
SPECIAL MEETING OF THE
PLANNING AND ZONING COMMISSION 

January 22nd, 2014 at 7:00 PM
Location: Edward Barcal Hall, 8820 Brookfield Avenue 

Brookfield, Illinois

AGENDA 
I. Call to Order

II. Roll Call

III. Staff Update

Building Code

IV. Public Hearings

PC Case No. 15-02
Consideration of a Special Use and Variation for Riverside Brookfield High School zoned A
Single Family Residential located at 160 Ridgewood Rd to construct a parking lot, permit
construction of tennis courts with in the 25 foot front setback, and fence higher than 6 feet.

V. New Business

VI. Old Business

a. Approval of Minutes
b. Future Meeting Update

VII. Adjournment

Individuals with a disability requiring a reasonable accommodation in order to participate in any meeting 
should contact the Village of Brookfield (708)485-7344 prior to the meeting.  Wheelchair access may be 

gained through the front (South) entrance of the Village Hall.



Village of Brookfield 
Planning and Zoning Commission 

Staff Report

TO: Village of Brookfield Planning and Zoning Commission 

HEARING DATE: January 22nd, 2015 (Special Meeting)  

FROM: Building and Planning Department 

PREPARED BY: Heather Milway, Village Planner 

TITLE 

PZC 15-02 – 160 Ridgewood Rd; School District 208, owner of the subject property, requests a Special Use 
Amendment according to section 62-880 and two Variations according to section 62.75 &12.199. The Special 
Use Amendment would allow the applicant to construct a parking lot. The Variationa would allow the 
applicant to have a zero front setback and a greater than six foot fence to relocate their tennis courts. 

GENERAL INFORMATION 

APPLICANT: Dr. Kevin Skinkis  
School District 208 (Riverside Brookfield High School) 
160 Ridgewood RD 
Riverside, IL 60546 

APPLICATION/NOTICE: The application has been filed in conformance with applicable procedural and public 
notice requirements.  

PROPERTY INFORMATION 

EXISTING ZONING: A Single Family Residential 
EXISTING LAND USE: Riverside Brookfield High School (RBHS) 
PIN: 15-35-104-007-0000 & 15-35-104-007-0000 
SURROUNDING ZONING AND LAND USES: 

North: A Single Family Residential 
South: A single Family Residential 
East: Village Limits 
West: A Single Family Residential 
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ANALYSIS 
 
SUBMITTALS  
 

This report is based on the following documents, which are on file with the Building and Planning 
Department: 
 
1. Application for Public Hearing and Required Fees 
2. Certification of Legal Notice Published January 7th, 2015 in the Landmark 
3. Petitioner Project Submittal Including: 

a. Application 
b. Proof of Ownership 
c. Project Summary 
d. Site Plan 
e. Traffic Impact Study 
f. Stormwater Calculations 

 
DESCRIPTION  
The applicant requests a Special Use Amendment according Section 62-880, to allow construction a parking 
lot to increase parking availability during school hours, for athletic and special events and shift the long jump 
and pole vaulting facilities. The applicant requests a Variation according to section 62.75 to allow a zero front 
setback in order to construct five tennis courts as required by their tennis program. Lastly, the applicant 
requests a Variation according to section 12.199 to allow a ten foot fence around their proposed tennis 
courts as required by the tennis program. 
 
BACKGROUND  
The applicant has owned the property since 1939 and operated the property for school purposes/ activities.  
The creation of a parking lot would reduce the issue with limited parking or conflicts with Zoo patron 
parking. The relocation of existing tennis courts to accommodate the proposed parking area. 
 
ZONING 
The property is currently zoned A Single Family Residential.  
 
PUBLIC COMMENT 
No public comments have been have been submitted to Village Hall in-person or by written document as of 
the writing of this report.  Any comments that are submitted will be presented at the Planning and Zoning 
Commission Hearing. 
 
