Meeting Notice
Board of Zoning, Planning & Appeals
Thursday, July 9, 2020
7:00 PM
Village Hall Board Room
655 Village Hall Drive
Cary, IL 60013
Participate Online Via Zoom Web Conference
Meeting ID: 911 8860 0696
Password: To be Posted Day of Meeting on Village Website
Participate Via Phone: 312.626.6799
AGENDA
I.

Call to Order

II.

Roll Call

III.

Pledge of Allegiance

IV.

Approval of Minutes
20-ZPA-02-001/ 219 Foxford Dr / Variance for Accessory Structure
20-ZPA-02-002 /170 Detroit St. / CUP for Cannabis Craft Grower

V.

Village Case No. 20-ZPA-06-001
Petitioner /Owner: Ariana Miranda
Request:
Variation for a fence within a required front yard
Location:
116 Burton Ave.

VI.

Village Case No. 20-ZPA-06-002
Petitioner/Owner: Cary Fire Protection District
Request:
Conditional Use for an Electronic Message Center Monument Sign
Location:
2015 Crystal Lake Rd.

VII.

Village Case No. 20-ZPA-05-003
Petitioner
ALA Architects and Planners
Owner:
Aleksander Idzikowski
Request:
Map Amendment (Rezone R-3 to R-2)
Location:
279 Spring St.

VIII.

Village Case No. 20-ZPA-05-001
Petitioner:
Extreme Clean Car Wash
Owner:
Selcke Family Limited Partnership
Request:
PUD Amendment and Conditional Use for a Car Wash
Location:
134 Northwest Highway

001

IX.

Any and All Other Business

X.

Adjourn
Chairman Patrick Khoury

The Village of Cary is subject to the requirements of the Americans with Disabilities Act of 1990. Individuals with disabilities who plan to attend this meeting and
who require certain accommodations so that they can observe and/or participate in this meeting, or who have questions regarding the accessibility of the meeting
or the Village’s facilities, should contact Jacob Rife, the Village’s ADA Coordinator at (847) 639-0003 [TDD (630) 845-2180] promptly to allow the Village to
make reasonable accommodations for those persons.
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MINUTES OF THE REGULAR MEETING OF THE
BOARD OF ZONING, PLANNING AND APPEALS
CASE NUMBER:

20-ZPA-05-002

HEARING DATE:

June 11, 2020

PROPERTY ADDRESS:

219 Foxford Drive

PETITIONER/OWNER:

Keith Battaglia

PIN NUMBER:

20-06-304-016

REQUEST:

1. Variation to Increase the Maximum Ground Floor Area of
an Accessory Structure to 144 Square Feet (Sec. 14.4.3.2)

MEMBERS PRESENT:

Kretschmer, Khoury, Williams, Pippen, O’Laughlin
and Graziano

MEMBERS ABSENT:

Jasper

STAFF MEMBERS PRESENT:

Brian Simmons
Director of Community Development

Chairman Khoury called the meeting to order at 7:00 PM. After approving minutes from previous
meetings, Chairman Khoury called Village Case No. 20-ZPA-05-002.
Director Simmons stated the Petitioner, Keith Battaglia, is seeking to install a pergola in the rear yard of the
property located at 219 Foxford Drive. As proposed an approximately nine and one third (9.33) foot tall, and
eleven and one third (11.33) foot square accessory structure is proposed to be constructed over the patio in
the rear yard. The improvements will also include the construction of an outdoor kitchen and fireplace
structure. The ZPA hearing was properly noticed in the May 23, 2020 edition of the Northwest Herald
newspaper. In addition, the Petitioner has completed the required written notice to property owners within
250 feet and Staff posted a public hearing sign on the property.
Director Simmons reviewed the petitioners request. The proposed pergola will exceed the maximum ground
floor area requirements. The petitioner is seeking to increase the size of the pergola proposed as part of this
project to a maximum ground floor area of 144 square feet. The height of the structure will comply with
code with a maximum height of nine feet four inches (9.33’). The petitioner is seeking approval of a variance
in order to exceed the maximum ground floor area (from 120 to 144 square feet). It should be noted that if
the proposed structure was attached to the primary building it would comply with the zoning district’s
regulations for a primary structure. Since the structure is detached from the primary residence, it is
considered an accessory structure and necessitates the need for the variation.
Mr. Battaglia was present to answer questions from the Board.
Chairman Khoury opened the floor to Public Comment. With no comment from those present, Chairman
Khoury closed Public Comment.
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Discussion:
Member Graziano asked for detail on the proposed accessory structure. Director Simmons stated the
proposed structure will be detached from the primary structure which defines it as an accessory structure on
the property.
Mr. Battaglia stated Director Simmons had presented the petition completely and had no additional
comments.
Member Graziano asked if Mr. Battaglia had any feedback from neighboring properties. Mr. Battaglia stated
he has received no negative feedback.
Chairman Khoury entertained a motion.
Member O’Laughlin moved, seconded by Member Kretschmer, a motion for approval of a variation to
increase the maximum ground floor area of an accessory structure from 120 to 144 square feet for the
construction of a detached pergola for the property located at 219 Foxford Drive.
Aye:
Williams, Khoury, Kretschmer, Graziano, Pippen, O’Laughlin
Nay:
None
Abstain: None
Absent: Jasper
Motion Passed: 6-0
After hearing one additional case, Director Simmons reviewed future cases. Chairman Khoury entertained a
motion to adjourn at 8:04 pm.
All Ayes by Voice Vote
Motion Passed

Respectfully submitted,

Susan Greene, Deputy Village Clerk
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MINUTES OF THE REGULAR MEETING OF THE
BOARD OF ZONING, PLANNING AND APPEALS
CASE NUMBER:

