : THAT PART OF THE NORTHEAST 1/4 OF SECTION 28, TOWNSHIP 35 NORTH, RANGE 12 EAST OF THE THIRD
BUILDINGS, TREES OR OTHER STRUCTURES SHALL INTERFERE WITH THE AFORESAID USES OR RIGHTS. PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:
WHERE AN EASEMENT IS USED FOR BOTH SEWER AND/OR WATER MAINS AND OTHER UTILITIES, THE
OTHER UTILITY INSTALLATIONS ARE SUBJECT TO THE ORDINANCES OF THE VILLAGE OF FRANKFORT. THE COUNTY CLERK CERTIFICATION THE SOUTH 36 1/2 FEET OF LOT 3, AND ALL OF LOT 4, IN BLOCK 1 IN BOWEN'S SUBDIVISION OF BLOCKS 1, 12
PLACEMENT OF ANY LANDSCAPING NOT IN WITH THE APPROVED LANDSCAPE PLAN OR GRADING PLAN VILLAGE BOARD APPROVAL AND 13, IN THE ORIGINAL TOWN OF FRANKFORT, ACCORDING TO THE PLAT THEREOF RECORDED JUNE 29,
FOR A GIVEN PROPERTY, OR ANY ACCESSORY BUILDING OR STRUCTURE, SWIMMING POOL, FENCE OR STATE OF ILLINOIS 1857, AS DOCUMENT NUMBER 27610, IN WILL COUNTY, ILLINOIS.

)
OTHER IMPROVEMENT WHICH IN ANY WAY COULD CAUSE AN IMPEDIMENT TO THE OVERLAND FLOW OF COUNTY OF WILL ) S STATE OF ILLINOIS )
STORM WATER WITHIN SAID DRAINAGE EASEMENT IS HEREBY PROHIBITED. | DO FURTHER CERTIFY THAT:

COUNTY OF WILL ) S8
1. THE ACCOMPANYING PLAT IS A TRUE AND CORRECT REPRESENTATION OF SAID SURVEY AND
SUBDIVISION AS MADE BY ME.

2. THIS IS TO CERTIFY THAT WE HAVE EXAMINED FIRM MAP NUMBER 17197C0326 G, WHICH BEARS AN
APERENVED 8Y THE EREQINENT AND BOARD GF TRUSTEESQF THEVILLAGE OF ERANIFORT. EFFECTIVE DATE OF FEBRUARY 15, 2019, AS ISSUED BY THE FEDERAL EMERGENCY MANAGEMENT

I, , COUNTY CLERK OF WILL COUNTY,
ILLINOIS, DO HEREBY CERTIFY THAT THERE ARE NO DELINQUENT GENERAL
TAXES, OR UNPAID CURRENT GENERAL TAXES AGAINST ANY OF THE ESTATE

DESCRIBED IN THE FOREGOING CERTIFICATES. WILL COUNTC ILLING b, TR SR 2R AGENCY FOR WILL COUNTY, WITH REFERENCE TO THE ABOVE NAMED TRACT, AND FIND THE

PROPERTY TO BE IN ZONE "X" UNSHADED WHICH IS AN AREA DETERMINED TO BE AREA OF MINIMAL
GIVEN UNDER MY HAND AND SEAL AT , ILLINOIS, FLOOD HAZARD. THIS STATEMENT IS FOR FLOOD INSURANCE PURPOSES ONLY AND DOES NOT
THIS DAY OF , 2022, A.D. ATTEST: NECESSARILY INDICATE ALL AREAS SUBJECT TO FLOODING.

VILLAGE CLERK 3. THE PROPERTY OR PLAT IS SITUATED WITHIN THE CORPORATE LIMITS OF THE VILLAGE OF FRANKFORT.