DISCUSSION 
Special uses are defined by Section 62-819 as “uses which have unique, special or unusual impact upon the 
use or the enjoyment of neighboring properties beyond those uses normally included ‘of right’”. In this 
proposal the traffic impact on the surrounding area may affect the use/enjoyment of the neighboring 
properties. The applicant provided a traffic study that examines one possible outcome of the increase in 
parking at the school that would have a net impact of zero on the traffic congestion. This is the best case 
scenario that would have no impact on congestion. However, no other outcomes were explored. One 
scenario may be that congestion would increase due to the additional 91 vehicles that would travel to and 
from the school that did not do so prior to the proposed parking lot. The likely result of the proposed parking 
lot is an increase in traffic congestion at the intersection of Golf and Washington. The amount of increased 
congestion can only be speculated without a detailed traffic study.  
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 The applicant submitted preliminary stormwater management plans to demonstrate their ability to meet 
Village requirements. The plans they submitted are not approved and require changes to meet Village 
Stormwater requirements. Project Engineer has acknowledged that they will submit correct detention 
volumes when they apply for a stormwater permit. The proposed parking area will retain more water than 
just the current grass area. Although the proposed tennis courts and parking lot will contain a larger 
impervious area than the existing site, the release rate from this area will be significantly reduced, 
stormwater running off the site on to surrounding properties would be reduced, and the rate at which 
stormwater enters the combined storm sewer would be slowed and in some cases prevent sewer overflow. 

 

               Current 100-yr Release Rate from Phase 3 Area =                12.92 cfs 
               Proposed 100-yr Release Rate from Phase 3 Area =               0.53 cfs 
 
               Current 10-yr Release Rate from Phase 3 Area =                7.56 cfs 
               Proposed 10-yr Release Rate from Phase 3 Area =             0.53 cfs 

 
Any runoff in excess of the 0.53 cfs from the proposed site will be detained in under-pavement storage 
facilities being designed for the project.  The proposed detention would slow the release rate of the water 
from the site, slower than the existing grass area. 
  
Variations are defined by section 62.760 as a difficulty or hardship caused by the land characteristics not by 
the owner-applicant. This proposal is needed due to the owner-applicant’s desire to construct a new parking 
lot. The need for the setback and fence variation is due to the movement of tennis courts from one area to 
another to accommodate a 91 space parking lot. This is not a characteristic of the land that forces the 
variations, but rather self-created by the property owner-applicant.  
 
CONDITIONS FOR APPROVAL OF SPECIAL USE AMENDMENTS 
With respect to Special Use review, Section 62-821 of the Village Zoning (Special Use) Procedure requires the 
following conditions to be met for approval of Special Uses. (Staff Review in Italics): 
    

1. Describe the proposed use’s compatibility with the intent and purpose of the property’s zoning district:  
 

The use is an extension of the school property and is consistent with existing conditions of the site. The 
existing tennis courts will be relocated south and a new parking lot will be provided in the current tennis 
court location. Also long/triple jump and pole vault runs are to be installed south of tennis courts, which are 
being relocated from track area. 

 
2. Describe the proposed use’s compatibility with existing uses on site and in the vicinity: 

 
The existing tennis courts will be relocated 120’ south of its current location and the new parking lot is 
consistent existing parking lots to the north. The long jump and pole vault are being relocated within school 
property. 

 
3. Describe what special actions, if any, are contemplated to modify any unique, special, or unusual impacts 

which the special use may cause or intensify upon properties and uses upon public facilities or neighboring 
properties: 

 
The new 91 space parking lot will relieve parking on streets in the area. The spaces are configured 
north/south direction and the west side will be heavily screened to prevent headlights from shinning into 
neighboring homes on Hollywood Ave. 
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The requested special use generally satisfies conditions 1&2 for approval. However in Staff’s opinion, the last 
condition of impact on surrounding properties is not met. The proposal has traffic impacts on the surrounding 
area that can exacerbate the congestion at the intersection Golf and Washington.  
 
CONDITIONS FOR APPROVAL OF VARIATIONS 
With respect to Special Use review, Section 62-760 of the Village Zoning (Special Use) Procedure requires the 
following conditions to be met for approval of Special Uses. (Staff Review in Italics): 

 
1. The hardship alleged as the basis for the variation must be derived from difficulties pertaining to the property 

itself which prevent full use of the property of the same extent other properties in close proximity within the 
same zoning district can be used. 
 
At present the high school does not have its own parking it only leases parking from the zoo and Village. 
Moving the tennis courts south will provide the school with its own 91 parking spaces on-site. 
 
 

2. The hardship alleged as the basis for a variation must not be self-created or self-imposed by the applicant or 
his agent nor by unauthorized and unpermitted acts of any prior owner. 
 
