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MEMORANDUM
RE:

PC 19-005
407-411 Pierce Road
Class 1 Site Plan, Variances

Kon Savoy, AICP
Senior Planning Consultant

VB:

March 19, 2019

File

ENCL:

Plan Commission Staff report

TO:

President Jeff Pruyn
Village Board of Trustees

FROM:

CC:

Background

Approved in 2006, the 30-unit condominium project known as Pierce Place Condominiums has only been
partially built, with 3 of the six condominium buildings constructed and occupied. The petitioner, Brian
Kelly, President of Landmark Custom Homes, seeks approval to build three townhome buildings,
consisting of 8 townhome units, on the three remaining lots where three, 5 unit condominium buildings
were initially approved.
The requests before the Village Board are as follows:
1. Rear Yard Variance
2. Two-way Drive Aisle Width Variance
3. Class 1 Site Plan Review for the purpose of revising previous approvals to reduce density from 15
condominium units to 8 townhome units
Plan Commission Recommendation

The Plan Commission conducted a public hearing on this matter on February 26, 2019. The Plan
Commission reviewed the required Findings of Fact and recommended unanimous approval by a vote of
5-0 of the petitioner's requests subject to the following conditions, as recommended by Staff:
1. The variances will become null and void if permits have not been applied for within one year.
2. Permit documents must be in substantial compliance with Plan Commission and Village Board
submittals.
3. The project must comply with all Village Ordinances, Building Codes, Subdivision Regulations,
the DuPage County Stormwater Ordinance, and Standard Development Specifications in place at
the time of permit application.
4. Preparation of final engineering and subdivision plat, and compliance with all public
improvements and impact fees required for new homes. All Village Board approved proposals
are subject to Final Engineering approval.
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5. If the concept plan change is approved, as revised subdivision plat will be required for Plan
Commission consideration.
6. Detailed architectural rendering indicating materials, building height, etc.
7. Architectural elevations clearly indicating building materials, colors, with material samples, as
the time of revised subdivision plan submittal.
8. Include existing condo building as-built dimensions and setbacks in addition to the proposed
townhomes on the overall site plan, and indicate parking stall dimensions at the time of revised
subdivision plat submittal.
9. Provide proposed lot coverage and floor area ratio calculation tables at the time of revised
subdivision plan submittal.
RECOMMENDED NEXT STEPS

Should the Village Board vote to approve of the site plan change and variance requests to accommodate
the proposed townhomes, Staff recommends including the conditions of approval above.
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Village of Itasca
Community Development Department

I PUBLIC HEARING:
TITLE:
ADDRESS:
PIN:

February 26, 2019

PC 19-005

Pierce Place Condo to Townhome Conversion
3 Vacant Lots (407, 409, 411 Pierce Road)
03-05-101-014

PROPOSAL: Landmark Custom Homes, Inc., represented by Brian Kelly, President,
requests the following pertaining to the vacant properties commonly known as 407, 409,
and 411 Pierce Road:
A. Rear Yard Variance
B. Two-way Drive Aisle Width Variance
C. Class 1 Site Plan Review for the purpose of revising previous approvals to reduce
density from 15 condominium units to 8 townhome units

407-411 Pierce Road

{Source: Google Maps)
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407-411 Pierce Road

(Source: DuPage County GIS}
BACKGROUND

Approved in 2006, the 30-unit condominium project known as Pierce Place
Condominiums has only been partially built, with 3 of the six condominium buildings
constructed and occupied. The petitioner, Brian Kelly, President of Landmark Custom
Homes, seeks approval to build three townhome buildings on the three remaining lots
where six, 5 unit condominium buildings were initially approved by Ordinance 1322-06
(Rezoning and Variances) and Ordinance 1353-06 (Plat of Resubdivision).
The subdivision in its current state has 3 completed condominium buildings of 5 units
each or 15 total units on the three southernmost lots. The petitioner indicates that this
change is necessitated due to changing market conditions over the last 10+ years, such
that the condo product is not moving well in this market. The proposed townhome
product is currently more attractive to potential purchasers at competitive prices to
condominium units. Town homes are being proposed as a complementary product
which would have a lower density than the initially approved condominiums.
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The proposed condo to town home conversion brings the number of total dwelling units
down from 30 to 23 with 15 condominiums and 8 townhomes in total upon project
completion. Staff has determined that due to an oversight in 2006, two variances
involving rear yard setback and driveway width are now required. Typically, in similar
circumstances, such items can be incorporated into the new requests and handled at
the same time that the Plan Commission and Village Board consider the proposed
amendments to the original approvals.