4. TO THE BEST OF OUR KNOWLEDGE, ALL REGULATIONS ENACTED BY THE VILLAGE OF FRANKFORT HAVE
BY: BEEN COMPLIED WITH IN THE PREPARATION OF THIS PLAT.
VILLAGE PRESIDENT 5. ALL DIMENSIONS ARE GIVEN IN FEET AND DECIMAL.
(SEAL) 6. EXTERIOR CORNERS HAVE BEEN MONUMENTED WITH CONCRETE, NOT LESS THAN SIX INCHES (6”) IN
COUNTY CLERK DIAMETER AND THIRTY-SIX INCHES (36") DEEP, WITH A CENTER COPPER DOWEL THREE INCHES (3")
LONG CAST IN PLACE, AND ALL INTERIOR CORNERS ARE TO BE SET WITH 9/16” X 30" IRON RODS
(SEAL) WITHIN ONE YEAR FROM DATE OF RECORDATION.
7.  BASIS OF BEARING IS ASSUMED.
8. THIS PROFESSIONAL SERVICE COMFORMS TO THE CURRENT ILLINOIS MINIMAL STANDARDS FOR
COUNTY RECORDER CERTIFICATION A BOUNDARY SURVEY.

THIS INSTRUMENT NO. WAS FILED FOR RECORD IN THE
RECORDER'S OFFICE OF WILL COUNTY, ILLINOIS, AFORESAID ON THE

DATED AT , ILLINOIS THIS DAY OF

ILLINOIS REGISTERED LAND SURVEYOR NO. 3152
DAY OF , 2022, AD. AT O’CLOCK _.M.

PLAT PREPARED BY
AND RETURN TO:

Joseph A. Schudt & Associates .. DRAFT SURVEYOR

COUNTY RECORDER ILLINOIS PROFESSIONAL LAND SURVEYOR NO. 3152 (EXP. 11-30-22) STATE OF

MAIL FUTURE TAX BILLS TO: A ‘ 9455 ENTERPRISE DRIVE, MOKENA, ILLINOIS 60448
SHI NAPS, LLC - SERIES 1 - OLDE FRANKFORT MALL . A
e s = 4 PHONE: 708-720-1000 FAX: 708-720-1065
ST. JOHN, INDIANA 46373 . jl e-mail: survey@jaseng.com http://www .jaseng.com 01-26-2022
CIVIL ENGINEERING LAND SURVEYING ENVIRONMENTAL LAND PLANNING GPS SERVICES 2 1 . 0 '7 0 . 0 1 2

M:\2021\21-070 OId Frankfort Mall White St\Drawings\Survey\21-070-012.dwg, 36x24 SUBDIVISION, 1/26/2022 11:41:45 AM, DWG To PDF.pc3
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SHI NAPS, LLC

[RECEIVED ]

By Christopher Gruba at 8:17 am, Mar 30, 2022

CONCEPT PRESENTATION 01

Olde frankfort Mall

SN Cp LINDENGROUP
22 WHITE STREET FRANKFORT, ILLINOIS ' ARCHITECTS

SHI NAPS, LLC

No. 2021-0226 03.25.2022
COPYRIGHT 2022 LG /11
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NOTES:
1. BASIS OF BEARINGS IS BASED ON ILLINOIS WEST STATE PLANE COORDINATES.

2. PLAT REPRESENTS EXISTING CONDITIONS BASED ON FIELD WORK
PERFORMED ON DECEMBER 23, 2021,

3. PROPERTY CORNER MONUMENTS AS LOCATED IN FIELD .

STATE OF ILLINOIS }
COUNTY OF WILL } 88,

JOSEPH A. SCHUDT AND ASSOCIATES HEREBY CERTIFY THAT THEY HAVE
SURVEYED THE PROPERTY DESCRIBED HEREON, AND THAT THE PLAT HEREON
DRAWN IS A CORRECT REPRESENTATION OF SAID SURVEY. ALL DIMENSIONS IN
FEET AND DECIMAL PARTS THEREOF.

