
 A G E N D A 
 

REGULAR MEETING OF THE PLAN COMMISSION OF THE VILLAGE OF WILLOWBROOK 
TO BE HELD ON WEDNESDAY, March 3, 2021 AT 7:00 P.M. AT THE 
WILLOWBROOK POLICE DEPARTMENT, DETECTIVE TRAINING ROOM, 7760 QUINCY 
STREET, WILLOWBROOK, ILLINOIS. 
 
DUE TO THE COVID 19 PANDEMIC, THE VILLAGE WILL BE UTILIZING A 
CONFERENCE CALL FOR THIS MEETING. 
 
THE PUBLIC CAN UTILIZE THE FOLLOWING CALL IN NUMBER: 
 
Dial in Phone Number: 312-626-6799 
Meeting ID: 819 4028 3858 
Password: 316709 
 
Written public comments can be submitted by no later than 6:00pm on 
March 3, 2021 to planner@willowbrook.il.us. 
 

1. CALL TO ORDER 
 

2. ROLL CALL 
 
3. OMNIBUS VOTE AGENDA 

 
A. Waive Reading of Minutes (APPROVE) 
B. Minutes – February 3, 2021 

 
4. PLAN COMMISSION CONSIDERATION: Continuation of Zoning Hearing 

Case 21-03: Consideration of a petition requesting approval 
of a special use permit for a planned unit development, 
including a financial institution with drive through, fast-
food establishment with drive through, an automobile washing 
and cleaning facility, including certain relief, exceptions 
and variations from Title 9 and Title 10 of the Village Code; 
approval of a Preliminary Plat of Subdivision; and approval 
of a Preliminary Plat of PUD. The applicant for this petition 
is Alex Katz of G.W. Property Group LLC, 2211 N. Elston 
Avenue, Suite 304, Chicago IL 60614. The property owner is 
Viren-Gill Ltd., LLC, 735 Plainfield Road, Willowbrook IL 
60527. 
 
A. PUBLIC HEARING  
B. DISCUSSION/RECOMMENDATION 
 

5. VISITOR’S BUSINESS 
 

6. COMMUNICATIONS 
 
7. ADJOURNMENT 



 

 

MINUTES OF THE REGULAR MEETING OF THE PLAN COMMISSION HELD ON WEDNESDAY, 
FEBRUARY 3, 2021 AT THE WILLOWBROOK POLICE DEPARTMENT, TRAINING ROOM, 7760 
QUINCY STREET, WILLOWBROOK, ILLINOIS 
 
DUE TO THE COVID19 PANDEMIC THE VILLAGE WILL BE UTILIZING A ZOOM 
CONFERENCE CALL FOR THIS MEETING 
 
1. CALL TO ORDER 
 
 Chairman Kopp called the meeting to order at the hour of 7:00 p.m. 
 
2. ROLL CALL 
 
Those physically present at VOW Police station were Chairman Kopp and Commissioner Soukup 
Present Via Zoom COVID -19 Pandemic were Commissioners Remkus, Kaczmarek, Kaucky, Walec, 
Vice Chairman Wagner and Building Official Roy Giuntoli 
Also, present Via Zoom were Planning Consultant Anne Choi from the Village Hall 
ABSENT: Recording Secretary Lisa Shemroske 
 
3. OMNIBUS VOTE AGENDA 
 
            The items on the Omnibus Vote Agenda were as follows: 
 

A. Waive Reading of Minutes (APPROVE) 
B. Minutes – Regular Meeting January 13,2021 

 
MOTION:  Made by Commissioner Remkus seconded by Vice Chairman Wagner approve the 
Omnibus Vote Agenda as presented. 
 

       MOTION DECLARED CARRIED 
  
4. PLAN COMMISSION CONSIDERATION: Continuation of Zoning Hearing Case 21-01: 
            Consideration of a petition requesting approval of a special use permit for a fast-food 

establishment and a special use permit for a drive-through in the B-2 Community Shopping 
District, including certain variations form Title 9 of the Village Code. The applicant seeks to 
demolish the existing gas/service station and construct a one-story building and drive-through 
with associated site improvements on the property. The Applicant is Hakim Yala of Panda 
Express, Inc, 1683 Walnut Grove Avenue, Rosemead CA 91770. The Property owner is the True 
North Energy, LLC 10346 Brecksville Road, Brecksville OH 44141. 

 
A. PUBLIC HEARING 

  
 

B. DISCUSSION/RECOMMENDATION 
 

See Court Reporter Minutes for Discussion and Recommendation 
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      MOTION: Based on the submitted petition and testimony presented, I move that the Plan 

Commission approve and adopt the Findings of Fact submitted in response to the Standards for 
Special Use Permits and Standards for Variations outlined in Attachments 3 and 4, respectively, of 
the staff report prepared for PC 21-01 for the February 3, 2021 Plan Commission meeting; and that 
the Plan Commission recommend to the Village Board approval of a special use for a fast food 
establishment with a drive-through, including the list of modified variations, as outlined in the staff 
report prepared for PC 21-01 for the February 3, 2021 Plan Commission meeting, and as deliberated 
by the Plan Commission, according to the plans listed in the Staff Report for PC 21-01 for the 
February 3, 2021 Plan Commission meeting, and subject to the fourteen (14) enumerated conditions 
listed in the staff report prepared for PC 21-01. 

      Made by Commissioner Kaucky and second by Commissioner Rimkus, all in favor. 
 
       Roll Call votes: AYES: Commissioners Remkus, Soukup, Kaczmarek, Kaucky, Walec, Vice 

Chairman Wanger, and Chairman Kopp NAYS: None                                                                                            
 

MOTION DECLARED CARRIED 
 

5.  PLAN COMMISION CONSIDERATION: Zoning Hearing Case 21-03: Consideration of a petition 
requesting approval of a special use permit for a planned unit development, including a financial 
institution with drive through, fast-food establishment with drive through, an automobile washing 
and cleaning facility, including certain relief, exceptions and variations from Title 9 and Title 10 of 
the Village Code; approval of a Preliminary Plat of Subdivision; and approval of a Preliminary Plat 
of PUD. The applicant for this petition is Alex Katz of G.W. Property Group LLC, 2211 N Elston 
Ave, suite 304, Chicago IL 60614. The property owner is Viren -Gill Ltd., LLC, 735 Plainfield 
Road, Willowbrook, IL 60527. 

 
A. PUBLIC HEARING  

   
 

B. DISCUSSION/RECOMMENTATION 
                 
                      See Court Reporter Minutes for Discussion and Recommendation. 

 
MOTION: Based on the submitted petition, the testimony provided by the Applicant, and the staff 
report for PC 21-03 at the February 3,2021 Plan Commission meeting, I move that the Plan 
Commission continue the public hearing to March 3,2021 (or to another date to be determined ) to 
allow Village Staff and the Applicant time to address the various issues raised by the Plan 
Commission and the Village Staff was made by Vice Chairman Wanger and second by 
Commissioner Kaczmarek, all in favor. 
 
Roll call votes: AYES: Commissioners Remkus, Soukup, Kaczmarek, Kaucky, Walec, Vice 
Chairman Wanger and Chairman Kopp NAYS: None 
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6.  VISTOR’S BUSINESS. 
 
             None 
 
7.   COMMUNICATIONS  
 
       Planner Choi informed Commissioners the two items that will be discussed at the Plan Commission 

Meeting scheduled for March 3,2021. One being for a Public Hearing for a Drive Thru Restaurant at 
Lake Hinsdale Commons and possibly the continuous of Zoning Case 21-03. Building Official 
Giuntoli informed Committee that permanent signals at Kingery and Plainfield are up and running 
and Dollar Tree should open next few days. 

  
8.  ADJOURNMENT 
 

MOTION: Made by Commissioner Remkus seconded by Vice Chairman Wagner to adjourn the 
meeting of the Plan Commission at the hour of 9:01 p.m. all in favor 

 
       UNANIMOUS VOICE VOTE 
                                                                                     
                                                                                                     MOTION DECLARED CARRIED 
 
    

 
 
    

     PRESENTED, READ, AND APPROVED, 
 
     March 3 ,2021                                                                  ____________________________ 
                          Chairman  
 
 
 
 
      Minutes transcribed by Building and Zoning Secretary Lisa J Shemroske 



 VILLAGE OF WILLOWBROOK PROCEEDINGS BEFORE THE 
PLANNING & ZONING COMMISSION



































































































































































Page 1 of 49

Plan Commission Original
Public Hearing Date: February 3, 2021

Plan Commission Public
Hearing Continuation Date: March 3, 2021

Prepared By: Ann Choi, Village Planning Consultant

Case Title: Zoning Hearing Case No. 21 03: “735 Plainfield Road PUD” – Planned Unit
Development for a car wash, bank with drive through, and fast food
restaurant with drive through.

Applicant: GW Property Group, LLC

Property Owner: Viren Gill Ltd. (Louis Viren)

Action Requested: Consideration of a petition requesting approval of a special use permit for a
planned unit development, including a financial institution with drive
through, fast food establishment with drive through, and an automobile
washing and cleaning facility, including certain relief, exceptions and
variations from Title 9 and Title 10 of the Village Code; approval of a
Preliminary Plat of Subdivision; and approval of a Preliminary Plat of PUD.

Applicable Regulations: Comprehensive Plan, Zoning Ordinance, Subdivision Regulations

Location: 735 Plainfield Road, Willowbrook IL 60527

PINs: 09 23 406 003

Existing Zoning: B 2 Community Shopping

Proposed Zoning: B 2 Community Shopping with a Special Use for a PUD

Existing Land Use: Willowbrook Bowl (not currently operational)

Property Size: 2.79 Acres

Surrounding Land Use: Use Zoning
North Chase Bank/Office Buildings LOP
South WB Town Center/Lock Up Storage B 2
East TCF Bank & WB Orthodontics OR
West WB Town Center B 2

Necessary Action by Continue public hearing, accept testimony, and approve a recommendation to the
Plan Commission Village Board. A sample motion can be found on pages 22 to 24.
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Documents Attached:

Attachment 1: February 3, 2021 Public Hearing Discussion and Summary
Attachment 2: “GW Properties Village of Willowbrook Response Letter” dated February 12, 2021.
Attachment 3: “PUD Plans” as prepared by Kimley Horn and Associates, Inc., KHA Project No. 168726009, 9

Sheets, bearing an original issue date of 12/15/2020, and bearing the latest revision date of
01/21/21. Submitted on 02/12/2021.

Attachment 4: “Preliminary Plat of Subdivision” as prepared by Compass Surveying Ltd., Project No.
20.0006, Sheet 1 of 1, and bearing the latest revision date of 02/12/21.

Attachment 5: “Tree Preservation Plan”, “Landscape Plan” and “Landscape Notes and Details” as
prepared by Kimley Horn and Associates, Inc., KHA Project No. 168726009, 3 Sheets, Sheet
Nos. L1.0, L2.0 and L3.0, bearing an original issue date of 12/15/2020, and bearing the latest
revision date of 01/21/21. Submitted on 02/16/2021.

Attachment 6: “Overall Sign Exhibit” as prepared by Kimley Horn and Associates, Inc., KHA Project No.
168726009, 1 Sheet, bearing an original issue date of 12/15/2020, and bearing the latest
revision date of 01/21/21. Submitted on 02/18/2021.

Attachment 7: “Stacking Exhibit” as prepared by Kimley Horn and Associates, Inc., KHA Project No.
168726009, 1 Sheet, Sheet EXH, bearing an original issue date of 12/15/2020, and bearing
the latest revision date of 01/21/21. Submitted on 02/12/2021.

Attachment 8: “Plainfield Access Exhibit” as prepared by Kimley Horn and Associates, Inc., KHA Project No.
168726009, 1 Sheet, Sheet EXH, bearing an original issue date of 12/15/2020, and bearing
the latest revision date of 01/21/21. Submitted on 02/24/2021.

Attachment 9: “Sign Package” for Encore Car Wash as prepared by Aurora Sign Co., Drawing No. 210073,
Project No. CHASE_730_1, 11 pages, bearing an original design date of 01/14/2021, and
bearing the latest revision date of 02/08/2021. Submitted on 02/12/2021.

