CITY OF DARIEN
PLANNING AND ZONING COMMISSION
Wednesday, August 17, 2022
7:00 PM
City Hall Council Chambers
1702 Plainfield Road

AGENDA

1) Call to Order
2) Roll Call

3) Regular Meeting — New Business (See Page 2)
a. Public Hearing — PZC2022-03 (REVISED FROM 07/06/2022)

8431 Wilmette Avenue - Special Use Amendment & Variations
Petitioner (Art Cano) seeks approval for an amendment to a Special Use and
Variation requests from Sections 5A-7-3-5(D) and 5A-7-3-8(B) of the Zoning
Ordinance. The petition specifically requests to allow for the interior
remodeling and addition of three (3) studio apartments inside an existing
apartment building. Property is located within the R-3 Multi-Family Residence
District and the Variation requests are from the following standards in the City
of Darien Zoning Ordinance:
1) Section 5A-7-3-5(D): R-3 District Land Area per Dwelling Unit Standards.
2) Section 5A-7-3-8(B): R-3 District Minimum Floor Area Standards.

4) Regular Meeting — Old Business
a. None.

5) Staff Updates & Correspondence

6) Next Meeting September 7, 2022
(Second Reading — Comp. Plan Amendment)

7) Public Comments [On Any Topic Related to Planning and Zoning]

8) Adjournment



NEW BUSINESS - AGENDA ITEM A

AGENDA MEMO
PLANNING AND ZONING COMMISSION
AUGUST 17, 2022

CASE

PZC2022-03 Special Use Amendment & Variations
Art Cano — 8431 Wilmette Avenue

ISSUE STATEMENT

Petitioner (Art Cano) seeks approval for an amendment to a special use and variation requests from
Sections 5A-7-3-5(D) and 5A-7-3-8(B) of the Zoning Ordinance. The petition specifically requests
to allow for the interior remodeling and addition of three (3) studio/efficiency apartments inside
an existing apartment building. Property is located within the R-3 Multi-Family Residence District
and the variation requests are from the following standards in the City of Darien Zoning Ordinance:
- Section 5A-7-3-5(D): R-3 District Land Area per Dwelling Unit Standards.
- Section 5A-7-3-8(B): R-3 District Minimum Floor Area Standards.

Applicable Regulations: Ordinance No. O-3-12 — Special Use & Variation
Zoning Section 5A-7-3, R-3 District Standards

GENERAL INFORMATION

Petitioner/Owner: Art Cano
Property Location: 8431 Wilmette Avenue
PIN Number: 09-34-301-022
Existing Zoning: Multi-Family Residence District (R-3)
Existing Land Use: Multi-Family Dwelling (i.e. Apartments)
Comprehensive Plan: Office (Existing); Office (Future)
Surrounding Zoning & Uses
North: Multi-Family Residence District (R-3); Townhomes
East: Multi-Family Residence District (R-3); Townhomes
Grove)
South: Multi-Family Residence District (R-3); Daycare Center
West: Office Research and Light Industry (OR&I); Office and
Light Industry
History: The property was annexed into the City of Darien in 2012

per Ordinance No. O-03-12. This ordinance also approved
the property and structure as a 5-unit multi-family

dwelling.
Size of Property: 0.41 Acres
Floodplain: According to the DuPage County Parcel Viewer System,

the property is partially located within a regulated
floodplain area.

Natural Features: N/A

Transportation: The petition site gains access from Wilmette Avenue, just
north of the Wilmette Avenue and Frontage Road
intersection.



AGENDA MEMO PZC2022-03
PETITIONER DOCUMENTS (ATTACHED TO MEMO)
1) APPLICATION
2) JUSTIFICATION NARRATIVE (UPDATED)
3) SITEPLAN
4) FLOOR PLANS & FLOOR AREAS (UPDATED)
5) BUILDING ELEVATION (UPDATED)

CITY STAFF DOCUMENTS (ATTACHED TO MEMO)
6) LOCATION MAP & AERIAL IMAGE
7) SITEPHOTO

PLANNING OVERVIEW/DISCUSSION

The subject property is located off Wilmette Avenue just north of the Wilmette Avenue and
Frontage Road intersection. The City annexed the property in 2012 and granted special use
approval for multi-family use within the site’s lone structure. The approval authorized five (5)
dwelling units.