The relocated tennis courts to this new location is the only available area on the school property. In order to 
host conference events per IHSA regulations, which requires a minimum of 5 tennis courts. 

 
3. That there is no other means other than the requested variation by which the alleged hardship or difficulty 

can be avoided or remedied to a degree sufficient to permit a reasonable use of the property. 
 

The existing tennis courts are old and unsafe. The new tennis courts, of five courts, are required per IHSA to 
host conference events. These courts will also be available for use by the public. The new parking lot will 
enhance the surrounding neighborhood by providing parking for visitors, staff, and students on-site. 
 

4. That the variation sought will not impair an adequate supply of light or air to adjacent property 
 
The new parking lots on-site will remove cars from parking on adjacent streets and the west side of the 
parking lot will be heavily screened to prevent light shining on the residential properties. 
 

5. That the variation sought will not unreasonably diminish the values of adjacent property. 
 

The new parking lot will provide additional parking for school activities that remove those cars that previously 
parked on the surrounding streets. The tennis courts and long / triple jump and pole vault are consist with 
school activities. 

 
6. That the variation sought will not unreasonably increase congestion in the public streets or otherwise 

endanger public safety. 
 

The new parking lot will relieve congestion on public streets by providing 91 additional spaces on school 
property. This will prevent visitors, staff, and students from the school from walking through the 
neighborhood to get to the school. 

 
7. That the variation is in harmony with the general purpose and intent of this ordinance. 

 
Be relocating the existing tennis courts and long/triple jump from the track area, this remains consistent with 
school property use. The new parking lost is an extension of existing parking located on Rockerfeller Avenue. 
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The requested special use generally satisfies conditions 3, 4, 5, and 6 for approval. However in Staff’s opinion, 
conditions 1, 2, and 7 are not satisfied. The hardship is self-imposed rather than by the characteristics of the 
land (Standard 1 and 2). The variation is not in general harmony (Standard 7) with the purpose of the 
ordinance due to the fact that the property itself does not require the need for variations, the need for the 
variation self-created by the owner-applicant. 
 

 
 

RECOMMENDATIONS 

 
Based on the analysis above, Staff believes the request does not meet all the standards for granting Special 
Use Amendments or Variations. Additionally, the traffic impact on the surrounding properties and 
neighboring areas may increase congestion at the intersection of Golf and Washington. Staff recommends 
that the Planning and Zoning Commission request RBHS further study the traffic impacts on the surrounding 
areas specifically at the intersection of Golf and Washington and street parking surrounding the school. The 
Planning and Zoning Commission should discuss the requested special use amendment and determine 
whether the request should be recommended for approval or denial when presented to the Village Board of 
Trustees.  
 
The Planning and Zoning Commission (PZC) should use the conditions for approval for review found above 
and in Section 62-821 &62.760 of the Village Zoning Ordinance.  The PZC can also utilize the staff finding of 
facts or develop their own findings of fact for their report to the Board of Trustees. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Department shared drives: S:\Planning\PZC\2015\15-02 Special Use and Variation RBHS 
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VILLAGE OF BROOKFIELD 
BROOKFIELD, ILLINOIS 60513 

 
JOURNAL OF THE PROCEEDINGS OF THE 

PLANNING AND ZONING COMMISSION 
 

HELD ON THURSDAY, APRIL 24, 2014 
IN THE BROOKFIELD MUNICIPAL BUILDING 

 
 
 
MEMBERS PRESENT:  Chairman:  Charles Grund. Commissioners Karen Ann Miller, Patrick Benjamin, 

Todd Svoboda, Mark Weber and Jennifer Hendricks 
 
MEMBERS ABSENT:  Chris Straka 
 
ALSO PRESENT:  Village Trustee Michael Garvey Liaison 
 
On Monday, February 11, 2014, Chairman Charles Grund called the meeting of the Planning and Zoning Commission 
to order at 7:00 P.M. 
 
Staff Update 
 
Assistant Village Manager Keith Sbiral requested that the Commissioners review the draft minutes of previous meeting for 
format, content and accuracy.  Minutes to be approved at the next PZC Commission meeting. 
 
PC Case No. 14-04 
 
Consideration of a final planned development petition with variations for a nine unit residential building in a C-3  
Commercial property at 8932-8936 Fairview. 
 
