COVID-19 Notice: The Planning and Zoning Commission of the City of DeKalb intend to conduct
this meeting in-person with a physically present quorum that is open to the public and in
compliance with all applicable public health requirements. Pursuant to Governor Pritzker’s
Executive Orders 21-22 and 21-32, all persons attending this meeting who are age two or over
and able to medically tolerate a face covering (a mask or cloth face covering) shall be required
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DEKALB PLANNING AND ZONING COMMISSION AGENDA

Tuesday, January 18, 2022
6:00 P.M.

DeKalb Public Library
Yusunas Meeting Room
309 Oak Street
DeKalb, IL 60115

to wear protective face masks/coverings

A.

B.

ROLL CALL

APPROVAL OF AGENDA (Additions or Deletions)

APPROVAL OF MINUTES

1. January 3, 2022

PUBLIC PARTICIPATION (Open Floor to Anyone Wishing to Speak on Record)

NEW BUSINESS

1. Public Hearing - A petition by Pappas Development for the partial annexation, rezoning and
preliminary plan approval for 4-story executive suites building with (61) 1-bedroom units to be called
Arista Residences located on a 1.8-acre site at the northwest corner of Barber Greene Road and

County Farm

REPORTS

. ADJOURNMENT

Road.
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MINUTES
CITY OF DEKALB
PLANNING AND ZONING COMMISSION
January 3, 2022

The Planning and Zoning Commission held a meeting on January 3, 2022, at the DeKalb
Public Library in the Yusunas Meeting Room located at 309 Oak Street, DeKalb, lllinois.
Chair Maxwell called the meeting to order at 6:00 PM.

A. ROLL CALL

Recording Secretary Stephanie Turner called the roll. Planning and Zoning
Commission members present were: Trixy O’Flaherty, Shannon Stoker, Jerry
Wright, and Chair Max Maxwell. Steve Becker, Bill McMahon, and Maria Pena-
Graham were absent. Planning Director Dan Olson was present representing the
City of DeKalb.

B. APPROVAL OF THE AGENDA (Additions/Deletions)

Chair Maxwell requested a motion to approve the January 3, 2022, agenda as
presented. Mr. Wright motioned to approve the agenda as presented. Ms.
O’Flaherty seconded the motion, and the motion was approved by unanimous
voice vote.

C. APPROVAL OF MINUTES

1. December 20, 2021 — Chair Maxwell requested a motion to approve the
December 20, 2021, minutes as presented. Ms. Stoker motioned to approve
the minutes as presented. Mr. Wright seconded the motion, and the motion was
approved by unanimous voice vote.

D. PUBLIC PARTICIPATION (Open Floor to Anyone Wishing to Speak on Record)

None

E. NEW BUSINESS

1. Public Hearing — A petition by Equity Trust Company Custodian, FBO Mary
Zvirzdin IRA, represented by Betty Shattuck for approval of the rezoning of
1421 E. Lincoln Highway from the “LC” Light Commercial District to the “SFR2”
Single-Family Residential District.

Betty Shattuck appeared and spoke on behalf the of the applicant, Mary
Zvirzdin, who is selling the property located at 1421 E. Lincoln Highway. Ms.
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Shattuck provided background and the obstacles that led to the applicant filing
the petition.

Ms. Shattuck spoke on how she listed this property at the beginning of October
2021. She indicated she found a buyer, Virginia Snyder and family, and went
under contract quickly with an appraisal being conducted around October 25,
2021. Ms. Shattuck continued saying she received word on November 1, 2021,
the appraisal could not be completed due to the property being zoned “LC”
Light Commercial District. She noted the lender could not provide a mortgage
for the property due to the “LC” zoning.

Betty Shattuck added the Snyder family and their real estate agent started
working with a different lender who thought they could process a loan with the
current zoning of “LC” Light Commercial. She mentioned the second appraisal
was conducted around November 15, 2021. Ms. Shattuck said the appraiser
advised it could not appraise as residential which led to the second lender not
wanting to offer a loan. She stated she was told to have the property rezoned
to Single-Family Residential in order for a loan to be obtained.

Ms. Shattuck discussed the questions that were addressed on the special use
application. She stated there is a strip of properties on the north side of East
Lincoln Highway that are a part of the 2005 East Lincoln Highway Corridor Plan.
She explained there would be no effect on the commercial and industrial
properties on the south side of E. Lincoln Highway. Ms. Shattuck went on to
discuss the impact on fourteen properties located on the north side of E. Lincoln
Highway that are zoned “LC” Light Commercial District, most being used for
residential purposes. She stressed the request for rezoning only applies for the
property at 1421 E. Lincoln Highway and will not affect the fourteen properties
previously discussed.

