
421 N. COUNTY FARM ROAD
WHEATON, IL 60187

www.dupagecounty.gov

DU PAGE COUNTY
Development Committee

Final Regular Meeting Agenda

ROOM 3500B10:30 AMTuesday, January 16, 2024

1. CALL TO ORDER

2. ROLL CALL

3. CHAIRMAN'S REMARKS- CHAIR TORNATORE

4. PUBLIC COMMENT

5. MINUTES APPROVAL

5.A.

Development Committee - Regular Meeting - November 21, 2023

24-0138

6. REGULATORY SERVICES

6.A.

Recommendation for the approval of a contract purchase order to SAFEBuilt Illinois, 
LLC, for professional services to perform building and plumbing plan reviews, and 
inspections on an "as-needed" basis, in unincorporated DuPage County, for the period 
January 29, 2024, through November 30, 2024, for the Building & Zoning Department, 
for a contract total amount not to exceed $75,000; per RFP# 24-006-BZP.

DC-P-0001-24

6.B.

ZONING-23-000077 – Messieha: The Zoning Hearing Officer recommended to deny the 
following zoning relief:
Conditional Use to reduce the rear yard setback for an existing shed from required 3’ to 
approximately 0.6’, where it has existed for at least 5 years. (Milton/ District 4) (Located 
at the northwest corner of Huntington Road and Huntington Court)
ZHO Recommendation to Deny

DC-O-0001-24
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Development Committee Regular Meeting Agenda - Final January 16, 2024

6.C.

ZONING-23-000070 – Flash Property Management, LLC.: The Zoning Board of Appeals 
recommended to approve the following zoning relief:
1.  Rezoning from R-4 Single-Family Residential to B-2 General Business;
2.  Variation to reduce the north rear yard setback from required 40’ to approximately 
10’; and
3.  Reduction and Use of Yards by Conditional Use Procedure:
a.  Conditional Use to reduce the south front yard setback by 50% from required 40’ to 
approximately 20’. (Milton/District 6) (Generally located northeast of Schmale Road and 
St. Charles Road, on the northside of St. Charles Road)
ZBA VOTE (to Approve): 7 Ayes, 0 Nays, 0 Absent

DC-O-0002-24

6.D.

ZONING-23-000085 – Beilani: The Zoning Hearing Officer recommended to deny the 
following zoning relief:
Conditional Use to allow auto sales (selling on the internet) in the B-1 Local Business 
District. (Downers Grove/ District 3) (Located at the northwest corner of Route 83 and 
Mockingbird Lane)
ZHO Recommendation to Deny

DC-O-0003-24

6.E.

ZONING-23-000086 – Davis Land Holdings: The Zoning Hearing Officer recommended 
to approve the following zoning relief:
Conditional Use to increase the total area of detached accessory buildings from permitted 
1,494 sq. ft. to approximately 2,128 sq. ft. (1,504 sq. ft. for existing detached garage and 
624 for proposed detached garage). (Wayne/District 6) (Generally located west of County 
Farm Road and Jefferson Road, on the southwest side of Jefferson Road)
ZHO Recommendation to Approve

DC-O-0004-24

6.F.

ZONING-23-000087 – Route 53 Café: The Zoning Hearing Officer recommended to 
approve the following zoning relief:
Conditional Use for a Class B/Tavern Restaurant in a B-1 Local Business District. 
(Milton/District 4) (Generally located at the southwest corner of Route 53 and Butterfield 
Road)
ZHO Recommendation to Approve

DC-O-0005-24

6.G.

ZONING-23-000092 – Seoles: The Zoning Hearing Officer recommended to deny the 
following zoning relief:
Conditional Use to increase the total size of detached accessory buildings from permitted 
650 sq. ft. to approximately 1,200 sq. ft. (Bloomingdale/District 1) (Generally located 
northeast of Medinah Road and Maple Avenue, on the north side of Maple Avenue) 
ZHO Recommendation to Deny

DC-O-0006-24
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Development Committee Regular Meeting Agenda - Final January 16, 2024

6.H.

ZONING-23-000093 – Courtney: The Zoning Hearing Officer recommended to approve 
the following zoning relief:
Conditional Use to allow the good side of the fence to face inward instead of outward to 
adjacent property. (Downers Grove/ District 2) (Generally located southeast of Grant 
Street and 40th Street, on the east side of Grant Street)
ZHO Recommendation to Approve

DC-O-0007-24

7. OLD BUSINESS

8. NEW BUSINESS

9. ADJOURNMENT
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Minutes 421 N. COUNTY FARM
ROAD

WHEATON, IL 60187
www.dupagecounty.gov

File #: 24-0138 Agenda Date: 1/16/2024 Agenda #: 5.A.
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421 N. COUNTY FARM ROAD
WHEATON, IL 60187

www.dupagecounty.gov
DU PAGE COUNTY
Development Committee

Final Summary

10:30 AM ROOM 3500BTuesday, November 21, 2023

1. CALL TO ORDER

10:30 AM meeting was called to order by Chair Sam Tornatore at 10:30 AM.

2. ROLL CALL

PRESENT Krajewski, Ozog, and Tornatore

ABSENT Chaplin

LATE Gustin, and Rutledge

3. CHAIRMAN'S REMARKS- CHAIR TORNATORE

Chair Tornatore wished everyone a Happy Thanksgiving.

4. PUBLIC COMMENT

Joseph J. McWeeney, attorney representing petitioner for Z-23-000067 Washington Ave 
Investments, LLC. This petition is to renew a conditional use for Group Quarters, which was 
originally granted in 2021. There are no changes requested with this renewal and the owner is 
committed to operating in compliance with applicable codes in the future. He also read a letter 
from a previous resident of the property and how they benefited from the their treatment at the 
facility. 

5. MINUTES APPROVAL

5.A.

Development Committee - Regular Meeting - November 7, 2023

23-3682

Attachments: Dev Comm Meeting Minutes Summary 11-7-2023.pdf

RESULT: APPROVED

Patty GustinMOVER: 

SECONDER: Mary Ozog

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6. REGULATORY SERVICES

6.A.

Recommendation for the approval of a contract purchase order to Lakeside Consultants, 
for professional services to perform building & plumbing plan reviews, and inspections 

DC-P-0018-23
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Development Committee Summary - Final November 21, 2023

on an "As-needed" basis, in unincorporated DuPage County, for the period December 1, 
2023 through November 30, 2024, for the Building & Zoning Department, for a contract 
total amount not to exceed $75,000; per RFP #23-119-BZP. This contract is subject to 
three (3) additional twelve (12) month renewal periods provided there is no change in the 
terms, conditions, specifications, and hourly rate, and provided that such renewals are 
mutually agreed to by both parties. In no event shall the term plus renewals exceed four 
(4) years.

Attachments: Lakeside - PRCC FY24.pdf

LAKESIDE CONSULTANTS - Pricing

RFP EVALUATION SCORECARD TABULATION.pdf

Lakeside - VE.pdf

Lakeside Consultants.pdf

RESULT: APPROVED AND SENT TO FINANCE

Patty GustinMOVER: 

SECONDER: Mary Ozog

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.B.

Recommendation for the approval of a contract purchase order to Accela, Inc., for 
Managed Application Services to provide support with permitting software for the 
Building & Zoning, Transportation, Stormwater, and Public Works departments, for the 
period of February 21, 2024 through February 20, 2025, for a contract total not to exceed 
$199,290; per 55 ILCS 5/5-1022(c) not suitable for competitive bids. (Proprietary 
Software Maintenance and Support)

TE-P-0075-23

Attachments: Accela (Managed App Svcs) - PRCC

Accela (Managed App Svcs) - Quote #Q-31390

Accela (Managed App Svcs) - Sole Source Letter

Accela (Managed App Svcs) - VED

RESULT: APPROVED AND SENT TO FINANCE

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.C.

ZONING-23-000067 – 28W510 Washington Avenue Investments, LLC.: To approve the 

DC-O-0063-23
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Development Committee Summary - Final November 21, 2023

following zoning relief:
To renew/extend a Conditional Use for Group Quarters with a maximum occupancy of 
twelve residents, which was previously approved under Z20-046 28W510 Washington 
Avenue Investments, LLC. on January 12, 2021, by the DuPage County Board. 
(Winfield/District 6) 
ZBA VOTE (to Approve): 6 Ayes, 0 Nays, 1 Absent
Development Committee VOTE (to Approve): 4 Ayes, 1 Nays, 1 Absent

Attachments: Z-23-000067 Washington Avenue Investments, LLC. Dev. Com. 
(11-21-2023)_Redacted.pdf

There was some discussion about the original petition opposition from three years ago. Member 
DeSart shared her concerns from the other facility that they have located in Naperville. Paul Hoss 
mentioned that there have not been any complaints since the original opposition for the Winfield 
location. 