MOKENA, ILLINO|
JOSEPH A. SCHUDT & ASSOCI

ASH STREET

PLAT of SURVEY

THE SOUTH 364 FEET OF LOT 3, AND ALL OF LOT 4, IN BLOCK 1 IN BOWEN'S SUBDIVISION OF BLOCKS 1, 12 AND 13, IN THE
ORIGINAL TOWN OF FRANKFORT, ACCORDING TO THE PLAT THEREOF RECORDED JUNE 29, 1857, AS DOCUMENT NUMBER
27610, IN WILL COUNTY, ILLINOIS.

PLN. = 19-08-28-208-003-0000
CONTAINING 12538 SQ.FT., 0.288 ACRE.

» APPROXIMATE CENTERLINE OF PAVEMENT ©

i = = MR,
KAJ\(’ SAS STREET
'PUBLIC RICHT-OP-WAY VARIES)

(ASPHALT PAVED)

F

PAVED)

(usPEALT

(PUBLIC RIGHT-OF-WAY VARIES)

L

—

§ APPROXIMATE CENTERLINE OF PAVEMENT

i X $ a X -
6 3 - 4 CRE » oacy P *
P 1"§": < ig toncrere g% . WALK N 4 !
g MR o Concaere : ICE-
AR ._."i._,_;.&j—_é—%"“g’%:x—i—i;n” e
of Paverrwnt

—

+CO'NCRE

ASPHALT

'\_‘ . A\ % % N N N
OO 2% NN
SRR \Eharaial

?‘%85.3?' Qoucne‘ve"&{tl;ﬁb ylgLn'm

\
%\ "2-STORY BRICK / BLOCK BUILDING . '
SONON #15-21 ASH STREET .

S.01°4430"EYy

QAN \t\\ O\ OO \ PR R R R & R
\ N SO \ \ \". LR O O ; \ \\:'\\ NN\
% AN \._\\ 33 \ AN \\ O\ AN \\\\ O N\
XN O OO OO OO U OO R
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BENCHMARK:

RN e
Sin
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ASPHALT
& N\ &

SW FLANGE BOLT ON FIRE HYDRANT
LOCATED AT THE SW CORNER OF
WHITE STREET & KANSAS STREET
ELEVATION: 754.22 NAVD 88

PLAT OF SURVEY

Olde Frankfort Mall

STREET
PUBLIC RIGHT-OF-VAY VARIES)
(ASPHALT PAVED)

WH{ TE

Joseph A. Schudt & Associates

9455 ENTERPRISE DRIVE, MOKENA, ILLINOIS
PHONE: 708-720-1000 FAX: 708-720-1065
e-mail: sur

com Jasang.com

CIVIL ENGINEERING LAND SURVEYING ENVIRONMENTAL LAND PLANNING GPS SERVICES

LEGEND
~——SAN ——— SANITARY SEWER LINE (Flow)
8T STORM SEWER UINE (Flow)
gt | WATER LINE
UNDERGROUND TELEPHONE
CABLE

T —

E UNDERGROUND ELECTRIC
CABLE

—_— —

LiNE
—— L —— UNDERGROUND LIGHT CABLE
F/O UNDERGROUND FIBER OPTICS
LNE

—— 0/ ——  OVERHEAD ELECTRIC LINE
—— ‘¥ — FENCELINE
CONCRETE CURS & GUTTER
N DEPRESSED CURB
SANTARY SEWER MANHOLE

EXISTING COMBNED
SANITARY/STORM MANHOLE

ELECTRIC MANHOLE
TELEPHONE MANHOLE
STORM SEWER MANHOLE
WATER MANHOLE
TRAFFIC MANHOLE
WATER VALVE IN VAILT
WATER VALVE

STORM SEWER INLET
STORM SEWER CATCH BASIN
FIRE HYDRANT
TRANSFORMER BOX/PAD
TRAPTIC SIGNAL

GAS LINE MARKER

GAS METER

GUY ANCHOR

ELECTRIC METER
BUFFALO BOX

LIGHT

—Q,b

“____ APPROXIMATE CENTERLINE OF PAVEMENT

POWER POLE

X,

HAND HOLE
SO BORING
TELEPHONE BOX | PAD
GAS VALVE
SIGN
HANDICAP PARKING SPACE
DECIDUCUS TREE
EVERGREEN
BUSHHEDGE
PINE TREES
- EXISTING GROUND ELEVATION

