
A G E N D A 

MEETING OF THE PLAN COMMISSION OF THE VILLAGE OF WILLOWBROOK TO BE HELD ON WEDNESDAY, 

DECEMBER 3, 2025, AT 7:00 P.M. AT THE VILLAGE OF WILLOWBROOK COMMUNITY RESOURCE CENTER 

(CRC) BOARDROOM, 825 MIDWAY DRIVE, WILLOWBROOK, ILLINOIS 60527. 

Due to the expiration of the Governor's Disaster Declaration, public participation/comment is 
permitted solely by attending the meeting at 825 Midway Drive. 
 

1. CALL TO ORDER 

2. ROLL CALL 

3. OMNIBUS VOTE AGENDA 

A. Waive Reading of Minutes (APPROVE) 

B. November 5, 2025, Plan Commission Regular Meeting 

4. PLAN COMMISSION CONSIDERATION: PC 25-11: Consider a petition requesting a subdivision 
and zoning variations from Title 9 of the Village Unified Development Ordinance to allow the 
following: 

a. Final Plat of Subdivision to resubdivide one (1) parcel into two (2) parcels at 5904 
Western Avenue for the Penelope and Quinn Estates Subdivision. 

b. Approval of variations from Title 9 Unified Development Ordinance as part of the 
proposed subdivision. 
  

A.   Public Hearing 

B.   Discussion/Recommendation  

5. VISITOR'S BUSINESS 

6. COMMUNICATIONS 

7. ADJOURNMENT 



PLAN COMMISSION – REGULAR MEETING 

November 5, 2025 

 

MINUTES OF THE REGULAR MEETING OF THE PLAN COMMISSION HELD ON 
WEDNESDAY, NOVEMBER 5, 2025, AT THE VILLAGE COMMUNITY RESOURCE CENTER 
(CRC) BOARDROOM, 825 MIDWAY DRIVE, WILLOWBROOK, ILLINOIS. 

Due to the expiration of the Governor’s Disaster Declaration, public participation/comment 
was permitted solely by attending the meeting at 825 Midway Drive. 

 

1. CALL TO ORDER 

Chairman Walec called the meeting to order at 7:00 p.m. 

 

2. ROLL CALL 

Those present at the CRC: Chairman Walec, Vice Chairman Kaucky, Commissioners 
Kanaverskis and Kaczmarek. 
Staff present: Michael Krol, Director of Community Development, and Donna Guerin, Plan 
Commission Secretary. 
Absent: Commissioner Louise.  

 

3. OMNIBUS VOTE AGENDA 

The items on the Omnibus Vote Agenda were as follows: 

• Waive Reading of Minutes (APPROVE) 

• Minutes of the July 2, 2025, Plan Commission Regular Meeting 

MOTION: Made by Vice Chairman Kaucky, seconded by Commissioner Kaczmarek, to 
approve the Omnibus Vote Agenda as presented. 

Roll Call Vote: 
AYES: Chairman Walec, Vice Chairman Kaucky, Commissioners Kaczmarek, Kanaverskis 
NAYS: None 

MOTION DECLARED CARRIED 



 

4. PLAN COMMISSION CONSIDERATION 

PC 25-07: Petition requesting a Special Use for a kennel for overnight pet boarding services 
in the B – Community Shopping District, for the existing pet grooming business, The Barker 
Shop, located at 7420 S. Quincy Street. 

Chairman Walec read the petition for Special Use and asked if the petitioner was present. 

The petitioner, Alina Johnson, of 7420 S. Quincy Street, Willowbrook, IL 60517, was sworn 
in by Director Krol.  

Applicant Presentation: 
Ms. Johnson presented the request, noting that The Barker Shop has been in Willowbrook 
since August 2021 and previously operated in La Grange for 19 years. The request is for a 
Special Use to allow overnight dog boarding, a service frequently requested by existing 
clients. The expansion would be modest, with a maximum of 20 dogs overnight. All dogs 
will be walked individually by staff, have access to an indoor play area, and be settled into 
private suites at night. 

She stated that overnight boarding will not significantly alter the business model, as 
operations will occur during times when the surrounding businesses are closed, limiting 
potential noise or disruption. The business aims to maintain a premium, low-traffic, well-
managed environment for trusted clients.  