RESULT: APPROVED AT COMMITTEE

Mary OzogMOVER: 

SECONDER: Patty Gustin

Gustin, Ozog, Rutledge, and TornatoreAYES:

KrajewskiNAY:

ChaplinABSENT:

6.D.

ZONING-23-000072 – Rosasco: To approve the following zoning relief:
Variation to allow a 6’6”/100% closed (privacy) fence within the 10’ corner side yard 
setback. (Lisle/District 2) 
ZHO Recommendation to Approve                                                                                                  
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0064-23

Attachments: Z-23-000072 Rosasco Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Brian Krajewski

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.E.

ZONING-23-000073 – Barsley: To approve the following zoning relief:
Variation to allow a 6’/100% closed (privacy) fence within the 10’ corner side yard 
setback. (Lisle/District 2)
ZHO Recommendation to Approve

DC-O-0065-23
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Development Committee Summary - Final November 21, 2023

Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

Attachments: Z-23-000073 Barsley Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Brian Krajewski

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.F.

ZONING-23-000074 – Scheiwe: To approve the following zoning relief:
Variation to reduce corner side setback for a new hot tub installation from 30’ to 
approximately 24’. (Downers Grove/ District 3) 
ZHO Recommendation to Approve
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0066-23

Attachments: Z-23-000074 Scheiwe Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.G.

ZONING-23-000076 – ORDINANCE – Knollcrest Funeral Home: To approve the 
following zoning relief:
Variation to reduce the interior side setbacks from 20' to approximately 0 feet for the 
expansion of Knollcrest Funeral Home. (York/District 2) 
ZHO Recommendation to Approve
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0067-23

Attachments: Z-23-000076 Knollcrest Funeral Home Dev. Com. 
(11-21-2023)_Redacted 12345.pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:
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Development Committee Summary - Final November 21, 2023

6.H.

ZONING-23-000078 – Hehl: To approve the following zoning relief:
Variation to reduce the corner side setback for a new detached garage from required 30' 
to approximately 7.9'. (Downers Grove/ District 3) 
ZHO Recommendation to Approve                                                                                                   
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0068-23

Attachments: Z-23-000078 Hehl Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.I.

ZONING-23-000080 – Adams: To approve the following zoning relief:
Variation to reduce the interior side setback from required 3' to approximately 0' for 
repaving driveway with asphalt parking space. (Milton/ District 4)
ZHO Recommendation to Approve                                                                                                   
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0069-23

Attachments: Z-23-000080 Adams Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.J.

ZONING-23-000081 – Petersen: To approve the following zoning relief:
Variation to reduce the interior side setback from required 10' to approximately 3' for a 
new detached accessory building (10'x12' shed). (Lisle/District 2)
ZHO Recommendation to Approve  
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0070-23

Attachments: Z-23-000081 Peterson Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE
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Development Committee Summary - Final November 21, 2023

Patty GustinMOVER: 

SECONDER: Sheila Rutledge

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

6.K.

ZONING-23-000082 – Dumitrescu: To approve the following zoning relief:
1.  Conditional Use to reduce the interior side setback for an existing shed from required 
3 feet to approximately 20 inches, where it has existed for at least 5 years.
2.  Conditional Use to allow a 5' fence (50% open) within the 10' corner side yard 
setback. (Addison/District 1) 
ZHO Recommendation to Approve  
Development Committee VOTE (to Approve): 5 Ayes, 0 Nays, 1 Absent

DC-O-0071-23

Attachments: Z-23-000082 Dumitresu Dev. Com. (11-21-2023).pdf

RESULT: APPROVED AT COMMITTEE

Mary OzogMOVER: 

SECONDER: Patty Gustin

Gustin, Krajewski, Ozog, Rutledge, and TornatoreAYES:

ChaplinABSENT:

7. OLD BUSINESS

No old business was discussed.

8. NEW BUSINESS

No new business was discussed.

9. ADJOURNMENT

With no further business, the meeting was adjourned at 10:50 A.M.
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Development Requisition $30,000 and over 421 N. COUNTY FARM
ROAD

WHEATON, IL 60187
www.dupagecounty.gov

File #: DC-P-0001-24 Agenda Date: 1/16/2024 Agenda #: 6.A.

AWARDING RESOLUTION
ISSUED TO SAFEBUILT ILLINOIS, LLC FOR PROFESSIONAL

 SERVICES TO PERFORM BUILDING & PLUMBING PLAN REVIEWS, AND BUILDING INSPECTIONS ON
AN AS-NEEDED BASIS, FOR RESIDENTIAL AND COMMERCIAL

BUILDINGS IN UNINCORPORATED DUPAGE COUNTY
(CONTRACT TOTAL AMOUNT: $75,000)

WHEREAS, an RFP was released to the public and processed in accordance with County Board policy;
and

WHEREAS, the Development Committee recommends County Board Approval for the issuance of a
contract purchase order for professional services to perform building and plumbing plan reviews, and
inspections on an as-needed basis, for residential and commercial buildings in unincorporated DuPage County,
for the period January 30, 2024, through November 30, 2024, for the Building & Zoning Department, for a
contract total amount not to exceed $75,000, per RFP#24-006-BZP.

NOW, THEREFORE BE IT RESOLVED, that County Contract, covering said, for professional services
to perform building and plumbing plan reviews, and inspections on an as-needed basis, for residential and
commercial buildings in unincorporated DuPage County, for the period January 30, 2024, through November
30, 2024, for the Building & Zoning Department, and it is hereby approved for issuance by the Procurement
Division to, SAFEBuilt Illinois, LLC, 1200 Harger Road Suite 421, Oakbrook, Illinois 60523.

Enacted and approved this 23rd day of January, 2024 at Wheaton, Illinois.

________________________________

DEBORAH A. CONROY, CHAIR
DU PAGE COUNTY BOARD

Attest: ___________________________________

JEAN KACZMAREK, COUNTY CLERK
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Form under revision control 01/27/2022

Procurement Review Comprehensive Checklist  
Procurement Services Division  
This form must accompany all Purchase Order Requisitions 

SECTION 1: DESCRIPTION
General Tracking Contract Terms

MINUTETRAQ ID#:

24519
RFP, BID, QUOTE OR RENEWAL #:

RFP #24-006-BZP

COMMITTEE:

DEVELOPMENT

TARGET COMMITTEE DATE:

01/16/2024

CURRENT TERM TOTAL COST:

 $75,000.00 

Vendor Information

VENDOR:

SAFEBuilt Illinois LLC

VENDOR #:

33979

VENDOR CONTACT:

Alan Greene

VENDOR CONTACT PHONE:

224-250-4010

VENDOR CONTACT EMAIL:

agreene@safebuilt.com

VENDOR WEBSITE:

INITIAL TERM WITH RENEWALS:

1 YR + 3 X 1 YR TERM PERIODS

INITIAL TERM TOTAL COST:

 $75,000.00 

PROMPT FOR RENEWAL: CONTRACT TOTAL COST WITH ALL 
RENEWALS:
$300,000.00

MAX LENGTH WITH ALL RENEWALS:

FOUR YEARS

CURRENT TERM PERIOD:

INITIAL TERM

Department Information

DEPT:

Building & Zoning
DEPT CONTACT NAME:

Marla Flynn

DEPT CONTACT PHONE #:

X6789

DEPT CONTACT EMAIL:

Marla.Flynn@dupagecounty.gov

DEPT REQ #:

Overview

DESCRIPTION  Identify scope of work, item(s) being purchased, total cost and type of procurement (i.e., lowest bid, RFP, renewal, sole source, etc.).

Professional services to perform Building & Zoning plan reviews.

JUSTIFICATION  Summarize why this procurement is necessary and what objectives will be accomplished
Review of building and plumbing plans throughout the course of construction are required by DuPage County Building Code to ensure code 
compliance.

SECTION 2: DECISION MEMO REQUIREMENTS
DECISION MEMO NOT REQUIRED      Select an item from the following dropdown menu to identify why a Decision Memo (Section 3) is not required.

DECISION MEMO REQUIRED Select an item from the following dropdown menu to identify why a Decision Memo (Section 3) is required.

RFP (REQUEST FOR PROPOSAL)

SECTION 3: DECISION MEMO
STRATEGIC IMPACT Select an item from the following dropdown menu of County’s strategic priorities that this action will most impact.

CUSTOMER SERVICE

SOURCE SELECTION Describe method used to select source.
RFP #24-006-BZP was released to the public on 12/1/2023. Of 98 invitations sent out, one (1) requested documents. Four (4) 
vendors submitted proposals. Those proposals were evaluated in four categories. SAFEBuilt met the criteria and was rated the 
highest points.