View looking north from Pierce Rd.
PLANNING & ZONING ANALYSIS

Although both the density and intensity of the proposed change to the Pierce Place
condominium project will be reduced, these changes still require Plan Commission
approval of zoning bulk and access standards, overlooked as part of the 2006 approval,
and the approval of a new site plan for 8 townhome units. The required approvals are
listed below:

1. Variance to permit a rear yard measuring less than 30'. This is the minimum rear
yard requirement in the R-3 General Residence District. The proposed site plan
indicates a rear yard of 25' for the proposed townhomes; the existing 3
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condominium buildings appear to have an even smaller setback without a
formally granted variance. Therefore, this request will be less severe as as-built
conditions for the three existing condominium buildings.
2. Variance to permit a 21' two-way drive aisle where 24' is required by Code.
3. Class 1 Site Plan Review for the purpose of revising previous approvals to reduce
density from 15 condominium units to 8 townhome units.

407-411 Pierce Road

Zoning Map Excerpt (March 2018)
Conformance with Zoning Standards
With the exception of the requested variances previously mentioned above, the
proposed townhome development will result in a less dense project with less land
coverage and more landscape areas. The table below summarizes current and proposed
site conditions:
Current Use:

Vacant

Proposed Use:
Approved Use:

8 Townhome Residential Units Within 3 Buildings
15 Condominium Residential Units (Commonly Known as
Pierce Place Condominium Subdivision - part of the Hamilton
Lakes Development)
R-3 General Residence District
3 Lots- each with approximately 14,400 sq. ft.
(to be determined)

Current Zoning:
Current Lot Sizes:
Proposed Lot Sizes:
Current Density:
Proposed Density:

15 du/acre
11.5 du/acre

PC 19-005 Page 5
Public Hearing February 26, 2019

Overall Density
Reduction

23%

Conformance with the Comprehensive Plan

The 2015 Comprehensive Plan both acknowledges and supports the continuation of the
multi-family land use development that has occurred and the continuation of this land
use. Therefore, the propose land use is consistent with the Village's Plan.

407-411 Pierce Road

Comprehensive Plan - Land Use Map Excerpt (July 2015)
Class I Site Plan Approval

Class I Site Plan approval is triggered by the change in use and building configuration for
the proposed townhomes. Staff has reviewed the application and finds that it is
generally compliant with Class I Site Plan Approval requirement, is similar in scale and
use to other town homes developed to the west of the property, and represents an
overall crease in density and intensity of use.
Landscape Plan

The proposed landscape plan has been reviewed against the previously approved
landscape plan in 2006 to verify consistency between both. Staff finds that the
landscape planting and screening along the west property line has not substantially
changed. Furthermore, we find that the proposed landscaping for the new townhome
units could be enhanced with the addition of perennials and ground cover in lieu of or
to reduce the amount of sod, particularly for areas between adjacent garages. These
changes would be consistent with the previous plans for the condo units.
Consideration should also be given to providing enhanced landscape plan for the
common walkway path connecting this project to the adjacent development to the east.
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Parking Plan
The current site plan provides for 31 exterior or outside surface parking spaces, with
each new townhome unit providing a 2 car garage with 2 off-street spaces provided in
the driveway. The overall parking ratio exceeds that required by Village Code.

ReSubdivision
At this time the petitioner has not provided an exhibit indicating how the existing lot
lines will or will not correspond to the new townhome buildings. For our initial analysis,
it appears that some of the new buildings will overlap the recorded lot lines on the
approved subdivision plat, and the proposed buildings will likely encroach into
easement area for ingress, egress, public utilities and surface parking for the exclusive
use of the entire development.
The petitioner will need to provide an amended plat of subdivision showing revised lot
lines and revised building envelopes that respect the interior setbacks of the proposed
townhomes. These changes will be provided once the Plan Commission and Village
Board determine if the concept change can proceed. Any approval would be contingent
upon final engineering plan review and Plan Commission review of the revised
subdivision plat.