Public Comment: 
Chairman Walec invited members of the public to speak. 
No audience members came forward.  

Commissioner Questions: 
Chairman Walec confirmed that all Commissioners had reviewed the Special Use 
Standards submitted by the applicant. 

Commissioner Kanaverskis asked how often the facility is inspected by DuPage County. 
The applicant responded that the U.S. Department of Agriculture had visited the day before 
and issued a license, and inspections occur 1–2 times per year, with occasional surprise 
inspections. 

Commissioner Kanaverskis also asked whether the number of dogs allowed is determined 
by square footage. 
Ms. Johnson stated that it is not; inspections review overall conditions. With 6,000 sq. ft., 
the business has ample space, but will begin with five dogs to establish routine 



procedures. The grooming operation already handles 30–70 dogs per day during holidays, 
so staff is accustomed to high-volume care.  

Chairman Walec restated for the record that the Plan Commissioners have reviewed the 
Special Use Standards as outlined in Section 9-9-05 of the Village UDO.  

Motion: 
Hearing no further discussion, Chairman Walec requested a motion: 

“Based on the submitted petition and testimony presented, I move that the Plan 
Commission recommend to the Village Board approval of the requested Special Use Permit 
for overnight dog boarding within The Barker Shop, located at 7420 S. Quincy Street, 
subject to the following conditions: 

1. Boarding shall occur indoors only, with no outdoor kennels. 

2. The facility shall comply with DuPage County Animal Control and Village of 
Willowbrook regulations. 

3. No structural expansion or changes to exterior lighting or signage shall occur 
without Village approval. 

4. The use shall be operated substantially in conformance with the submitted site and 
floor plan.” 

MOTION: Made by Vice Chairman Kaucky, seconded by Commissioner Kanaverskis. 

Roll Call Vote: 
AYES: Chairman Walec, Vice Chairman Kaucky, Commissioners Kaczmarek, Kanaverskis 
NAYS: None 

MOTION DECLARED CARRIED 
Public Hearing closed.  

 

6. VISITORS’ BUSINESS 

None. 

 

7. COMMUNICATIONS 

Director Krol reported upcoming Plan Commission cases, including the mixed-use district 
language from the comprehensive plan update, a subdivision proposal, and a new PUD. He 



also noted that a new Plan Commission member has been selected and may be sworn in 
before the December hearing. 

Vice Chairman Kaucky asked about the progress of Panda Express. 
Director Krol stated that the target opening date remains by year-end, though minor 
watermain delays occurred, and inspections continue regularly. 

Vice Chairman Kaucky also asked about the Boris Park renovation timeline. 
Director Krol responded that Parks Department staff indicate April 2026 as the current 
target date, with more information to come closer to completion.  

 

8. ADJOURNMENT 

MOTION: Made by Vice Chairman Kaucky, seconded by Commissioner Kaczmarek, to 
adjourn the meeting at 7:10 p.m. 

Roll Call Vote: 
AYES: Commissioners Kaczmarek, Kanaverskis, Vice Chairman Kaucky, Chairman Walec 
NAYS: None 

MOTION DECLARED CARRIED – UNANIMOUS VOICE VOTE 

 

PRESENTED, READ, AND APPROVED 

  

 

Chairman Walec 

Minutes transcribed by Director Krol 
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Village of Willowbrook 
Staff Report to the Plan Commission 

 
Public Hearing Date:  December 3, 2025 
 
Prepared By:   Michael Krol, Director of Community Development 
 
Case Title: Zoning Hearing Case No. PC 25-11: Final Plat of Subdivision for Penelope 

and Quinn Estates Subdivision, located at 5904 Western Avenue, and 
consideration of zoning variations to the Unified Development 
Ordinance. 

 
Petitioner: Matthew & Claire Koehler, 5904 Western Avenue, Willowbrook, IL 

60527. 
 