—=690 ——  EXSTING CONTOUR GRADE

[253.007 RECORDED DISTANCE

"
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ORDERED BY: EN G

22 WHITE STREET.
FRANKFORT, ILLINOIS

ORDER NO:: 2 l'Q?O

s N Gb LINDENGROUP

SHINAPS, LLG ARCHITECTS

No. 2021-0226 03.25.2022
COPYRIGHT 2022 LGl

ADDRESS:
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ZONING DATA - 22 WHITE STREET

22 WAITE STREET, FRANKFORT, ILLINOIS (OLDE FRANKFORT MALL)

PER VILLAGE OF FRANKFORT ZONING ORDINANCE (LAST REV SEPTEMBER 20, 2021)
AND ZONNG MAP (ADOPTED DECEMBER 21, 2020)

H- HISTORIC DISTRICT - THE H-| HISTORIC DISTRICT IS INTENDED TO
PRESERVE AND ENHANCE THE HISTORIC DOWNTOWN COMMERGIAL AREA.

IN THE VILLAGE OF FRANKFORT, THE MOVEMENTS AND SHIFTS OF

POPULATION COMMERCIAL ND

CUSTOMS CF HISTORICAL SIGNFICANCE TO THE VILLAGE. THEIR
PRESERVATION AND CONTINJED UTILIZATION ARE NECESSARY AND
DESIRAELE TO SOWND DEVELOPMENT OF THE VILLAGE OF FRANKFORT,
AND TO THE WELFARE OF ITS RESIDENTS.

LSES PERMITTED PER TABLE INARTICLE S

PERMITTED DHELLING UNITS ABOVE 1ST FLOOR
HEALTHCARE/OFFICE
INDOCOR. BUSINESS/RETAIL SALES (UNDER 5,000 SF)
OFFICE/ PROFESSIONAL SERVICE
FERSONAL SERVICE

. SPECIAL USE BED AND BREAKFAST
HOTEL/ MOTEL
EXISTING VIEW OF ASH STREET EXISTING VIEW OF KANSAS STREET ROGER EVIC A CLTRAL
INDOOR RECREATION AND ENTERTAINMENT
UTDOOR RECREATION AND ENTERTAINVENT
BAl
CONVENIENCE STORE
DAYCARE
KANSAS STREET (75FT R.O.W.) ORY cLEANNS
oo BTy MEOOR BUSNESSIRETAL SALES (500000000 o)
LINE EXISTING BUILDING MASS, SHEN
(REMOVE EXISTING STAIR ADDITION) — EXISTING CONGRETE MCROBREYERY/ DISTLLERY)/ HIERY
WERS CESSORT LIGUOR
RESTAURANT
\ 1 TAVERN
; } OUTDOOR SEATING ASSOCIATED WITH RESTAURANT
N PLANNED UNIT DEVELOPMENT
LOT STANDARDS (PER ARTICLE & YARD AND BULK REG TABLE)
FRONT YARD oFT PER PLAN
CORNER SIDE YARD o FT PER PLAN
RAMP AND STAIRS INTERIOR. SIDE YARD 5FT PER PLAN
AT MAIN BNTRY SIDE YARD oFT PER PLAN
EXSTNG [ADIACENT TO R-USE)
PROPERTY LINE REAR YARD 10 Fr PER PLAN
Etong REAR YARD 20FT PER PLAN
CONCRETE CURB - = 7 (ADIACENT TO R-USE)
. i - N \ | 74 MAX BULDING HEIGHT 35 FT PER ELEVATION