SUMMARY
The proposed conversion of 3 lots from condominium buildings to 8 townhomes is an
allowable use in the R-3 General Residence District, provides for a less dense and less
intensive use of the property, is responsive to changing market conditions, and is
compatible with existing uses within the Pierce Place Development as well as adjacent
uses. Requested variances are intended to bring proposed uses into conformance with
previously approved plans, and will not impose a hardship or have negative impacts on
nearby property. There will be no net increase in severity from existing as-built
conditions.

Staff Recommended Conditions of Approval
Staff recommends the following conditions
recommendation by the Plan Commission:

be

placed

upon

any

favorable

1. Permit documents must be in substantial compliance with Plan Commission and
Village Board submittals.
2. The project must comply with all Village Ordinances, Buiding Codes, Standard
Specifications, and the DuPage County Stormwater Ordinance. Stormwater
Volume Control BM P's may be required.
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3. Subject to final engineering plan and landscape plan approval.
4. If the concept plan change is approved, as revised subdivision plat will be
required for Plan Commission consideration.
5. Detailed architectural rendering indicating materials, building height, etc.
6. Architectural elevations clearly indicating building materials, colors, with
material samples, as the time of revised subdivision plan submittal.
7. Include existing condo building as-built dimensions and setbacks in addition to
the proposed townhomes on the overall site plan, and indicate parking stall
dimensions at the time of revised subdivision plat submittal.
8. Provide proposed lot coverage and floor area ratio calculation tables at the time
of revised subdivision plan submittal.
REQUIRED FINDINGS OF FACT FOR VARIANCES

Per Section 14.11(7), the Plan Commission is required to make the following findings
should it make a favorable recommendation on the Special Use Permit application:
1. The approval of such Special Use is in the public interest and is not solely for the
interest of the applicant;

2. The proposed use at the particular location requested is necessary or desirable to
provide a service or a facility which is in the interest of public convenience and will
contribute to the general welfare of the neighborhood or community;
3. Such use will not under the circumstances of the particular case be detrimental to
the health, safety, morals, or general welfare of persons residing or working in the
vicinity or injurious to property values or improvements in the vicinity; and
4. The proposed use will comply with the regulations and conditions specified in the
Itasca Zoning Ordinance for such use, and with the stipulations and conditions
made a part of the authorization granted by the Village Board of Trustees.

DOCUMENTS ATTACHED

1.
2.
3.
4.
5.
6.
7.

Petition for Variance dated January 9, 2019.
W. Lorek, P.E. engineering response letter dated January 9, 2019
The Pierce Place Condominiums Subdivision Plat dated January 23, 2007
Plat of Survey dated January 14, 2008
Conceptual Site Plan prepared by W. Lorek, P.E. dated November 30, 2018
Conceptual Grading Plan prepared by W. Lorek, P.E. dated November 30, 2018
Conceptual Sewer and Water Plan prepared by W. Lorek, P.E. dated November
30,2018
8. Landscape Plan rendering (no date, preparer)
9. Landscape Plan detail prepared by IRG Group, Inc., dated January 3, 2019
10. Conceptual townhome building elevation
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11. Prototypical photographic image of similar townhome design in Itasca
12. Staff Preliminary Review Memo - December 20, 2018
13. Staff Report - July 16, 2006

PETITION FOR VARIANCE
Village of Itasca Plan Commission
c/o Community Development Department
550 W. Irving Park Rd .
Itasca, IL 60143
(Ph): 630-773-5568
(F): 630-773-0852
comdev@itasca.com
Date Submitted:

1/9/19

-----------~

ALL ITEMS MUST BE COMPLETE TO PROCESS APPLICATION
Address( es) of Property:
Owner(s) of Property:

407, 409 & 411 PIERCE ROAD, ITASCA, IL 60143
LANDMARK CUSTOM HOMES, INC.

Petitioner( s) (if other than owners):
Existing Use:
P. I. N. #( s):

Zoning: _R_-3_ _ _ _ _ __

Vacant land - Multi Family
03-05-100-267 03-05-100-266 03-05-100-265

Lot Size (sq. ft.):

See Site Plan

Please answer the following questions (you may attached additional sheets if needed):
1.) Specifically state the variance(s) which is sought including the relevant section(s) of the Zoning Ordinance and how
and/or the amount(s) by which the ordinance is sought to be varied .

/As PER VILLAGE STAFF THE FOLLOWING VARIANCES ARE NEEDED:
\ PERMIT REAR YARD AT 25'
t~~ RMIT A 21' TWO WAY DRIVE

2.)