Action Requested: Consideration and recommendation regarding a Final Plat of Subdivision 

for 5904 Western Avenue, Willowbrook, Illinois, for a minor subdivision, 
for a lot line adjustment to resubdivide one (1) single-family residential 
parcel into two (2) single-family residential parcels, and considerations 
of certain variations from Title 9 of the Unified Development Ordinance 

 
Location:  5904 Western Avenue, Willowbrook IL 60527 
 
PINs:  09-15-400-005 
 
Existing Zoning:  R-2 Single Family Residence District 
 
Proposed Zoning:  R-2 Single Family Residence District 
 
Property Size:  0.53 acres 
 
Surrounding Land Use:  Use       Zoning 
 North    Single Family Residential    Westmont 

East    Single-Family Residential    R-2 
West       Single-Family Residential    Westmont 
South           Single-Family Residential    Westmont 

 
 
 
 
 
 
 
 
 
 
Necessary Action by   Make either a positive recommendation or negative recommendation to the  
Plan Commission: Mayor and Village Board for the proposed Final Plat of Subdivision and the 

identified zoning variations for the Penelope and Quinn Estates Subdivision. 
A sample motion can be found on page 7.  
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History & Background 
Site Description 

The single lot property is 0.55 total acres and is currently zoned R-2 single-family residential district. The 
property was platted in DuPage County as part of Eileen Thome’s Subdivision from 1956. The existing 
property is a corner lot at Western Avenue and 59th Street. The home was originally constructed under 
DuPage County zoning prior to incorporation and indicates a 27' building line along 59th Street, as 
shown on the original survey (attachment 7). The front yard lot dimension is 120.95 feet wide, and the 
corner side yard is 190.99 feet in depth.  
 
The 59th Street right-of-way is located in the Village of Westmont jurisdiction, and the Village of 
Westmont recently incorporated the property to the west and south of the subject property. The 
property to the north is also located in the Village of Westmont. 
 

Exhibit 1: Site View and Arial View of the Subject Property 

 
Development Proposal 
The purpose of this meeting and public hearing is to consider a petition requesting review and 
recommendation of a Final Plat of Subdivision for the Penelope and Quinn Estates subdivision at 5904 
Western Avenue, Willowbrook, Illinois. The petitioner proposes a minor subdivision to resubdivide one 
(1) existing single-family residential parcel into two (2) lots, both of which will retain the R-2 Single-
Family Residence District zoning classification. 
 
Although the subdivision itself is straightforward, the variation list is more complex due to the fact that 
the subdivision changes the orientation of the existing lot, which alters how the Unified Development 
Ordinance (UDO) applies to the existing home. The proposed subdivision reorients Lot 2 to front 
Western Avenue rather than 59th Street, which triggers updated setback requirements not applicable 
when the house was originally constructed under DuPage County zoning. 
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In addition to the plat, the petitioner is requesting approval of the following zoning variations from the 
UDO: 

1. Section 9-3-01(A) – Reduce the required front yard setback in the R-2 
District from 40 feet to 27 feet for the existing house on Lot 2. 

2. Section 9-3-01(A) – Reduce the required rear yard setback from 30 feet 
to 19.59 feet for the existing house on Lot 2. 

3. Section 9-3-01(1) – Allow impervious surface coverage to increase from 
40% to 43% for Lot 2 (reflecting existing conditions of the house, 
detached garage, and driveway). 

4. Section 9-4-11(D)(3)(a) – Permit the existing detached garage, classified 
as an accessory structure, to encroach 3.64 feet into the newly created 
10-foot Public Utility and Drainage Easement (P.U.D.E.). 

5. Section 9-4-11(D)(3)(b) – Reduce the required rear setback for an 
accessory structure from 10 feet to 6.36 feet for the existing detached 
garage. 

6. Section 9-07-03(A) – Streets – Allow the existing Western Avenue Street 
configuration to remain as-is with no required improvements. 

7. Section 9-07-04(D)(1) – Waive the sidewalk requirement along Western 
Avenue, as no other Willowbrook properties along this street contain 
public sidewalks. 

 
The petitioners, Matthew and Claire Koehler, reside in the existing home on the subject property and 
intend to maintain residence on Lot 2 while selling Lot 1 for future single-family development. Both lots 
will remain in the R-2 District. 
 
Under the Subdivision Standards and Procedures of the UDO, the proposal qualifies as a minor 
subdivision, as it contains fewer than five (5) lots. Minor subdivisions require a public hearing, Plan 
Commission recommendation, and subsequent Village Board consideration. 
 