MAX, IMPERVIOUS LOT NA
COVERASE

o
NEH ADDITION

mﬁﬂé\i .| PROPOSED 3-STORY
‘ (it =i . COMMERCIAL BUILDING MLLaT AREA R0 EER AR
I | (5,260 SQ. FT. FOOTPRINT) MIN LOT HIDTH 50 FT PER SURVEY
_ —_— C | =
s I e i X
=c ‘ T © =
S = l = N T ‘_/.’ RESTAURANTS (DMINS) = 1/250 SF OF
- (£ 0 (PER DOWNTONN OVERLAY)
v O m
< © m PARKING LOT SETBACKS = PERMITTED WITHIN SETBACKS, EXCEPT
— - NOT PERMITTED ™ LANDSCAPED FRONT
YARD; NOT WITHIN 55T OF LOT LINE
SiZE= 9 FT WIDE X 1& FT LENSTH, 24 FT AISLES;
22 FT LENGTH FOR PARALLEL PARKNG
== I
g | T \ ﬂ'{ ,i— OFF-STREET PARKING CALCULATIONS (PER ARTICLE 1)
= EXISTING 2-STORY —_—— USE OF PUBLIC PARKING LOTS PERMITTED IN H-I DISTRICT PER ARTICLE 6, C36.
s COMMERCIAL BUILDING | . APPROVAL OF VARIATION REGURED T
g TO BE RENOVATED
z e o g CIVIC & CLTLRE 3 PER 1000 S EFA
X 8 (6,873 SQ. FT. FOOTPRINT) BOWLING ALLEY 5 PER ALLEY + | PER EMPLOYEE
# BUSINESS/ PROFESSIONAL OFFICES | PER 200 6FA
e = PERSONAL SERVICE | FER 200 GFA + | PER EMPLOTEE
r“‘ RESTAIRANTS (FULL-SERVICE) | FER 100 GFA + | FER EMPLOYEE
v TAVERNS | PER 100 &FA + | PER BMPLOYEE
. o = ; == o HEALTH CLING 3 PER PATRON + | FER EMPLOYEE
- | (NOT AL USES LISTED ABOVE, GFA = GROSS FLOOR AREA)
”1 REGUREMENT | BERTH PER 10000100000 EFA
— - SIZE 12 FT WIDE X 50 FT LENSTH X |4 FT HEIGHT
— SCREENNG (PER ARTICLE 1)
EXISTING PROPERTY LINE REQUIRED AT ALL SERVICEATTILITY AREAS NCLUDING LOADING DOCKS, STORAGE
AREAS, TRASH DUMPSTER, MECHANICAL/ELEC TRICAL/PLLMBING EQUPMENT
EXISTING PARKING LOT ON
1 \ GROSS BUILDING AREA
EXISTING OPEN SPACE ON B EXISTING ADDITION T0TAL
ADJIACENT PROPERTY |
| BASEMENT FLOOR 6573 5 800 5F EXCLIDED
l FIRST FLOOR 6P 5F 5260 SF 12523 sF
SECOND FLOOR 6513 5 5260 SF 1233 5
.
TOTAL FLOOR AREA 29526
EXISTING VIEW SOUTH EAST CORNER " STRICTIRAL ANALYSIS 15 NEEDED FOR POSSIBLE ADDITION OF

ROCF DECK/ TENANT AMENITY SPACE ON THE EXISTING BUILDNS.