Motion To Open Public Hearing on PC Case No. 14-04 
 
Motion by Commissioner Miller, seconded by Commissioner Hendricks, to Open the Public Hearing on PC Case No. 14-04 - 
Consideration of a final planned development petition with variations for a nine unit residential building in a C-3 Commercial 
property at 8932-8936 Fairview.  Upon roll call, the motion carried as follows:  Ayes:  Commissioners Miller, Benjamin, 
Svoboda, Weber, Hendricks and Grund.  Nays:  None.  Absent:  Commissioner Straka. 
 
Petitioner(s ) or member(s) of  audience to address the Commissioners were sworn in. 
 
Staff Report on Case No. 14-04 provided to Commissioners with information regarding all pertinent submittals for Plan 
Commission review and submittal back to the Board of Trustees for final approval. 
  
All public notice requirements regarding the hearing for the final planned development were met.   
 

1. Assistant Village Manager Keith Sbiral noted that Petitioner must provide a color rendering of the building in 
the environment. 
a. A color rendering was not provided at the time of packet production but will be distributed at the 

Planning and Zoning Commission Hearing. 
2. Material selections and sample boards must be submitted. 

a. A material sample board will be provided at the Planning and Zoning Commission Hearing and is on file 
at Village Hall. 

3. A shadow study must be submitted. 
a. Included.  Staff believes the current building placement seems to be the best alternative for adjacent 

properties sunlight. 
4. A revised landscape plan with final detail must be submitted. 

a. Included. 
5. Storm water engineering plans indicating final storm water requirements can be attained must be submitted 

and approved by staff. 
a. See attached storm water review. 
b. The Village has serious concerns that final storm water approval is not currently reflected in proposed 

plans.  Significant connection issues remain to be determined.  The intention of a planned development 
is provide certain relief to the developer in exchange for a project which provides a net benefit to the 
Village of Brookfield.  Given the extreme constraints on the Village combined storm sewer, Village staff 
believes storm sewer review should be substantially complete prior to approval of a final planned 
development. 

6. There should be further study to the parking area in the front of the building. A parking ratio between 1 and 
1.5 spaces per unit should be considered. 
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a. The petitioner has maintained proposed parking levels. 
7. Revise the front face of the west wall for setback considerations if not structural. 

a. Revision is included in revised architectural drawings. 
8. There should be further study to the 29 foot west side zero setback portion of the building and consideration 

of building location. 
A reduction has not been made in revised architectural drawings. 
 
Commissioners requested review of the variances requested, expressed concerns about storm water issues and open space 
plans. 
 
Architect for Petitioner addressed the Commissioners and gave an overview of the planned development revisions, including 
storm water, shadow study, parking and open space plans and responded to Commissioners questions regarding storm water 
retention plan. 
 
Two residents/neighbors sworn in expressed concerns regarding design of building, lack of light, lack of visual space due to 
design.  Another neighbor stated he appreciated the design changes. 
 
Motion To Close Public Hearing 
 
Motion by Commissioner Miller, seconded by Commissioner Hendricks, to close the Public Hearing on PC 14-04.  Upon roll 
call, the motion carried as follows:  Ayes:  Commissioners Miller, Benjamin, Svoboda, Weber, Hendricks and Grund.  Nays:  
None.  Absent:  Commissioner Straka 
 
The Analysis of Standards was discussed by the Commissioners. 
 
Motion by Approve PC 14-04 
 
Motion by Commissioner Weber, seconded by Commissioner Svoboda, to approve PC 14-04 subject to petitioner providing 
the following items: 
 
a. The petitioner shall submit a plat of consolidation for the multiple lots. 
b. There are several inconsistencies between the different plan sets.  For instance the storm water submittal contemplates 

permeable paving while the building plan set contemplates asphalt paving.  Final plans shall be submitted providing 
consistent labeling and project scope and approved by Village Staff 

c. Storm water submittals are incomplete.  Final storm water review is necessary for final approval.  See storm water review 
from Hancock Engineering. 

d. Please note the proposed plans are not consistent with final building construction plans and final building plans will be 
required prior to permit; 

 
Upon roll call, the motion failed as follows:  Ayes:  Commissioners Svoboda and Weber.  Nays:  Commissioners Miller, 
Benjamin, Hendricks and Grund.  Absent:  Commissioner Straka. 
 