20-ZPA-02-002

HEARING DATE:

June 11, 2020

PROPERTY ADDRESS:

170 Detroit Street

PETITIONER:

Nicholas Halazonitis, Illinois Collective, LLC

OWNER:

170 Collective, LLC

PIN NUMBER:

20-18-351-023

REQUEST:

1. Conditional Use for a Cannabis Craft Grower

MEMBERS PRESENT:

Kretschmer, Khoury, Williams, Pippen, O’Laughlin
and Graziano

MEMBERS ABSENT:

Jasper

STAFF MEMBERS PRESENT:

Brian Simmons
Director of Community Development

Chairman Khoury called the meeting to order at 7:00 PM. After approving minutes from previous meetings and
hearing one additional case, Chairman Khoury called Village Case No. 20-ZPA-02-002.
Director Simmons stated the Petitioner, Illinois Collective LLC, is proposing to occupy the existing office
warehouse building located at 170 Detroit Street in order to operate a cannabis craft growing business. Per the
Village’s Unified Development Ordinance cannabis craft growers require conditional use approval. The ZPA
hearing was properly noticed in the May 23, 2020, edition of the Northwest Herald newspaper. In addition, the
Petitioner has completed the required written notice to property owners within 250 feet and Staff posted a public
hearing sign on the Subject Property.
Director Simmons reviewed specifics of the petitioner’s request for consideration, the subject property is located
on the south side of Detroit Street just to the east of the Com-Ed high-tension powerline utility crossing. The
property is zoned M Limited Manufacturing and is bordered by the M district to the east and north, the R-3
Multi-Family District to the west across the Com-Ed ROW, and R-1 Single-Family Residential (Unincorporated
McHenry County) to the south. According to Village records the 27,000 square foot building was originally
constructed in 1995. The property is situated on a flag lot with limited frontage to Detroit Street. The majority
of the property is located behind an adjacent office/warehouse building.
Petitioner Mr. Nicholas Halazonitis, Corporate Representative Benjamin Brown and Corporate Attorney Jenna
Miller were present to answer any questions.
Mr. Halazonitis provided an overview of their petition and the operations of the proposed facility.
Chairman Khoury opened the floor to Public Comment.
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Mr. Dave Hall, Root Springs resident, lives behind the proposed location and asked about fans and outside
lighting. Mr. Halazonitis stated the fans used are low noise and used to dispel odors. The lighting is regulated
for security and the Village has limitations as to what is allowed bordering residential areas. With no further
comment from those present, Chairman Khoury closed Public Comment.
Discussion:
Member Graziano asked Mr. Simmons about benefits to the Village by approving this use. Director Simmons
reviewed State funded benefits that the Village would receive.
Member O’Laughlin asked if the business were to expand if additional reviews would be required. Director
Simmons reviewed what expansion would be allowed under the Village’s Unified Development Ordinance.
Member Pippen asked if all Village departments have reviewed the proposed plans. Director Simmons stated
the Police Department and Public Works have both reviewed the petition and have no objections.
Mr. Halazonitis reviewed for the ZPA Board the background of the 170 Collective, LLC and the rules,
licenses, employee training and state regulations that will be in place once the petition is approved and the
business operational.
Chairman Khoury asked the Petitioner for background on this type business and the reason they selected
Cary. Mr. Halazonitis stated he lives locally, and the location fit their business requirements.
Mr. Benjamin Brown, a member of the Petitioners team located in California, reviewed how this type of
business is run and regulated.
Member Williams asked if there were similar businesses located in the State of Illinois. Mr. Halazonitis
stated there are very few at this time spread throughout the state and all are cultivation centers. This is the
first round of applications to operate craft growers within the state.
Member Pippen asked the Petitioner when they expect to be approved for their license. Attorney Miller
stated the State licenses have been applied for and the State of Illinois will issue them by July 1, 2020.
Director Simmons stated the conditional use would be contingent on 170 Collective, LLC receiving State
licensing.
Chairman Khoury entertained a motion.
Member Pippen moved, seconded by Member Williams, a motion to recommend to the Village Board of
Trustees approval of a conditional use for a cannabis craft grower for the property located at 170 Detroit
Street subject to the conditions listed in the staff report.
Aye:
Williams, Khoury, Kretschmer, Graziano, Pippen, O’Laughlin
Nay:
None
Abstain: None
Absent: Jasper
Motion Passed: 6-0
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Director Simmons reviewed future cases. Chairman Khoury entertained a motion to adjourn at 8:04 pm.
All Ayes by Voice Vote
Motion Passed

Respectfully submitted,

Susan Greene, Deputy Village Clerk
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REQUEST FOR ZONING, PLANNING & APPEALS ACTION
TO:

Board of Zoning, Planning and Appeals

PREPARED BY:

Brian Simmons, AICP
Community Development Director

ZPA FILE NO:

20-ZPA-06-001

PETITIONER:

Ariana Miranda

OWNER:

Ariana Miranda

PARCEL #:

19-13-227-001

LOCATION:

116 Burton Avenue

SCHEDULE:

July 9, 2020 (ZPA Hearing)

ATTACHMENTS:

A. Petition and Supporting Documents

REQUESTED ACTION:

1. Variation for a fence within a required front yard.

BACKGROUND:
The Petitioner, Ariana Miranda, is seeking to install a fence in the front yard of the property located at 116 Burton
Avenue. Village code permits fences up to a maximum height of six (6) feet to be installed in interior/exterior side
and rear yards. A variance is required to install the proposed fence within the required front yard. The ZPA hearing
was properly noticed in the June 24, 2020 edition of the Northwest Herald newspaper. In addition, the Petitioner
has completed the required written notice to property owners within 250 feet and staff posted a public hearing sign
on the subject property.
STAFF ANALYSIS
The subject property is located within a residential
area adjacent to the intersection of Burton and
Franke Avenues and is surrounded by other singlefamily properties (zoned R-2A). The Unified
Development Ordinance permits the installation of
fences along interior/exterior side yard or rear yard
property lines. Only split rail fences may be erected
within front yards. The subject property currently
has a chain-link fence installed on the western edge
of the property. This fence was installed prior to
current Village Code requirements and is considered
non-conforming as to its location. The petitioner is
seeking to remove this fence and replace it with a
new wooden fence in the same location. As the
existing fence is proposed to be removed, its nonconforming status cannot be transferred to the new

Exhibit 1: Fencible Areas
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structure. In order to install the new fence additional relief
from the Unified Development Ordinance regulations is
required. Staff was unable to locate any variance history
for the existing fence.
A variation is required to install the fence in the front yard.
The petitioner is seeking a variance due to the unique
character of the site and in order to create a usable fenced
in yard. Under current code, the triangular shape of the
property significantly limits the portion of the site which
may be fenced in. Exhibit 1 illustrates the permissible
fencible area for the subject property and adjacent
properties on both Burton and Franke Avenues. The area
of the site which can be fenced is limited to a small portion
of the yard located immediately behind the home. The
petitioner is proposing to install a fence on the west side
of the home where the current fence exists. Exhibit 2
illustrates the petitioners proposed fence installation.
Exhibit 2: Proposed Fence Location

COMPREHENSIVE PLAN DESIGNATION
The proposed property is designated as Single-Family Detached in the Village’s Comprehensive Plan. The existing
single-family home and related improvements are consistent with this designation.
AUTHORITY AND JURISDICTION:
Variation
Acting in a quasi-judicial capacity, the Board has the duty to investigate the facts and to draw a conclusion on the
request and to make a recommendation to the Village Board of Trustees on the variation. The petitioner must prove
the following standards:
A. That the hardship was caused by unique circumstances relating to the land, and not to general conditions
in the district;
B. That the property cannot yield a reasonable return if permitted to be used only under the standards set
out in this ordinance;
C. That the applicant has not taken any action that has caused the extraordinary condition or made it
substantially worse than it otherwise might have been;
D. That the relief proposed will not alter the character of the locality;
E. That the relief proposed is in harmony with the general purpose and intent of the regulations.
Staff is supportive of the request to install a fence in the front yard side yard. The proposed fence will be consistent
with the existing fence located on the property. The proposed fence will maintain this existing setback along Burton
Avenue and will terminate at the driveway entrance to the property in the rear of the home. The portion of the
property which will be fenced is utilized in a manner consistent with a rear yard but due to the unique shape of the
lot, a hardship is created under the code which limits the ability to fence in the yard.
Per Section 14.9 of the Unified Development Ordinance, the proposed variance for the fence shall be reviewed and
determined by the Board of Zoning, Planning and Appeals (ZPA FINAL). The Village has supported similar
variations for other corner lots within the immediate vicinity with 152 Park Avenue (Case No. 16-COW-04-001) and
110 First Street (1999) as recent examples.
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RECOMMENDATION:
In ZPA Case File No. 20-ZPA-06-001 it is recommended that the Board of Zoning, Planning and Appeals
recommend approval of a variation to install a fence within a front yard for the property located at 116 Burton
Avenue, subject to the following conditions:
1. The fence may encroach into the front yard beginning at the southwest corner of the primary structure.
The encroachment shall be limited to the portion of the yard generally located to the west of the primary
structure.
2. A minimum setback of five fee shall be maintained between the fence and the front property line.
MOTION:
The Chairman will entertain a motion to approve a variation to install a fence within a front yard for the property
located at 116 Burton Avenue, subject to the conditions listed in the staff report.
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REQUEST FOR ZONING, PLANNING & APPEALS ACTION
TO:

Board of Zoning, Planning and Appeals

PREPARED BY:

Brian Simmons, AICP
Community Development Director

ZPA FILE NO:

20-ZPA-06-002

PETITIONER/OWNER:

Cary Fire Protection District
Attn: Brad Delatorre
400 Cary-Algonquin Road
Cary, IL 60013

PARCEL #:

20-06-300-006

LOCATION:

2015 Crystal Lake Road

SCHEDULE:

July 9, 2020 (ZPA Hearing)
July 21, 2020 (VB Meeting)

ATTACHMENTS:

A. Petition and Supporting Documents

REQUESTED ACTION:

1. Conditional Use for an Electronic Message Center Monument Sign

BACKGROUND
The Petitioner, Cary Fire Protection District, is seeking to install a new Electronic Message Center (EMC) sign on
the property located at 2015 Crystal Lake Road. The new EMC sign will replace the existing manual changeable
copy monument sign located on the property. Per the Village Unified Development Ordinance, EMC signs require
conditional use approval. The ZPA hearing was properly noticed in the June 19, 2020, edition of the Northwest
Herald newspaper. In addition, the Petitioner has completed the required written notice to property owners within
250 feet and staff posted a public hearing sign on the Subject Property.
STAFF ANALYSIS
The subject property is located on the south side of Crystal Lake Road approximately 700 feet west of its intersection
with Foxford Drive. The subject property is zoned E-1 Single Family Residential district and is bordered by the E1 district to the east, south and west, and the A-1 Agriculture District to the north in unincorporated McHenry County.
The subject property was developed under McHenry County zoning regulations prior to its annexation into the
Village of Cary in 1998. In 2009, the Petitioner received approval of a conditional use and variances (lot coverage,
height, ground floor area) in order to construct a storage building on the property. In 2018 an amendment to the
conditional use and variance were approved to expand the storage building.
Per code the subject property is permitted one monument sign along its frontage of Crystal Lake Road. The petitioner
is seeking to replace its existing changeable copy monument sign with a new electronic message center sign. The
new sign will measure 6.5’ in height and 10.16’ in width, or sixty-six (66) square feet. The EMC portion of the sign
will measure twenty-two (22) square feet or thirty-four (34) percent of the total sign area. Per code electronic
message center signs require conditional use approval and must conform to various conditions including but not
limited to:
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1) Area devoted to EMC cannot exceed forty (40) percent of maximum allowed sign area.
2) Messages shall contain a static message only and not have movement, or the appearance of movement,
during the static display period.
3) Transition change from one message to another shall be instant and not dissolve, fade, scroll, travel, or
have similar transitions.
4) The message shall not change more frequently than once every three (3) seconds.
5) The EMC shall be equipped with a sensor or other device that automatically dims the sign according to
light conditions and comply with maximum illumination requirements.
Per the plans submitted, the proposed monument sign with EMC panel will comply with the above standards.
COMPREHENSIVE PLAN DESIGNATION
The subject property is designated as Public/Semi-Public within the Village’s Comprehensive Plan. This designation
is appropriate for land uses such as schools, religious institutions, and public safety. The existing fire station building
is consistent with this designation.
AUTHORITY AND JURISDICTION
Conditional Use
Acting in a quasi-judicial capacity, the Board has the duty to investigate the facts and draw a conclusion on the
request and recommend approval where the applicant has demonstrated by the preponderance of the evidence that
the standards set out below have been met. The Board shall recommend the permit be denied where the applicant
has failed to meet that burden. The petitioner must prove the following standards:
A. That the use will not be detrimental to or endanger the public health, safety, morals, comfort, or general
welfare;
B. That the use will not substantially diminish or impair the value of properties within the neighborhood, or
be injurious to the use and enjoyment of other property in the immediate vicinity;
C. That the use will not impede the normal and orderly development and improvement of surrounding property
for uses permitted in the district;
D. That the use will not substantially contribute to an overburdening of Municipal services; that adequate
utilities, access roads, drainage and other necessary facilities have been or are being provided; and that
adequate measures have been or will be taken to provide ingress and egress so as to minimize traffic
congestion in the public streets;
E. That the use will be consistent with the policies and future land use map(s) in the Village's comprehensive
plan;
F. That the use will comply with all other requirements of the Unified Development Ordinance, including, but
not limited to, the dimensional requirements of Chapter 2 and the supplemental use regulations in Chapters
3 and 4.
As part of the application submittal, the petitioner has provided a response to the conditional use standards. Per
Chapter 9 of the Unified Development Ordinance, the proposed conditional use permit for the electronic message
center sign shall be reviewed by the ZPA but final determination on the application shall be made by the Village
Board (VB FINAL).

Page | 2
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RECOMMENDATION
In ZPA Case File No. 20-ZPA-06-002 it is recommended that the Board of Zoning, Planning and Appeals approve
a conditional use for an electronic message center sign for the property located at 2015 Crystal Lake Road, subject
to the following conditions:
1. The electronic message center sign, including the location and size of the sign, shall substantially conform to the
plans and exhibits as submitted as part of this petition except as they may be revised to conform to Village code
requirements and all conditions of approval.
2. The electronic message center sign shall be equipped with an automatic dimming mechanism which
automatically adjusts the sign’s brightness in direct correlation with natural ambient light conditions.
3. Illumination of the electronic message center sign shall not exceed 0.3 foot-candles over the ambient lighting
conditions when measured at a distance equal to the square footage of the sign area.
4. The electronic message center shall not display and videos or any blinking, flashing, or scrolling script across
the viewing area. Any messages which are displayed shall be static in nature.
5. Any messages which are displayed shall not change more frequently than once every three (3) seconds.
6. The electronic message center portion of the monument sign shall not exceed forty percent of the total sign area.
MOTION
The Chairman will entertain a motion to approve a conditional use for an electronic message center sign for the
property located at 2015 Crystal Lake Road, subject to the conditions listed in the staff report.
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REQUEST FOR ZONING, PLANNING & APPEALS ACTION
TO:

Board of Zoning, Planning and Appeals

PREPARED BY:

Brian Simmons, AICP
Community Development Director

ZPA FILE NO:

20-ZPA-05-003

PETITIONER:

ALA Architects and Planners
2600 Behan Road
Crystal Lake, IL 60014

OWNERS:

Aleksander Idzikowski
2400 Archbury Lane, Apt 1E
Park Ridge, IL 60068

PARCEL #:

19-13-426-010 and 19-13-426-011

LOCATION:

279 Spring Street

SCHEDULE:

July 9, 2020 (ZPA Hearing)
July 21, 2020 (VB Meeting – Tentative)

ATTACHMENTS:

A. Petition Packet and Supporting Documentation

REQUESTED ACTION:

1. Map Amendment (Rezone from R-3 to R-2)

BACKGROUND:
The Petitioner, ALA Architects on behalf of the property owner Aleksander Idzikowski, is proposing to construct a
single-family home on the vacant property located on the east side of Spring Street approximately 800 feet south of
its intersection with Charlotte Place. The Petitioner is seeking approval of a map amendment to rezone the subject
property from R-3 Multifamily Residential District to R-2
Single-Family Residential District. The ZPA hearing was
properly noticed in the June 17, 2020 edition of the
Northwest Herald. In addition, the Petitioner has completed
R2
the required notice to property owners within 250 feet and
R3
Staff posted public hearing signs on the subject property.
STAFF ANALYSIS
The subject property is located on the east side of Spring
Street approximately 800 feet south of its intersection with
Charlotte Place near downtown Cary. According to Village
records, the two-lot subdivision was created in 1989 and was
zoned R-2 Single-Family when divided. The property was
later rezoned in 1991 from R-2 Single-Family to R-3
Multifamily but never received additional zoning approval or
entitlements to develop a potential rental building. The
property is currently vacant with no structures. The Cary
Creek runs along and through the eastern portion of the
property and includes a flood zone. The subject property is
033