Attachment 10: “Architectural Elevations with Signs” for Fast Food Establishment as prepared by Interplan
LLC, 3 pages, and dated 01.20.21. Submitted on 02/12/2021.

Attachment 11: “Sign Package” for Chase Bank as prepared by Signtech, Drawing No. 18 01613, Project No.
CHASE_730_1, 41 pages, bearing an original issue date of 09/14/18, and bearing the latest
revision date of 02.15.2021.

Attachment 12: “Vacuum & Vending Enclosure Plans, Elevations, Section” as prepared by Mark Shively
Architecture, Sheet No. A1.3, and bearing a plot date of 02.09.2021.

Attachment 13: “List of Requested Waivers” as prepared by Kimley Horn and Associates, Inc. To be provided
at Plan Commission Meeting.

Attachment 14: “Market Study Memo” as prepared by GW Properties, 2 pages, dated January 29, 2021.
Attachment 15: “Tax Impact Study Memo” as prepared by GW Properties, 2 pages, dated January 29, 2021.
Attachment 16: Village of Willowbrook Review Letter(s) for Third Submittal.
Attachment 17: Standards for Special Use
Attachment 18: Standards for Planned Unit Developments
Attachment 19: Findings of Fact for Planned Unit Developments
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Follow up Items from February 22nd Plan Commission Meeting
The Plan Commission and Village Staff requested multiple follow up items to be prepared for review and
discussion at the February 3, 2021 Plan Commission meeting. These items are outlined below and discussed
in further detail later in the report.

A. Outstanding Submittal Items: Staff requested that the petitioner submit revised engineering drawings
including a revised Preliminary Plat of PUD and a Preliminary Plat of Subdivision for review by the Village
Engineer.

B. Landscape Plan Revisions: Staff requested for minor revisions to the Landscape Plan. In addition to the
last reviewed, Staff has requested that additional landscape plantings be added in the area along the
subject property’s west, east and south lot lines.

C. Site Plan Revisions: Staff requested that a revised site plan include all comments issued by Tri State Fire
Protection District regarding the width of drive aisles, location of trash enclosures, radii of curbs, and
clear heights to Tri State’s satisfaction.

D. Signage Revisions: The Plan Commission requested that signs be revised to align more closely with what
has been approved in other planned unit developments in Willowbrook. The proposed number of signs
and sign surface area proposed for Lot 1 (Encore Car Wash) was considered too excessive. Staff therefore
requested that all sign packages be re reviewed and assessed before presenting these to the Plan
Commission. Staff has also requested that a master sign plan be prepared to give the Plan Commission a
comprehensive picture of the signs proposed for the overall development.

E. Market and Tax Impact Studies: The requirements of the Village Code for Preliminary PUD Approval
under Section 9 13 5(B)15 and Section 9 13 5(B)17 include submission of a Market Study and a Tax
Impact Study. The Market Study Memo and Tax Impact Study Memo have been provided to the Village
for review.

F. Requested Information on Traffic: Vice Chairman Wagner requested that more detailed information be
provided on the existing conditions near the shared Town Center Drive access, and how this would be
impacted based on the shifting of the driveway to the south and incorporating a dedicated left turn lane
into the subject property. Vice Chairman Wagner also suggested that the Applicant explore the possibility
of an extension on the “porkchop” proposed on the Plainfield Road driveway to further discourage left
turn movement onto Plainfield Road.

G. Responses to Police Department Concerns: The Applicant provided a list of responses to address Police
Schaller’s concerns.

A. Outstanding Submittal Items
Staff requested the revision and resubmittal of all plans and documents to the satisfaction of Village staff and
the Plan Commission as indicated in the staff report or as discussed during the February 3, 2021 meeting,
prior to being forwarded to the Village Board for final consideration. A Preliminary Plat of Subdivision,
Preliminary Plat of PUD, Preliminary Engineering drawings, Landscape Plan, and Signage Packages were also
re submitted for review. All items have been submitted and reviewed by the Village’s Planning Consultant,
Engineer, Traffic Consultant, and Tri State Fire Protection District. Village Staff has required additional
revisions to the plans, included as Attachment 16 of the staff report, and has added a condition of approval
that these revisions be made prior to Village Board consideration.
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B. Landscape Plan Revisions
Staff requested that a landscape berm of a minimum of three feet (3’) in height be added along the Plainfield
Road frontage on Lots 2 and 3 in accordance with Section 9 10 5(G) of the Zoning Ordinance. Staff also noted
that certain plantings were incorrectly labeled and misnumbered. In response, the Applicant has updated the
Landscape Plan and Grading Plan to include the 3 foot tall berm along the site’s frontage on Plainfield Road,
and removed the perennial plantings near the shared access driveway with Town Center, as these were
unnecessary without the ground sign originally proposed on Lot 3.

As noted in the third planning review letter, and included as Attachment 16 of the staff report, additional
landscape plantings are recommended for the areas along the west and east lot lines of Lot 1, additional
evergreen shrubs/trees are recommended to fill in the gaps for the areas along the south lot line of Lot 1, and
along the east lot line of Lot 2, in accordance with Section 9 10 5(G)2 of the Zoning Ordinance. The areas that
have been revised are highlighted in green, and the areas that require additional plantings are highlighted in
cyan. Additional waivers required are highlighted in orange in Exhibits 1 and 2 below.

Exhibit 1 Revisions, Additional Landscape Plantings and Waivers Required (Lots 2 & 3)

Relocated
ground sign
to Lot 1,
removed all
perennials

Increased
berm height
to min.
height of 3 ft.
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Exhibit 2 Additional Landscape Plantings Required (Lot 1)

C. Site Plan Revisions
Staff requested that a revised site plan include all comments issued by Tri State Fire Protection District
regarding the width of drive aisles, location of trash enclosures, radii of curbs, and clear heights to Tri State’s
satisfaction. In response, the Applicant provided a Fire Truck Exhibit, included under “Sheet EX” in
Attachment 3 of the staff report, and illustrated as Exhibit 3 below. This exhibit and site plan have been
reviewed and approved by Tri State.

Exhibit 3 Fire Truck Exhibit
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D. Signage Revisions
As requested, the Applicant has made significant reductions in the proposed sign surface areas for Lot 1 and
additional revisions for Lots 2 and 3. The updated sign packages, along the with the associated code
requirements, are outlined below.

Lot 1 Encore Car Wash
Lot 1 is permitted to have a maximum sign surface area of three hundred fifty square feet (350 SF). Since roof
signs and digital signs are prohibited by code, the Applicant is requesting waivers to permit a total of three (3)
roof signs, which will be composed of individual illuminated channel letters mounted to the top of the pay
canopy and the raceways of the vacuum station canopies. The Applicant is also requesting a waiver from the
Sign Ordinance to allow digital messaging on the proposed freestanding sign located near the shared
driveway with the Town Center. The proposed freestanding sign incorporates digital technology, which is
currently not allowed by the Zoning Ordinance. The Applicant would like to incorporate this technology as
part of their PUD consideration, much like the Willowbrook Square shopping center, approved for a digital
sign on 63rd Street west of Route 83 and for Pete’s Fresh Market. Similar to these approvals, language will be
incorporated into the ordinance that will restrict brightness, how messages are displayed, and the length of
time required between changing messages. These include restrictions that permit only static messages (no
animation of any kind), and dwell time that will be consistent with whatever provision is in place at the time a
recommendation is forwarded to the Village Board.

Exhibit 4 Ground Sign

The proposed freestanding sign has been reduced to eight feet (8’) in height.

Please note that the proposed freestanding sign also does not contain brick in keeping with the design of the
principal structure. The following waivers from the Sign Ordinance are requested for Lot 1:

1. That Section 9 11 4(R), Prohibited Signs, Multiple Message, Digital, Dynamic and/or Video Display Signs,
be varied to permit the digital displays on the ground sign located near the shared access driveway with
the Willowbrook Town Center, as shown in the elevations.

2. That Section 9 11 6(L), Signs, Exemptions, be varied to permit in increase in the permitted sign surface
area for private traffic direction signs from four (4) square feet to eleven and eleven hundredths square
feet (11.11 SF) for the private traffic direction sign (illuminated exit indicator sign) located at the end of
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the car wash tunnel and to twelve square feet (12 SF) for each of the three private traffic direction signs
located at the entrance and exits of the vacuum station parking lot.

3. That Section 9 11 12(B)1(a), Sign Surface Area, Number and Height Limitations, Business Districts, be
varied to permit an increase in the maximum total sign surface area from three hundred fifty square feet
(350 SF) to three hundred ninety nine and one tenths square feet (399.11 SF) for the following signs: one
(1) freestanding sign proposed at the northwest corner of the lot, one (1) wall sign proposed on the north
building facade, and three (3) roof signs proposed on each of the three detached canopies, as shown in
the sign package.

4. That Section 9 11 12(B)1(d)1, Freestanding Sign Or Ground Sign Permitted, be varied to eliminate the
requirement that signs must contain brick or other similar material in keeping with the design of the
principal structure.

5. That Section 9 11 11(B)2 “Sign Location”, be varied to allow building mounted sign to extend higher than
one foot (1') below the top line of the face of the building and exceed a height of twenty feet (20’) for the
signage on the north elevation of the automobile washing and cleaning facility.

Exhibit 5 Wall Sign

Exhibit 6 Proposed Roof Signs

Three (3) roof signs are proposed. From left to right: Sign E.3, Sign E.4 and Sign E.2.
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Table 1 Signage Summary for Lot 1
Proposed Signs for Lot 1 (Encore Car Wash)

Sign Description Location Size Comments
Sign E.1
Wall Sign (1)

Individual illuminated
channel letters flush
mounted to wall.

Along the lower
pitch of roof on the
north building
façade.

262.83 SF Waiver reasonable given
location rear of the site and
not highly visible from
Plainfield Rd.

Signs E.2, E.3,
E.4
Roof Signs (3)

Individual illuminated
channel letters flush
mounted to raceway.

On detached
canopies over the
vacuum stations
and pay canopy.

E.2: 29.81 SF
E.3: 20.31 SF
E.4: 14.22 SF

Roof signs are prohibited by
code.
Waiver is reasonable given
location rear of the site and
not highly visible from
Plainfield Rd.

Sign E.5
Freestanding
Sign (1)

Double faced
illuminated sign with
digital messaging.

Near Town Center
Drive; proximate to
existing ground sign
for The Lock Up
storage facility.

71.84 SF Digital signs are prohibited by
code.
Waiver required – sign does
not contain brick or material in
keeping with principal
structure.
Waiver is reasonable given
other PUDs were granted
digital signs.

Total Sign Surface Area Requested 399.10 SF
Total Sign Surface Area Allowed 350 SF
Excess Wall Signage 49.1 SF

In the previous proposal, the Applicant had requested a total sign surface area of six hundred ninety four
square feet (694.1 SF). The Applicant has eliminated the two painted signs on the east and west building
facades, reduced the height of the freestanding ground sign from ten feet (10’) to eight feet (8’), and has
reduced the sign surface area to three hundred ninety nine and one tenths square feet (394.1 SF), which is an
excess of forty nine and one tenths (49.1 SF) over the maximum sign surface area allowed for Lot 1, or a 14%
increase over the maximum allowable sign surface area. The waiver for sign surface area appears reasonable
given the car wash’s location at the rear of the site and its reduced visibility from Plainfield Road.