PZC recommendation will be referred to the Board of Trustees.  PC-14-04 to be on the Agenda of the Regular Village Board of 
Trustees Meeting scheduled for June 9, 2014. 
 
PC 14-05 
 
Fraternal Organization Text Amendment;  Staff proposes a text amendment Section 62-95 and 62-128 Business 
Districts and Industrial Districts respectively to add the use “Fraternal Organizations” as a permitted use in the C-4 
and I-1 Districts.  
 
Motion To Open Public Hearing on PC Case No. 14-04 
 
Motion by Commissioner Benjamin, seconded by Commissioner Miller, to open the Public Hearing on PC14-05 - Fraternal 
Organization Text Amendment. Staff proposes a text amendment Section 62-95 and 62-128 Business Districts and Industrial 
Districts respectively to add the use “Fraternal Organizations” as a permitted use in the C-4 and I-1 Districts.  Upon roll call, 
the motion carried as follows:  Ayes:  Commissioners Miller, Benjamin, Svoboda, Weber, Hendricks and Grund.  Nays:  None.  
Absent:  Commissioner Straka. 
 
Assistant Village  Manager Keith Sbiral advised the Commissioners that the Village of Brookfield is acting as the petitioner for 
case PC 14-05 and stated, "This is a case the staff brought forward and also brought to our attention by a few elected officials.  
This is, without a doubt a piecemeal ordinance that does not comprehensively look at anything in the ordinance and we 
admittedly say that straight forwardly.  I'm working on two separate grants to get some funding for consultants to truly look 
comprehensively  at our ordinance because if there is one item in our Master Plan that is repeated over and over again it is 
RTA in 2002 funded doing the 20-20 Master Plan for the Village the number one comment is to comprehensively review the 
Zoning Ordinance to make it a modern zoning ordinance that actually addresses the reality of where we want to go in the next 
twenty years.  RTA did a lot of the projects – like the 20-20 Master Plan.  Now RTA is contacting communities that they did 
those projects for almost ten years ago and saying, "Let's work on implementation."  So, RTA has some pools  of money being 
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used for implementation and we hope to work with them on an implementation grant to review the entire ordinance.  Obviously 
we do not have the staff to tackle such a project in house nor would it do the Village justice to attempt to do so. 
 
In this particular case, we've had multiple requests over the past year and two that are current and urgent by users that would 
like to go into long-time vacant buildings.   As you know, we have the Moose Hall that turned into a couple of development 
projects.  We certainly do not want to take prime retail properties or prime residential properties for fraternal organization use – 
no offense to fraternal organizations – but we do have these kind of fast areas in our town that are built out to commercial 
standards that we do not currently have the ability to have Grade A retail or office space.  Two of these areas where we have 
some really unique buildings – the C-4 district which is up on 34th Street and, oddly enough there is that little pocket of retail 
area on Plainfield and 47th Street in the I-1 District. 
 
As we prepare to comprehensively redo the Zoning Ordinance, we thought it might be good to bring forward an amendment 
just to add these two districts in the ordinance.  They currently are permitted uses in the C- 1 District, which is Ogden Avenue 
where the rents are comparatively high for that type of use.  These are good uses to get some activity in the area and use of 
vacant buildings.  There are not a lot of drawbacks unless there are parking issues – which are covered elsewhere in the 
ordinance.   
 
Staff did not see a lot of drawbacks to these two areas having this as a permitted use – didn't see a lot of benefits to not 
having it as a special use and we do have two potential users – once being the Elks Club of Berwyn looking at a property on 
31st and an Eagles Club from Berwyn also looking to locate in Brookfield on Plainfield.  These organizations would bring a lot 
to the Village – and staff saw this popping up again and again and wanted to bring it forward.  This would be a text 
amendment and if recommended by the Commissioners it would go to the Board to approve a text amendment for the 
ordinance. 
 
Commissioners' questions were addressed. 
 
Persons who wished to address the Commission were sworn in and spoke favorably regarding  the organizations interested in 
using the properties for fraternal organization use. 
 