RECOMMENDATION 
AND 
TWO 
ALTERNATIVES

Describe staff recommendation and provide justification. Identify at least 2 other options to accomplish this request, including 
status quo, (i.e., take no action).
1. Do not approve contract toSAFEBuilt Illinois LLC. 
2. Perform services in-house. Department does not have qualified staffing to provide this service in-house.
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Form under revision control 01/27/2022

SECTION 4: SOLE SOURCE MEMO/JUSTIFICATION
JUSTIFICATION Select an item from the following dropdown menu to justify why this is a sole source procurement.

NECESSITY AND 
UNIQUE FEATURES

Describe the product or services that are not available from other vendors. Explain necessary and unique features or 
services. Attach letters from manufacturer, letters from distributor, warranties, licenses, or patents as needed. Be 
specific.

MARKET TESTING List and describe the last time the market has been tested on the applicability of the sole source. If it has not been 
tested over the last 12 months, explain why not.

AVAILABILITY Describe steps taken to verify that these features are not available elsewhere. Included a detailed list of all products or 
services by brand/manufacturer examined and include names, phone numbers, and emails of people contacted.

SECTION 5: Purchase Requisition Information
Send Purchase Order To: Send Invoices To:

Vendor:

SAFEBuilt Illinois LLC
Vendor#:

33979

Dept:

Building & Zoning

Division:

Attn:

Alan Greene
Email:

agreene@safebuilt.com

Attn:

Marla Flynn
Email:

Marla.Flynn@dupageco. org

Address:
3755 Precision Dr, Suite 140

City:
Loveland

Address:
421 N County Farm Rd

City:
Wheaton

State:

CO

Zip:

80538

State:

IL
Zip:

60187

Phone:

866-977-4111

Fax:

877-203-2704
Phone:

630-407-6789

Fax:

630-407-6702

Send Payments To: Ship to:

Vendor:

SAFEBuilt Illinois LLC
Vendor#:

33979-R01

Dept: Division:

Attn: Email: Attn: Email:

Address:
Lockbox #88135 
PO Box 88135

City:

Chicago

Address: City:

State:

IL

Zip:

60680-1135

State: Zip:

Phone: Fax: Phone: Fax:

Shipping Contract Dates
Payment Terms:  

PER 50 ILCS 505/1

FOB:  

Destination
Contract Start Date (PO25):

Jan 30, 2024

Contract End Date (PO25):

Nov 30, 2024

Contract Administrator (PO25):
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Purchase Requisition Line Details

LN Qty UOM Item Detail 
(Product #) Description FY Company AU Acct Code Sub-Accts/  

Activity Code Unit Price Extension

1 1 EA Professional Services to 
perform building & plumbing 
plan reviews and Building 
Inspections on an "as needed" 
basis for residential and 
commercial buildings in 
unincorporated DuPage 
County per RFP #24-006-BZP 
for the period of 1/30/2024 - 
11/30/2024.

FY24 1100 2810 

53090 75,000.00 75,000.00

FY is required, assure the correct FY is selected. Requisition Total $ 75,000.00

Comments

HEADER COMMENTS Provide comments for P020 and P025.

SPECIAL INSTRUCTIONS Provide comments for Buyer or Approver (not for P020 and P025).  Comments will not appear on PO.

INTERNAL NOTES Provide comments for department internal use (not for P020 and P025).  Comments will not appear on PO.
DEV Committee 1/16/2024 
Finance & CB 1/23/2024

APPROVALS Department Head signature approval for procurements under $15,000. Procurement Officer Approval for ETSB.

The following documents have been attached: W-9   Vendor Ethics Disclosure Statement✔
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THE COUNTY OF DUPAGE 
PLANS EXAMINER SERVICES 24-006-BZP  

Page 19 of 29 

SECTION 8 - BID FORM PRICING 
Provide the price of performing each Plan Review type. Pricing shall include related telephone, email, or other forms 
of communications. Quantities shown are estimated only for bid canvassing purposes.  

SECTION 1 

NO. ITEM UOM QTY PRICE EXTENDED PRICE 

Plan Review Type 
1 Residential HR 8 $ $ 
2 Commercial HR 200 $ $ 
3 Fire Systems HR 9 $ $ 

GRAND TOTAL $ 

GRAND TOTAL  
(In words) 

SECTION 2 

NO. ITEM UOM PRICE 
Construction Inspection Services - Commercial Weekdays 8:00 AM to 4:30 PM 

4 Electrical HR $ 
5 Building HR $ 
6 Mechanical HR $ 
7 Plumbing HR $ 

Construction Inspection Services - Commercial After Hours & Saturdays before 4:30 PM 
8 Electrical HR $ 
9 Building HR $ 
10 Mechanical HR $ 
11 Plumbing HR $ 

Construction Inspection Services - Commercial Sundays, Holidays & Saturdays after 4:30 
PM 

12 Electrical HR $ 
13 Building HR $ 
14 Mechanical HR $ 
15 Plumbing HR $ 

Construction Inspection Services - Residential Weekdays 8:00 AM to 4:30 PM 
16 Electrical HR $ 
17 Building HR $ 
18 Mechanical HR $ 
19 Plumbing HR $ 

Construction Inspection Services - Residential After Hours & Saturdays before 4:30 PM 
20 Electrical HR $ 
21 Building HR $ 
22 Mechanical HR $ 
23 Plumbing HR $ 

Construction Inspection Services - Residential Sundays, Holidays & Saturdays after 4:30 PM 
24 Electrical HR $ 
25 Building HR $ 
26 Mechanical HR $ 

792.
19,800
891

90

120

160

90

120

160

90

120

160

90

120

160

90

120

160

90

120

160

110

120

160

110

120

99
99
99

21,483
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THE COUNTY OF DUPAGE 
PLANS EXAMINER SERVICES 24-006-BZP  

Page 20 of 29 

NO. ITEM UOM PRICE 
27 Plumbing HR $ 

Cost per Plan Review Type One & Two-Family Dwellings 
28 Plan Review per Dwelling EA $ 
29 Plan Review Expedited Additional Fee EA $ 

Industrial, Commercial & Multi-Family Structures 
30 Hazardous Areas - Additional Cost 1000 SQ FT $ 

31 
Commercial Kitchens/Food Processing Areas - 
Additional Cost 1000 SQ FT $ 

32 Re-Review Additional Cost EA $ 
33 Expedited Plan Review Additional Cost EA $ 

Per Plan Review - Gross Floor Area Base Building 
34 up to 2.500 SF SQ FT $ 
35 2,501 to 4,000 SF SQ FT $ 
36 4,001 to 5,000 SF SQ FT $ 
37 5,001 to 7,500 SF SQ FT $ 
38 7,501 to 10,000 SF SQ FT $ 
39 Over 10,000 SF SQ FT $ 

Base Building with up to 2 other disciplines 
40 up to 2.500 SF SQ FT $ 
41 2,501 to 4,000 SF SQ FT $ 
42 4,001 to 5,000 SF SQ FT $ 
43 5,001 to 7,500 SF SQ FT $ 
44 7,501 to 10,000 SF SQ FT $ 
45 Over 10,000 SF SQ FT $ 

Base Building with up to 3 other disciplines 
46 up to 2.500 SF SQ FT $ 
47 2,501 to 4,000 SF SQ FT $ 
48 4,001 to 5,000 SF SQ FT $ 
49 5,001 to 7,500 SF SQ FT $ 
50 7,501 to 10,000 SF SQ FT $ 
51 Over 10,000 SF SQ FT $ 

Plumbing Plan Reviews 
52 Single Family EA $ 
53 Duplex EA $ 
54 Town Homes, Condominiums, Apartments EA $ 
55 Commercial EA $ 

Additional Cost Fixture or Waste Opening 
56 Single Family EA $ 
57 Duplex EA $ 
58 Town Homes, Condominiums, Apartments EA $ 
59 Commercial EA $ 

Sprinkler Systems Pipe Schedule System (Pipe Schedule System) 
60 1 to 20 EA $ 
61 21 to 100 EA $ 
62 101 to 200 EA $ 
63 201 to 300 EA $ 

330

110

0

148

324

693

742

792

396

495

594

330

110

0

172

+40%

891

990

1039

445

544

654

132

110

0

198

544

654

693

+40%

110

0

250

693

687

737

160
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THE COUNTY OF DUPAGE 
PLANS EXAMINER SERVICES 24-006-BZP  

Page 21 of 29 

NO. ITEM UOM PRICE 
64 301 to 500 EA $ 
65 Over 500 EA $ 

NO. ITEM UOM PRICE 
Sprinkler Systems Pipe Schedule System (Hydraulically Calculated System) 