Lot 2 Guzman Y Gomez
Staff reassessed how the total sign surface area was calculated to align more closely with how sign surface
area was calculated in other planned unit developments (PUDs) in Willowbrook. Staff consulted with the
building department and it was determined that Lot 2 could be considered an outlot within a three lot PUD.
Therefore, the sign surface area was calculated based on the definition of “Business Site Frontage” per
Section 9 2 2, under “(B) Shopping centers, outparcels and single story multi tenant commercial building”.
Under this definition, if the primary facade is visible from a public or private street, customer parking area or
site access, not including service drives or areas meant for deliveries or loading/unloading facilities, then that
length of facade may also be counted towards business site frontage. Under this definition, Staff has
determined that Lot 2 is permitted to have a maximum sign surface area of three hundred two and five
tenths square feet (302.5 SF). Under Section 9 11 12(B)1(b), one wall sign is permitted indicating only the
business name and address, the major enterprise or the principal product offered for sale on the premises or
a combination of these. Under 9 11 12(B)1(b)2, one wall sign shall be permitted for each facade with
"business site frontage", such signs to be distributed such that no more than three (3) signs are erected on
any one facade and have a minimum separation distance upon the building facade equal to or greater than
twenty percent (20%) of the linear dimension of the business site frontage and further provided that the total
sign surface area of all signs shall not exceed the total sign surface area permitted under subsection (B)1(a) of
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this section. Staff has determined that Lot 2 is permitted to have a maximum of four (4) wall signs. The
Applicant is proposing a total of five (5) wall signs, which will be composed of a combination of UL listed
channel letters and circular logos mounted to each building façade with the exception of the south building
façade.

Exhibit 7 Wall Signs on West Elevation

Exhibit 8 Wall Sign on East Elevation

Exhibit 9 Wall Sign on North Elevation
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Exhibit 10 Wall Sign on South Elevation

Under Section 9 11 12(B)1(d)4, freestanding or ground signs cannot contain any advertisement other than
the identity of the business located therein. Therefore the freestanding sign is required to be on its own lot,
and Staff had previously suggested a location closer to the Plainfield Road access drive. In response, the
Applicant has relocated the freestanding sign to the west of the Plainfield Road driveway. The Applicant has
also reduced the height of the freestanding sign to eight feet (8’). The total sign surface area of the
freestanding sign is forty seven and thirty one tenths square feet (47.31 SF) including both faces and the
“Drive Thru” copy. Because the proposed ground sign no longer exceeds eight feet (8’) in height, there was
no deduction taken from the total sign surface area for the excess height.

Exhibit 11 Freestanding Sign for Lot 2

The following waivers from the Sign Ordinance are requested for Lot 2:

1. That Section 9 11 12(B)1, Sign Surface Area, Number and Height Limitations, Business Districts, be varied
to permit an increase in the total sign surface area from three hundred two and five tenths square feet
(302.5 SF) to three hundred seven and forty three hundredths square feet (307.43 SF), to permit an
increase in the maximum number of wall signs from four (4) wall signs to five (5) wall signs, to permit
building mounted signage to exceed a height of twenty feet (20’) for the wall signs on the north and west
building elevations, and to permit a reduction in the minimum separation distance between wall signs on
the north building facade to less than 20% of the linear dimension of the business site frontage, in
accordance with the building elevations.
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Table 2 Signage Summary for Lot 2
Proposed Signs for Lot 2 (Guzman Y Gomez)

Sign Description Location Size Comments
Signs A and F
Wall Sign (2)

UL Listed channel
letters.

On north and west
building facades.

A: 44.72 SF
F: 71.88 SF

Min. separation distance lower
than permitted by code.

Signs B, C & E
Wall Signs (3)

Illuminated logo plex
face/LED internal
illumination

On north, east, and
west building
facades.

B: 47.84 SF
C: 47.84 SF
E: 47.84 SF

B & E are located at a height
higher than allowed by code.
Waiver reasonable given they
are located on the taller
“tower” elements.

Sign G
Freestanding
Sign (1)

8’ tall, double faced
with a brick base.

On west side of
Plainfield Road
driveway

G: 47.31 SF “Drive Thru” copy is counted
towards the total SSA (not SSA
for private traffic direction
signs.)

Total Sign Surface Area Requested 307.43 SF
Total Sign Surface Area Allowed 302.5 SF
Excess Wall Signage 4.93 SF
Number of Wall Signs Requested 5
Number of Wall Signs Allowed 4

The Applicant has since revised the sign package for Lot 2 and reduced the proposed total sign surface area
from three hundred eighty four and four tenths square feet (383.4 SF) to three hundred seven and forty
three hundredths square feet (307.43 SF). The Applicant has also eliminated one (1) wall sign from the south
elevation and reduced the height of the ground sign to eight feet (8’).

Lot 3 Chase Bank
Under the same logic applicable to Lot 2, Staff reassessed how the total sign surface area was calculated to
align more closely with how sign surface area was calculated in other planned unit developments (PUDs) in
Willowbrook. Based on “Business Site Frontage” of three hundred twenty eight and eighty two hundredths
linear feet (328.82’), the sign surface area is four hundred eleven and three hundredths square feet (411.03
SF). However, under Section 9 11 12(B)1(a), the total sign surface area has a cap of three hundred fifty
square feet (350 SF). Staff has also determined that Lot 3 is permitted to have a maximum of four (4) wall
signs. The Applicant is proposing a total of three (3) wall signs, which will be composed of a combination of
illuminated letters and Chase logos mounted to each building façade with the exception of the south building
façade. The following elevations are included as Attachment 11 of the staff report.

Exhibit 12 Wall Sign on West Elevation
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Exhibit 13 Wall Sign on East, North and South Elevations

Exhibit 14 Freestanding Sign for Lot 3

The Applicant is proposing a total sign surface area of two hundred twenty five and thirty eight hundredths
square feet (225.38 SF) and is proposing one less wall sign than is permitted. The Applicant has therefore met

East Elevation

North Elevation

South Elevation
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the requirements of total sign surface area from the proposed freestanding sign and wall signs, but is
requesting the following waivers from the Sign Ordinance for the ATM signs, illuminated window sign, and
private traffic direction signs:

1. That Section 9 11 6(L), Signs, Exemptions, be varied to permit in increase in the permitted sign surface
area for private traffic direction signs from four (4) square feet to four and sixty two hundredths square
feet (4.62 SF) for the private traffic direction sign located to the southwest of the building.

2. That Section 9 11 5(E)2, Illuminated Window Signs, be varied to permit an increase in the maximum sign
surface area for an illuminated window sign for the Chase ATM located in the vestibule of the west
building facade from four square feet (4 SF) to eight and thirty four hundredths square feet (8.34 SF).

3. That Section 9 11 6(M), Exemptions, ATM Signs, be varied to permit an increase in the maximum sign
surface area from four square feet (4 SF) to eight and thirty four hundredths square feet (8.34 SF).

Table 3 Signage Summary for Lot 3
Proposed Signs for Lot 3 (Chase Bank)

Sign Description Location Size Comments
Signs E.2, E.3
and E.4
Wall Signs (3)

24” White Channel
Letters and Logo

On north, east, and
west building
facades.

E.2: 36.9 SF
E.3: 36.9 SF
E.4: 36.9 SF

Signs I.30 and
I.45
Window Signs
(2)

Universal Thin Profile
ATM Surround and
Illuminated Interior
Blue Octagon Ceiling
Hung

In vestibule of west
building façade and
in window of east
building façade.

I.30:
8.34 SF

I.45:
4 SF

Waiver for Sign I.30 reasonable
given they are located within
the building and serves as an
ATM sign.

Sign E.1
Freestanding
Sign (1)

8’ tall, double faced
with a brick base.

Proposed on
northwest corner of
Lot 3

E.1
114.68 SF

Total Sign Surface Area Requested 225.38 SF
Total Sign Surface Area Allowed 350 SF
Balance of Wall Signage 124.62 SF
Number of Wall Signs Requested 3
Number of Wall Signs Allowed 4

Please note that Staff anticipates that the Applicant will propose a total sign surface are closer to the total
allowable sign surface area of three hundred square feet (350 SF).

E. Market and Tax Impact Studies
The Market and Tax Impact Studies are included as Attachments 14 and 15 of the staff report.

Market Study Memo
A memo in place of a full Market Study was provided and was acceptable to the Village as long as the
requirements under Section 9 13 5(B)17 were met. The Village has requested that the Applicant elaborate on
what makes the proposed car wash “unique” with the inclusion of specific price points. Based on the
submitted Market Study memo, the following questions were posed by Village Administration:

1. Does the car wash use heat to dry the vehicles?
2. Can this tight site hold enough “free vacuum stalls”?
3. How many stalls equals a “large” number? What is the definition of “self service”?
4. How large is the “queuing area” and how does this site work with the drive through and the adjacent

drive throughs?
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Most of this detail has been shown on the site plan, but the Village will need confirmation that the
statements in the memo correspond to the site plan.

Tax Impact Study Memo
A memo in place of a full Tax Impact Study was acceptable to the Village. The Village requested that the
memo highlight the economic impact, property tax, number of employees and income tax, sales tax, places of
eating tax, etc. According to the memo provided by the Applicant, the following statements were made:

1. The redevelopment of the vacant bowling alley will produce increased sales tax and employment for the
Village or Willowbrook.

2. The proposed Guzman Y Gomez restaurant estimates its revenue to be $3,000,000.00. Since this
property is located within the Route 83 / Plainfield Road Business district, a tax totaling 10% will be
levied against it. The approximate revenue that will be generated by the restaurant would produce
$300,000.00 in total taxes annually, of which the projected amount that would go to the Village would be
$120,000.00 (See below breakdown):

7% State Sale Tax (1% to Village, 0.75% to Regional Transportation Authority, and the rest to
the state)
1% Home Rule Tax
1% Business District Tax
1% Places of Eating Tax (for restaurants with indoor seating)

3. Additionally, between Guzman & Gomez and Encore Carwash, these businesses will bring in roughly 50
new jobs into the community.

4. The stabilized value of this property, after completing the project is projected to be $5,100,000.00, which
would result in approximately $86,000.00 in property taxes for the school districts and other taxing
bodies (see below breakdown):

Chase Bank: Market Value $2,040,000.00
Estimated Property Taxes $35,000.00
Restaurant: Market Value $960,000.00
Estimated Property Taxes $16,500.00
Encore: Market Value $2,100,000.00
Estimated Property Taxes $34,500.00

5. As the property stands today, the value is $870,220.00 with property taxes being $42,162.16. This project
would be a major generator of new sales tax revenue to the Village as well as generate property taxes for
the school districts and other taxing bodies. The development of this property will create hundreds of
new jobs between construction, and employees of the businesses. It is expected that some of the jobs
would be filled by local residents and will utilize nearby business for various needs of the project
throughout time. In total, the project would encompass approximately $8 million of new investment into
Willowbrook.

The Village’s Director of Finance has reviewed and confirmed these initial tax figures.
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F. Requested Information on Traffic
The Plan Commission also requested more detail regarding the shared access drive between the subject
property and the Town Center. The Applicant has provided a stacking exhibit included as Attachment 7 that
illustrates the existing conditions of the shared access driveway between the subject property and the Town
Center, with a driveway storage that accommodates approximately four (4) cars in the north bound lane and
suggests approximately four (4) cars in the south bound lane. The stacking exhibit also illustrates the
proposed conditions, in a side by side comparison, of the relocated driveway (approximately 20 feet to the
south) and the incorporation of a dedicated left turn lane into the subject property. The proposed conditions
show the relocated driveway increases the driveway storage to five (5) cars with approximately two (2) cars
within the left turn lane.

Exhibit 15 Stacking Exhibit

The Plan Commission also asked the Applicant about the possibility of extending the east curb of the
Plainfield Road “pork chop” to discourage vehicles from making a left turn onto Plainfield Road. The
Applicant provided the following exhibit, included as Attachment 8 of the staff report.

Exhibit 16 Plainfield Road Access (Right In/Right Out)
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In order for the “flare” of the curb radius to avoid any intrusion into the neighbor’s right of way area to the
east, the driveway access has been shifted to the west. The exhibit depicts a larger radius for the pork chop at
the Plainfield Road access. While ultimately the access will be reviewed and approved by DUDOT, the
Applicant provides the following reasons for maintaining the originally proposed geometry and not the
alternative for the following reasons:

The alternate access would result in the access being shifted closer to the signalized intersection.
The alternate access does not align with the site plan configuration for the exit of the drive through
and creates geometric challenges.
A vehicle will still be able to turn left out of the alternate access.

The Village traffic consultant concurred that the alternative driveway would require review and approval by
DuDOT and indicated that the original design does appear to be consistent with typical DuDOT/IDOT
standards for RIRO access. The Village traffic consultant further concurred that the alternative driveway
concept, as presented, would create additional on site circulation challenges.