At this time, the petitioner has proposed a remodel to the building’s lower level storage area into
three (3) additional studio/efficiency apartments. The three (3) additional units would result in
eight (8) units total throughout the building’s three floors, and the increase in dwelling units
requires an amendment to the existing special use for the site. Please see proposed breakdown
below:

Type of Unit Number of Units
2-Bedroom 1
1-Bedroom 4
Studio/Efficiency 3
Total Units 8

In addition to the special use amendment, the proposal includes variation requests. Per the
applicable R-3 District standards, the project does not meet the Minimum Land Area per Dwelling
Unit provision or the Minimum Floor Area provision for the studio/efficiency apartments. The
zoning code requires a minimum of 31,000 square feet in land area for the site given the type and
number of units proposed. The property is 17,706 square feet according to the plat of survey. The
code also specifies studio/efficiency units shall contain a minimum of 750 square feet in floor area.
The proposed units are slightly over 500 square feet each according to submitted documentation
(see floor area attachments for details). For reference, the City’s definition of Floor Area is as
follows:

FLOOR AREA: The sum of the gross horizontal areas of the several floors of a building or

structure measured from the exterior faces of the exterior walls or from the centerline of

walls separating two (2) buildings or structures, computed as the sum of the following

areas:

- Floor space devoted to the principal use of the premises, including accessory storage

areas located within selling or working space such as counters, racks or closets;
- Floor area devoted to the production or processing of goods or to business or
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professional offices;

- The basement floor area;

- Any basement floor area devoted to retailing activities;

- Elevator shafts and stairwells at each floor;

- Floor space used for mechanical equipment (except equipment, open or enclosed,
located on the roof);

- Penthouses;

- Attic space having headroom of seven feet (7') or more;

- Interior balconies and mezzanines;

- Enclosed porches;

- Space devoted to accessory uses; and

- Areas used for storage.

No exterior improvements are proposed with this petition. Existing conditions, such as building
setbacks, parking setbacks, and lot coverage will not be altered and are allowed to remain. Note
that the site contains the required number of parking spaces for the proposed number of units. The
code specifies a ratio of 2 spaces per dwelling unit are required. The site contains 16 parking
spaces. Finally, the petitioner will be required to submit a building permit if the case is approved,
with architect stamped and signed plans. The plans must comply with the International Building
Code.

Site Plan Review & Findings of Fact
City staff has reviewed the petitioner submitted documents and staff does not have any review
comments. The project meets all applicable zoning standards outside of the requested variations.

The petitioner submitted Findings of Fact that would support the application request. Those
findings are attached to this memo under the Justification Narrative. Included below is the criteria
for approving a special use and the criteria for variations.

Special Use Criteria:

No special use shall be recommended to the City Council by the Plan Commission, nor approved
by the City Council, unless findings of fact have been made on those of the following factors which
relate to the special use being sought:

1. That the special use is deemed necessary for the public convenience at the location
specified.

2. That the establishment, maintenance, or operation of the special use will not be detrimental
to, or endanger the public health, safety, or general welfare.

3. That the special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, nor substantially diminish and
impair property values within the neighborhood.

4. That the establishment of the special use will not impede the normal and orderly
development and improvement of the surrounding property for uses permitted in the
district.

5. That the exterior architectural design, landscape treatment, and functional plan of any
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proposed structure will not be at variation with either the exterior architectural design,
landscape treatment, and functional plan of the structures already constructed or in the
course of construction in the immediate neighborhood or the character of the applicable
district, as to cause a substantial depreciation in the property values within the
neighborhood.

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

7. That adequate measures have been or will be taken to provide ingress and egress so
designed as to minimize traffic congestion in the public streets.

8. That the special use shall, in all other respects, conform to the applicable regulations of
the district in which it is located, except as such regulations may, in each instance, be
modified by the City Council pursuant to the recommendations of the Plan Commission
and Planning and Development Committee.

Variation Criteria:

1. Whether the general character of the property will be adversely altered.

2. Whether the overall value of the property will be improved and there will not be any
potential adverse effects on the neighboring properties.

3. Whether the alleged need for the variation has been created by any person presently
having a proprietary interest in the premises.

4. Whether the proposed variation will impair an adequate supply of light and air in
adjacent property, substantially increase congestion in the public streets, increase the
danger of fire or endanger the public safety.