66 1 to 20 EA $ 
67 21 to 100 EA $ 
68 101 to 200 EA $ 
69 201 to 300 EA $ 
70 301 to 500 EA $ 
71 Over 500 EA $ 

Fire Detection and Alarm Systems 
71 Complete System EA $ 

72 
Partial System - Not Containing Total building 
area Detection System EA $ 

73 
Partial System - Supervisory Protection of 
Sprinkler Systems & Duct Detection EA $ 

Standpipe Systems 
74 Standpipe EA $ 

75 
Standpipes Part of Total Building Sprinkler 
Systems EA $ 

Gas Suppression Systems or Dry Chemical System 
76 1 to 50 EA $ 
77 51 to 100 EA $ 
78 101 to 200 EA $ 
79 201 to 300 EA $ 
80 301 to 400 EA $ 
81 401 to 500 EA $ 
82 501 to 750 EA $ 
83 751 to 1000 EA $ 
84 Over 1000 EA $ 

Restaurant Wet Chemical Systems 
85 Hood System EA $ 

86 
Each Additional System or Hood Reviewed at 
Same Time with Same Unit EA $ 

Restaurant Mechanical Hood and Duct Systems 
87 Hood EA $ 

88 
Each Additional System or Hood Reviewed at 
Same Time with Same Unit EA $ 

Life Safety Plan Reviews 
89 Per Review EA $ 
90 Per Re-Review EA $ 

 
 
 
 
 
 

172

198

297

198

396

247

594

346

495

176

198

198

NO COST

495

247

423

100 or .013 PSF

100 or .009 PSF

100 or .005 PSF

198

693

374

544

90

100

100

420
495
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28



29



30



31



32



33



34



35



36



37



38



39



40



41



42



43



ICC COMMERCIAL CONSTRUCTION (CON'T)
Certified Electrical Code Official

Certified Mechanical Code Official

Certified Plumbing Code Official

Combination Plans Examiner

Combination Inspector

Commercial Building Inspector

Commercial Combination Inspector

Commercial Electrical Inspector

Commercial Mechanical Inspector

Commercial Plumbing Inspector

Electrical Inspector

Electrical Plans Examiner

Fuel Gas Inspector

Master Code Professional (MCP)
Mechanical Inspector

Mechanical Plans Examiner

Permit Technician

Plumbing Inspector

Plumbing Plans Examiner

ICC ENERGY AND GREEN CONSTRUCTION
Commercial Energy Inspector

Commercial Energy Plans Examiner

Energy Code Specialist

Green Building Residential Examiner

IgCC Commercial Inspector

IgCC Commercial Inspector w/ ASHRAE 189

IgCC Plans Examiner

IgCC Plans Examiner w/ ASHRAE 189

Gerald Keys, MCP, Résumé, Page 2

ICC RESIDENTIAL CONSTRUCTION
Residential Building Inspector

Residential Combination Inspector

Residential Electrical Inspector

Residential Energy Inspector/Plans Examiner

Residential Mechanical Inspector

Residential Plumbing Inspector

ICC SPECIAL INSPECTIONS
Soils Special Inspector

Spray-applied Fireproofing Special Inspector

Structural Steel and Bolting Special Inspector

ICC HOUSING AND CODE ENFORCEMENT
Certified Housing Code Official

Property Maintenance & Housing Inspector

Zoning Inspector

ICC FIRE AND DISASTER RESPONSE
Certified Fire Code Official

Disaster Response Inspector

Fire Inspector I

Fire Inspector II

Fire Plans Examiner

44
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Vince Cuchetto Résumé, Page 2

 – Generated referrals through building relationships with Realtors, Attorneys and Mortgage Brokers
 – Provided inspection training to Realtors utilizing digital media and on site inspections

• Vice President - Production Management, American Litho/Golden Graphics | 12/2002 to 12/2003                                            
 – Supervise print production ensuring accuracy
 – Perform color approvals
 – Generate Billing
 –  Provide Customer Service and satisfaction 
 –  Calculated competitive quotations generating sales and increased revenue
 –  Coordination of vendors securing materials for production
 –  Secure freight

• Independent Sales Consultant/Project Manager/Business Owner, Graphic Alliance, Chetco LTD - 
Independent Broker | 1979 to 2/2000 to 9/2002
 – Commissioned Sales of Digital Printing, Graphic Design and Digital Photography
 – Business owner specializing in technology and quality
 – Project Manager on all new and existing accounts 
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Dan Witkowski Résumé, Page 2

 – Prepare bids, estimates, handle accounts receivable and payable.
 – Attend education classes, seminars and trade conferences in order to maintain licenses and stay up to date with 

industry trends and regulations.
 – Generated referrals through building relationships with Realtors, Attorneys and Mortgage Brokers
 – Provided inspection training to Realtors utilizing digital media and on site inspections
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• Journeyman Plumber/Foreman, AM Mechanical Inc. - Chicago, IL, May 2006 to March 2007
 – Supervisory management, plumbing installation and repair, product positioning and design

• Journeyman Plumber, Epic Plumbing and Mechanical - Palatine, IL
 – Plumbing installation and repair, product positioning and design

• Journeyman Plumber, Bruno Francis Plumbing Company - Chicago, IL, April 2004 to May 2004
 – Plumbing installation and repair, product positioning and design

• Journeyman Plumber/Foreman, Wheeling Plumbing Company Wheeling, IL, October 1998 to February 
2004
 – Supervisory management, plumbing installation and repair, product positioning and design.

James Kemper Résumé, Page 2

53



54



55



56



57



58



59



60



61



43 62



44 63



45 64



46 65



66



67



68



69



70



71



72



73



74



75



76



77



√
Criteria Available Points SAFEbuilt Illinois,  LLC

Firm Qualifications 20 19

Key Qualifications 30 29

Project Understanding 30 29

Price 20 20

Total 100 97

21,483.00$                                                        

100%

20

RFP Posted on 12/1/2023
Bid Opened On 12/19/2023, 2:30 PM CST by DW, NE

Invitations Sent 98

Total Requesting Documents 1

Total Bid Responses Received 4

THE COUNTY OF DUPAGE
FINANCE - PROCUREMENT
PLANS EXAMINER SERVICES 24-006-BZP
BID TABULATION

Fee and Rate Proposal 

Percentage of points

Points awarded
(wtd against lowest price)

NOTES
1.  B & F Construction Code , Inc. has been deemed non-responsive for not providing price as requested.
2.  Lakeside Consultants LLC has been deemed non-responsive for not having employees.
3.  T.P.I. Building Code Consultants, Inc. has been deemed non-responsive for not providing price as requested.
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Development Ordinance 421 N. COUNTY FARM
ROAD

WHEATON, IL 60187
www.dupagecounty.gov

File #: DC-O-0001-24 Agenda Date: 1/16/2024 Agenda #: 6.B.

Page 1 of 1
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M E M O R A N D U M 
 

TO:   DuPage County Development Committee 

 

FROM:  DuPage County Zoning Hearing Officer 

 

DATE:   October 11, 2023 

    

RE:   ZONING-23-000077 Messieha (Milton/ District 4) 
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: October 11, 2023: The Zoning Hearing Officer recommended 

to deny the following zoning relief: 

 

Conditional Use to reduce the rear yard setback for an existing shed from required 3’ to 

approximately 0.6’, where it has existed for at least 5 years.                                                                                        

 

ZHO Recommendation to Deny 

 

FINDINGS OF FACT: 

A. That petitioner testified that the subject zoning relief is for a Conditional Use to reduce 

the rear yard setback for an existing shed from required 3’ to approximately 0.6’, where 

it has existed for at least 5 years.                                                                                        

 

B. That petitioner testified that they have lived at the subject property for approximately 

twenty-four (24) years. 

 

C. That the adjacent neighbor to the north testified at the public hearing that there was a 

shed on the subject property that was torn down in 2021, replaced with a new shed, and 

that the existing shed is not five (5) years old. 

 

a. Furthermore, that following the neighbor’s testimony, petitioner confirmed and 

testified that they tore down the prior shed in 2021 and replaced with a new shed, 

approximately 0.6’ from the rear property line which was where the previous shed 

was located.  
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D. As such, that the Zoning Hearing Officer finds that petitioner has not demonstrated 

evidence for the subject zoning relief for a Conditional Use to reduce the rear yard 

setback for an existing shed from required 3’ to approximately 0.6’, where it has existed 

for at least 5 years, as it was testified during the public hearing that shed was recently 

replaced and has not existed for at least five (5) years. 