It is important to note that the current legal front yard of the property is along 59th Street, consistent 
with the original County platting. By UDO definition, the front lot line for a corner lot is the shorter 
boundary abutting a street. With the proposed subdivision, “Lot 2” becomes reoriented toward Western 
Avenue, and therefore, the front setback requirement increases to 40 feet. The existing home sits 
approximately 31 feet from Western Avenue property line, which is a compliant historic County setback, 
but is nonconforming under current Village zoning. The corresponding variations are necessary to 
preserve the existing home and formally establish the new building envelope. 
 
Although the variation list appears extensive, the majority of requests relate to existing legal non-
conforming conditions created prior to annexation into Willowbrook. These include the existing house, 
driveway, and detached garage, as well as the 1956 County-approved 27-foot corner side yard setback 
shown on the plat. The requested variations apply only to the existing structures. Any future 
redevelopment on either lot must fully comply with all current R-2 zoning standards, including setbacks, 
impervious surface maximums, and accessory structure placement. 
 
Two variations relate to required improvements normally triggered by subdivisions. Section 9-07-03 
requires new subdivisions to include certain street improvements, and Section 9-07-04(D)(1) requires 
sidewalks. Because Western Avenue contains no existing sidewalk segments within Willowbrook’s 
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jurisdiction, and because the street is not proposed to be reconstructed, the petitioner is requesting 
relief from both requirements. 
 
Finally, Section 9-7-03(B)(3) requires that all new subdivisions dedicate rear and interior side yard utility 
easements. By establishing a new 10-foot P.U.D.E. on Lot 2, the existing detached garage becomes an 
encroachment into the easement by 3.64 feet. This is an existing condition resulting from the age and 
original placement of the structure. The variation request formally acknowledges the encroachment and 
establishes that any future reconstruction must comply with the easement requirements. 
 
The proposed lots are similar in size and shape. Lot 1 will be the vacant lot containing 12,099 square 
feet, and Lot 2 contains the existing home and accessory garage. Water service is available along 
Western Avenue, and Village water already serves Lot 2. Sanitary sewer was recently extended across 
Western Avenue and is now available for both lots; the extension has been inspected and approved by 
the Village Engineer, Public Works, and the Flagg Creek Water Reclamation District. 
 
Staff Analysis 
Appropriateness of Use 
Both proposed lots will remain single-family residential, which is a permitted use in the R-2 Zoning 
District and appropriate for the surrounding neighborhood. With respect to the requested setback 
variations, staff finds that the findings of fact have been met. The hardship is directly tied to the historic 
platting and original building lines, as documented on the original 27-foot building line shown on the 
Plat of Survey, and the existing home predates the Village of Willowbrook, having been constructed 
under DuPage County zoning requirements. Once the subdivision is created, the “front” of the existing 
house shifts from 59th Street to Western Avenue, resulting in new setback requirements that did not 
apply when the home was originally built. Staff agrees that the requested variations apply only to the 
existing home and that any future redevelopment must comply fully with current zoning standards. 
 
With respect to the easement encroachment, the existing detached garage extends approximately 3.64 
feet into the newly required 10-foot Public Utility and Drainage Easement (P.U.D.E.). This is an existing, 
legal nonconforming condition that results from the structure’s placement prior to annexation. 
However, any future reconstruction or redevelopment of the garage must eliminate this encroachment 
and fully comply with current easement requirements. 
 
The final two variation requests relate to the subdivision code sections establishing minimum standards 
for streets and sidewalks. The subdivision requirements for streets address design and layout standards, 
including grading, pitch, radii, intersections, and the overall arrangement of subdivision street networks. 
Because Western Avenue is an existing roadway and no improvements are proposed or warranted with 
this minor subdivision, the applicant is requesting a variation to allow the street to remain in its current 
condition. 
 
Regarding the sidewalk variation, staff notes that there is no continuous sidewalk along Western Avenue 
within Willowbrook’s jurisdiction, and the Village of Westmont has confirmed that sidewalks are not 
required on 59th Street. Constructing a sidewalk segment solely for this subdivision would result in an 
isolated, disconnected section. For these reasons, staff supports the sidewalk waiver request. 
 