Ms. Shattuck addressed the fact commercial construction has not developed
along the north side of E. Lincoln Highway and with a high demand for
residential properties it makes sense to rezone the site to single-family
residential. She discussed the property value would increase due to the high
demand for residential properties. Ms. Shattuck talked about traffic with the
proposed zoning change, stating it would continue to provide light residential
traffic.

Ms. Shattuck stressed the values of the properties currently zoned as Light
Commercial could be diminished if they cannot sell due to the current zoning.
She added the properties would have to be sold only as Light Commercial
which would mean the properties could sell for less.
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Dan Olson, Planning Director, went through the staff report dated December
30, 2021. He noted the proposed rezoning was requested by the purchaser’s
lender so the zoning of the property would match the existing use on the
property. Mr. Olson reported for legal non-conforming uses, lenders want the
zoning to match the use. He added this is because the non-conforming
standards require reconstruction per the underlying zoning if the building is ever
destroyed or damaged over 50% of its value.

Mr. Olson mentioned commercial construction on the lot would be difficult due
to the small size and limited parking availability. He also noted the setback,
stormwater, and landscaping requirements would be difficult to meet. He
discussed this area has been zoned “LC” Light Commercial District since the
1970’s although commercial uses have not occurred.

Mr. Olson advised when a rezoning is requested the City looks at the 2005
Comprehensive Plan which reflects commercial for the subject property. He
also noted the 2005 East Lincoln Highway Corridor Plan shows Mixed
Residential for the subject lot and surrounding area north of E. Lincoln
Highway.

Mr. Olson reiterated the request is for a single site and will not affect adjacent
properties. He said those properties can have commercial uses with the “LC”
Light Commercial zoning as long as all standards are met. Mr. Olson added the
rezoning for the subject property would not cause any visible changes to the
area.

Mr. Olson reported the City received public input from four nearby property
owners. He said the first was from Tony and Rebecca Petersen of 1415 E.
Lincoln Highway who indicated they do not support the request. Mr. Olson
mentioned they were concerned if the rezoning was approved it would hinder
their ability to have commercial uses on their property. Mr. Olson said he spoke
to Ms. Petersen and explained their site would not be affected by this proposed
rezoning.

Mr. Olson read a second citizen response form from Ron Clarner of 1409 E.
Lincoln Highway who also did not support the proposed rezoning. He said Mr.
Clarner questioned what the rezoning would do to his taxes and insurance. Mr.
Olson advised he spoke with Mr. Clarner and informed him it would not affect
his zoning, insurance, or property taxes. Mr. Olson stated Mr. Clarner then
indicated he did not have an issue with the proposal. Mr. Olson acknowledged
two letters of support were received from Stephen Chaney of 118 Holly St. and
Proven Winners Realty of 1600 E. Lincoln Highway.
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Mr. Olson advised City staff recommends approval of the rezoning from “LC”
Light Commercial to “SFR2” Single-Family Residential for the subject site.

Chair Maxwell asked if there were any questions from the Commission.

Mr. Wright inquired on the difference in appraisal value between light
commercial and residential properties. Betty Shattuck replied the difference is
approximately 10% less than the listed price of $85,000.00. She added if the
property had to go back on the market as light commercial, it would be a
tremendous struggle to sell the property.

Chair Maxwell asked Dan Olson if the last transaction on this property was in
the 1970’s. Dan Olson responded the current owner purchased the property in
2015.

Kathy Hammes, of Coldwell Banker Real Estate said she represents the
potential buyers. She reiterated on the discouraging process of trying to obtain
a loan for the sale of this house and being zoned “LC” Light Commercial. Ms.
Hammes added this property has always been used as a home and not for
commercial purposes.

Ms. Stoker asked if this property has always been zoned “LC” Light Commercial
or did it change in 2005. Mr. Olson replied it has been zoned “LC” Light
Commercial since at least 1979. Ms. Stoker questioned the plan dated 2005 in
her agenda packet. Mr. Olson informed Ms. Stoker it's the East Lincoln
Highway Corridor Plan from 2005.

Ms. Stoker inquired about property sales in the area and if the City has ever
had this brought to their attention. Mr. Olson said the City is not made aware of
real estate transactions.

Chair Maxwell asked if the map provided in the agenda packet was from the
last Comprehensive Plan. Mr. Olson responded yes it was from the 2005 Plan.

Chair Maxwell gave the public an opportunity to speak.