 

E. Furthermore, that the Zoning Hearing Officer finds that the subject property does not 

qualify for the subject zoning relief for a Conditional Use to reduce the rear yard 

setback for an existing shed from required 3’ to approximately 0.6’, where it has existed 

for at least 5 years, as the subject shed has not existed for at least 5 years.                                                                                   

 

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Hearing Officer finds that petitioner has not demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will 

not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has not 

demonstrated that the existing shed does not impact or impair the supply of light and air to 

adjacent properties.  

 

b. Increase the hazard from fire or other dangers to said property as petitioner has not demonstrated 

that the existing shed does not increase the hazard from fire or other dangers to said property.  

 

c. Diminish the value of land and buildings throughout the County as petitioner has not 

demonstrated that the existing shed does not diminish the value of land throughout the County. 

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has not 

demonstrated that the existing shed does not impact traffic in the public streets and highways. 

 

e. Increase the potential for flood damages to adjacent property as petitioner has not demonstrated 

that the existing shed does not increase the potential for flood damages to adjacent property. 

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has not 

demonstrated that the existing shed does not incur addition public expense for flood protection, 

rescue, or relief. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has not demonstrated that the existing shed does not impair the 

public health, safety, comfort, morals, or general welfare of the inhabitants of DuPage County. 
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  PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000077 Messieha 
ZONING REQUEST Conditional Use to reduce the rear yard setback for an 

existing shed from required 3’ to approximately 0.6’, where 

it has existed for at least 5 years.                                                                                        

OWNER ZAKARIA AND NAHED MESSIEHA, 21W744 

HUNTINGTON ROAD, GLEN ELLYN, IL 60137 
ADDRESS/LOCATION 21W744 HUNTINGTON ROAD, GLEN ELLYN, IL 

60137 
PIN 05-25-103-039 
TWSP./CTY. BD. DIST. MILTON DISTRICT 4 
ZONING/LUP R-4 SF RES 0-5 DU AC 
AREA 0.31 ACRES (13,504 SQ. FT.) 
UTILITIES WATER AND SEWER 
PUBLICATION DATE Daily Herald: SEPTEMBER 26, 2023 
PUBLIC HEARING WEDNESDAY, OCTOBER 11, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Our office has no jurisdiction in this matter. 

Health: Our office has no jurisdiction in this matter. 

Stormwater:  No Objections. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Glen 

Ellyn: 

No Comments Received.  

City of Wheaton  No Comments Received.  

Village of 

Lombard: 

“The Village is in receipt of the public hearing notice.  The subject 

is located outside of the Village’s planning jurisdiction and as such, 

the Village of Lombard does not have any comments on the 

petition.” 

Village of 

Downers Grove: 

“The Village of Downers Grove has no comments.” 

Milton Township: No Comments Received.  

Township 

Highway: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Glen Ellyn Fire 

Dist.: 

No Comments Received.  

Sch. Dist. 89: No Comments Received.  

Forest Preserve:  

GENERAL BULK REQUIREMENTS: 

REQUIREMENTS: REQUIRED EXISTING PROPOSED 

Rear Yard:  3’ 0.6’ 0.6’ 
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     LAND USE 

Location Zoning Existing Use  LUP 

Subject  R-4 SF RES HOUSE 0-5 DU AC 

North R-4 SF RES HOUSE 0-5 DU AC 

South HUNTINGTON ROAD 

AND BEYOND R-4 SF 

RES 

HOUSE 0-5 DU AC 

East HUNTINGTON COURT 

AND BEYOND R-4 SF 

RES 

HOUSE 0-5 DU AC 

West R-4 SF RES HOUSE 0-5 DU AC 
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M E M O R A N D U M 
 

TO:  DuPage County Development Committee 

 

FROM: DuPage County Zoning Board of Appeals 

 

DATE:  December 7, 2023  

    

RE:  ZONING-23-000070 Flash Property Management, LLC.  

  (Milton/ District 6)  
 

Development Committee: January 16, 2024:  

 

   Zoning Board of Appeals Meeting: December 7, 2023:  The Zoning Board of Appeals  

   recommended to approve following zoning relief: 

 

1. Rezoning from R-4 Single-Family Residential to B-2 General Business; 

2. Variation to reduce the north rear yard setback from required 40’ to approximately 10’; 

3. Reduction and Use of Yards by Conditional Use Procedure: 

a. Conditional Use to reduce the south front yard setback by 50% from required 40’ to 

approximately 20’. 

 

Subject to the following conditions: 

1. That the property be developed in accordance with the petitioner’s site plan made part 

of Zoning Petition #ZONING-23-000070 Flash Property Management, LLC. dated 

November 9, 2023. 

 

2. That the owner/developer is to apply for and receive a Building Permit for all 

construction and/or excavation that occurs on the property. 

 

3. That in conjunction with the submittal of a building permit the developer provides a 

landscape plan showing full landscape screens around the perimeter of the 

development. 

 

4. That the property be developed in accordance with all other codes and Ordinances of   

DuPage County. 

 

  ZBA VOTE (to Approve): 7 Ayes, 0 Nays, 0 Absent 
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FINDINGS OF FACT: 

1. That petitioner testified that they seek the subject zoning relief to allow a construction/contractor’s 

office and yard with both indoor/outdoor storage of vehicles, materials, and equipment related to the 

subject construction/demolition business. 

 

2. That petitioner testified that the subject property will be owned and operated by Flash Property 

Management, LLC., and will be operated as construction/contractor’s office and yard.  

 

3. That petitioner testified that they originally applied for a Variation to reduce the east interior side yard 

setback from 40’ to approximately 10’ and a Conditional Use to reduce the west interior side yard 

setback by 50% from required 20’ to approximately 10’, and that at the public hearing, petitioner 

withdrew the requests to reduce the east interior and west interior side yards and will meet the required 

setbacks. 

 

4. That petitioner testified that the subject property was previously used as a horse stable/horse boarding 

facility, and today includes an existing indoor 7,000 sq. ft. riding arena, 1,500 sq. ft. intermediary 

building, and 5,000 sq. ft. horse stable. 

 

a. That petitioner testified that they propose to utilize the existing buildings for the proposed 

construction/contractor’s office and yard, and that the 1,500 sq. ft. intermediary building will be 

used for the proposed construction/contractor’s office and the 5,000 sq. ft. stable building and 

7,000 sq. ft. riding arena will be used for the proposed storage of petitioner’s vehicles, equipment, 

and tools. 

 

5. That petitioner testified that they do not plan to construct any additions to the existing buildings on 

the subject property and that petitioner will only make cosmetic improvements to the property, such 

as new roofing, siding, windows, paint, and improve the existing parking with ten (10) parking spaces. 

 

6. That petitioner testified that the proposed business would have 10-15 employees on a daily basis, with 

1-3 employees in the office. 

 

7. That petitioner testified that their business operations allow for their employees to arrive at the subject 

property in their personal vehicles, park their vehicle, and then take a company vehicle, equipment, or 

truck to a designated construction site.  

 

a. Furthermore, that at the end of the day, employees would return to the subject property, drop off 

the company vehicle, equipment, or truck, and leave the property in their personal vehicle. 

 

8. That petitioner testified that they have requested the reduction in front and rear yards, due to the 

long/narrow lot configuration of the subject property and that use of the existing buildings and property 

requires the requested zoning relief. 

 

9. That petitioner testified that all of the adjacent properties and existing land uses are largely commercial 

and that the trend of development on St. Charles Road/Schmale Road is towards commercial uses, a 

further indication that the B-2 Zoning District would be appropriate zoning district for the subject 

property. 
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a. That petitioner testified that the adjacent property to the north is the Great Western Trail and 

Commonwealth Edison, to the west is an animal hospital, to the south is a commercial shopping 

center/restaurants, and to the east is vacant land with a telecommunications tower. 

 

b. In addition, that petitioner testified that the subject property would not be suitable for residential 

use due to the existing lot configuration and close proximity to St. Charles Road/Schmale Road, 

and that the B-2 Zoning District would be a suitable zoning district for the subject property.  

 

STANDARDS FOR MAP AMENDMENT (REZONING): 

That the Zoning Board of Appeals finds that petitioner has demonstrated that the granting of the map 

amendment (rezoning) is in harmony with the general purpose and intent of the Zoning Ordinance, and 

that the petitioner has demonstrated the following standards for a map amendment (rezoning): 

 

1. Existing uses of property within the general area of the property in question, as petitioner has 

demonstrated that the property located directly west of the subject property is located within the 

Village of Carol Stream with a commercial use for an animal hospital; that the property directly north 

of the subject property is zoned R-4 Single Family Residential and is a recreational use with the Great 

Western Trail; that the property located directly east of the subject property is zoned R-4 Single Family 

Residential and is vacant with a telecommunications tower; and that the properties located directly 

south of the subject property are located within the Village of Carol Stream with commercial uses, 

such as shopping centers and restaurants. 