M
A1
A1

R2

R3

M

Subject
Property

20-ZPA-05-003

bordered by the M Limited Manufacturing District to the south and east, and the R-3 Multifamily District across
Spring Street to the west. The property immediately to the north of the subject property is located within
unincorporated McHenry County and zoned A-1 Agriculture District. The remainder of the properties to the north
are incorporated into Cary and zoned R-2 Single-Family.
The Petitioner is seeking approval of a map amendment (from R-3 to R-2) in order to construct a single-family home
on the subject property. Under the Village’s existing Unified Development Regulations, a single-family detached
home is not a permissible use within the R-3 Multifamily zoning district. In order to establish a single-family
detached home on the property a map amendment is required. The bulk requirements for the R-3 and R-2 district
are fairly similar. The primary differences between the two districts are the type of land uses permitted. The existing
R-3 district allows for multifamily and single-family attached residential uses, group homes, and institutional uses
which are compatible with a stable residential area. The R-2 district is designed to accommodate single-family
detached residential uses and some institutional uses which directly serve the residential community such as schools
and churches. The following table provides an overview of the bulk requirements for both the R-3 and R-2 zoning
districts.

Front Setback
Interior Side Setback
Rear Setback
Lot Coverage
Height

Bulk Requirements
R-3 District
30 ft
15 ft
40 ft
50%
30 ft

R-2 District
30 ft
8 ft
40 ft
45%
30 ft

Preliminary site plans provided by the petitioner demonstrate a single-family home with attached carport. An
accessory detached garage is also proposed. Per code, prior to the establishment of an accessory structure on the
property the proposed primary residence will need to be developed. These can be constructed concurrently but
occupancy would not be permitted for the accessory building until after the home was completed. The plans also
delineate the extent of the existing floodway for the Cary Creek and utility easements which traverse the property.
Any development of the property would need to occur outside of these areas or receive proper permitting to work
within the floodway.
COMPREHENSIVE PLAN DESIGNATION
The subject property is designated as Single-family Attached in
the Village’s Comprehensive Plan. This land use designation is
appropriate for attached homes in either their own townhome or
rowhome subdivisions or in high-density clusters within or
bordering subdivisions primarily comprising detached singlefamily homes. The two subject parcels have this land use
designation. The R-3 zoned property across Spring Street is
designated for Parks and Open Space. While the subject
properties designation is for single-family attached land uses, the
proposed use of the property as a single-family home is generally
consistent with adjacent land uses. The single-family homes to
the north all have similar land use designation in the
Comprehensive Plan including the adjacent unincorporated

Subject
Property
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parcel. Additionally, the subject property has been difficult to
develop for multi-family use due to the proximity of the Cary Creek
and utilities to service the property. A single-family detached home
would be an appropriate use for the subject property. If rezoned,
staff would also recommend the comprehensive plan be updated to
change the designation of the property to Single-Family Detached.
AUTHORITY AND JURISDICTION:
Map Amendment
Acting in a quasi-judicial capacity, the Board has the duty to
investigate the facts and to draw a conclusion on the request and
to make a recommendation to the Village Board of Trustees on
the map amendment. The petitioner must prove the following
standards:
A.
The proposed amendment is not detrimental to the orderly development of the Village.
B.
The proposed amendment shall not be detrimental to or endanger the public health, safety, morals or
general welfare of the community of the Village.
C.
The proposed amendment promotes the public interest and not solely the interest of the applicant.
D.
The request is consistent with the existing uses of property within the general area of the property in
question;
E.
The request is consistent with the zoning classifications of property within the general area of the
property in question;
F.
The property is not generally suitable for the uses permitted under the existing zoning classification;
G.
The trend of development in the general area of the property in question since the original zoning of
the affected property was established supports the request;
H.
Property values of the surrounding and adjacent property will not be diminished;
I.
The request is in harmony with the objectives of the comprehensive plan, as viewed in the light of any
changes that have taken placed since adoption of the plan.
As part of the Petitioner’s submittal documents a response is provided to the standards stated above for a map
amendment. The proposed map amendment is consistent with zoning classifications of property within the general
area in question and is consistent with the trend of development on Spring Street. Staff is supportive of the request
to rezone the subject property.
RECOMMENDATION:
In ZPA Case File No. 20-ZPA-05-003 it is recommended that the Board of Zoning, Planning and Appeals
recommend approval of the following motions:
1) Approval of a Map Amendment to rezone the vacant property located at 279 Spring Street from R-3 Multifamily
Residential District to the R-2 Single-Family Residential District
2) An amendment to the Village of Cary Comprehensive Future Land Use Plan from Single-Family Attached to
Single-Family Detached for the subject property.
MOTION:
The Chairman will entertain a motion to recommend to the Village Board of Trustees, approval of 1) a map
amendment to rezone the vacant property located at 279 Spring Street from R-3 to R-2 and 2) an amendment to
the Village of Cary Comprehensive Plan Future Land Use Map.
Page | 3
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REQUEST FOR ZONING, PLANNING & APPEALS ACTION
TO:

Board of Zoning, Planning and Appeals

PREPARED BY:

Brian Simmons, AICP
Community Development Director

ZPA FILE NO:

20-ZPA-05-001

PETITIONER:

Extreme Clean Car Wash
651 S. Sutton Road, Suite 305
Streamwood, IL 60107

OWNER(s):

The Selcke Family Limited Partnership
960 IL Route 22
Fox River Grove, IL 60021

PARCEL #:

20-18-176-020, 20-18-327-009

LOCATION:

134 Northwest Highway

SCHEDULE:

June 11, 2020 ZPA Hearing (Continued)
July 9, 2020 ZPA Hearing
July 21, 2020 VB Meeting

ATTACHMENTS:

A. Petition and Supporting Documents

REQUESTED ACTION:

1. Approval of an Amendment to a Planned Development
2. Conditional Use for a Car Wash

BACKGROUND:
The Petitioner, Extreme Clean Car Wash, is proposing to develop a car wash facility at 134 Northwest Highway,
commonly referred to as the Selcke Property. The subject property is located on Northwest Highway to the southeast
of its intersection with Jandus Cutoff Road. The project received preliminary Planned Development approval in
January 2020. The petitioner is seeking an amendment to the planned development in order to allow for the
development of the proposed car wash facility. The June ZPA hearing was originally noticed within the May 29,
2020, edition of the Northwest Herald newspaper but the case was continued until July 9, 2020, in order to comply
with notification requirements. In addition, the Petitioner completed the required written notice to property owners
within 250 feet and Staff posted a public hearing sign on the property.
STAFF ANALYSIS
The subject property is located on the southeast corner of the intersection of Northwest Highway and Jandus Cutoff
Road and is currently vacant. The subject property consists of two parcels which are both under common ownership.
Historically the subject property has been utilized for industrial uses. The combined site was formerly occupied by
companies such as Craft Concrete Products, Naturescape Irrigation, and Fox Valley Marking. In 2009 the Craft
Concrete Products portion of the site was demolished and regraded to accommodate future commercial development.
In 2013 the former Fox Valley Marking building was also demolished on the eastern portion of the site. In 2020 the
site received approval of a five-lot preliminary planned development and final plat of subdivision for the Selcke
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PUD. The plat of subdivision created a lot of record for a proposed Thornton’s gas station on the corner of Route
14 and Jandus Cutoff. The remainder of the property was planned to be developed into at least four additional lots
for future commercial users. The subject property is zoned B-2PD Shopping Center Business District Planned
Development and is bordered by the B-2 district to the east and west, the B-2 and B-3 districts to the north across
Northwest Highway, and the M district to the south across the Union Pacific railroad line.
Planned Development
The purpose of the Planned Development Ordinance is to provide an alternate zoning procedure under which land
can be developed with innovation, imagination, and creative architectural design when sufficiently justified. The
objective of the planned development ordinance is to encourage a higher level of design and amenity than is possible
to achieve under otherwise applicable zoning regulations. The end result can be a product which fulfills the objectives
of the Village’s Comprehensive Plan while departing from the strict application of the use and bulk regulations
within the Unified Development Ordinance (UDO). Any property over two acres in size that is not developed for
single-family or park use is required to obtain approval as a planned development under the UDO.
The proposed planned development (PUD) will provide for a mix of commercial uses to serve the Village of Cary.
The petitioner is seeking approval of a PUD amendment to accommodate a second commercial user for the property.
In addition to the Thorntons gas station planned for Lot 1 of the development, the petitioner is proposing an Extreme
Clean Car Wash facility to be the second user. The proposed car wash will be located on the parcel directly to the
east of the Thorntons gas station. Construction on both the gas station and car wash is anticipated to occur in 2020.
Figure 1 below shows the relationship between the Thorntons gas station, proposed Extreme Clean Car Wash, and
the remainder of the property.