Generally state the purpose and reasons for which the variance(s) is/are sought.

The Piere Place Condomium subdivision was approved in 2007. Rear lot setbacks of 1O' and the 21'
drive were approved on this subdivision at that time. Please see Recorded Plat of Subdivision included.
Three of the Six condominim buildings, as well as the drive, parking and landscaping have been
constructed .
I am requesting to revise the remaining Three buildings (15 condo units) to build eight townhomes.
This revision requests improves the currently approved rear set back from 10' to 25'.

3.)

Explain how the property in question cannot yield a reasonable return if permitted to be used only under the conditions
allowed by the Zoning Ordinance.
NIA - I am requesting to use the current approved conditions. See Item #2 above.

9

4.)

State and explain the particular factors of the property (e.g., physical surroundings, shape or topographical conditions,
etc.) that bring a hardship to the owner under the strict letter of the Zoning Ordinance.

NIA- See item #2 above.

5.)

Explain how the plight of the owner is due to unique circumstances and not generally applicable to other properties in
the neighborhood.

N/A - See item #2 above

6.)

State the effects of the proposed variation(s) upon the character of the neighborhood, the property values, traffic
conditions, public utilities, storm water detention, and other matters pertaining to the public health, safety, morals, and
general welfare of the community. Explain how the variation will not alter the essential character of the locality.

The requested subdivision revision improves the following:
Rear set back from 1O' to 25'
Density: 15 approved condominium units to 8 townhome units
Lot coverage - more open space
Less impact on sewer, water, traffic, etc.
Parking - increased from the approved 2.5 spaces per unit to 4 spaces per unit.
Decreased building heights - current condominiums at 401, 403 & 405 Pierce are three story buildings.

Owner's Name(s):
Address:

Landmark Custom Homes, Inc.
Phone:

PO Box 886

Email:

Itasca, IL 60143
Petitioner's Name(s):
Address(es):

Phone:

515 N. Arlington Heights Rd

Agent or Attorney (if applicable)

Email:

630-205-8520
brian@lchinc.net

Site Planner or Engineer (if applicable)
Name:

William Lorek

Firm:

Firm:
Address:

brian@lchinc.net, nicole@lchinc.net

Brian Kelly, President

Itasca, IL 60143

Name:

630-250-1155

Address:

3S138 Blackcherry Lane
Glen Elly, IL 60137

Phone:

Phone:

Email:

10

630-858-0289

Please attach the following:
~

Legal description of property (from title policy or plat of survey) - required for all variances.

~
~
[21

Current plat of survey (showing all site improvements/structures and easements) .

D

Architectural renderings of new or altered structures (if applicable) .
Sito Plan (drawn to scale showing buildings, R_arking spaces. storm water detention and all other significant data
with all pertinent dimensions fully noted).
·
If held in trust, letter naming all beneficiaries of the trust and authorizing the below signed person to act on the
matters related to the petition request. The letter must be signed by all beneficiaries of the trust.

THE LEGAL TITLEHOLDER MUST SIGN THE PETITION. Where the property is held in trust, the trust officer must sign the petition and
include a letter naming all beneficiaries of the trust and authorizing the below signed person to act on the matters related to this petition
request. The undersigned acknowledges and agrees that this application and all documentation submitted becomes public record and may
be viewed by the public.

I

2o_LS

NICOLE KELLY
OFFICIAL SEAL
Notary Public, State of ll~inois
My Commission Expires

August 16, 2022

•
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3 South 138 Blackcherry Lane

Registered

Professional
Engineer

Glen Ellyn, Illinois 60137

WILLIAM F . LOREK, P . E.