G. Police Department Comments
For the previous Plan Commission meeting held on February 3, 2021, Police Chief Robert Schaller reviewed
the proposed Traffic Regulation Agreement and Site Plan and identified the following three main areas of
concern that could impact police/fire, to which the Applicant has provided responses:

1. To the west of the development is the entrance/exit into the shared Town Center drive which is heavily
congested at times and will lead to traffic backing up in all directions. Currently at the Chase bank
location across the street, the teller lanes often are 5 6 vehicles deep during peak times. Similar queues
at the proposed bank location may lead to vehicles stacking up impacting the west entrance/exit and
creating an even greater traffic bottleneck.

Applicant Response: Chase does not expect anywhere near the drive up (DU) queueing at the new
location. The drive up scope has been reduced from the old branch to the new branch. The new branch
only has two ATMs and one by pass lane. The ATMs are much faster per transaction than the manned
teller windows (30 second transaction time vs. 2+ minutes).

2. To the east at the restaurant drive through, Chief Schaller agrees with the concerns raised at the
November 4th planning commission concept review. If the drive through restaurant is in any way close
to the volume of traffic Chick fil A produces, this will no doubt impact the ability to access the car wash.

Applicant Response: Guzman Y Gomez does not expect similar volume to Chick Fil A. They expect a
maximum of stacking of 6 cars which can be accommodated in the current plan without impacting the
car wash.

3. Lastly, the northeast entrance/exit onto Plainfield could present an issue. During peak rush hour times
there are occurrences where westbound Plainfield traffic is backed up past the northeast entrance/exit.
Regardless, if there is right turn only lane, it is inevitable that traffic will turn left from that lane.

Applicant Response: We are modifying the existing full access to be a right in/right out access. The
access has been designed to meet DUDOT standards. The site has been designed to discourage traffic
from turning left as much as possible.
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Certain Relief/Waivers Requested
To maintain compliance with the Village Zoning Code, the proposed development will require certain relief,
exceptions, and waivers. The waivers that are highlighted in yellow are new waivers, or information that was
changed; the waivers that are indicated with a strikethrough are no longer necessary and have been
eliminated as part of the approval.

Zoning Ordinance
Pursuant to Section 9 13 6 of the Village Code, the following waivers from the provisions of the Zoning
Ordinance include but are not limited to:

Overall Site
1. That Section 9 3 3(B), Division of Lots, be varied to permit the division of the SUBJECT REALTY into more

than two (2) lots that do not conform with all the applicable bulk regulations of the B 2 zoning district.
2. That Section 9 3 3(C), Multiple Uses on a Lot, be varied to permit a reduction in the minimum lot area for

two (2) or more permitted or special uses from five acres (5 AC) to two and 79/100ths acres (2.79 AC).
3. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum

required front yard parking area setback from twenty five feet (25’) to twenty four feet (24’) along
Plainfield Road.

4. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum
required height of a landscaped earth berm along the Plainfield Road frontage from three feet (3') to two
feet (2’).

5. That Section 9 10 5(L)2(d), Driveway Location On Lots For All Uses Other Than Single Family Residential,
be varied to permit a reduction in the minimum separation requirement between an access driveway
entrance and an adjoining lot line from seventy feet (70’) to fifty five point four feet (55.4’).

6. That Section 9 10 5(L)2(e), Spacing Between Separate Driveway Entrances On All Lots Other Than In
Single Family Attached Districts, be varied to permit a reduction in the minimum access driveway spacing
for separate driveways from four hundred feet (400’) to one hundred fifty three and eight tenths feet
(153.8’) between the Plainfield Road driveway and the driveway to the east, to three hundred thirty two
and one tenths feet (332.1’) between the Plainfield Road driveway and the Town Center driveway to the
west, and to less than four hundred feet (400’) between the shared access driveway with Town Center
and the driveway to the south (Lock Up Storage driveway).

7. That Section 9 10 5(L)2(g), Access Driveways From Arterial Streets For All Uses Other Than Single Family
Residential, be varied to permit a reduction in the driveway storage area from one hundred feet (100’) to
thirty eight feet (38’).

LOT 1 (Automobile Washing and Cleaning Facility)
8. That Section 9 6 1(E)2, General Conditions, Building Façade Materials, be varied to permit metal siding

and metal panels as building façade materials, as shown on the architectural elevations.
9. That Section 9 6B 3(D), Minimum Lot Depth, be varied to permit a reduction in the minimum required lot

depth from two hundred feet (200’) to one hundred eighty and three tenths feet (180.3’).
10. That Section 9 6B 3(E)1, Required Setbacks, Front Yard, be varied to permit a reduction in the minimum

required front yard setback from sixty feet (60’) to nine and seven tenths feet (9.7’) for the detached
canopy and to thirteen feet (13’ 0”) for the vertical canopy support/column for the detached canopy
along the north side of the proposed car wash building, and to less than sixty feet (60’) for the vacuum
station equipment.

11. That Section 9 6B 3(E)4, Required Setbacks, Rear Yard, be varied to permit a reduction in the minimum
required rear yard setback from forty feet (40’) to eight tenths feet (0.8’) for the detached canopy and to
two and two tenths feet (2.2’) for the vertical canopy support/column along the south side of the
proposed car wash building.
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12. That Section 9 6B 3(G), Maximum Height, be varied to permit an increase in the maximum building
height from thirty feet (30’) to forty feet (40’) to the top of the proposed water tank.

13. That Section 9 10 4(H) Off Street Loading, Required Berths, be varied to permit a reduction of the
minimum number of required loading berths from one (1) loading berth to zero (0) loading berths.

14. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum
required interior side and rear yard parking area setbacks from ten feet (10’) to four and four tenths feet
(4.4’) along the west lot line, to five feet (5’) along the east and south lot lines.

15. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum
required front yard parking area setback from fifteen feet (15’) to zero feet along the north lot line.

16. That Section 9 10 5(K), Off Street Parking, Required Spaces, be varied to permit a reduction in the
minimum number of stacking spaces for automobile laundries from fifty (50) spaces to thirty (30) spaces
for the automobile washing and cleaning facility.

17. That Section 9 10 5(L)1, Off Street Parking, Minimum Parking Space And Aisle Dimensions, be varied to
permit five (5) parallel parking spaces for employee parking along the southern building façade.

18. That Section 9 11 4(C), Prohibited Signs, Roof Signs, be varied to permit the roof signs on top of the pay
canopy and vacuum station canopies, as shown in the elevations.

19. That Section 9 11 4(K), Prohibited Signs, Painted Signs, be varied to permit painted signs on the east and
west building facades.

20. That Section 9 11 4(R), Prohibited Signs, Multiple Message, Digital, Dynamic and/or Video Display Signs,
be varied to permit the digital displays on the ground sign located near the shared access driveway with
the Willowbrook Town Center, as shown in the elevations.

21. That Section 9 11 6(L), Signs, Exemptions, be varied to permit in increase in the permitted sign surface
area for private traffic direction signs from four (4) square feet to eleven and eleven hundredths square
feet (11.11 SF) for the private traffic direction sign (illuminated exit indicator sign) located at the end of
the car wash tunnel and to twelve square feet (12 SF) for each of the three private traffic direction signs
located at the entrance and exits of the vacuum station parking lot.

22. That Section 9 11 12(B)1(a), Sign Surface Area, Number and Height Limitations, Business Districts, be
varied to permit an increase in the maximum total sign surface area from three hundred fifty square feet
(350 SF) to three hundred ninety nine and one tenths square feet (399.11 SF) for the following signs: one
(1) freestanding sign proposed at the northwest corner of the lot, one (1) wall sign proposed on the north
building facade, and three (3) roof signs proposed on each of the three detached canopies, as shown in
the sign package.

23. That Section 9 11 12(B)1(d)1, Freestanding Sign Or Ground Sign Permitted, be varied to eliminate the
requirement that signs must contain brick or other similar material in keeping with the design of the
principal structure.

24. That Section 9 11 11(B)2 “Sign Location”, be varied to allow building mounted sign to extend higher than
one foot (1') below the top line of the face of the building and exceed a height of twenty feet (20’) for the
signage on the north building facade.

25. That Section 9 12 2, Permitted Accessory Buildings, Structures and Uses, Awning/Canopies/Marquees, be
varied to permit an increase in the permitted encroachment from 1/3 bulk district standard to allow the
detached canopy and vertical canopy support/column located to the south of the building to be set back
eight tenths feet (0.8’) and two and two tenths feet (2.2’) from the south lot line, and to allow the
northernmost detached canopy and vertical canopy support/column located to the north of the building
to be set back nine and seven tenths feet (9.7’) and thirteen feet (13’ 0”) from the north lot line.

26. That Section 9 12 4(C)3, Bulk Regulations, Detached Accessory Structures, be varied to permit a
reduction in the minimum clearance above grade from fourteen feet (14') to twelve feet six inches
(12’ 6”) for the detached pay canopy located to the south of the building and to twelve feet one inch
(12’ 1”) for the detached canopies over the vacuum stations.
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27. That Sections 9 12 11, Refuse Disposal Areas and Recycling Containers Location and Screening, be
varied to permit an increase in the height of the refuse enclosure from a maximum of seven feet (7’) to
nine feet six inches (9’ 6”).

28. That Section 9 14 2(D)2(c)4, Border Plantings and Foundation Plantings, be varied to permit a reduction
in the minimum foundation landscape area width to less than seven feet (7’) along the north, east and
west building facades.

LOT 2 (Fast Food Establishment and Drive Through)
29. That Section 9 3 3(C), Multiple Uses on a Lot, be varied to permit a reduction in the minimum lot area for

two (2) or more special uses from two acres (2 AC) to seven hundred ninety five thousandths acre (0.795
AC).

30. That Section 9 6 1(A), Minimum Lot Area; Two Or More Uses On A Lot, be varied to permit a reduction in
the minimum lot area for two (2) or more permitted uses or special uses (fast food establishment and
drive through) from two acres (2 AC) to seven hundred ninety five thousandths acre (0.795 AC).

31. That Section 9 6 1(E)2, General Conditions, Building Façade Materials, be varied to permit the black
metal cap as building façade materials, as shown on the architectural elevations.

32. That Section 9 6B 3(A), Minimum Lot Area, be varied to permit a reduction in the minimum lot area for
the fast food establishment and drive through from two acres (2 AC) to seven hundred ninety five
thousandths acre (0.795 AC).

33. That Section 9 6B 3(C)1, Minimum Lot Width, be varied to permit a reduction in the minimum lot width
for restaurants from two hundred feet (200’) to one hundred twenty two and seven tenths feet (122.7’).

34. That Section 9 6B 3(E)2, Minimum Interior Side Yard Setback, be varied to permit a reduction in the
minimum interior side yard setback along the east lot line from thirty feet (30’) to fifteen and five tenths
feet (15.5’) for the proposed fast food establishment, to eleven and four tenths feet (11.4’) for the
proposed attached canopies, to sixteen and one tenths feet (16.1’) and to twenty six and two tenths feet
(26.2’) for the menu/order boards closest to the east lot line.

35. That Section 9 6B 3(E)4, Required Setbacks, Rear Yard, be varied to permit a reduction in the minimum
required rear yard setback from forty feet (40’) to twenty two and nine tenths feet (22.9’) and twenty
three feet (23’) for the menu/order boards located closest to the south lot line.

36. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum
required interior side and rear yard parking area setbacks from ten feet (10’) to two and four tenths feet
(2.4’) along the east lot line and to zero feet along the west and south lot lines.

37. That Section 9 10 5(G)2 Off Street Parking, Interior Side and Rear Yards, be varied to eliminate the
requirement for permanent peripheral screening at least five feet (5') high in the interior side yard along
the east lot line adjacent to the drive through.

38. That Section 9 10 5(G)3 Off Street Parking, Interior Parking Lot Landscaping, be varied to permit a
reduction in the minimum end parking island width from nine feet (9') to five feet (5’) and six and eight
tenths feet (6.8’) for two end parking islands.

39. That Section 9 10 5(G)3 Off Street Parking, Interior Parking Lot Landscaping, be varied to eliminate the
requirement for one (1) shade tree and nine (9) dwarf variety shrubs required within the three parking
islands.