Proposed Car Wash Facility

Figure 1: PUD Lot Layout

The proposed car wash facility will occupy approximately 1.27 acres of Lot 2 of the development. The parcel is
located directly to the east of the proposed Thorntons gas station and will utilize the shared access drive for the
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overall development from Route 14. The car wash facility has been designed to maximize traffic flow through the
sub-parcel. The main access to the sub-parcel will be from the main shared access aisle for the overall Selcke PUD
property. Upon entering the site, vehicles will be able to access the stacking lane for the car wash building. This
stacking creates a counter-clockwise movement around the parcel where vehicles exit the car wash at the northeast
corner of the property. A two-way cross-connection drive aisle is provided at this location to connect to a future
user of the remaining portion of lot 2. Parking for a total of 29 vehicles is provided on site to accommodate both
employees and customers utilizing services on site. The petitioner will also extend the proposed sidewalk along
Route 14 frontage in front of the car wash facility and provide a pedestrian connection to the sidewalk. A landscape
plan has been provided which provides for site plantings as required by code.
Site utilities have been designed to collect all surface water on site and direct to the storm basin in the rear of the
sub-parcel (Lot 5 of development). This surface water would go through a series of storm basins, three in total,
before exiting the property via the storm drain along Route 14. Water interior to the car wash tunnel will be collected
interior to the building and directed to a triple-catch basin to separate any oils and cleaning products washed off of
vehicles. This treated water will then be directed into the sanitary sewer system and drain towards the lift station at
the southeast corner of the Selcke PUD. The petitioner will also be providing a French drain at the end of the car
wash tunnel to collect any water which may drip off vehicles upon exiting the tunnel. This drain will also connect
to the triple-catch basin.
The building has been designed to utilize stone and block for the primary building materials. Stone is provided along
the entire base of the structure with vertical elements also incorporating the material. The primary façade will utilize
split block. Standing seam metal roofing is proposed at either end of the building and above the vacuum bays.
Gooseneck lighting will be provided around the building. Signage illustrated on the building elevations is reviewed
as preliminary and will need to conform to Unified Development Ordinance requirements.
Zoning Departures
The Petitioner is not seeking approval of any departures from the bulk regulations pertaining to the Preliminary PUD
at this time. The proposed car wash facility on Lot 2 will comply with code requirements for setbacks, building
height, and other applicable code provisions. A plat of subdivision will be required to further subdivide Lot 2 to
accommodate the proposed car wash and remaining developable land. The original East Cary Commercial
Subdivision created access and egress easements to serve the entire development. In addition, drainage and utility
easements were platted to provide adequate access to utilities to serve future users of the site.
COMPREHENSIVE PLAN DESIGNATION
The subject property is currently designated as Commercial within the Village’s Comprehensive Plan. Commercial
uses which provide for the day-to-day retail and service needs of the Village’s residents are appropriate uses for this
designation. The proposed PUD amendment and car wash is consistent with this designation.
PLANNED DEVELOPMENT STANDARDS
Acting in a quasi-judicial capacity, the Board has the duty to investigate the facts and draw a conclusion on the
request and to make a recommendation to the Village Board of Trustees on the planned development. Modifications
in conventional zoning and subdivision regulations are privileges and will be considered by the Village in direct
response to the accrual of tangible benefits from the planned development to the Village or the neighborhood in
which it will be located. The petitioner must prove the following standards:
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A. Comprehensive Plan. The planned development shall conform with the general planning policies of the Village
as set forth in the Comprehensive Plan.
B. Public Welfare. The planned development shall be so designed, located, and proposed to be operated and
maintained that it will not impair an adequate supply of light and air to adjacent property and will not
substantially increase the danger of fire or otherwise endanger the public health, safety, and welfare.
C. Impact on Other Property. The planned development shall not be injurious to the use or enjoyment of other
property in the neighborhood for the purposes permitted in the district, shall not impede the normal and orderly
development and improvement of surrounding properties for uses permitted in the zoning district, shall not be
inconsistent with the community character of the neighborhood, shall not alter the essential character of the
neighborhood and will be consistent with the goals, objectives, and policies set forth in the Comprehensive Plan,
and shall not substantially diminish or impair property values within the neighborhood, or be incompatible with
other property in the immediate vicinity.
D. Impact on Public Facilities and Resources. The planned development shall be so designed that adequate utilities,
road access, drainage, and other necessary facilities will be provided to serve it. The planned development shall
include such impact donations as may be reasonably determined by the Village Board. These required impact
donations shall be calculated in reasonable proportion to impact of the planned development on public facilities
and infrastructure.
E. Archaeological, Historical or Cultural Impact. The planned development shall not substantially adversely
impact a known archaeological, historical, or cultural resource located on or off the parcel(s) proposed for
development.
F. Parking and Traffic. The planned development shall have or make adequate provision to provide ingress and
egress to the proposed use in a manner that minimizes traffic congestion in the public streets and provides
adequate access for emergency vehicles.
G. Adequate Buffering. The planned development shall have adequate landscaping, public open space, and other
buffering features to protect uses within the development and surrounding properties.
H. Performance. The applicant shall demonstrate a successful history of having completed one or more recent
projects of comparable value and complexity to provide the Village with reasonable assurance that, if authorized,
the planned development can be completed according to schedule as designed.
I. Appearance. The design of all buildings, structures, and facilities on the site of the planned development shall
generally meet the Design and Development Guidelines.
J. Signs. Any sign on the site of the planned development shall be in conformity with or shall satisfy the standards
of review for variations as detailed in Chapter 5 of this Title.
The PUD was designed to maximize the commercial frontage along Northwest Highway. Adequate utilities and storm
water retention facilities designed as part of the overall PUD. The proposed car wash will continue this development
trend of the parcel by continuing development of the property frontage and utilizing proposed utilities on site to serve
the development. The proposed car wash will utilize all circular access aisles to serve the subject property and has been
designed to include a connection to further development of Lot 2 to its east. As future development occurs on the
property additional information will be provided related to each development to comply with the above stated standards.
PLANNED DEVELOPMENT MODIFICATION STANDARDS
In addition to the findings required above, the following standards shall be utilized in considering applications for
modifications of the conventional zoning and subdivision regulations for a planned development:
A. Integrated Design. A planned development shall be laid out and developed as a unit in accordance with an
integrated overall design. This design shall provide for safe, efficient, convenient, and harmonious grouping of
structures, uses and facilities, and for appropriate relation of space inside and outside buildings to intended uses
and structural features.
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B. Beneficial Common Open Space. Any common open space in the planned development shall be integrated into