 

2. The zoning classification of property within the general area of the property in question, as petitioner 

has demonstrated that the property located directly west of the subject property is located within the 

Village of Carol Stream with a commercial use for an animal hospital; that the property directly north 

of the subject property is zoned R-4 Single Family Residential and is a recreational use with the Great 

Western Trail; that the property located directly east of the subject property is zoned R-4 Single Family 

Residential and is vacant with a telecommunications tower; and that the properties located directly 

south of the subject property are located within the Village of Carol Stream with commercial uses, 

such as shopping centers and restaurants. 

 

3. The suitability of the property in question for the uses permitted under the existing zoning 

classification, as petitioner has demonstrated that there is no demand for the subject property to be 

developed as a residential property due to the location of the subject property on St. Charles 

Road/Schmale Road, the close proximity to surrounding commercial uses, and due to the long and 

narrow existing lot configuration. 

 

4. The trend of development, if any, in the general area of the property in question, including changes, if 

any, which may have taken place since the property in question was placed in its present zoning 

classification, as petitioner has demonstrated that the trend of development in the general area, 

specifically in the last ten (10) years, is towards commercial land uses. 

 

5. The length of time the property has been vacant as zoned, considered in the context of the land 
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development in the area surrounding the subject property, as petitioner has demonstrated that the 

subject property has not been used as a residential property and was previously used as a horse 

stable/horse boarding facility. 

 

6. The extent to which the property values are diminished by particular zoning restrictions, as petitioner 

has demonstrated that the subject zoning relief will improve the subject property and will be 

consistent with the surrounding land uses and zoning districts.  

 

STANDARDS FOR VARIATIONS AND CONDITIONAL USES: 

1. That the Zoning Board of Appeals finds that petitioner has demonstrated that the granting of the 

Variation is in harmony with the general purpose and intent of the Zoning Ordinance, and will not be 

injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development. 

 

2. That the Zoning Board of Appeals finds that petitioner has demonstrated the granting of the Variation 

will not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has demonstrated 

that they will not construct any new buildings on the subject property and will utilize all existing 

buildings, and therefore will not impair an adequate supply of light and air to the adjacent 

properties. 

 

b. Increase the hazard from fire or other dangers to said property as petitioner has demonstrated that 

they will only be making cosmetic improvements to the subject property and that they will not 

increase the hazard from fire or other dangers. 

 

c. Diminish the value of land and buildings throughout the County as petitioner has demonstrated 

that all of the properties surrounding the subject property are a commercial use, and that the 

proposed construction/contractor’s office and yard will not diminish the value of land and 

buildings throughout the County. 

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has 

demonstrated that the proposed use as a construction/contractor’s office and yard will not bring 

in customers or members of the public, and that they will not unduly increase traffic congestion in 

the public streets and highways. 

 

e. Increase the potential for flood damages to adjacent property as petitioner has demonstrated that 

they will utilize the existing buildings on the subject property and will not increase the potential 

for flood damages to adjacent properties. 

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has 

demonstrated that they will utilize the existing buildings on the subject property and will not incur 

additional public expense for flood protection, rescue, or relief. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has demonstrated that the surrounding land uses are primarily 
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commercial and that the proposed construction/contractor’s office and yard will not adversely 

impact the public health, safety, comfort, morals, and general welfare of the inhabitants of DuPage 

County. 

 

 

PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000070 Flash Property Management, LLC. 
ZONING REQUEST 1. Rezoning from R-4 Single-Family Residential to B-2 General 

Business; 

2. Variation to reduce the north rear yard setback from required 

40’ to approximately 10’; 

3. Variation to reduce the east interior side yard setback from 40’ 

to approximately 10’; and 

4. Reduction and Use of Yards by Conditional Use Procedure: 

a. Conditional Use to reduce the south front yard setback by 

50% from required 40’ to approximately 20’;  

b. Conditional Use to reduce the west interior side yard 

setback by 50% from required 20’ to approximately 10’. 
OWNER FLASH PROPERTY MANAGEMENT, LLC., P.O BOX 723, 

BLOOMINGDALE, IL 60108/ AGENT: PHILLIP A. 

LUETKEHANS AND BRIAN J. ARMSTRONG, 

LUETKEHANS, BRADY, GARNER, & ARMSTRONG, LLC., 

105 E. IRVING PARK ROAD, ITASCA, IL 60143 

ADDRESS/LOCATION 24W280 ST. CHARLES ROAD, CAROL STREAM, IL 60188 

PIN 05-04-202-002 

TWSP./CTY. BD. DIST. MILTON DISTRICT 6 

ZONING/LUP R-4 SF RES OFFICE LOW 

AREA 2.91 ACRES (126,760 SQ. FT.) 

UTILITIES WELL AND SEPTIC 

PUBLICATION DATE Daily Herald: OCTOBER 25, 2023 

PUBLIC HEARING THURSDAY, NOVEMBER 9, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Objects. “PVC shed shown on site plan and final plat is encroaching 

on the County’s Great Western Trail ROW. The shed encroachment 

should be relocated prior to a reduction of rear-yard setback 

requirements.” 

Health: No Objections with the concept of the petition. Additional 

information may be required at time of permit application.  

(See attached documentation) 

Stormwater:  No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Carol 

Stream: 

No Comments Received.  
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Village of 

Glendale Heights: 

“Village of Glendale Heights has no issue with this proposal as it is 

not contiguous to village boundaries nor will have a direct impact 

to our community.” 

Village of Glen 

Ellyn: 

No Comments Received.  

City of Wheaton: No Comments Received.  

Village of 

Winfield: 

No Comments Received.  

Milton Township: No Comments Received.  

Township 

Highway: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Carol Stream Fire 

Dist.: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Sch. Dist. 200:  No Comments Received.  

Forest Preserve: No Comments Received.  

   GENERAL BULK REQUIREMENTS: 

REQUIREMENTS: REQUIRED EXISTING PROPOSED 

Front Yard:  40’ APPROX. 20’ APPROX. 20’ 

Int. Side Yard:  40’ APPROX. 2.9’ APPROX. 10’ 

Int. Side Yard:  20’ APPROX. 1.2’ APPROX. 10’ 

Rear Yard:  40’ APPROX. 3.2’ APPROX. 10’ 

     LAND USE 

Location Zoning Existing Use  LUP 

Subject  R-4 SF RES EQUESTRIAN OFFICE LOW 

North R-4 SF RES OPEN 

SPACE/TRAIL 

OFFICE LOW 

South ST. CHARLES ROAD 

AND BEYOND 

VILLAGE OF CAROL 

STREAM 

COMMERCIAL VILLAGE OF 

CAROL STREAM 

East R-4 SF RES VACANT OFFICE LOW 

West VILLAGE OF CAROL 

STREAM 

MEDICAL VILLAGE OF 

CAROL STREAM 
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M E M O R A N D U M 
 

TO:   DuPage County Development Committee 

 

FROM:  DuPage County Zoning Hearing Officer 

 

DATE:   November 29, 2023 

    

RE:   ZONING-23-000085 Beilani (Downers Grove/District 3) 
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: November 29, 2023: The Zoning Hearing Officer 

recommended to deny the following zoning relief: 

Conditional Use to allow auto sales (selling on the internet) in the B-1 Local Business  

District. 

 

ZHO Recommendation to Deny 

 

FINDINGS OF FACT: 

A. That petitioner testified that he seeks the subject zoning relief to allow auto sales 

(selling on the internet) in the B-1 Local Business District. 

 

B. That petitioner testified that the luxury car sales would be completed through 

appointment only and not open to the public. 

 

C. That petitioner testified that no advertising signs or balloons would be present on the 

subject property for the proposed auto sales business. 

 

D. That petitioner testified that the proposed auto sales business hours would be 9 AM – 

6 PM and closed on Sundays. 

 

E. That petitioner testified that they would have fifty (50) electric and luxury cars for sale, 

at maximum. 
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F. That the Zoning Hearing Officer finds that petitioner has not demonstrated or provided 

sufficient evidence for a Conditional Use to allow auto sales (selling on the internet) in 

the B-1 Local Business District. In addition, that the Zoning Hearing Officer finds that 

petitioner did not demonstrate or provide evidence regarding the required Standards for 

Conditional Uses. 