Illinois
Indiana
Wisconsin

63()..858-0289

CIVIL ENGINEER

January 9, 2019

PIERCE PLACE
Itasca, Illinois

Mr. Brian Kelly
Landmark Custom Homes, Inc.
515 Arlington Heights Road
Itasca, IL 6014 3
Dear Brian:
As you requested I have reviewed the memorandum dated December 20, 2018 from the
Village Planner regarding the 8 townhouses now proposed instead of the 3 three story
condo buildings which were not constructed at the north end of the site. The memo
mentioned that variances should have been required for the original site plan which I
prepared in 2006. The original site plan was reviewed by Nicole Aranas (Community
Development Director at the time) and it was approved by the Plan Commission and
Village Board which should have constituted full approval. Nicole is an Attorney at Law
and very thorough in her reviews so I believe this should not be an issue.
The Pierce Place site is part of the Hamilton Lakes Development and all stormwater
detention storage was provided prior to our site development in central basins or ponds.
The final engineering plans which I prepared for the site in 2006 were approved by the
Village and IEPA permits were obtained for the sewer and water systems. To the best of
my knowledge those systems were constructed in accordance with my plans. The changes
to sewer and water improvements only affect the service lines. New 6" sanitary service
connections must be made in the pavement for proposed townhome units 2,3,4,6 and 8.
The connections must be 8" by 6" wyes cut into the 8" sanitary main for the first 4 units
and a cored hole into a manhole with a rubber boot for unit 8. The water services must be
1-1/4" minimum type K copper for sprinkler systems. The original services, corp. stops,
curb stops and B-boxes were 1" diameter. The existing 1" copper lines, curb stops and Bboxes will be removed. Two or three corp. stops at each service cluster will be capped
where no connection is proposed. The remaining two or three corp. stops which will be
used for townhome services will be connected with an increaser fitting and new 1-1/4"
(or larger) type K copper lines will be installed along with new 1-114" (or larger) curb
stops for each townhome. I will meet with Village staff to discuss this design and the
exact details needed to be submitted to satisfy Village requirements.

PIERCE PLACE
Itasca, Illinois
January 9, 2019

The parking spaces and main drive curbs and pavement were constructed in 2007 in
accordance with my plans as were the south three condominium buildings. The overall
SITE PLAN for the proposed townhomes has a 1" = 50' scale and an additional SITE
PLAN at l" = 40' was prepared for the north end only to allow for reading of dimensions.
The GRADING PLAN and SEWER AND WATER PLAN for the north end of the site
were prepared at 1" = 40'. To my knowledge there are no outstanding requirements for
the existing buildings or improvements.
The original approved site plan did not show lot coverage or floor area ratio. To evaluate
the impact of the changes from condominium buildings to townhomes I calculated the
impervious coverage for the three original buildings (D, E & F) at the north end of the
site and the driveways and sidewalks which were not constructed at 14,376.6 sf. I then
calculated the impervious coverage for the 8 proposed townhomes, driveways, sidewalk
and patios at 13,105.2 sf. This is a reduction of 1,271.4 sf. The proposed townhomes
verses the original proposed condominiums significantly reduces density and increases
parking per unit.

Very truly yours,

William F. Lorek
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PIERCE PLACE
DEVELOPER:

Landmark Custom Homes, Inc.
P.O. Box 886 ·
Itasca, IL 60143
. 630-250-1155

PREPARED BY:

W'dliam F. Lorelc, P.E. Civil Engineer
3SOUlh138 Blackcheny Lane
Glen Ellyn, IL 60137
630-858-0289
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PREPARED BY:

William F. Lorek, P.E. Civil Engineer
3 South 138 Blacla:heny LDne
Glen Ellyn. IL 60137
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SEWER AND WATER PLAN
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NOVEMBER 30, 2018
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SANITARY SEWER
Wdliam F. Lorek, P.E. Civil Engineer
STORM SEWER
3 South 138 Blackcheny Lane
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Glen Ellyn. IL 60137
MANHOLE OR INLET
630-858-0289
RETAINING WALL
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PROPOSED SANITARY SERVICE
PROPOSED WATER SERVICE & B-BOX
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Materials Used
The brick~ siding & roof materials to be used will be the
same as the Hidden Oaks Townhomes
{300-316 Nicole Way, Itasca) as shown in photo above.
1st Floor: Brick All Sides 2nd Floor: Siding & Shutters

Village of Itasca
Community Development Department
550 WEST IRVING PARK RD . ITASCA, IL 60143
PHONE: 630/773-5568 FAX: 630/773 -0852

e-mail : smalikjarmusz@itasca .com
www.itasca.com

MEMORANDUM
TO:

Brian Kelly
Landmark Custom Homes

FROM:

Shannon Malik Jarmusz, AICP

CC:

RE:

Pierce Place Condominiums
Revisions to Ord. 1322-06 and Ord.
1353-06

DATE:

December 20, 2018

File

Thank you for taking the time to meet with me on November 16, 2018 to discuss your
conceptual plans to modify project approvals associated with the 30-unit condominium project
known as Pierce Place Condominiums. The following plans were provided to me at our
meeting:

1. Plat of survey segment prepared by Duda Surveying, dated October 16, 2006
2. Front architectural elevation concept for townhome product, unsigned, undated
3. Site Plan, unsigned, revision date November 14, 2018
This memo is intended to provide guidance on how to proceed toward making a formal Plan
Commission filing and describe the next steps in order to ensure the entitlement process goes
as smoothly as possible.
I have attached the 2019 schedule of Plan Commission meetings and filing deadlines. Generally
speaking, it can take approximately 90 days from the time you submit a complete Plan
Commission filing to the time you receive a Village Board decision, provided that meetings
aren't continued for further information or other unforeseen circumstances.
It is our understanding that you would like to seek approval to build three townhome buildings
on the three remaining lots where 5 unit condominium buildings were initially approved by
Ordinance 1322-06 (Rezoning and Variances) and Ordinance 1353-06 (Plat of Resubdivision).
This will require amendments to each ordinance and acknowledgement of variances that do not
appear to have been addressed within the 2006 ordinances.

P age
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The subdivision in its current state has 3 completed condominium buildings of 5 units each, or
15 total units on the three southernmost lots. During our meeting, you informed me that the
condo product is not moving well in this market and townhomes may be more attractive to
potential purchasers and that you'd like to complete the project with a complementary
townhome product which would have a lower density than the initially approved
condominiums.
You indicated that this would bring the number of total dwelling units down from 30 to 23 with
15 condominiums and 8 townhomes in total upon project completion. It is also understood
that you would not be requesting any plat of subdivision amendments or intend to request any
new variances, although this will be verified at the time of Plan Commission submittal once we
have received an engineering site plan and a more detailed architectural rendering indicating
materials, building height, etc.
As indicated above, I suspect that there were at least two variances involving rear yard setback
and driveway width which should have been captured in the 2006 approvals. Typically, in
similar circumstances, such items can be incorporated into the new requests and handled at
the same time that the Plan Commission and Village Board consider your amendments to the
original approvals.
Anticipated Plan Commission requests at this time

1. Request to revise Ord. 1322-06 (Rezoning and Variances for six condominium buildings
with five units per building)
2. Request to revise Ord. 1353-06 (Subdivision plat for 30 condominium units)
3. Variance to permit a rear yard measuring less than 30'. This is the minimum rear yard
requirement in the R-3 General Residence District. The conceptual site plan indicates a
rear yard of 25' for the proposed townhomes; the existing 3 condominium buildings
appear to have a smaller setback without a formally granted variance.
4. Variance to permit a 21' two-way drive aisle where 24' is required by Code.
Required Filing Fee

Given the information available at this time, these are estimates of the required Plan
Commission filing fees:

1. Amendment- $150
2. Variance- $150
Please note, there will be other Plan Commission related Village fees for engineering and
planning review, legal costs, the court reporter fee, and public hearing notice publication which
are all billed at a later date as the Village is invoiced.
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Review comments

Here are some general comments you and your designers may find helpful:
A. General

1. The project must comply with all Village Ordinances, Building Codes, Subdivision
Regulations, and Standard Specifications in place at the time of permit
application.
2. Please be advised that this project is under the jurisdiction of the DuPage County
Stormwater Ordinance. The DuPage County Stormwater Ordinance was revised
since the time of original project approvals. Stormwater Volume Control BM P's
may be required. We recommend that you speak with your engineer in order to
get a sense of what may be necessary in order in order to comply and what
implications those requirements may have on the lot layouts.
3. All Village Board approved proposals are subject to Final Engineering approval.
4. Please provide architectural elevations with as much detail as possible.
Dimensions, height, building materials, color, etc. are all useful to the Plan
Commission in reviewing your proposed concept change.
5. An engineering site plan using a common engineer's scale will be required at the
time of application . Include existing condo building as-built dimensions and
setbacks in addition to the proposed townhomes on overall site plan. Please
show parking stall dimensions.
6. Provide an updated landscaping plan if landscaping changes are contemplated
due to the site plan changes.
7. All outstanding Subdivision Ordinance, Standard Specifications, or Building Code
requirements pertaining to the project must be resolved in order to receive final
subdivision approval.
8. Existing and proposed lot coverage and floor area ratio calculation tables will be
required at the time of Plan Commission submittal.
9. An application for variance has been attached. If you opt not to set up a preapplication meeting, please note that we will require 18 copies of all of the
submittal documents indicated on Page 3.
10. All submittal documents must be individually folded and bound into collated
packets with one of each document.
11. The Plan Commission's approved 2019 schedule has been attached with all
meeting dates and filing deadlines.
12. Staff will determine if any additional requests for variance relief appear
necessary when a formal site plan and architectural elevations become available
as part of the application for Plan Commission review.
13. Additional Engineering and Fire Protection District comments will be prepared
once a formal Plan Commission filing has been received.