Stormwater and sanitary sewer service will be evaluated during the building permit review for any new 
home construction, and no engineering conflicts have been identified at this time. The proposed 
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subdivision is also consistent with the Village’s Comprehensive Plan, which supports low-density 
residential development (1–4 units per acre). The creation of two lots averaging approximately 0.55 
acres each falls well within the recommended density range. 
 
The bulk regulations for the R-2 district are provided in the chart below, highlighting the variations for 
the existing home. 
 

 
Bulk Standard 

 
R-2 

Proposed with new lot configuration 
  

Variance 

Lot 1 – Vacant  Lot 2 – Existing House 
Lot Area 11,000 sq. ft. 12,099 sq. ft. 11,030 sq. ft. None 
Lot Width 70 ft. 100 ft. 90.99 ft. None 
Front Yard 
Setback 

40 ft. 40 ft. 27 ft. Yes 

Interior Side Yard 
Setback 

8 ft. 8 ft. 17.17 ft. None 

Exterior Side 
Yard Setback 

40 ft. 40 ft. N/A 
 

None 

Rear Yard 
Setback 

30 ft. 30 ft. 19.59 ft. Yes 

Lot Depth N/A 121.31 120.88 None 
Lot Coverage 40 % N/A 43% Yes 

 
Comprehensive Plan/Compatibility 
The Village of Willowbrook Comprehensive Plan calls for low density residential at a rate of 1-4 dwelling units 
per acre. The resulting two-lot subdivision provides approximately 0.55 acres per lot, well within the 
recommended density range and supportive of neighborhood continuity. Another measure of 
appropriateness is to compare the new lot sizes with those that exist in the neighborhood. Surrounding 
existing lots are zoned R-2 in the area to the east of the subject property with similar lot widths and depths. 
A similar subdivision was approved on the east side of Western Avenue in 2024. 
 
Easements 
Section 9-7-03(B)(3) of the Village Code includes easement requirements for interior lots within a 
subdivision.  Pursuant to the Subdivision Standards and Procedures, five-foot (5’) interior side yard 
easements and ten-foot (10’) rear yard easements are required and are reflected in the proposed plat.  
 
The Village’s stormwater engineer, Christopher B. Burke Engineering, has made a recommendation of 
approval for the final subdivision plant. Stormwater management and grading will be reviewed under the 
new single-family residential dwelling permits for each lot. 
 
Standards for Review for a Variation (9-9-04) 
The variation process is designed to provide a narrowly circumscribed means by which relief may be 
granted from unforeseen applications of this UDO that create practical difficulties or particular 
hardships. 
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The Plan Commission shall acknowledge all the standards have been reviewed and shall not 
recommend, and the Village Board shall not grant variations from the regulations of this UDO unless an 
affirmative and adoption the proposed finding of facts shall be made as to all of the review criteria 
established below, which findings of fact shall be based upon evidence provided by the applicant and 
the information provided in this report. 
 

(1) The property in question cannot yield a reasonable return if permitted to be used only under 
the conditions allowed by the regulations of the district in which it is located.  

(2) The proposed variation will not merely serve as a convenience to the applicant but will alleviate 
some demonstrable and unusual hardship which will result if the strict letter of the regulations 
were carried out and which is not generally applicable to property within the same district.  

(3) The alleged hardship has not been created by any person presently having a proprietary interest 
in the premises.  

(4) The proposed variation will not be materially detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood.  

(5) The proposed variation will not impair an adequate supply of light and air to adjacent property, 
substantially increase congestion in the public streets, increase the danger of fire, or endanger 
the public safety.  

(6) The proposed variation will not alter the essential character of the locality.  
(7) The proposed variation is in harmony with the spirit and intent of this UDO. 

 
Staff Summary 
The Community Development Staff has no objection to the proposed subdivision and zoning variance 
requests. The vacant lot in the proposed subdivision complies with the guidelines set forth in the 
Village’s Comprehensive Plan and with the bulk regulation requirements of the R-2 Zoning district in the 
Village Unified Development Ordinance (UDO). The requested lot configurations should have no 
negative impacts on surrounding land uses.  
 