SITE PLAN / PROPOSED EXPANSION e
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NEW CONSTRUCTION ELEVATION TAG KEY
3 8 2 ) 2 ] 14 1] R 4 | 7 2 & 3
DB @ o alo 90 0@ AE @0 o S —
T/ PARAPET AT WHTE pri . s B ALUM. CLAD KOOD DOUBLE MINS/PICTURE WINDOWS W/ OR WO TRANSOMS
WUELL a4t I & - - nn e — = ] e o N EL: +42%-0'
4 [ v 7 P N [ e o ) ) e ! ) (e
A f e = T = P [Z] chstsToME SILL / 8D (PROECT I* W/ TOP WASH) (TYP)
% EL: 372" a L. [=] [ [w] e EL. +37-2"
‘ e — ¥ —r [E] Brick vasonry cETALL ( 4 AT
?__ r f r—h] ] = s : == _— Aummys':?mrr "6%/ E(TRATgE SYSTnE;WN_LY BROKEN
v ‘ ] T FRAMES W/ I SOLARBAN INSLLATED 6LAZ (VERIFY 6LASS
bt A | | | ] v || TINT AND FINISH WITH ARCHITECT AND OWNER)
! | | | ! =] | ‘ | i | gj || | | L ;\ [] soe veDALION
A THRD FLOOR . THRD FLOCR <
% . e = = =——— = E -+ E j» — —— —— = R e < PANTED WOOD HEAD AND DETALL COURSING
i § = 3 - L ) Bl o AST STONE HEAD AND DETAIL COURS
Lo { 1= ’ ! S — 98 55 [£] crerer ' "
e B [T T FAOFET [1T] ] ; = H2 [F] crsrsonepmes
2 "z B NN | NNE [l - - X Q2 I8
¥ [ y ] T 1 ! ; 5 5 P [17] PANTED LP SHARTSIDE PANEL AND TRM AID/OR POLYMER (FYRON) TYFE
2 = —E , = = =5 = Y s TRHS
3 SECOND PLOOR. | S— E— - - = Q SECOND PLOOR [E] FYPON 12" 5Q. COLUMN COVER (CKTE6030) VERIFY W/ ORNER
= $ EL. 122" F (] 7 & EL. 022"
C ] | | SURFACE MONTED LIGHT FIXTURE
- o
] _1 [ ] =1 [15] oAsT sToNE PEDIMENT, HEAD, AND DETALS
— | T VR O | (| O O OO O ] ,I = i i O
P P H CAST STONE HEAD AND SILL
= - | i| L » lliai
) < - T —— ?‘ CAST STONE DETAIL INLAY IN FACE BRICK
i PNV Tl — — — — ; -? — —_— | B 100 P 1] RN BUCKLE AND ROD CANGRY SUFPORT
| & GRADE AT WHITE ST. |4 [— = | ) . %\L_é?ADE__
W o i é] [le EL. -2-0 [17] PAMTED STEEL GUARDRAIL W VERTICAL PICKETS
[¢] [ia] [=] =] | AL 5 [10] (2] [s] E STAINED HOCD DOCR. WITH PARTIAL LITE
KANSAS STREET BUILDING ELEVATION uI - 4H=' llb [17] pEcoraTIVE ovERHEAD DOOR (10 ACCESS BASEMENT FOR MANTENANCE)
CAEE = 1T PROECTED BRICK MASONRY PIER
ENTRY CANGPY WITH PAINTED LP SMARTSIDE PANEL AND TRIM AND/OR
POLYMER (FYPON) TYPE TRMS
|l 7 1 & 3 2
T/ PARAFET AT ASH
U PARAET AT HITE ; S amo S
S . = ‘ EXISTING STEEL BEAM
1/ RO0F &1/ Rox Y
El: #3712 ElL.: +37-2" ¥ ADCED FACADE ADDED NEW WINDOWS RAISE PARAPET & ADDED WRDOVWS
S SR —rr¥er == / DETALL [ AT 200 sTORY AP CORNCE oty gL EARATET
~ —- ] { - L—‘—V J : -4*
4 4 F v A ) = a L :-PARAF’ 5—;
| = B +30-2
I ' . LIS e —
. J ¥ i
3 THIRD FLOOR « THIRD FLOOR |7~ ADDED MASONRY
% W - e W o #5 o % St %_ = | l = WAL
£ T4l IHC o, e e oie e ok - . = —=
e = § 5 = , Ty I ) 5 , /] L
i L S8 ¥
R = - - L1 = = == o 7 F v 5 r//-;l:EM TUCKPOINT, ¢ %
@ | - 4 un | nm o nn | an AIN ALL MASONRY b
9 i | i 2 ) un | nm | mn | mn | mn ADDED WALL SCONCES ‘
F SECOND ﬁ m - — — _‘7¥ — — — — = = = =— SECOND FLOOR 1 — — L — LI‘ g LU 1
o & ELs 122" $ ELs 12-2" - ™ B /
o I » | ) L’m
== | ‘ & I = — __ _/-ADDEJMASONRY PERS
==l LT IJ—lJlllII-llJll— U i ! -
= (= _ == | HNE|=S - - &
[ ® GRADE AT MAIN ENTRY = 1! || Sl T - CRADE AT HAN BNTRY
AV, GRADE EL.: -2-0" — o - - 8 L € ) 1 | [A \J : \ =
e - = T | IT — G Ave. RACE EXSTING BULDING EXISTING BULDING
P . LA i . : | - ¢
o EL. 4-0' R T | e srorerron ¢ Lyen storerron ¢
ME O 0 oo 0 o @G e s e