40. That Section 9 11 6(L), Signs, Exemptions, be varied to permit in increase in the permitted sign surface
area for private traffic direction signs from four (4) square feet to eight and one tenths square feet (8.1
SF) for each of the three private traffic direction signs and fifteen and six tenths square feet (15.6 SF) for
the private traffic direction sign located underneath the freestanding sign.

41. That Section 9 11 12(B)1, Sign Surface Area, Number and Height Limitations, Business Districts, be varied
to permit an increase in the total sign surface area from three hundred two and five tenths square feet
(302.5 SF) to three hundred seven and forty three hundredths square feet (307.43 SF), to permit an
increase in the maximum number of wall signs from four (4) wall signs to five (5) wall signs, to permit
building mounted signage to exceed a height of twenty feet (20’) for the wall signs on the north and west
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building elevations, and to permit a reduction in the minimum separation distance between wall signs on
the north building facade to less than 20% of the linear dimension of the business site frontage, in
accordance with the building elevations.

42. That Section 9 12 2, Permitted Accessory Buildings, Structures and Uses, Awning/Canopies/Marquees, be
varied to permit an increase in the permitted encroachment from 1/3 bulk district standard to eleven
and four tenths feet (11.4’) from the east lot line for the two attached canopies located along the east
building façade.

43. That Section 9 14 2(D)2(c)4, Border Plantings and Foundation Plantings, be varied to permit a reduction
in the minimum foundation landscape area width from seven feet (7’) to zero feet along the north, west
and south building facades, and to less than seven feet (7’) along the east building façade.

LOT 3 (Financial Institution and Drive Through)
44. That Section 9 3 3(C), Multiple Uses on a Lot, be varied to permit a reduction in the minimum lot area for

two (2) or more permitted or special uses from two acres (2 AC) to seven hundred ninety two
thousandths acre (0.792 AC).

45. That Section 9 3 7(A)4, Specific Setbacks, Plainfield Road, be varied to permit a reduction in the
minimum special setback from for one hundred feet (100’) to seventy one and 8/10ths feet (71.8’) for
the proposed building.

46. That Section 9 6 1(A), Minimum Lot Area; Two Or More Uses On A Lot, be varied to permit reduction in
the minimum lot area for two (2) or more permitted uses or special uses (financial institution and drive
through) from two acres (2 AC) to seven hundred ninety two thousandths acre (0.792 AC).

47. That Section 9 6 1(E)2, General Conditions, Building Façade Materials, be varied to allow aluminum
composite panels as building façade materials, as shown on the architectural elevations.

48. That Section 9 6B 3(A), Minimum Lot Area, be varied to permit a reduction in the minimum lot area for
the financial institution and drive through from two acres (2 AC) to seven hundred ninety two
thousandths acre (0.792 AC).

49. That Section 9 6B 3(E)2, Minimum Interior Side Yard Setback, be varied to permit a reduction in the
minimum interior side yard setback along the east lot line from thirty feet (30’) to seven feet (7’) for the
proposed building.

50. That Section 9 6B 3(E)4, Required Setbacks, Rear Yard, be varied to permit a reduction in the minimum
required rear yard setback from forty feet (40’) to thirty six and two tenths feet (36.2’) for the attached
canopy along the south side of the building.

51. That Section 9 10 4(H) Off Street Loading, Required Berths, be varied to permit a reduction of the
minimum number of required loading berths from one (1) loading berth to zero (0) loading berths.

52. That Section 9 10 5(G) Off Street Parking, In Yards, be varied to permit a reduction in the minimum
required interior side and rear yard parking area setbacks from ten feet (10’) to nine feet (9’ 0”) along
the west lot line and to zero feet along the east and south lot lines.

53. That Section 9 11 6(L), Signs, Exemptions, be varied to permit in increase in the permitted sign surface
area for private traffic direction signs from four (4) square feet to four and sixty two hundredths square
feet (4.62 SF) for the private traffic direction sign located to the southwest of the building.

54. That Section 9 11 5(E)2, Illuminated Window Signs, be varied to permit an increase in the maximum sign
surface area for an illuminated window sign for the Chase ATM located in the vestibule of the west
building facade from four square feet (4 SF) to eight and thirty four hundredths square feet (8.34 SF).

55. That Section 9 11 6(M), Exemptions, ATM Signs, be varied to permit an increase in the maximum sign
surface area from four square feet (4 SF) to eight and thirty four hundredths square feet (8.34 SF).

56. That Section 9 11 12(B)1(a), Sign Surface Area, Number and Height Limitations, Business Districts, be
varied to permit an increase in the maximum total sign surface area from one hundred ninety seven and
eighty five hundredths square feet (197.85 SF) to three hundred forty four square feet (344 SF) for the
one (1) freestanding sign proposed at the northwest corner of the lot and for each wall sign proposed on
the north, east and west building facades for a total of three wall signs, as shown in the sign package.
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57. That Section 9 11 12(B), Sign Surface Area, Number and Height Limitations, Business Districts, be varied
to permit the signs for the financial institution in accordance with the building elevations.

58. That Section 9 12 2, Permitted Accessory Buildings, Structures and Uses, Awning/Canopies/Marquees, be
varied to permit an increase in the permitted encroachment from 1/3 bulk district standard to allow the
attached canopy located to the south of the building to be set back eleven and five tenths feet (11.5’)
from the east lot line.

59. That Section 9 14 2(D)2(c)4, Border Plantings and Foundation Plantings, be varied to permit a reduction
in the minimum foundation landscape area width from seven feet (7’) to zero feet along the north, east,
west and south building facades, as shown in the Landscape Plan.

PUD Standards
Pursuant to Section 9 13 6 of the Village Code, the following variations from the provisions of the Planned
Unit Development Regulations include but are not limited to:

60. That Section 9 13 6(B) PUD Standards, Size and Ownership, be varied to waive the requirement that the
subject realty be under single ownership and/or unified control.

61. That Section 9 13 6(F) PUD Standards, Yards, be varied to waive the requirement that the required yards
or setbacks along the periphery of the planned unit development be at least equal in width or depth to
that of the applicable required yard within the adjacent zoning district.

62. That Section 9 13 6(L) PUD Standards, Other Standards, be varied to waive the requirement that the
planned unit development must comply with the minimum standards set forth in subsections (A), (B), (C),
(D), (H), (I) and (K) of this section.

Subdivision Ordinance
Pursuant to Section 10 8 7 of the Village Code, the following variations from the provisions of
the Subdivision Regulations be and the same are requested:

63. That Section 10 4 3(A)2, Lots, Sizes and Shapes, be varied to waive the requirement that the lot areas
and lot widths conform to at least the minimum requirements of the zoning ordinance for the district in
which the subdivision is proposed for Lots 2 and 3.

64. That Section 10 4 3(A)3, Lots, Sizes and Shapes, be varied to waive the requirement that building setback
lines conform to at least the minimum requirements of the zoning ordinance for the district.

65. That Section 10 4 3(B), Lots, Arrangement, be varied to waive the requirement that Lot 1 front on a
public street.

Summary
The Plan Commission last saw concepts for a Planned Unit Development (PUD) proposal at 735 Plainfield
Road at the February 5, 2020 meeting, November 4, 2020 meeting and then again at the February 3, 2021
meeting. The previous proposal included a ninety (90) room hotel and a coffee shop with drive through. Due
to the economic downturn caused by the Covid 19 pandemic, the hotel operator has since withdrawn, and
the Applicant has since replaced the hotel use with a car wash and has found a fast food/drive through
operator for the previous coffee shop use. These two uses are anticipated to bring additional foot traffic to
the area and will support surrounding commercial uses.

Although the proposed uses are allowed in the underlying zoning district as a combination of permitted and
special uses, the proposed uses may not be the highest and best use for the site. Chase Bank will be relocated
from its existing location across the street, and there will be a concentration of banks along the south side of
Plainfield Road (TCF, Chase and PNC). Although the proposed car wash offers a different type of service,
there are several car washes associated with gas stations in town, including a car wash expansion that was
approved early last year at the northwest intersection of Kingery and Plainfield Road. The proposed
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development also presents some challenges as the site will need to accommodate, at a minimum, two high
intensity uses on less than three acres, and the project as proposed includes nearly 60 waivers, which may be
an indication that the site may not accommodate a combination of uses of this intensity. However, as the site
has sat vacant for some time, the proposed development will bring increased foot traffic, some additional tax
revenue to the Village, and additional traffic calming measures on Town Center Drive and Plainfield Road.

Staff has provided the following sample motions and will defer to the Plan Commission for their
recommendation. If the Plan Commission wishes to continue the public hearing, staff recommends approval
of the following sample motion:

Sample Motion to Continue the Public Hearing
Based on the submitted petition, the testimony provided by the Applicant, and the staff report for PC 21 03
at the March 3, 2021 Plan Commission meeting, I move that the Plan Commission continue the public hearing
to April 21, 2021 (or to another date to be determined) to allow Village Staff and the Applicant time to
address the various issues raised by the Plan Commission and Village staff.

If the Plan Commission wishes to support the project, staff recommends approval of the following sample
motion:

Sample Motion to Recommend Approval
Based on the submitted petition, the testimony provided by the Applicant, and the staff report prepared for
PC 21 03 at the March 3, 2021 Plan Commission meeting, I move that the Plan Commission recommend and
forward to the Village Board the Findings of Fact presented and discussed by the Plan Commission at the
February 3, 2021 and March 3, 2021 meetings, and further recommend that the Village Board approve the
following:

1. A special use for a planned unit development associated with PC 21 03, including the “proposed
waivers” outlined in the staff report.

2. Special uses for one 5,582 square foot automobile washing and cleaning facility, one 2,830 square
foot fast food establishment with drive through, and one 6,660 square foot financial institution with
drive though.

3. Approval of the Preliminary Plat of Subdivision and Preliminary Plat of PUD for “735 Plainfield Road
Subdivision”, except for revisions required by the Village Engineer to be revised prior to forwarding
to the Village Board for consideration.

Subject to the following conditions:

1. All plans and documents shall be revised and resubmitted as required by Village staff and the Plan
Commission as indicated in the staff report or as discussed during the March 3, 2021 meeting and
approved by staff prior to being forwarded to the Village Board for final consideration.

2. Approval of Preliminary Plat of PUD is expressly conditioned on the approval of an amendment of
the Town Center PUD with respect to changes in the ingress, egress and incorporation of a dedicated
left turn lane as shown on 735 Plainfield Road Plat of PUD. An exclusive southbound left turn lane
shall be provided at the proposed full movement access drive in order to keep the southbound
through lane clear and minimize the queueing back toward Plainfield Road.

3. That as part of the approval of a Preliminary Plat of Subdivision and Preliminary Plat of PUD, the
Applicant shall submit a Market Study and Tax Impact Study or related studies to the satisfaction of
the Village, prior to Village Board consideration.
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4. That as part of the approval of a Preliminary Plat of Subdivision and Preliminary Plat of PUD, the
Applicant shall submit a Cross Access Agreement and indicate the required easements on their
preliminary plats.

5. That as part of the approval of a Preliminary Plat of Subdivision and Preliminary Plat of PUD, a
parking agreement shall be executed to allow three of the parking spaces located on Lot 3 to satisfy
the parking requirement on Lot 2.

6. That as part of the Final PUD and Final Plat of Subdivision processes, the Applicant shall investigate
the feasibility of proposing an Ingress and Egress Easement on the northeast end of the subject
property to allow vehicular access between the subject realty and the TCF Bank property.

7. Prior to approval of a Final Plat of Subdivision and Final Plat of PUD, the Applicant shall provide a
photometric/lighting study that demonstrates compliance with DuDOT standards for any required
off street lighting.

8. Prior to approval of a Final Plat of Subdivision and Final Plat of PUD, the Applicant shall submit all
required executed Traffic Regulation, Improvement and Redevelopment Agreements in a form
acceptable to the Village Board, approved by Village staff and subject to review by the Village
attorney.

9. That as part of the Final PUD and Final Plat of Subdivision processes, the Applicant shall submit the
Declaration of Covenants, which is subject to the approval by the Village.

10. The Applicant shall provide documentation of the DuDOT approval of Traffic Impact Study and
Plainfield Road access, upon receipt.