Staff recommends that the Plan Commission forward a positive recommendation to the Village Board 
for with approval of the requested zoning variations applying only to the existing structure on Lot 2. 
These variations include allowing a reduced foot front yard setback along Western Avenue, a reduced 
rear yard setback, and an impervious surface coverage of 43 percent, reflecting existing site conditions.  
 
Staff further recommends acknowledgment of the detached garage’s legal nonconforming 
encroachment into the required Public Utility and Drainage Easement (P.U.D.E.), as well as approval of 
both variation request to the subdivision code Section 9-07-03 pertaining to streets and sidewalks 
because of the hardship of the existing streets and public sidewalks. 
 
Staff would also recommend reviewing the variation standards included above staff recommendations 
before considering acceptance. 
 
If additional time or testimony is needed, the Plan Commission may wish to continue this hearing and/or 
consideration the proposed petition. If the Plan Commission’s work is completed, the following sample 
motion is provided for the Plan Commission’s use: 
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Sample Motion: 
Based on the submitted petition, finding of facts, and testimony presented, I move that the Plan 
Commission recommend to the Village Board, approval of the proposed Final Plat of subdivision for 
5904 Western Avenue, Willowbrook, Illinois for a minor subdivision, for a lot line adjustment to 
resubdivide one (1) single-family residential parcel into two (2) single-family residential parcels and  
consideration of the following zoning variations:  
 

1. Section 9-3-01(A) – Reduce the required front yard setback in the R-2 District from 40 feet to 
27 feet for the existing house on Lot 2. 

2. Section 9-3-01(A) – Reduce the required rear yard setback from 30 feet to 19.59 feet for the 
existing house on Lot 2. 

3. Section 9-3-01(1) – Allow impervious surface coverage to increase from 40% to 43% for Lot 2 
(reflecting existing conditions of the house, detached garage, and driveway). 

4. Section 9-4-11(D)(3)(a) – Permit the existing detached garage, classified as an accessory 
structure, to encroach 3.64 feet into the newly created 10-foot Public Utility and Drainage 
Easement (P.U.D.E.). 

5. Section 9-4-11(D)(3)(b) – Reduce the required rear setback for an accessory structure from 10 
feet to 6.36 feet for the existing detached garage. 

6. Section 9-07-03(A) – Streets – Allow the existing Western Avenue street configuration to 
remain as-is with no required improvements. 

7. Section 9-07-04(D)(1) – Waive the sidewalk requirement along Western Avenue, as no other 
Willowbrook properties along this street contain public sidewalks. 
 

Subject to the following condition that the approved zoning variations are for the existing conditions of 
the house. Any new development will need to comply with all bulk regulations and building codes. 
 
 
 
Documents Attached:  Attachment 1: Public Hearing Notice 
    Attachment 2: Picture of Public Hearing sign 
    Attachment 3:  Legal Description  
    Attachment 4:  Application 
    Attachment 5: Variation Standards & Narrative by applicant (2 sheets) 
    Attachment 6: CBBEL Recommendation of Approval 
    Attachment 7:  Plat of Survey 

Attachment 8:  Final Plat of Penelope and Quinn Estates (11x17) 
Attachment 9:  Split Condition (11x17) 
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 Attachment 1 

Notice of Public Hearing (1 Sheet) 
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Attachment 2 

Picture of Public Hearing Sign posted on site 
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Attachment 3 

Legal Description 
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Attachment 4 

Application (1 sheet) 
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Attachment 5 

Variation Standards/Narrative (2 pages) 
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Attachment 6 

CBBEL Recommendation of Approval (1 page) 
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Attachment 7: 
Plat of Survey 
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Attachment 8: 

Final Plat of Penelope and Quinn Estates (11x17) 
 

Attachment 9: 
Split Condition (11x17) 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 






	12.3.25 PC MEETING A G E N D A
	11.3.25 Plan Commission Minutes
	25-11 PC Report (Penelope & Quinn Estates Subdivision) 12.3.25
	Attachment 8-02 - SubPlat-WIP5  10-29-25 8.5x11
	Attachment 9-01 - 5904 Western Ave Split Condition 8.5x11