P:\village hall public\comclev\STREETS\02_Subdivisions & Developments\Pierce Place Condos\Pierce Place Condominiums- Planning Review
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Process

Typically, there are three public meetings associated with making the proposed project
changes. First, a public hearing will take place before the Itasca Plan Commission. The
recommendation of the Plan Commission will then be forwarded to the Village Board who will
review your request at a Committee of the Whole meeting, typically 2 or 3 weeks after the Plan
Commission public hearing has concluded. After the public hearing, staff will be in contact with
you to verify your availability for Committee of the Whole and may request additional
information between meetings. If all of the Village Board's questions have been answered at
Committee of the Whole, they will forward the item onto their next regular Village Board
meeting, typically 2-3 weeks after Committee of the Whole depending on how the calendar
dates fall.
If the proposal is approved, you would then be welcome to initiate the permit and final
engineering process; my colleagues Mike Delillo, Chief Building Inspector, and Amy McKenna,
Engineer, will become your point persons once a Village Board decision has been rendered.
I sincerely hope that this information has been helpful. We look forward to working together
on this project! Please do not hesitate to contact me with any questions. I can be reached at
smalikjarmusz@itasca.com or 630-228-5671.

P \v illage hall public\comdev\STREETS\02_Subdivisions & Developments\Pierce Place Conclos\Pier·ce Place Condominiums - Planning Review
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Village of Itasca
Community Development Department
550 WEST IRVING PARK RD. ITASCA, IL 60143
PHONE: 630/773-5568 FAX: 630/773-0852
e-mail: naranas@itasca.com
www.itasca.com

To:

Itasca Plan Commission

From: Nicole Aranas~
Director of. Community Development

Re:

Public Hearing for Petition of Landmark Custom Homes - Pierce Place
Rezoning from R-1 Single Family Residence to R-3 General Residence District
Special Use Permit for a Condominium Planned Development

Date: July 16, 2006

GENERAL INFORMATION
Address of Property: 19W626 Pierce Road
Petitioner:

Landmark Custom Homes

Zoning District:

R-1 Single Family Residence District

Submittals:

Petition for Rezoning, dated June 27, 2006;
LegafDescription from Plat of Survey prepared by Edward J. Molloy &
Associates, Ltd.;
Memo from Landmark Custom Homes, dated June 29, 2006 regarding
required exceptions from the Itasca Zoning Ordinance;
Site Plan, dated June 14, 2006;
Color Rendering, not dated, prepared by Nancy Mego;
Grading Plan, prepared by William F. Lorek, dated June 28, 2006;
Building Elevations and floor plans, not dated, consisting of six (6) sheets;
and,
Landscape Plan, prepared by Ives/Ryan Group, Inc., consisting of two (2)
sheets, dated June 22, 2006;

BACKGROUND
Petitioner is requesting that the subject property be rezoned from R-1 Single Family Residence to
R-3 General Residence District with a special use permit for a planned development to construct
six (6) condominium buildings with five (5) units each. The property is currently zoned R-1 as it

was the former site of a single family residence. Petitioner is seeking a rezoning to R-3 General
Residence District to permit the construction of a multi-family residences on the property. The
development will meet all the requirements of the R-3 General Residence District with other than
a required exception from the Zoning Ordinance for height. The findings of fact that follow are
required for approval of the requested rezoning.
FINDINGS OF FACT
Rezoning
The findings of fact required to rezone the property are:
(1)

The B-3 Service Business District classification and the proposed use are compatible with
the surrounding land uses and the general area;

(2)

The subject property is better suited to an B-3 Service Business zoning classification that
an R-1 Single Family Residence District classification;

(3)

The current trends of development in the general area of the Subject Property support the
proposed rezoning;

(4)

The proposed amendment is in the public interest and not solely for the interest of the
petitioner; and,

(5)

The change in zoning will correct an error in zoning or is necessary due to changing
conditions in the area.