11. The completion of all County of DuPage and Village traffic improvements shall be made prior to the
issuance of the first permanent occupancy permit for the subject realty.

12. Outdoor dining and restaurant seating shall not be allowed on the subject realty except where
identified as “Outdoor Dining” on the fast food establishment architectural plans.

13. Off site improvements shall include a sidewalk to be constructed in accordance with the PUD plans.
The sidewalk shall be installed along Plainfield Road and is subject to the County of DuPage
permitting, inspection and approval.

14. That the digital signs on the SUBJECT REALTY shall be at all times subject to the following
requirements:

a. Operational Limitations: Display shall contain static messages only, and shall not have
movement of any kind, or the appearance or optical illusion of movement, of any part of the
sign.

b. Minimum Display Time: Each message on the sign must be displayed for a minimum of 8
seconds or such longer duration as is hereafter enacted in the Village Sign Ordinance for
comparable signs.

c. Message Change Sequence: The change between static messages must be accomplished
immediately, with no use of any transitions.

d. Illumination: The sign must include light sensors and dimmer controls that automatically
adjust to outdoor lighting levels so that illumination levels are dimmer at night and on
cloudy days than during sunny days; but in no instance shall illumination and lighting not be
in compliance with Section 9 11 13 of the Willowbrook Zoning Ordinance.

e. Only one freestanding or ground sign shall be constructed or erected on Lot 1.
f. The sign shall not contain any other advertising other than the identity of the car wash, the

address; and the promotion of related business products for Lot 1.
g. A separate sign permit shall be obtained pursuant to Village Code.

15. All freestanding or ground signs shall not contain any advertisement other than the identity of the
business located therein; therefore, the freestanding sign proposed for each business shall be
located on its own lot.

16. The multi tenant sign located north of the shared access drive with the Town Center shall be
removed from all plans prior to consideration before the Village Board.
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17. No deliveries or other loading and unloading activities shall be allowed on the subject realty between
the hours of 7:00 pm to 10:00 am.

18. No trucks shall be permitted to sit idling on the subject realty.
19. No outside loudspeakers shall be permitted other than businesses with approved drive through

windows and then only for the operation of the drive through service.
20. Outside refuse compactors shall only be operated between the hours of 9:00 a.m. and 6:00 p.m. and

shall be screened by a masonry wall large enough to visually large enough to visually screen the
compactor dumpster and buffer any noise created by the compactor unit.

21. The earthen berms located along the Plainfield Road frontage shall be constructed prior to the
issuance of the first temporary or permanent occupancy permit for the subject realty, or such earlier
time as is reasonably practical. All exiting movements from the drive throughs shall be under stop
sign control.

22. Exiting movements from the bank drive through shall be under stop sign control.
23. “Do Not Enter” signs shall be placed at the exit of each drive through lane to deter opposing traffic

from entering the drive throughs from the one way exit direction.
24. The Applicant shall provide an analysis of the traffic operations at the site access from Town Center

after the opening of the development to determine if modifications or adjustments are needed (i.e.,
supplemental signing, pavement markings or restrictions to access).

25. A permit will shall be required from Du Page County Division of Transportation for work within the
Plainfield Road right of way.

26. A permit shall be required from Du Page County Public Works for the proposed sanitary sewer and
connections.

27. Prior to final approval, the plans will be provided to the fire district for comment on both the
geometrics and the location of hydrants and fire department connections on each building.

Sample Motion to Recommend Denial
If the Plan Commission wishes to deny the petition, staff recommends the following sample motion:

Based on the submitted petition, the testimony provided by the Applicant, and the staff report prepared for
PC 21 03 at the February 3, 2021 and March 3, 2021 Plan Commission meetings, I move that the Plan
Commission forward a negative recommendation to the Village Board for PC Case No. 21 03 as discussed by
the Plan Commission at the February 3, 2021 and March 3, 2021 meetings, and further recommend that the
Village Board deny the following:

1. A special use for a planned unit development associated with PC 21 03, including the “proposed
waivers” outlined in the staff report.

2. Special uses for one 5,582 square foot automobile washing and cleaning facility, one 2,830 square
foot fast food establishment with drive through, and one 6,660 square foot financial institution with
drive though.

3. The Preliminary Plat of Subdivision and Preliminary Plat of PUD for “735 Plainfield Road Subdivision”,
except for revisions required by the Village Engineer to be revised prior to forwarding to the Village
Board for consideration.

Next Steps…

The Plan Commission and the Applicant are advised that the next steps include the Applicant’s revisions to
the plans and documents, after which staff will complete reviews and inform the Applicant of additional
modifications (if any) before the item is schedule for consideration by the Village Board.



Attachment 1
February 3, 2021 Public Hearing Discussion and Summary

(6 pages)

Public Hearing and Communications
The Plan Commission conducted a public hearing on this petition at a regular meeting of the Plan Commission
on February 3, 2021. This meeting would typically take place in the Willowbrook Police Department Training
Room, 7760 S. Quincy St, Willowbrook, IL 60527. However, due to the current circumstances concerning
Covid 19, this meeting was held virtually via Zoom.

Summary of Public Hearing and Communications
Six (6) individuals from the public were sworn in at the public hearing.

1. Present: Approximately thirty nine (39) individuals were present. The following members of the Plan
Commission were in attendance: Chairman Dan Kopp, Vice Chairman John Wagner, Commissioners
Catherine Kaczmarek, Leonard Kaucky, James Soukup, William Remkus, and Maciej Walec. The
following Village staff members were present: Planning Consultant Ann Choi, Building Official Roy
Giuntoli, and Building and Zoning Secretary Lisa Shemroske. Court Reporter Robin Hejnar was also in
attendance.

2. Speakers: Six (6) individuals presented testimony.
3. The project owner’s representatives provided testimony in support of the petition.
4. There were two members (2) of the public, that provided testimony in opposition of the petition.

Public Hearing Testimony Notes

Village of Willowbrook Planning & Development Department

Planning Consultant Choi gave an overview of the proposed project and discussed the proposal for a three lot
subdivision as part of the proposed planned unit development proposed for the 735 Plainfield Road site.
Planning Consultant Choi described the uses proposed for the site, the overall circulation, the existing traffic
conditions, the proposed parking, bulk regulations, building and parking area setbacks, trash enclosure,
signage, and landscaping. Planning Consultant Choi noted that there were outstanding issues related to
traffic circulation based on Tri State’s latest review comments and signage issues that still needed to be
addressed. Planning Consultant Choi indicated that although the proposed uses are allowed in the underlying
zoning district as a combination of permitted and special uses, the proposed uses may not be the highest and
best use for the site. Planning Consultant Choi indicated that the relocation of Chase Bank from its existing
location across the street would result in a concentration of banks along the south side of Plainfield Road
(TCF, Chase and PNC). Planning Consultant Choi also stated that while the proposed car wash offers a
different type of car wash service from the existing car washes in Willowbrook, Willowbrook already has
several car washes associated with gas stations in town, including a car wash expansion that was approved
early last year at the northwest intersection of Kingery and Plainfield Road. The proposed development also
could present some challenges as the site will need to accommodate, at a minimum, two high intensity uses
on less than three acres, and the project as proposed includes nearly 60 waivers, which may be an indication
that the site may not accommodate a combination of uses of the proposed intensity. Planning Consultant
Choi did acknowledge some positive aspects of the proposed development and pointed to the site’s vacancy
for quite some time. Planning Consultant Choi recognized that the proposed development would fill this key
vacancy, bring increased foot traffic to the area, produce some additional tax revenue to the Village, and that



the developer was proposing much needed traffic calming measures on Town Center Drive and Plainfield
Road.

SPEAKERS COMMENTS SUPPORTING THE PETITION

A total of four (4) speakers supported the petition.

The Applicant, Alex Katz of GW Properties, spoke in support of the project. Mr. Katz indicated they
had worked with the Village for a long time and have implemented all comments/thoughts/concerns
into an improved plan that works better than what was originally proposed. Mr. Katz stated that the
proposed planned unit development offers two type of tenants that the Village of Willowbrook
currently does not have and clarified that the proposed fast food establishment would be leasing
their lot, not buying, from GW Properties. Mr. Katz indicated they are thrilled with the tenants they
have in place to move the project forward. Mr. Katz acknowledged that a number of different
tenants had been vetted, and that the intention was to secure tenants that did not currently exist in
the community to make the proposed development a better project. Mr. Katz assured the Plan
Commission that they would continue to work with the Village to ensure that the Village obtains the
best achievable outcome.

Eric Tracy of Kimley Horn, civil engineer for the Applicant, spoke in support of the project, and
testified that the proposed development is an improvement over the existing conditions. As it
currently exists today, Mr. Tracy indicated that the site is a “sea of asphalt” and that a significant
amount of landscaping and infrastructure/utility improvements have been proposed for the site. Mr.
Tracy also highlighted the improvements made to the access driveway on Plainfield Road. The
relocated driveway access on Plainfield Road has been restricted to a right in/right out only access
and would be a safety improvement to the existing condition that is currently a right in/left and
right out.

John Krissoff, representing Chase Bank, spoke in support of the project, and indicated that their bank
has been looking at a relocation of their existing branch in Willowbrook for a long time. Mr. Krissoff
indicated that Willowbrook is an extremely important and strong branch for Chase Bank and is
considered a long time keeper. Mr. Krissoff admitted there have been a number of existing facility
issues at their current location, so the proposed relocation would help to solve many of those issues.
Mr. Krissoff indicated that the issues were related to access and maintenance of the current
property. Mr. Krissoff noted that the approval of the proposed planned unit development would
finally allow Chase Bank to make an investment into the community, to refresh their existing branch,
and solidify their presence in Willowbrook for the future. The proposed development would also
allow Chase Bank to own as opposed to leasing. Mr. Krissoff also noted that the current access issue
is difficult for customers going eastbound on Plainfield Road trying to get to the bank. Mr. Krissoff
stated that customers are forced to make a dangerous, illegal maneuver to get to the branch, and
that stacking from the new traffic light goes past the branch so getting in from the right turn lane is
difficult as well. Mr. Krissoff contradicted the statement that their current landlord made about
being forced to find another financial institution as a new tenant that would add to the
concentration of banks along Plainfield Road in that area. (See Speakers Comments Opposing the
Petition.) Mr. Krissoff stated that their current landlord could backfill the vacancy with any other
permitted use such as retail and would not be restricted to just bank uses. Mr. Krissoff also testified
that he was not aware of any other banks that were looking to expand and found it difficult to
believe that the current landlord would be able to find another bank tenant to fill that vacancy. Mr.
Krissoff reiterated his excitement to reinvest money into the community and solidify their future in
Willowbrook.



Matthew Tarshis of Frontline Real Estate Partners, representing the current property owner, also
spoke in support of the proposed petition. Mr. Tarshis testified that he had been working on behalf
of ownership for over two years and acknowledged the difficulty of the process. Mr. Tarshis
indicated that he had attended the last meeting that reviewed concepts for the site back in February
2020. Mr. Tarshis shared his thoughts on the marketing of the site, and the overall state of the retail
marketplace. Mr. Tarshis testified that he has engaged with prolific developers throughout the
Chicagoland area, many who are responsible for significant developments in all of the suburban
areas around Willowbrook and within Willowbrook. Mr. Tarshis testified that he vetted a number of
different developers, each with different plans for the site. Mr. Tarshis stated that a significant
amount of time was spent to determine who could execute on the right plan in conjunction with the
best developer to work with the Village, the community, and neighbors to come up with a
comprehensive plan that could be executed properly. Mr. Tarshis acknowledged that the site has
remained underutilized and how this was a big part of their marketing efforts. Mr. Tarshis assured
the Plan Commission that they have done their best as the property owner to get the right plan in
place with the right tenants, to move the project forward. Mr. Tarshis reiterated that they have done
their best to work with everyone involved and is very excited about what the proposed plan can
ultimately bring to the Village of Willowbrook.

SPEAKERS COMMENTS OPPOSING THE PETITION

A total of two (2) speakers opposed the petition.