WHITE STREET BUILDING ELEVATION ASH STREET BUILDING ELEVATION

™ — ™ —

SCALE: /8= |0 SCALE 1B« 'O

/P x
-4

Q T/ PARAFET AT ASH |,
EL: + 42-0" |

HHHHBHHHARA
¢+ [HEOBBAR8HH

HogHHd
AEBHAE

] ¥
o L L FLLLL LALLM
\ e
I I 1 ieslz=si; = 1B
ERADE | a
—
e {

WHTE 51VEEL ASH STREET ASH STREET 20- 40 KANSAS STREET OAK STREET

+# o

T80 RIGHT OF FAT) % 160 RISHT OF WAT)

KANSAS STREET ELEVATION (WHITE STREET TO OAK STREET)

PROPOSED ELEVATIONS
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\White Suul PIZ7N

NEW HISTORIC FOCAL FACADE

(Grade Slopes)

WINDOW WINDOW
FRAMES mm@g FRAMES
ROBINSON DARTMOUTH MODULAR BRICK ROBINSON BALLPARK MODULAR BRICK ROBINSON OLD CHARLESTON MODULAR BRICK

KANSAS STREET ELEVATION

LINDENGROUP
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= ;',-:»:'5‘7 - , - 2 5 “ : v'-"" -‘ e ‘ « . .
¥ ‘7 ~ - > Lo a
.;_!

NEW HISTORIC FACADE NEW HISTORIC FACADE / CORNER ENTRANCE

WINDOW WINDOW
FRAMES FRAMES
ROBINSON WATERTON MODULAR BRICK ROBINSON DARTMOUTH MODULAR BRICK
WHITE STREET ELEVATION
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[T

-
-,

e b B

NEW ADDITION / CORNER ENTRANCE

WINDOW
FRAMES

ROBINSON OLD CHARLESTON MODULAR BRICK

ASH STREET ELEVATION

Olde Frankfort Mall

FACADE / NEW WINDOWS

CREATE NEW FACADE FACELIFT, NEW WINDOW OPENINGS

SN P

SHI NAPS, LLC

LINDENGROUP
ARCHITECTS
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addition