Motion to Close Public Hearing on PC-14-05 
 
Motion by Commissioner Miller, seconded by Commissioner Benjamin, to close  the Public Hearing on PC-14-05.  Upon roll 
call, the motion carried as follows:  Ayes:  Commissioners Miller, Benjamin, Svoboda, Weber, Hendricks and Grund.  Nays:  
None.  Absent:  Commissioner Straka. 
 
Commissioners discussed case. 
 
Motion to Approve PC-14-05 
 
Motion by Commissioner Benjamin, seconded by Commissioner Miller, to approve the text amendment 62-95 and 62-128 
Business Districts and Industrial Districts respectively to add the use "Fraternal Organizations as a Permitted Use in the C-4 
and the I-1 Districts in the Village of Brookfield.  Commissioners Miller, Benjamin, Svoboda, Weber, Hendricks and Grund.  
Nays:  None.  Absent:  Commissioner Straka. 
 
New Business 
 
Retaining 4th Thursday of May  (May 22, 2014) to use as a training/informational session as meeting date or hold off until  
June for the training as there are no pending cases.  May 22, 2014 was agreed upon as next meeting date. 
 
Discussion of focus of Village regarding Economic Development, Planning and Zoning Ordinance update and 20-20 Master 
Plan. 
 
Request to copy meeting packets on both sides or provide electronically. 
 
Old Business  
 
None 
 
Next Meeting – Scheduled for May 22, 2014 at 7:00 P.M. 
 
ADJOURNMENT 
 
Motion by Commissioner Benjamin, seconded by Commissioner Miller, to adjourn the Planning and Zoning Commission 
meeting of April 24, 2014 at 8:45 P.M.  Upon roll call, the motion carried as follows:  Ayes:  Commissioners Miller, Benjamin, 
Svoboda, Weber, Hendricks and Grund.  Nays:  None.  Absent:  Commissioner Straka 
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Char les Grund 
Chairman 

Planning & Zoning Commission 
Vi l lage of  Brookf ie ld  

Brookf ie ld,  I l l ino is  
/lls 
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VILLAGE OF BROOKFIELD 
BROOKFIELD, ILLINOIS 60513 

JOURNAL OF THE PROCEEDINGS OF THE 
PLANNING AND ZONING COMMISSION 

HELD ON THURSDAY, OCTOBER 16, 2014 
IN THE BROOKFIELD MUNICIPAL BUILDING 

MEMBERS PRESENT: Chairman:  Charles Grund. Commissioners Karen Ann Miller, Patrick Benjamin, 
Todd Svoboda, Christopher Straka, Mark Weber and Jennifer Hendricks 

MEMBERS ABSENT:  None 

ALSO PRESENT:  Village Manager Keith Sbiral and Village Trustee Liaison Michael Garvey 

On Monday, October 16, 2014, Chairman Charles Grund called the meeting of the Planning and Zoning Commission 
to order at 7:00 P.M. 

Staff Update 

Village Manager Keith Sbiral introduced new Village Planner, Heather Milway who gave the Staff Update: 

Zoning Map – No substantive changes but more a visual change by changing the colors of some of the zoning districts  to 
conform with standardized common practice colors.  The new zoning map was approved by the Board of Trustees on 
September 8, 2014. 

Building code (IBC IRC IECC IMC IPMC) 2015:  Staff has begun work to implement a new Building Code a well as 
Residential, Mechanical, Fire, Energy and Property Maintenance codes. 

PZC Packet form:  The Commissioners were given the option to receive the PZC meeting packets electronically versus in 
printed/paper format. 

Keith Sbiral informed the Commissioners: 

 A grant was received from RTA to do TOD Zoning Update.  Kickoff meeting scheduled for week of October 20; work to
begin in late winter (February-March), or Spring of 2015.

 A Local Technical Assistance grant was received from CMAP for a Comprehensive Plan for the Village of Brookfield.
 Open Space Plan and Recreation Plan to come before the Board soon.

Motion to Open Public Hearing – PC Case No. 14-06 – Central States Tower/9100 47th Street 

Motion by Commissioner Grund to Open Public Hearing on PC Case No. 14-06.  Upon roll call the motion carried as follows: 
Aye:  Commissioners Miller, Benjamin, Svoboda, Straka, Weber, Hendricks and Grund; Nay:  None; Absent:  None. 