 

a. Furthermore, that the Zoning Hearing Officer finds that petitioner did not address 

concerns from the Tri-State Fire Protection District regarding improvements to the 

site, such as the installation of a fire hydrant. 

 

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Board of Appeals finds that petitioner has not demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will 

not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has not 

demonstrated or provided sufficient evidence that the proposed auto sales business will not impair 

an adequate supply of light and air to the adjacent property.  

 

b. Increase the hazard from fire or other dangers to said property as petitioner has not demonstrated 

or provided sufficient evidence that the proposed auto sales business will not increase the hazard 

from fire or other dangers to said property. 

 

c. Diminish the value of land and buildings throughout the County as petitioner has not 

demonstrated or provided sufficient evidence that the proposed auto sales business will not 

diminish the value of land and buildings throughout the County.  

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has not 

demonstrated or provided sufficient evidence that the proposed auto sales business will not 

unduly increase traffic congestion in the public streets and highways. 

 

e. Increase the potential for flood damages to adjacent property as petitioner has not demonstrated 

or provided evidence that the proposed auto sales business will not increase the potential for flood 

damages to adjacent property.  

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has not 

demonstrated or provided evidence that the proposed auto sales business will not incur additional 

public expense for flood protection, rescue, or relief. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has not demonstrated or provided evidence that the proposed 

auto sales business will not impair the public health, safety, comfort, morals, or general welfare of 

the inhabitants of DuPage County. 
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PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000085 Beilani 
ZONING REQUEST Conditional Use to allow auto sales (selling on the internet) in the 

B-1 Local Business District.                                                                                                       

OWNER CARITE REALTY, LLC., 10S710 KINGERY HWY, 

WILLOWBROOK, IL 60527/ CARITE REALTY, LLC., 101 W 

14 MILE, MADISON HTS, MI 48071/ AGENT: MOHANAD 

BEILANI, 10S710 KINGERY HWY, WILLOWBROOK, IL 

60527 

ADDRESS/LOCATION 10S710 KINGERY HWY, WILLOWBROOK, IL 60527 

PIN 10-02-303-010 

TWSP./CTY. BD. DIST. DOWNERS GROVE DISTRICT 3 

ZONING/LUP B-1 LOCAL BUSINESS LOCAL COMMERCIAL 

AREA 1.59 ACRES (69,260 SQ. FT.) 

UTILITIES WATER AND SEWER 

PUBLICATION DATE Daily Herald: NOVEMBER 14, 2023 

PUBLIC HEARING WEDNESDAY, NOVEMBER 29, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: No Comments Received. 

Health: Our office has no jurisdiction in this matter. 

Stormwater:  Our office has no jurisdiction in this matter. 

Public Works: No Objection with the concept of the petition. Additional 

information may be required at time of permit application.  

“We are the sanitary sewer and water provider.” 

EXTERNAL:  

Village of Burr 

Ridge: 

(See attached documentation) 

City of Darien: No Objections. 

Village of 

Lemont: 

No Comments Received.  

Downers Grove 

Township: 

No Comments Received. 

Township 

Highway: 

Our office has no jurisdiction in this matter.  

Tri-State Fire 

Dist.: 

(See attached documentation) 

Sch. Dist. 180: No Objections. 

Sch. Dist. 86: No Objections. 

Forest Preserve: “The Forest Preserve District of DuPage County staff has reviewed 

the information provided in this notice and due to the sizable 

distance between the subject property and District property, we do 

not have any specific comments. Thank you.” 
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     LAND USE 

Location Zoning Existing Use  LUP 

Subject  B-1 Local Business Commercial Local Commercial 

North B-1 Local Business Commercial Local Commercial 

South Mockingbird Lane and 

beyond R-6 General 

Residential 

Multi-Family Multi-Family 5-15 

DU AC 

East Route 83 and beyond 

Village of Burr Ridge 

House Village of Burr 

Ridge 

West R-6 General Residential Multi-Family Multi-Family 15+ 

DU AC 
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M E M O R A N D U M 
 

TO:   DuPage County Development Committee 

 

FROM:  DuPage County Zoning Hearing Officer 

 

DATE:   November 29, 2023 

    

RE:   ZONING-23-000086 Davis Land Holdings, LLC.  

   (Wayne/District 6)  
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: November 29, 2023: The Zoning Hearing Officer 

recommended to approve the following zoning relief: 

Conditional Use to increase the total area of detached accessory buildings from permitted 

1,494 sq. ft. to approximately 2,128 sq. ft. (1,504 sq. ft. for existing detached garage and 

624 for proposed detached garage).                                                                                              

 

Subject to the following conditions: 

1. That the property be developed in accordance with the petitioner’s site plan made part 

of Zoning Petition #ZONING-23-000086 Davis Land Holdings, LLC. dated 

November 29, 2023. 

 

2. That the owner/developer is to apply for and receive a Building Permit for all 

construction and/or excavation that occurs on the property. 

 

3. That petitioner maintains the existing landscaping around the perimeter of the subject 

property. 

 

4. That the property be developed in accordance with all other codes and Ordinances of 

DuPage County. 

 

ZHO Recommendation to Approve 
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FINDINGS OF FACT: 

A. That petitioner testified that the subject zoning relief is to allow a Conditional Use to increase the total 

area of detached accessory buildings from permitted 1,494 sq. ft. to approximately 2,128 sq. ft. (1,504 

sq. ft. for existing detached garage and 624 for proposed detached garage).   

 

B. That petitioner testified that he has lived at the subject property for one (1) year. 

 

C. That petitioner testified that the subject property is approximately two (2) acres in size and has an 

existing 1,504 sq. ft. detached accessory building that is used for storage of household accessory 

equipment. 

 

D. That petitioner testified that he requires additional space on the subject property due to the lack of 

storage within the existing house and the attached garage that has been turn into a hobby room, and 

that he requires an enclosed space to safely store his permitted four (4) passenger vehicles from the 

elements. 

     

E. That the Zoning Hearing Officer finds that petitioner has demonstrated evidence to allow a Conditional 

Use to increase the total area of detached accessory buildings from permitted 1,494 sq. ft. to 

approximately 2,128 sq. ft. (1,504 sq. ft. for existing detached garage and 624 for proposed detached 

garage) and that the proposed detached accessory building will not impact adjacent properties and 

roadways, will not impact drainage, and will not impede ventilation and light to the subject property 

or adjacent properties.                                                                                    

 

ZHO Recommendation to Approve 

 

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Hearing Officer finds that petitioner has demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will 

not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has demonstrated 

that the proposed increase of the total area of detached accessory buildings will not impact or 

impair the supply of light and air to adjacent properties and will meet all required setbacks. 

 

b. Increase the hazard from fire or other dangers to said property as petitioner has demonstrated that 

they will receive a building permit from the County for the proposed detached accessory building 

and that it will be built pursuant to the current DuPage County building codes.  

 

c. Diminish the value of land and buildings throughout the County as petitioner has demonstrated 

that the proposed increase of the total area of detached accessory buildings will not diminish the 

value of land and that the neighbors do not object. 
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d. Unduly increase traffic congestion in the public streets and highways as petitioner has 

demonstrated that the proposed detached accessory building will be located behind the front wall 

of the home and will not impact traffic. 

 

e. Increase the potential for flood damages to adjacent property as petitioner has demonstrated that 

the County’s Stormwater Department has no objections to the proposed detached accessory 

building. 

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has 

demonstrated that the County’s Stormwater Department has no objections to the proposed 

detached accessory building. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has demonstrated that the proposed increase of the total area of 

detached accessory buildings will not have any impact on adjacent properties and roadways, will 

not impact on drainage, and will not impede ventilation and light to the subject property or adjacent 

properties. 
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 PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000086 Davis Land Holdings, LLC. 
ZONING REQUEST Conditional Use to increase the total area of detached 

accessory buildings from permitted 1,494 sq. ft. to 

approximately 2,128 sq. ft. (1,504 sq. ft. for existing detached 

garage and 624 for proposed detached garage).                                                                                              
OWNER DAVIS LAND HOLDINGS, LLC., 2N580 JEFFERSON 

ROAD, WEST CHICAGO, IL 60185/ AGENT: DANIEL 

DAVIS, 2N580 JEFFERSON ROAD, WEST CHICAGO, 

IL 60185 
ADDRESS/LOCATION 2N580 JEFFERSON ROAD, WEST CHICAGO, IL 60185 
PIN 01-36-200-013 
TWSP./CTY. BD. DIST. WAYNE DISTRICT 6 
ZONING/LUP R-2 SF RES 0-5 DU AC 
AREA 2.11 ACRES (91,912 SQ. FT.) 
UTILITIES WELL AND SEPTIC 
PUBLICATION DATE Daily Herald: NOVEMBER 14, 2023 
PUBLIC HEARING WEDNESDAY, NOVEMBER 29, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Our office has no jurisdiction in this matter. 