5. Whether the proposed variation will adversely alter the essential character of the
neighborhood.

PZC MEETING - 07/06/2022

The Planning and Zoning Commission heard this petition at its meeting on July 6, 2022. The case
received an unfavorable recommendation by a vote of 6-1. After the meeting, the petitioner
informed the City that the floor area calculations presented by the petitioner undercut the total (i.e.
gross) floor area of the proposed units. The petitioner stated the square footage amounts (400
square feet) were calculated based off livable floor area instead of total floor area. Note that
applicable city code standards pertain to total floor area pursuant to definition previously listed.

The petitioner has since submitted updated documents and the case requires another reading by
the Planning and Zoning Commission. All attachments, including the updated documents, are
supplementals to this report. Finally, please note links below to the minutes from the July 6, 2022
meeting and the case file that was included for that hearing:

- Meeting Minutes (July 6, 2022 Planning and Zoning Commission)

- Meeting Packet and Case File (July 6, 2022 Planning and Zoning Commission)



https://darien.il.us/getattachment/13f0ba2c-403b-48fe-80c3-77ce8d7b2098/Planning-and-Zoning-Commission-Meeting-July-6,-2022.aspx
https://darien.il.us/getattachment/f4842493-ab60-4cab-ae67-3264d2147a19/Planning-and-Zoning-Commission-Meeting-July-6,-2022.aspx
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DECISION MODE
The Planning and Zoning Commission will consider this item at its meeting on August 17, 2022.

MEETING SCHEDULE

Planning and Zoning Commission August 17, 2022

Municipal Services Committee September 26, 2022
(August Meeting Cancelled)

City Council October 3, 2022
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REQUIEST

Brief description of the zoning approval requested. (Contact the City Planner for guidance.)

To convert from 5 apartment units to 8 apartment units. 3 studio apartments to be constructed in the
lower level basement. No exterior structures to the building and no changes to the property.

As Notary Public, in and for DuPage County in lllinois, | do hereby certify For office use onl))
that ARTHUR A CANO is personally known Date Received: 05/23/2022

by me to be the same person whose name is subscribed above and has Case Number: PZC2022-03
appeared before me this day in person and acknowledged that they have Fee Paid: $820.00 :
signed this document as their own free and voluntary act, for the Hearing Date:  07/06/2022 ]

purposes therein set forth.

Given under my hand and seal, thlso?,@ day of _ ( ! l#\! 20_+2-
Q%M MLLWMM

Notary@llblic

FICIAL SEAL"
Rajini Ramchandani
Notary Public, State of Hlinois

My Commlissien Espires April 20, 20206
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ATTACHMENT 2: JUSTIFICATION NARRATIVE
JUSTIFICATION NARRATIVE

Subject: Apartment Building
8431 Wilmette Ave

The main scope of my petition Is to convert the lower level basément space of the subject building to
three 500 sq ftdeluxe studio apartments, thereby increasing the number of units from 5 to 8 units.

Presently, this 8 ft high ceiling basement consists of 5 storage rooms. This space was improved several
years ago inasmuch as it served as training and class rooms facilities for several commercial tenants.

The proposed improvements for this conversion project will be confined to within the perimeter of
the interior walls and definitely NO exterior structures whatsoever will be constructed.

The subject building was built in 1974 and annexed to Darien in 2012, consists of a 2 story brick
apartment building made up of 5 units, (2 apartments on the 1* floor and 3 apartments on the g
floor). In total: 1- 2 bedroom apartment and 4 — 1 bedroom apartments.

The conversion of the basement level to three 500 sf deluxe studio apartments is considered the
better economical choice for this type of space. The purposed rental income of $950/mo will basically
increase the value of the subject property and likewise improve the net operating income. The added
revenue will help defray the coniinuing increases of property taxes, utilities and operating expenses.
Otherwise, a negative income return if used as only storage or left vacant.

For the past 47 years, the subject 2 story apartment building and use has not imposed a negative
impact, diminished property values, been detrimental to public welfare, increase traffic hazards or
otherwise injurious to the surrounding neighborhood. Likewise, the 3 studic apartments located out
of sight in the lower fevel will not cause substantial difficulty, undue hardship, unreasonable burden
or loss of value to the neighboring properties . The community will not be declared undesirable
because of three studio apartments situated in the remote part of the city.