Joseph Holm of 1427 E. Lincoln Highway voiced his concern about the current
snow removal procedures and if the proposed rezoning would alter the snow
removal on the sidewalk in front of his home. Mr. Olson said the snow removal
procedures would not change as a result of the rezoning.

Ms. O’Flaherty moved that based on the submitted petition, testimony
presented, the Planning and Zoning Commission forward its findings of fact and
recommend to the City Council approval of the rezoning of subject site at 1421
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E. Lincoln Highway from the “LC” Light Commercial District to the “SFR2”
Single-Family Residential District.

Mr. Wright seconded the motion.

A roll call vote was taken. Ms. O’Flaherty — Yes, Ms. Stoker — Yes, Mr. Wright
— Yes, Chair Maxwell — Yes Mr. Becker, Ms. Pena-Graham, and Mr. McMahon
were absent. Motion Passed 4-0-3.

REPORTS

Mr. Olson announced the next meeting is scheduled for Tuesday, January 18,
2022, due to the MLK holiday falling on Monday, January 17, 2022. He added
there is one hearing scheduled for Pappas Development requesting approval
of an executive suites building along Barber Greene Road at County Farm
Road.

. ADJOURNMENT

Mr. Wright motioned to adjourn, Ms. Stoker seconded the motion, and the
motion was approved by unanimous voice vote. The Planning and Zoning
Commission Meeting adjourned at 6:27 PM.
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LEGAL NOTICE

NOTICE is hereby given that a public hearing will be held before the DeKalb Planning and Zoning
Commission at its regular meeting on Tuesday, January 18, 2022 at 6:00 p.m. in the Yusunas
Meeting Room at the DeKalb Public Library, 309 Oak St., DeKalb, IL, on the petition by Pappas
Development represented by Foti Pappas requesting approval of the rezoning, upon annexation,
from the “SFR1” Single-Family Residential District to the “PD-R” Planned Development
Residential District for a .68 acre property located along the north side of Barber Greene Road,
approximately 180 feet west of County Farm Road with a Parcel Identification Number of
0812452004, commonly known as 2616 Barber Greene Road and described below in Legal A. The
petitioner is also requesting approval of the rezoning from the “GC” General Commercial District
to the “PD-R” Planned Development Residential District for a 1.1 acre property located at the
northwest corner of Barber Greene Road and County Farm Road, which has Parcel Identification
Number of 0812452005, commonly known as 1383 Barber Greene Road and described below in
Legal B. Approval is also requested for a planned development preliminary plan to accommodate
a 4-story executive suites residential complex with (61) 1-bedroom dwelling units. Also requested
is to approve waivers to the Unified Development Ordinance for a planned development less than
two acres, and other approvals as required for the subject property to allow for the development as
shown on the preliminary development plan.

Legal A

Lot Five (5) of Fred C. Love’s Subdivision of Assessor’s Lot Sixty-two (62) on Section Twelve
(12), Township Forty (40) North, Range Four (4) East of the Third (3') Principal Meridian, as per
plat thereof recorded in Book “D” of Plats, page 8, situated in DeKalb County, Illinois.

Legal B

Part of the East Half (E1/2) of Section Twelve (12), Township Forty (40) North, Range Four (4)
East of the Third (3") Principal Meridian, described as follows: Beginning at the Southeast corner
of Lot Five (5) of Fred C. Love’s Subdivision of Assessor’s Lot Sixty-two (62), as shown on the
plat recorded in DeKalb County, in Book “D” of Plats, page 8; running thence North along the
East line of Lots One (1) and Five (5) to the Northeast corner of Lot One (1) in said Fred C. Love’s
Subdivision; thence Easterly, at right angles, 120 feet to the West line, extended North of Klage’s
Subdivision, according to the plat thereof recorded in DeKalb County, in Book “J” of Plats, page
29, as Document No. 283590; thence South on said Northerly extension of said West line, 400 feet
to the South line of said Lot Five (5), extended East; thence West, along said South line extended
East, 120 feet to the Point of Beginning, in DeKalb County, Illinois.

All interested persons are invited to appear and be heard at the time and place listed above.
Interested persons are also encouraged to submit written comments on the proposal to the City of
DeKalb, Community Development Department, 164 E. Lincoln Highway, DeKalb, Illinois,
60115 by 12:00 p.m. on Tuesday, January 18, 2022, or by e-mail to dan.olson@cityofdekalb.com.
Further information regarding the petition is available from the Community Development
Department at (815) 748-2361 or on the City of DeKalb’s web page at
https://www.cityofdekalb.com/1103/Public-Hearings.