Hani Atassi, current property owner 720 Plainfield Road and landlord of Chase Bank, spoke in
opposition to the proposed petition. Mr. Atassi expressed serious concerns and strong opposition to
the proposed plans. As the current property owner of 720 Plainfield Road, Mr. Atassi stated that
allowing this plan to move forward would be detrimental to the value of his property. Since Chase
would be relocating across the street, Mr. Atassi claimed that they would be forced to look for a
fourth financial institution to replace Chase Bank as their tenant. Mr. Atassi also stated that it would
be impossible to find another bank tenant due to the concentration of bank across Plainfield Road.
Due to Covid 19, Mr. Atassi stated that it would take a significant amount of time to find this fourth
financial institution, and this would also pose a risk to losing the special use permit that they have
always been entitled to on their property. Mr. Atassi requested that his objection be added to the
Plan Commission’s consideration and requested that the commissioner consider how much the area
will actually improve when an existing financial institution would be relocated across the street and
leave behind an empty building.

Omar Dweydari, representing 720 Plainfield Road, also spoke in opposition to the proposed petition.
Mr. Dweydari stated that he tried to do business at the 735 Plainfield Road site and was turned down
by the Village of Willowbrook, because the Village was looking for tax revenue income. Mr. Dweydari
expressed support for the development of the proposed restaurant and car wash as improvements
to the area but pointed out that if they were lucky to get a fourth financial institution, the area
would be heavily congested with banks. Mr. Dweydari also pointed out that the access issue raised
by Chase Bank was approved by the Village during the Pete’s Fresh Market and Harlem Irving
developments. The Village at the time did not oppose or mention any difficulties of the entrance
from going east bound or west bound.

Communications Received
The Village did not receive any letters or emails in support or in opposition to the proposed petition.



QUESTIONS POSED BY THE PLAN COMMISSION

Chairman Kopp voiced the following concerns:

1. Each time the Plan Commission has reviewed concepts for this project, it seems that one too many
uses seem to be proposed for this property. Chairman Kopp understands the reason behind this,
however, since the seller and buyer both need to get a return on their investment and believed that
nothing could be done about this.

2. Chairman Kopp expressed concerns regarding the signage. Normally, the Village is fairly
accommodating to signage relief and pointed to the Town Center as an example. Chairman Kopp
noted that if the Town Center was given certain signage rights, these are rights that should
theoretically be given to all of the retailers, existing and new. Chairman Kopp stated there was some
work done on the sign ordinance a few years ago to make it more modern, flexible, and
accommodating. Chairman Kopp expressed alarm that the car wash tenant was requesting literally
double of what would be allowed under the existing sign ordinance. Chairman Kopp acknowledged
that he realized that the car wash is located to the rear of the site and wants to be seen, but that the
signage proposed is double what has been given to the other retailers and personally, he did not
believe this was appropriate.

3. Chairman Kopp also wanted to make sure that Tri State’s comments were accommodated since the
Village would not approve a plan that Tri State does not approve.

Chairman Kopp also stated he was inclined to continue the public hearing, but if the majority of the plan
commissioners wanted to vote, Chairman Kopp was open to voting on the item in the same evening.

Vice Chairman Wagner asked Planning Consultant Choi what the Village traffic consultant’s position was on
the proposed left turn lane. Vice Chairman Wagner expressed skepticism about the shared entrance crossing
with the Town Center and the number of cars out of the Harlem Irving development. Vice Chairman Wagner
referred to this area as a major bottleneck. Vice Chairman Wagner thought the proposal was a good project;
however, he was skeptical because of the existing traffic problems and requested clarification from the traffic
consultant to gain a better understanding on how the site would accommodate this level of business with the
number of parking and drive throughs associated with the proposed development. Vice Chairman Wagner
believed that a maximum of two to three cars would be accommodated in the left turn lane and he felt this
was completely inadequate. Vice Chairman was in favor of continuing the public hearing to allow this
information to be provided.

Commissioner Remkus also requested more information related to how the development was planning on
bringing vehicles into the site. If these businesses are successful, and Commissioner Remkus expressed a
desire for these businesses to be successful, this would mean the area would be busy and cars would be
backed up onto Town Center Drive and Plainfield Road. Commissioner Remkus stated that they would need
to figure out if the amount of traffic that would be generated could be accommodated. If the amount of new
traffic could not be accommodated, then vehicles would be stuck on Plainfield Road, and this would not
work. Commissioner Remkus stated he was not too concerned about Tri State’s comments because he knew
those would be accommodated, even if the car wash would lose a vacuum station or two. Commissioner
Remkus indicated that his concerns mainly had to do with the cars coming off Plainfield Road making that left
turn into the development.

Planning Consultant Choi explained that the Village traffic consultant did request more data, and this was
included in the comment letter to the Applicant, but that the traffic impact study provided by the Applicant
adequately addressed the concerns of the Village traffic consultant. Planning Consultant Choi referenced the
most recent comment letter issued by the Village traffic consultant and indicated that this letter stated that



any new information requested would not materially impact the findings and recommendations of the Traffic
Impact Study submitted by the Applicant. Chairman Kopp then asked if the Village traffic consultant
specifically addressed the concerns raised by Vice Chairman Wagner and Commissioner Remkus. Planning
Consultant Choi responded that the Village traffic consultant agreed with the findings of the Traffic Impact
Study that the incorporation of a left turn lane on Town Center Drive would improve the traffic conditions.

Vice Chairman Wagner referenced page 18 of the staff report and highlighted the concerns raised by the
Willowbrook Police Department. One of the concerns raised by the Police Department involved the Plainfield
Road access driveway. Although a “porkchop” was proposed there to deter vehicles from making a left turn
onto Plainfield Road, Vice Chairman Wagner suggested that the east portion of the porkchop could be
extended further to the east to further deter cars from making a left turn onto Plainfield Road.

Vice Chairman Wagner also voiced concern over the striped area proposed at the access driveway shared
with the Town Center. Vice Chairman Wagner was concerned that vehicles would block the entrance to the
development and expressed his skepticism that the striping area was not sufficient to deter vehicles from
blocking the intersection into the subject property. Vice Chairman Wagner proposed additional signage,
perhaps flashing lights, and pointed out that people no longer follow traffic rules. Vice Chairman Wagner
expressed his hopes that the issues he raised would be addressed and the development is successful.

Mr. Katz stated that the development proposes signs deterring vehicles from blocking the intersection. If the
Plan Commission wanted these signs lighted, Mr. Katz was open to lighting these signs. Mr. Katz assured the
Plan Commission that they were open to doing what is needed to make that work. Mr. Katz further explained
that the proposed cross hatching is similar to what is proposed at fire stations. Mr. Katz further stated that
the right in/right out access driveway on Plainfield Road would be modified to magnify the driveway as a
right in/right out only. Mr. Tracy added that this would also need DuDOT’s input to ensure that vehicles
would turn right out of that driveway. Mr. Tracy assured the Plan Commission that DuDOT’s standards would
be met and that the driveway access would be permitted through the DuDOT agency, and that they would do
all they could to deter the left turn movement.

PLAN COMMISSION DISCUSSION

Chairman Kopp recommended that the Plan Commission continue the public hearing to March 3, 2021 or to a
later date. The following motion made by Wagner was seconded by Kaczmarek and approved unanimously, a
7 0 roll call vote of the members present:

Based on the submitted petition, the testimony provided by the Applicant, and the staff report for PC 21
03 at the February 3, 2021 Plan Commission meeting, I move that the Plan Commission continue the public
hearing to March 3, 2021 (or to another date to be determined) to allow Village Staff and the Applicant
time to address the various issues raised by the Plan Commission and Village staff.

Commissioner Kopp indicated to the Applicant that although the Plan Commission was in favor of the project,
the Plan Commission was not yet ready to make a recommendation.

Planning Consultant Choi asked the Plan Commission if they could offer more specific direction and guidance
to the Applicant before the next meeting. Chairman Kopp recommended that the Applicant scale the
proposed signage down to what is consistent with the sign ordinance and to be consistent with the signage
that was approved for the Town Center and other developments in Willowbrook. Mr. Katz asked the Plan
Commission if there was anything else they could address. Chairman Kopp stated that the traffic concerns
raised by Vice Chairman Wagner and Commissioner Remkus should be addressed.



Vice Chairman Wagner added that he agreed with Chairman Kopp regarding the signage and reiterated that
extensive changes were made to the sign ordinance to allow for greater signage than what was allowed in
the past. Vice Chairman Wagner added that there might be some accommodation made but as was already
mentioned, the car wash was requesting double than what the sign ordinance recommends. Vice Chairman
Wagner also added that he was unsure if this were an issue that the Applicant could address, but he thought
it would be short sighted for the Plan Commission to look at this project in its approval stage and also not
look at the consequence of redevelopment of the property across the street (720 Plainfield Road) which has
large traffic issues. Vice Chairman Wagner wondered what the Village would do at that point.

Planning Consultant Choi asked how the Plan Commission felt about the digital, roof and painted signs
proposed by the car wash. Chairman Kopp responded that the painted signs appeared very subtle and that
digital signs have been allowed in at least two other locations in the Village so there would be no reason to
prohibit a digital sign in the proposed development. The concern is over the volume. Chairman Kopp stated
that the sign surface area is large because the individual standalone letters on the detached canopy are
treated as a “box” and the sign surface area is not calculated based on the area of the individual letters. Mr.
Katz asked whether the signage proposed for the other two tenants were an issue. Chairman Kopp stated
that Planning Consultant Choi focused on the signage for the car wash and asked if there was a comparison
prepared for the other two tenants. Planning Consultant Choi pointed to page 14 of the staff report to review
what was proposed for Lots 2 and 3.

Chairman Kopp indicated that he did not have an issue with the heights of the signs proposed but
emphasized there was quite a bit of excess signage for the bank. Chairman Kopp reiterated that the Plan
Commission wanted to be fair to all other retailers in the community, so if the Plan Commission were to set a
standard, that this standard should be applied for the rest of the community. Chairman Kopp acknowledged
that there is room for some excess but the signage for the bank and car wash seemed severe but added that
he was just one vote. Mr. Katz acknowledged the Plan Commission’s concerns and stated that they would
take everything that was discussed into consideration.

Planning Consultant Choi summarized that the following would be addressed prior to the next Plan
Commission meeting:

1. Signage for the overall site should be reviewed and reduced.
2. All comments from Tri State need to be addressed.
3. Traffic issues need a second look. The proposed left turn lane from Town Center Drive needs more

detail to understand.
4. The porkchop proposed on Plainfield Road should be reviewed to extend the curb further to the east

to deter vehicles from making a left turn movement out of the site.
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January 29, 2021

To: Ms. Ann Choi
Village of Willowbrook
835 Midway Dr, Willowbrook, IL

From: GW Properties
2211 N Elston, Suite 304, Chicago, IL

RE: 735 Plainfield Rd, Willowbrook – Market Study

To Whom it May Concern:

The redevelopment of the vacant bowling alley located at 735 W Plainfield Rd, Willowbrook, IL will
provide services that are either relocating from another location within the Village or are the first of its
kind in Willowbrook.

Chase Bank (From Chase) – Chase Bank is relocating from an older, less accessible building across the
street. The reason they are relocating is primarily about the building and site itself. They have had
ongoing facility issues at their current location and the landlord, while friendly, has been slow to
respond. Their old branch was also too small and on two levels without an elevator which makes the
lower level problematic for ADA access. The site also has access issues. The eastbound left turn into
the site is not an easy maneuver and can sometimes be dangerous. This is a much better site access
wise. We also get to upgrade the format of the branch itself to the latest standard with less emphasis
on transactions and more on consultation – hence all the private offices. They also get to own vs lease,
which is more preferred by the tenant.

Gomez Y Guzman (From Owner) – Gomez Y Guzman opened its first US store last year. Based out of
Australia, they currently operate 160 stores in Australia, Singapore, Japan, and now the United States.
The closest location they have to this development is in Naperville, IL. While there are several quick
serve restaurants in Willowbrook, Guzman Y Gomez will be the first Mexican restaurant with a full drive
thru.