Darien is considered a high rent area with a limited amount of affordable studio apartments. These
studio apartments will not be catered to section 8 tenants but more so to young professionals like the
seasonal student-employees at nearby Argonne Igbratory. | continue to receive rental inquires from
incoming interns employed at Argonne. Very likely, these affordable studios will help the young
worker to move out of the parent’s house and seek independent living.

Accordingly, this conversion, of granting the variations as requested together with the approval of 3
units from 5 to 8 units, will substantially maintain the same compatibility and remain in harmony with
the general purpose and intent of the City of Darien Zoning and Land Use objectives.

Your approval will be appreciated.

Arthur A. Cano, petitioner



Associated Surveying Group, LLC

Lilinois Prof. Design Firm No. 184-004973

P.O. Box 810
PH: 630-759-0205

Bolingbrook, IL. 60440
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ATTACHMENT 3: SITE PLAN

PLAT OF SURVEY
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PARCEL A: LOT 1, EXCEPT THE NORTH 115 FEET, OF KLEJCH'S SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34, TOWNSHIP 38
NORTH. RANGE 11 EAST CF T TRIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1958 AS
DOCUMENT NO. 901297 IN DUPAGE COUNTY, ILLINOIS

ALSO KNOWN AS 17 W. 630 N. FRONTAGE RD., DARIEN, ILLINOIS.

PARCEL B: THE NORTH 115 FEET OF LOT 1 OF KLEJCH'S SUBDIVISION IN THE SOUTHWEST 1/4 OF SECTION 34, TOWNSHIP 38 NORTH,
RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED NOVEMBER 5, 1958 AS DOCUMENT
NO. 801297 IN DUPAGE COUNTY, ILLINOIS.

ALSO KNOWN AS 9 S 531 WILMETTE AVE,, DARIEN, ILLINOIS
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ATTACHMENT 4: FLOOR PLANS & FLOOR AREAS
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R E C A P of entire gross area

FLOOR PLANS The square footage size of each apartment.(with dimensions)

Studio #1. Gross area 36 ft x 14 ft = 504 sq. ft.

Extra closet 3’ —4” x 8’-6" = 27.625 sq ft.

Total. ........ 531.6 sq.ft
Studio #2. Gross area 36 ft x 14 ft = 504 sq ft.
Extra closet 3’ -4” x 6’ -0” = 19.5 sq ft.

Total ......523.5 sq ft.

Studio #3. Gross area 14 ft x 17 ft =238 sq ft

“ 14 ft x 18 ft = 252 sq ft.

Hall 3’ x4’ =12 sq ft

Extra closet 3’ x 4” x 6’-0” = 19.5sq ft

Total....... 521.5 sq ft

GRAND TOTAL......1,576 sq.ft. required

FOUNDATION PLAN: Gross area of original foundation floor plan as marked.

Gross Larger area........... 43 ft x 36 ft = 1548 sq ft.

Gross Small area .......c.uee 4.5’ x 4.5’ = 65.25 sq ft

Closet area.......ceeuneuee 3’-4” x 8’-6" = 27.625 sq. ft.
Total......... 1,641 sq. ft.

GRAND TOTAL.......1,641 sq.ft. available
*¥1641 - 1567 =74 sq ft
CONCLUSION: There is sufficient Existing square footage to accommodate 3 — 500 sq ft. units.

**The difference of 74 sq ft accounts for thicknéd$s of partitions and use of round numbers.



FOUNDATION PLAN: Gross area of original foundation floor plan as marked.
Gross Larger area........... 43 ft x 36 ft = 1548 sq ft.
Gross Small area ...............4.5’ X 4.5’ = 65.25 sq ft
Closet area......we.. 3'-4"” x 8'-6” = 27.625 sq. ft.

Total......... 1,641 sq. ft.

GRAND TOTAL.......1,641 sq.ft. available

**1641 — 1567 =74 sq ft
CONCLUSION: There is sufficient Existing square footage to accommodate 3 — 500 sq ft. units.

16
**The difference of 74 sq ft accounts for thickness of partitions and use of round numbers.
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TYPICAL PHOTO IMAGE SLIDER WINDOWS



ATTACHMENT 6: LOCATION MAP & AERIAL IMAGE
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ATTACHMENT 7: SITE PHOTO
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