mailto:dan.olson@cityofdekalb.com

Max Maxwell, Chair

DeKalb Planning and Zoning Commission









AGORA TOWER COVERED PARKING





















AutoCAD SHX Text
LOT 1

AutoCAD SHX Text
LOT 2

AutoCAD SHX Text
LOT 3

AutoCAD SHX Text
LOT 4

AutoCAD SHX Text
LOT 5

AutoCAD SHX Text
FRED  C.  LOVES  SUBDIVISION

AutoCAD SHX Text
NORTHLAND PLAZA  

AutoCAD SHX Text
(100')

AutoCAD SHX Text
(100')

AutoCAD SHX Text
(100')

AutoCAD SHX Text
(100')

AutoCAD SHX Text
(120')

AutoCAD SHX Text
(300')

AutoCAD SHX Text
N68%%D21'56"W (220.00')

AutoCAD SHX Text
N21%%D17'39"E (300.00')

AutoCAD SHX Text
S68%%D21'56"E (100.00')

AutoCAD SHX Text
N21%%D17'39"E (100.00')

AutoCAD SHX Text
(S67%%D56'41"E 120.00')

AutoCAD SHX Text
S21%%d17'39"W 399.12'

AutoCAD SHX Text
(400.00')

AutoCAD SHX Text
PARCEL

AutoCAD SHX Text
0.689 ACRE

AutoCAD SHX Text
 SUBDIVISION

AutoCAD SHX Text
2616 BARBER GREENE ROAD PIN: 0812452004

AutoCAD SHX Text
1383 BARBER GREENE ROAD PIN: 0812452005

AutoCAD SHX Text
W

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
N

AutoCAD SHX Text
0

AutoCAD SHX Text
SCALE: 1"=

AutoCAD SHX Text
50'

AutoCAD SHX Text
25'

AutoCAD SHX Text
50'

AutoCAD SHX Text
BOUNDARY OF PROPERTY 

AutoCAD SHX Text
 HEREBY ANNEXED.

AutoCAD SHX Text
EXISTING CORPORATE LIMITS

AutoCAD SHX Text
  MAP OF THE TERRITORY HEREBY   Lot Five (5) of Fred  C. Love's Subdivision of Assessor's Lot Sixty-two (62) on Section Twelve (12), Township Forty (40) North, Range Four (4) East of the Third (3rd) Principal Meridian, as per plat thereof recorded in Book "D" of Plats, page 8, situated in DeKalb County, Illinois.     SURVEYOR'S CERTIFICATE STATE OF ILLINOIS    )                    SS COUNTY OF LEE     ) I HEREBY CERTIFY that I have prepared the attached map for annexation purposes only. IN WITNESS WHEREOF, I have hereunto set my hand and seal this  _____ day of _____________________,  A.D., 20______.   Dixon, Illinois. ________________________________________ Patrick T. Hubert Illinois Professional Land Surveyor No. 35-4026 My license expires November 30, 2022.

AutoCAD SHX Text
CITY OF DEKALB, IL

AutoCAD SHX Text
SITE

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
O

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
A

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
PATRICK T.

AutoCAD SHX Text
HUBERT

AutoCAD SHX Text
R

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
U

AutoCAD SHX Text
R

AutoCAD SHX Text
V

AutoCAD SHX Text
E

AutoCAD SHX Text
Y

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
P

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
E

AutoCAD SHX Text
35-4026

AutoCAD SHX Text
DIXON, IL

AutoCAD SHX Text
L

AutoCAD SHX Text
     CERTIFICATE OF CITY COUNCIL STATE OF ILLINOIS     )                    SS COUNTY OF DEKALB    ) This is to certify that this accurate map of territory annexed is identified as that incorporated into and made a part of the City of Dekalb Ordinance No. ________________ adopted by the City Council of said City. On the ________ day of __________________, 2022. By: ____________________  Attest: _________________ ______________________        __________________ Mayor                             Executive Assistant (Please sign & print)                (Please sign & print)

AutoCAD SHX Text
     CERTIFICATE OF CITY COUNCIL STATE OF ILLINOIS     )                    SS COUNTY OF DEKALB    ) This is to certify that this accurate map of territory annexed is identified as that incorporated into and made a part of the City of Dekalb Ordinance No. ________________ adopted by the City Council of said City. On the ________ day of __________________, 2022. By: ____________________  Attest: _________________ ______________________        __________________ Mayor                             Executive Assistant (Please sign & print)                (Please sign & print)





























	Arista Residences - PZC Packet - 1-18-21.pdf
	Sheets and Views
	Concept Plan

	Annexation Plat.pdf
	Sheets and Views
	Layout1


	Arista Residences Preliminary Development Plan - Ex. A.pdf
	Sheets and Views
	Concept Plan