The uniqueness of the concept starts with the food. They pour their hearts and souls into creating
beautiful, balanced, crave able food, and a lot of that comes down to the ingredients they use and how
they are prepared. The food is simple, they start with the freshest, quality ingredients to make sure you
are tasting the best burrito or taco outside of Mexico. Not only is the food 100% clean, but it is also
healthy with no added preservatives, no artificial flavors or unacceptable additives. Not only is the food



clean but has the highest quality proteins such as Cage free fresh chicken, grilled flank steak, pork and
beef prepared and shredded daily. Additional to fresh meats they offer a variety of vegan and vegetarian
options which adds to the overall appeal.

The building offers, fast casual/quick serve atmosphere that competes with any types of these
restaurants. Add the double lane drive thru, with a proven process that moves cars through in 3
minutes, makes it competitive to any fast food establishment.

Encore Carwash (From Owner) – While there are several carwashes as part of fuel stations in
Willowbrook, Encore Carwash will be the first self service high end wash in the Village. Encore’s
proposed development will bring a unique auto laundry experience to residents and local visitors that
currently does not exist within the community. Encore will provide a very high quality wash, in a
noticeably short amount of time, very safely. By using a long tunnel wash system with state of the art
equipment and providing heated drying, Encore can deliver an exceptionally clean vehicle without the
need for hand drying. The large queuing area and multiple pay stations provides convenient access to
the wash and lowers wait times. Once a customer has gone through the wash, they have the option of
using one of any of the free vacuum stalls to clean the interior of their vehicle or exiting the site. Having
a large number of vacuum stalls ensures customers who would like to use the vacuum will be able to do
so. There will be four different washes to choose from with a price point of $5.00, $8.00, $12.00 &
$16.00 per wash

Encore’s goal is to provide a great product and experience to their customers in the most safe and
convenient way possible. Being a good neighbor and positive partner in the community is also of the
utmost importance. A Strong attention to detail has been placed on their architecture, branding, and
customer service to ensure the development compliments the neighbors and the Village while serving
the customer’s needs.

Currently, Encore has two facilities under development in Plainfield, IL and Hammond, IN. This will be
their third location.

We look forward to working with the Village on this exciting development, while bringing some new
concepts into the community.

Regards,

GW Properties
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January 29, 2021

To: Ms. Ann Choi
Village of Willowbrook
835 Midway Dr, Willowbrook, IL

From: GW Properties
2211 N Elston, Suite 304, Chicago, IL

RE: 735 Plainfield Rd, Willowbrook – Tax Impact Study

To Whom it May Concern:

The redevelopment of the vacant bowling alley located at 735 W Plainfield Rd, Willowbrook, IL will
produce increased sales tax and employment for the Village or Willowbrook. The proposed Guzman Y
Gomez restaurant estimates its revenue to be $3,000,000.00. Since this property is located within the
Route 83 / Plainfield Road Business district, a tax totaling 10% will be levied against it. The approximate
revenue that will be generated by the restaurant would produce $300,000.00 in total taxes annually, of
which the projected amount that would go to the Village would be $120,000.00 (See below breakdown):

7% State Sale Tax (1% to Village, 0.75% to Regional Transportation Authority, and the rest to
state)
1% Home Rule Tax
1% Business District Tax
1% Places of Eating Tax (for restaurants with indoor seating)

Additionally, between Guzman & Gomez and Encore Carwash, these businesses will bring in roughly 50
new jobs into the community.

The stabilized value of this property, after completing the project is projected to be $5,100,000.00,
which would result in approximately $86,000.00 in property taxes for the school districts and other
taxing bodies (see below breakdown):

Chase Bank: Market Value $2,040,000.00
Estimated Property Taxes $35,000.00

Restaurant: Market Value $960,000.00
Estimated Property Taxes $16,500.00

Encore: Market Value $2,100,000.00



Estimated Property Taxes $34,500.00

As the property stands today, the value is $870,220.00 with property taxes being $42,162.16.

This project would be a major generator of new sales tax revenue to the Village as well as generate
property taxes for the school districts and other taxing bodies. The development of this property will
create hundreds of new jobs between construction, and employees of the businesses. It is expected
that some of the jobs would be filled by local residents and will utilize nearby business for various needs
of the project throughout time. In total, the project would encompass approximately $8 million of new
investment into Willowbrook.

Thank you for this opportunity.

Regards,

GW Properties
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Project Traffic Review #3
 
To: Ms. Ann Choi 
 Planning Consultant, Village of Willowbrook 
 
From: Lynn M. Means, P.E., PTOE  
 Senior Transportation Engineer 
 
Date: February 10, 2021 
 
Subject: Mixed Use Development 
 735 Plainfield Road  
 Willowbrook, Illinois 
 
 
Gewalt Hamilton Associates, Inc. (GHA) has reviewed the response letter and supporting information prepared by 
Kenig, Lindgren, O’Hara, Aboona, Inc. (KLOA) dated February 8, 2021 and found it to adequately address our 
comments, questions and concerns.  No further response is needed. 
 
 

* * * * * * * * * * * * 
 
Should you have any questions please do not hesitate to contact GHA at 847-478-9700.  
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                                                       FOUNDED IN 1946
                                                                    

                                                                                                 
                                                                                                                                                            
                                                                                                                              
                                                                                                                    
                                                                                                                                                      

TRI-STATE  
                         FIRE PROTECTION DISTRICT

                                                419 PLAINFIELD ROAD DARIEN, ILLINOIS 60561 (630) 323-6445

February 16, 2021

Kimley Horn and Associates Inc.
Attn: Eric Tracy
4201 Winfield Road Suite 600
Warrenville, IL 60555
630-487-5560

Eric.tracy@kimley-horn.com
planner@willowbrook.il.com

RE: Site Plan Review 
735 Plainfield Road, Willowbrook, IL 60527

To whom it may concern,

We have received a copy of the site plans and turn exhibits for the above listed project. 
After review, we find the plans to be in apparent compliance with applicable standards relative to 
fire prevention and life safety.

Necessary inspections are to be performed along with any outstanding fees paid before 
occupancy is granted. 

The Bureau of Fire Prevention has been asked to review the plans, specifications or other 
documents submitted to see if compliance has been made with the Fire Prevention Codes and 
Ordinances of the Tri-State Fire Protection District. Errors or omissions by representatives of 
the Bureau of Fire Prevention do not constitute permission to cancel, set aside or waive any 
provision of any applicable Code or Ordinance of the Tri-State Fire Prevention District. 
Approvals by the Bureau of Fire Prevention will be in writing only.

Sincerely,

Lawrence P. Link
Director 
Bureau of Fire Prevention
lawrencelink@tristatefd.com
630-654-6284



Attachment 17
Standards for Special Uses

(1 page)



4 

Standards for Special Use Permit 
Requested Special Use Permit for the Planned Unit Development at 735 Plainfield Road for the financial 
institution with a drive-thru component, automobile washing and cleaning facility, and drive-thru-fast 
food establishment.  

9-14-5.2:  Standards:  

A. That the establishment, maintenance, or operation of the special use will not be detrimental to 
or endanger the public health, safety, morals, comfort or general welfare. The development will 
not be detrimental to or endanger the public health, safety, morals, comfort or general 
welfare of the public.  
 

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. The special use will not be injurious to the use and 
enjoyment of the other properties 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 surrounding property for uses permitted in the district. The special use will 
not impede on the normal and orderly development and improvement of surrounding property 
for uses permitted in the district.  
 

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

E. 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. Adequate measures have been taking to 
provide ingress and egress so designed to minimized traffic congestion in the public streets.  
 

F. 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 recommendation of the Plan Commission. The special use will 
conform to the applicable regulations of the district as deemed appropriate by the Plan 
Commission and Village Board.  
 

G. Conditions in the area have substantially changed, and at least one year has elapsed since any 
denial by the Village Board of any prior application for a special use permit that would have 
authorized substantially the same use of all or part of the site. There has not been an 
application for this property within the last year.  
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Standards for Planned Unit Development 

9-13-6: Standards for Planned Unit Development 
A. Comprehensive Plan: A planned unit development must conform with the intent and spirit of 

the planning goals and objectives of the Village Comprehensive Plan. No variance required – the 
proposed PUD will meet the goals and intents of the Village Comprehensive Plan, as the uses 
proposed to be appropriate for the area and beneficial the community overall. 
 

B. Size And Ownership: The site of the planned unit development must be under single ownership 
and/or unified control and be not less than two (2) acres in area. Variance is requested, due to 
the nature of the planned unit development, the individual lots should be available for 
separate ownership due to separate uses.  No variance is required regarding minimum size as 
the lot area of the total PUD exceeds two (2) acres in area. 
 

C. Compatibility: The uses permitted in the planned unit development must be of a type and so 
located as to exercise no undue detrimental influence upon surrounding properties. No variance 
required – the proposed PUD will align with current adjacent zoning and will not have 
detrimental influence upon the surrounding properties. 
 

D. Stormwater Management: Adequate facilities, both on site and off site, shall be provided to 
ensure that all drainage related issues are addressed. No variance required – the engineering 
plans and drainage reports will identify that the all stormwater management proposed on-site 
will conform to current municipal stormwater ordinances. 
 

A. Traffic: That adequate provision be made to provide ingress and egress so designed as to 
minimize traffic congestion in the public streets. No variance required – ingress and egress are 
designed to minimize traffic congestion in the public streets to the extents possible.  
 

B. Preservation Standards: Due regard shall be demonstrated for any existing site conditions 
worthy of consideration including: desirable trees of a minimum six inch (6") caliper or greater, 
natural bodies of water, designated wetlands and/or flood hazard areas, etc. All desirable 
vegetation shall be identified by location, caliper size, type, condition and a method by which 
preservation efforts will be conducted. A tree preservation plan and landscape plans are 
provided as part of our submittal package.   
 

K. Uses For PUDs Greater Than Five Acres: Any permitted or special use available under any of the 
various zoning districts classifications, whether singly or in combination, and any other use 
permitted by law, may be allowed as either a permitted or special use within a planned unit 
development consisting of more than five (5) acres, but only to the extent specifically approved 
by the Village Board, after a finding that such use is consistent with the objectives of this 
chapter. Variance requested as existing site area is below five (5) acres, however, plan meets 
intent of a planned unit development given combination of uses proposed.  
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Findings of Fact 

9-13-7: Findings of Fact for Planned Unit Developments 
A. In what respects the proposed plan is consistent with the stated purpose of the planned unit 

development regulations. The proposed plan is consistent with the stated purposes identified 
specifically including providing diversification in uses (9-13-1 (A) 2) and rational and economic 
development (9-13-1 (A) 6).  
 

B. The extent to which the proposed plan meets the requirements and standards of the planned 
unit development regulations. (Ord. 97-O-05, 1-27-1997). The proposed plan meets the 
requirements and standards of the planned unit development regulations aside from the items 
presented within the standards for special use & variations document.  
 

C. The extent to which the proposed plan departs from the zoning and subdivision regulations 
otherwise applicable to the subject property, including, but not limited to, the density, 
dimension, area, bulk and use, and the reasons why such departures are deemed to be in the 
public interest. The proposed plan departs from the zoning and subdivision regulations ad 
noted in the standards for special use & variations document. 
 

D. The method by which the proposed plan makes adequate provision for public services, provides 
adequate control over vehicular traffic, provides for and protects designated common open 
space, and furthers the amenities of light and air, recreation and visual enjoyment. The 
proposed plan will not impair an adequate supply of light and air to the adjacent property, 
substantially increase congestion in the public streets, substantially increase the danger of 
fire, or endanger the public safety. 
 

E. The relationship and compatibility of the proposed plan to the adjacent properties and 
neighborhood. (Ord. 75-O-3, 3-10-1975). The proposed plan fronting a major route provides 
similar use as in the current condition and is not a departure from current uses of the adjacent 
properties along the route.  
 

F. The desirability of the proposed plan with respect to the physical development, tax base and 
economic well being of the Village. The proposed plan will provide physical and economic 
benefits to the community in comparison to the existing use.   
 

G. The conformity with the intent and spirit of the current planning objectives of the Village. (Ord. 
97-O-05, 1-27-1997). The proposed PUD will meet the goals and intents of the Village 
Comprehensive Plan, as the uses proposed to be appropriate for the area and beneficial the 
community overall. 
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