the overall design. Such spaces shall have a direct functional or visual relationship to the main building(s) and
not be of isolated or leftover character. The following would not be considered usable common open space:
a. Areas reserved for the exclusive use or benefit of an individual tenant or owner.
b. Dedicated streets, alleys, and other public rights-of-way.
c. Vehicular drives, parking, loading and storage area.
d. Irregular or unusable narrow strips of land less than 15 feet wide.
C. Location of Higher Buildings. Higher buildings shall be located within the planned development in such a way
as to dissipate any material adverse impact on adjoining lower buildings within the development or on
surrounding properties and shall not unreasonably invade the privacy of occupants of such lower buildings.
D. Functional and Mechanical Features. Exposed storage areas, trash and garbage retainers, exposed machinery
installations, service areas, truck loading areas, utility buildings and structures, and similar accessory areas and
structures shall be accounted for in the design of the planned development and made as unobtrusive as possible.
They shall be subject to such setbacks, special planting or other screening methods as shall reasonably be required
to prevent their being incongruous with the existing or contemplated environment and the surrounding properties.
E. Visual and Acoustical Privacy. The planned development shall provide reasonable visual, and acoustical privacy
for each dwelling unit. Fences, insulations, walks, barriers, and landscaping shall be used as appropriate for the
protection and aesthetic enhancement of property and the privacy of its occupants, screening of objectionable
view or uses, and reduction of noises.
F. Energy Efficient Design. A planned development shall be designed with consideration given to various methods
of site design and building location, architectural design of individual structures, and landscaping design capable
of reducing energy consumption within the planned development.
G. Landscape Conservation and Visual Enhancement. The existing landscape and trees in a planned development
shall be conserved and enhanced, as feasible, by minimizing tree and soil removal, and the conservation of special
landscape features such as streams, ponds, groves, and land forms. The addition or use of larger trees, shrubs,
flowers, fountains, ponds, special paving amenities will be encouraged to the extent of their appropriateness and
usefulness to the planned development and the likelihood of their continued maintenance.
H. Drives, Parking and Circulation. Principal vehicular access shall be from dedicated public streets, and access
points shall be designed to encourage smooth traffic flow with controlled turning movements and minimum
hazards to vehicular or pedestrian traffic. With respect to vehicular and pedestrian circulation, including
walkways, interior drives and parking, special attention shall be given to location and number of access points to
the public streets, width of interior drives and access points, general interior circulation, separation of pedestrian
and vehicular traffic, adequate provision for service by emergency vehicles, and arrangement of parking areas
that are safe and convenient, and insofar as feasible, do not detract from the design of proposed buildings and
structures and the neighboring properties.
I. Surface Water Drainage. Special attention shall be given to proper site surface drainage so that removal of
surface waters will not adversely impact neighboring properties or the public storm drainage system. Surface
water in all paved areas shall be collected at intervals so that it will not obstruct the flow of vehicular or pedestrian
traffic.
As previously stated, the petitioner is not proposing any modifications or departures from the bulk regulations in
relation to the current PUD plan. The proposed PUD amendment and car wash will comply with Village
requirements.
CONDITIONAL USE
The proposed car wash Acting in a quasi-judicial capacity, the Board has the duty to investigate the facts and draw
a conclusion on the request and recommend approval where the applicant has demonstrated by the preponderance of
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the evidence that the standards set out below have been met. The Board shall recommend the permit be denied where
the applicant has failed to meet that burden. The petitioner must prove the following standards:
A. That the use will not be detrimental to or endanger the public health, safety, morals, comfort, or general
welfare;
B. That the use will not substantially diminish or impair the value of properties within the neighborhood, or
be injurious to the use and enjoyment of other property in the immediate vicinity;
C. That the use will not impede the normal and orderly development and improvement of surrounding property
for uses permitted in the district;
D. That the use will not substantially contribute to an overburdening of Municipal services; that adequate
utilities, access roads, drainage and other necessary facilities have been or are being provided; and that
adequate measures have been or will be taken to provide ingress and egress so as to minimize traffic
congestion in the public streets;
E. That the use will be consistent with the policies and future land use map(s) in the Village's comprehensive
plan;
F. That the use will comply with all other requirements of the Unified Development Ordinance, including, but
not limited to, the dimensional requirements of Chapter 2 and the supplemental use regulations in Chapters
3 and 4.
The petitioner has provided a detailed response to the applicable standards identified above. Per the petitioner the
proposed car wash will fit in seamlessly with the surrounding area of commercial users, as well as the overall
development plan for the Selcke PUD property. Based on the information provided staff believes the proposed use
meets the conditional use standards and recommends approval of the proposed request.
Per Chapter 9 of the Unified Development Ordinance, the proposed Planned Development and conditional use permit
shall be reviewed by the ZPA but final determination on the application shall be made by the Village Board (VB
FINAL).
RECOMMENDATION:
In ZPA Case File No 20-ZPA-05-001 it is recommended the Board of Zoning, Planning and Appeals recommend 1)
approval of a amendment to a planned development and 2) approval of a conditional use for a car wash facility for
the property located at 134 Northwest Highway, subject to the following conditions:
1. The proposed improvements shall substantially conform to the attached plans and exhibits as part of this
petition except as they may be changed to conform to Village Codes and all conditions of approval. The
following plans shall be incorporated herein:
a. Layout Plan, Prepared by ArcDesign Resource Inc.; received by the Village of Cary on May 27,
2020.
b. Drainage and Utility Plan, Prepared by ArcDesign Resource Inc.; received by the Village of Cary
on May 27, 2020.
c. Landscape Plan, Prepared by ArcDesign Resource Inc.; received by the Village of Cary on May 27,
2020.
d. Building Elevations, Sheets A201 and A201-C, Prepared by WT Group, dated June 29, 2020;
received by the Village of Cary on June 30, 2020.
2. Future development of the remaining portion of Lots 2 through 4 of the PUD’s Overall Development Plan
shall require the approval of amendments to the planned development. Amendments shall require the review
and approval by the Village Board in accordance with the Village’s Planned Development Ordinance.
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3. The building materials utilized for the façades of the buildings on Lot 1 and Lot 2 shall be coordinated to
provide consistency of development of the PUD. Primary building materials should both closely match for
type and color. Accent materials used on each building may differ to provide a unique identity to each
individual user.
4. The conditional use for a car wash facility shall be granted to Extreme Clean Car Wash for the property
located at 134 Northwest Highway.
5. Signage included in the plans have been reviewed as preliminary and will require additional review during
the building permit process to determine compliance with Village Code. Any sign variations or additional
relief will require separate review and approval by the Village.
MOTION:
The Chairman will entertain a motion to recommend to the Village Board of Trustees 1) approval of an
amendment to a planned development and 2) approval of a conditional use for a car wash facility for the
property located at 134 Northwest Highway, subject to the conditions listed in the staff report.
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