Special Use Permit
The findings of fact required for the granting of a special use on this property are:
1.

The approval of the proposed special use permit is in the public interest and is not solely
for the interest of the Petitioner;

2.

The proposed use on the subject property is necessary or. desirable to provide a facility
which is in the interest of the public convenience and will contribute to the general
welfare ofthe neighborhood and community;

3.

The proposed use will not be detrimental to the health, safety, morals or general welfare
of persons residing or working in the vicinity or injurious to the property values or
improvements in the vicinity.

RECOMMENDED ACTION
The Commission is asked to take action on the following items:

(1)

Rezoning of the Subject Property from R-1 Single Family Residence District to R-3 General
Residence District with a Special Use Permit for a planned development.

(2)

Granting of a special use permit for the subject property to permit construction of six (6)
condominium buildings of five (5) units each with an exception from the Zoning Ordinance for
height.

(3)

Approval of the preliminary plans of development for the proposed planned development
pursuant to Section 14.12(4)(e) (Commission may recommend approval, denial or approval
subject to changes, corrections, or clarifications).

Pi,erce <Pface Condo )Issociation
PO r.Bo~854

Itasca IL 60143
February 25, 2019

Village of Itasca
Community Development Department
550 W. Irving Park Road
Itasca, IL 60143

By.=:=:::::-------

Re: Notice of Public Hearing 2/26/19 at 7:00pm
Dear Itasca Plan Commissioner:
11

The Pierce Place Condominium Association ( PPCA") held a meeting to gather the concerns of
its residents due to the close proximity and impact to our residents of this new development.
We have documented our initial concerns in the form of questions and pending the responses
from the Petitioner (11 Landmark Custom Homes, Inc") or the Village of Itasca, we shall have our
attorney review the responses and provide necessary feedback, which maybe in the form of
additional questions, request for additional documentation or drafting additional paperwork
i.e. agreements etc.
Regards

Li)JJ - FPCA
PPCA Board of Directors
pierceplacecondos@gmail.com
Suraj Srinivas, President
Janet Griesenauer, Secretary
William Sanseverino, Treasurer

General Questions
1) If the plans are approved, when do we anticipate the construction work to start?
2) What is the approximate timeline to complete the project?
a. Are all 8 townhomes going to be constructed together or this this a phased
approach?
3) What is the anticipated square footage and approximate price range for the
townhomes?
4) During the construction phase, will heavy equipment/trucks enter through the main
entrance on Pierce Rd or will they be routed through the back entrance via the empty
parking lot with access to Windsor Drive?
5) What are the approximate timelines when the Village is going to vote on the proposed
plan?
Short term concerns
1) If Landmark Homes uses the main entrance for bringing in heavy equipment/trucks, an
agreement needs to be secured to ensure the common access lanes overseen by PPCA
are restored to the condition equal or superior to that existing prior to the under-taking
of this project. PPCA attorneys will draft such an agreement or one can be provided for
our review and amended as necessary.
2) Due to the aging population in the PPCA community and a single entry/exit way, at no
point should these access points be blocked to ensure emergency vehicles have ready
access to these buildings. Construction vehicles should not impede PPCA residents from
entering or leaving their indoor garages or outdoor parking lots.
3} If any repairs are required as a result of this new development, PPCA requires a swift
timeline to ensure PPCA residents or their vehicles are not at risk due to the lack of
repairs. Petitioner can draft an agreement or we can provide one.
Longer term concerns
1) Our assumption is the new project will ultimately result in a new Association being
formed versus combining it with the PPCA. Please confirm.
2) Will there be just the existing entry and exit access on Pierce Rd or is there a plan to
have an alternate entry/exit pathway?
a. If there is just one entry/exit access way and PPCA is responsible to maintaining
50% of that pathway for regular maintenance of the surface and snow plowing, a
portion of these fees will be billed to the other association/builder.
3) What other common elements are going to be shared between PPCA and the new
project? Storm drains? Electrical lines?
We reserve the right to pose additional questions based on the responses received and will
forward additional questions as soon as feasible.

Pierce Place Condo Association