Village Planner Heather Milway introduced the applicants – Central States Tower, lessee of the subject property (9100 47th 
Street) who requests a Special Use Amendment according to Section 62-880, to allow the construction of a 140 foot monopole 
tower to improve cellular phone coverage in the area. The proposal also includes an access easement with a new curb cut 
along 47th street.  The application has been filed in conformance with applicable procedural and public notice requirements. 

Persons who wished to speak about the case were sworn in. 

The applicant (Adam Kauffman, Central States Tower) addressed the Commissioners regarding the recommendation in the 
Staff Report that the Plan Commission deny the application and provided additional documentation for the Commissioners 
review.  

Per Staff Report on PC Case No. 14-06, the Conditions for Approval of Special use Amendments and reason for 
recommending denial were stated as follows: 

The property is zoned I-1 (general Light industrial). The General Light Industrial District “provides a location which 
affords access only to primary thoroughfares and proximate access to the interstate system allowing for industrial 
and manufacturing and kindred support operations requiring direct access moderate motor vehicle use.” (Sec 62-
127(b))A 104’ Monopole tower with a shelter is compatible with this use as it will provide increased mobile data and 
phone coverage for the properties and roadways adjacent to the property and the property itself. 
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1. Describe the proposed use’s compatibility with existing uses on site and in the vicinity: 
 

The property is currently used by Hammer Express, a firm specializing in intermodal/ drayage shipping. The 
proposed 140’ monopole tower and shelter will not interfere with Hammer Express’ current operations. 

 
2. Describe what special actions, if any, are contemplated to modify any unique, special, or unusual impacts which the 

special use may cause or intensify upon properties and uses upon public facilities or neighboring properties: 
 

The proposed 140’ Monopole Tower and shelter within a fenced compound on the property will not have a unique 
impacts upon properties and/ used or upon public facilities or neighboring properties. 

 
The requested special use generally satisfies conditions 1&2 for approval. However, the last condition of impact on 
surrounding properties is not met. The proposal has severe visual impacts on the surrounding properties (Attachment 
2&3). 

 
Based on the analysis above, Staff believes the request does not meet all the standards for granting Special Use 
Amendments. Additionally, the visual impact on the surrounding properties and neighboring areas is severe. Staff 
recommends that the Planning and Zoning Commission request Central States Tower to lease space on one of the two 
existing towers on the property or co-locate. The Planning and Zoning Commission should discuss the requested special use 
amendment and determine whether the request should be recommended for denial when presented to the Village Board of 
Trustees. 
 
The Planning and Zoning Commission should use the conditions for approval for review found above and in Section 62-821 of 
the Village Zoning Ordinance 
 
Motion to Continue Public Hearing on PC-14-06 to November 20, 2014 
 
Motion by Commissioner Benjamin, seconded by Commissioner Miller, to Continue Public Hearing on PC-14-06 to next 
regularly scheduled Planning and Zoning Commission meeting scheduled for November 20, 2014.  
 
New Business 
 
Training Materials and Article 
 
Book to be purchased for Commissioners:  The Plan Commissioners Guide.  Staff will be seeking a speaker to address the 
group in the future. 
 
Commissioners expressed concern that minutes of meetings have not been approved and what materials go before the Board 
of Trustees when a PC case goes before them for review during Committee of the Whole and then on Regular Board Meeting 
agenda for approval vote.  Village Manager Keith Sbiral noted that when Commissioners wish to note corrections or changes 
to minutes that those should be directed to Heather Milway.  
 
Commissioners expressed interest about method of interfacing with the Board of Trustees regarding cases that have gone 
forward for Board approval. 
 
Old Business 
 
Meeting minutes. 
 
Next Meeting – Scheduled for November 20, 2014 if needed. 
 
 
ADJOURNMENT 
 
Motion by Commissioner Benjamin, seconded by Commissioner Straka, to adjourn the Planning and Zoning Commission 
meeting of October 16, 2014 at 7:46 P.M.  Upon roll call, the motion carried as follows:  Ayes:  Commissioners Miller, 
Benjamin, Svoboda, Straka, Weber, Hendricks and Grund.  Nays:  None.  Absent:  None. 
 
 
 
 

 
Char les Grund 

Chairman 
Planning & Zoning Commission 

Vi l lage of  Brookf ie ld  
Brookf ie ld,  I l l ino is  

/lls 
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