Rated s
nares up —I o = 4 i
Exit Stair Y A Exit / Service Corridg\ z /l_s.__.: :.:l']
L) " : ‘
[#te e — T |
B .? ‘ ‘ '(
| i et i3 T 1*:-:?%:4
l i ( = — j TENANT A
e [Kichen 11 +- 1000 SF
(‘ ﬁcshRoonV -—‘\ t ]3SOSF il
Ramp : . 3
Down to L refo%vs'?g A 1\ ]/: Existing Footprint= 6,873 SF
Lower ‘ s -F== = v 4~ © g
Level L,__.___\__,__ﬁ_a N j_ \—..-:-.-_-_-. e _\—_--:-_T( A Proposed Additions=
_;L,\_____“_b m___.__ =l +- 5,260 SF
| — — [ \ TENANT B
, , +- 1000 SF L . Total = 12,133 SF Gross/FL
— . ——
A 2 -
/ \ " ‘ \\L o HVAC system and unit locations
( I l” I: \‘h fo be confirmed
i 1 d\ h Demo walls
B il I \ = p! Typically, to be deter-
—~ Party Rooms | ” b e :;-z—.':‘.l;- LTSS S S SO S S oSS mined with Tenants
+-50" x 23'= 1,150 SF ")
115 people } “‘J‘; TENANT C
- +- 1320 SF
N
o | ! Second Floor
O m ’ L ;‘ - 1 % Entry, Rated Stair
LA -—“i : h_;:{: —L Egress
» ll vp ﬁ ’: l ‘l
—_ el = = ::_{4 <
—l TENANT D =
Elevator { = +- 1000 SF 9
| ( X Entry
l, Lobby
i L
Tt 2
?g;recrﬁf,j Eziojrs(?:ir Ramp Up to Porch
e =
FIRST FLOOR PLAN / PROPOSED EXPANSION
Y SN (p LINDENGROUP
Olde Frankfort Mall h ARCHITECTS

SHI NAPS, LLC

No. 2021-0226 03.25.2022
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‘ addition

T e 2 77
Rated | >
Exit Stair i =
> -y D/
‘I fk ,_ N Kitchen
. ; v Shaft Location e
""2’2)01'" Option61 Existing Footprint= 6,873 SF
+:23' X 29" £>" .
667 SF Proposed Additions= +-
l { IF\ = f:l ! 5,260 SF
| e Total = 12,133 SF Gross / FL
L 4
= ' Nl e Kitchen HVAC system and unit locations
j{__\‘ Shaft Location to be cgnfirmed
’ Option 02 1
Tenant i :
202
+-23' X 21" Potefitial Fqilet
=483 SF _Rooms
Option
[ - Second Floor
- Entry/Exit
o — ]
e _L- ! et
f B | S
T i ; T i - Toilet Rooms | I d—t—b { T t
1 enan e | - L Demo exist. Const _‘_ el
203 204 : ok el 205 c
! Mechanical/ | fhis area )
+- 26" X 24’ . +-28' X 19’ Storbae L +- 45" X 24 =
=624 SF =532 SF ' po Elev &, = 950 SF g
SR 1 Lobby ﬁ. o
| X )
’-i > § 3 A

' g Camg A
R 55 s o 9 sy T s, IO, e, W e, PR s | ‘ ] )

Exit Stair

Y SECOND FLOOR PLAN / PROPOSED EXPANSION
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addition

" ﬁ"- - /
Rated 3
Exit Stair )
) L= |
Tesrz)olmt Existing Footprint= 6,873 SF
+23' X 29" POSSIBLE ROOF DECK / TENANT AMENITY
667 SF Proposed Additions= +-
' SCREENED ROOF TOP UNITS 5260 SF

(Structural Capacities to Be Confirmed)
v HVAC system and unit locations

e Mt to be confirmed
Tenant
302
+223' X 21"
=483 SF
I e |
T
enan | enan | Toilet Rooms | T+ : I enan
1 T 303 t T 304 t l Mech(irnical/ i o L = i 1___D.e_r_n%§x_a_lsr’récgo_n_s’r ————— _" T 305 t -
+226' X 24 : +-28' X 19" ' e : +- 45' X 24 2
=624 SF =532 SF | P ey , = 950 SF g
. - __,Jf ST — 1 S oLy q* _' ©
e
THIRD FL R PLAN / PROP ED EXPANSION
Y OO I PROPOS SI0 SN GB LINDENGROUP
Olde Frankfort Mall =2 IN (P ARCHITECTS
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'. SHI NAPS, LLC

addition

NEW
SLAB ON GRADE
CONST.
NEW EXIT
1| STAIRCASE
‘ NEW
SLAB ON GRADE c
CONST. g
EI 5
= | I —
EXISTING BASEMENT PLANNING . INDENGROUP
||SN qb ARCHITECTS

' Olde Frankfort Mall
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