Health: No Objections. 

Stormwater:  No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Carol 

Stream: 

No Comments Received.  

Village of 

Winfield: 

No Comments Received. 

City of West 

Chicago: 

No Comments Received. 

Wayne Township: No Comments Received. 

Township 

Highway: 

No Comments Received. 

Carol Stream Fire 

Dist.: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Sch. Dist. 25: No Comments Received. 

Sch. Dist. 94: No Comments Received. 

Forest Preserve: “The Forest Preserve District of DuPage County staff has 

reviewed the information provided in this notice and due to the 

sizable distance between the subject property and District 

property, we do not have any specific comments. Thank you.” 
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   GENERAL BULK REQUIREMENTS: 

REQUIREMENTS: REQUIRED EXISTING PROPOSED 

Floor Area Ratio: 1,494 SQ. FT. 1,504 SQ. FT.  2,128 SQ. FT. 

     LAND USE 

Location Zoning Existing Use  LUP 

Subject  R-2 SF RES HOUSE 0-5 DU AC 

North JEFFERSON ROAD AND 

BEYOND R-2 SF RES 

HOUSE 0-5 DU AC 

South VILLAGE OF CAROL 

STREAM 

VACANT VILLAGE OF 

CAROL STREAM 

East R-2 SF RES HOUSE 0-5 DU AC 

West VILLAGE OF CAROL 

STREAM 

VACANT VILLAGE OF 

CAROL STREAM 
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M E M O R A N D U M 
 

TO:  DuPage County Development Committee 

 

FROM: DuPage County Zoning Hearing Officer 

 

DATE:  November 29, 2023  

    

  RE:  ZONING-23-000087 Route 53 Café (Milton/ District 4)  
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: November 29, 2023: The Zoning Hearing Officer 

recommended to approve the following zoning relief: 

Conditional Use for a Class B/Tavern Restaurant in a B-1 Local Business District. 

Subject to the following conditions: 

1. That the property be developed in accordance with the petitioner’s site plan made part 

of Zoning Petition #ZONING-23-000087 Route 53 Cafe dated November 29, 2023. 

 

2. That the Conditional Use zoning relief shall expire after five (5) years from the date of 

approval of the subject zoning relief by the DuPage County Board or upon one of the 

following circumstances, whichever shall come first:  

 

a. The structure or use is destroyed or damaged by fire or other casualty or act of God 

to the extent that the cost of restoration for the above ground portion of the building, 

structure, or use to the condition it was prior to the destruction or damage exceeds 

fifty percent (50%) or more of its replacement value. 

 

b. The structure is voluntarily removed.    

 

3. That the owner/developer is to apply for and receive a Building Permit for all 

construction and/or excavation that occurs on the property. 

 

4. That the Conditional Use shall inure only to the owner, MAR LAC HOUSE LTD 

and/or ROBERT FABBRI, and shall terminate in the event that the owner, or any entity 
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owned or controlled by MAR LAC HOUSE LTD and/or ROBERT FABBRI 

discontinues operation of the subject Conditional Use on the subject property. 

 

5. That the property be developed in accordance with all other codes and Ordinances of   

DuPage County. 

 

ZHO Recommendation to Approve 

 

FINDINGS OF FACT: 

A. That petitioner testified that the subject zoning relief is for a video gaming café, which is considered 

a Class B Restaurant/Tavern under the B-1 Zoning District. 

 

B. That petitioner testified that per the State of Illinois, a video gaming café requires a liquor license, 

which is obtainable under a Class B Restaurant/Tavern for unincorporated DuPage County. 

a. That petitioner testified that he would be permitted to have up to six (6) video gaming machines. 

 

C. That petitioner testified that he proposes to sell packaged snacks and beer/wine, and that no food is 

cooked or prepared on the premises. 

 

D. That petitioner testified that the proposed hours of operation would be 10 AM – 11 PM Sunday through 

Thursday, and 10 AM – 12 AM Friday and Saturday. 

 

E. That petitioner testified that the proposed video gaming café will be operated in the existing building 

with ample parking and that he does not need to construct anything on the subject property.. 

 

a. Furthermore, that petitioner testified that there is sufficient parking for the proposed video gaming 

café, as the property is shared with a large banquet facility. 

 

F. That petitioner testified that the proposed video gaming café will have approximately two (2) 

employees. 

 

G. That the Zoning Hearing finds that petitioner has demonstrated sufficient evidence for a Conditional 

Use for a Class B/Tavern Restaurant in a B-1 Local Business District and that petitioner provided 

evidence that the proposed video gaming café will be operated in an existing storefront, will not impact 

adjacent properties, and that they will have sufficient parking for the video gaming café.  

 

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Board of Appeals finds that petitioner has demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has demonstrated 

that the proposed Class B/Tavern Restaurant will be located in an existing building/storefront on the 

subject property, and therefore will not impair an adequate supply of light and air to adjacent 

properties.  
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b. Increase the hazard from fire or other dangers to said property as petitioner has demonstrated that 

the proposed Class B/Tavern Restaurant will be operated in an existing building/storefront on the 

subject property and that he will receive a permit for any construction on the subject property.  

 

c. Diminish the value of land and buildings throughout the County as petitioner has demonstrated the 

proposed Class B/Tavern Restaurant will be an added benefit to the area and that the existing 

storefront is built to the current DuPage County building codes, which will not diminish the value of 

land and buildings throughout the County. 

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has 

demonstrated that the proposed Class B/Tavern Restaurant will not unduly increase traffic 

congestion in the public streets and that petitioner testified that there is sufficient parking on the 

subject property.  

 

e. Increase the potential for flood damages to adjacent property as petitioner has demonstrated that 

the proposed Class B/Tavern Restaurant will not increase the potential for flood damages, as it will 

be operated in the existing building on the subject property. 

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has demonstrated 

the proposed Class B/Tavern Restaurant will not incur additional public expense for flood protection, 

rescue, or relief, as the proposed Class B/Tavern Restaurant will be operated in the existing building 

on the subject property. 

 

g. Otherwise impair the public health, safety, comfort, morals or general welfare of the inhabitants of 

DuPage County as petitioner has demonstrated that the proposed Class B/Tavern Restaurant will 

be an added benefit to the area, and that it will be operated in the existing building/storefront on the 

subject property, which will not impair the public health, safety, comfort, morals, or general welfare.  
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  PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000087 ROUTE 53 CAFE 

ZONING REQUEST Conditional Use for a Class B/Tavern Restaurant in a B-1 

Local Business District. 
OWNER MAR LAC HOUSE LTD, 3S002 ROUTE 53, GLEN 

ELLYN, IL 60137/ AGENT: ROBERT FABBRI, 2095 

SANDELL LANE, NORTH AURORA, IL 60542 
ADDRESS/LOCATION 3S002 ROUTE 53, GLEN ELLYN, IL 60137 
PIN 05-35-205-020 
TWSP./CTY. BD. DIST. MILTON DISTRICT 4 
ZONING/LUP B-1 LOCAL BUSINESS LOCAL COMMERCIAL 
AREA 6.38 ACRES (277,913 SQ. FT.) 
UTILITIES WATER AND SEWER 
PUBLICATION DATE Daily Herald: NOVEMBER 14, 2023 
PUBLIC HEARING WEDNESDAY, NOVEMEBR 29, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Our office has no jurisdiction in this matter. 

Health: No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Stormwater:  Our office has no jurisdiction in this matter. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Glen 

Ellyn: 

No Comments Received.  

Village of Downers 

Grove: 
“The Village of Downers Grove has no comments.” 

Village of 

Lombard: 

No Comments Received. 

City of Wheaton: No Comments Received. 

Milton Township: No Comments Received. 

Township 

Highway: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Lisle-Woodridge 

Fire Dist.: 

“N/A” 

Sch. Dist. 89: No Comments Received. 

Sch. Dist. 87: No Comments Received. 

Forest Preserve: “The Forest Preserve District of DuPage County staff has 

reviewed the information provided in this notice and due to the 

sizable distance between the subject property and District 

property, we do not have any specific comments. Thank you.” 
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     LAND USE 

Location Zoning Existing Use  LUP 

Subject  B-1 LOCAL 

BUSINESS 

COMMERCIAL/ 

BANQUET 

FACILITY 

LOCAL 

COMMERCIAL 

North BUTTERFIELD 

ROAD AND BEYOND 

R-3 SF RES 

HOUSE  

South B-1 LOCAL 

BUSINESS 

COMMERCIAL  

East ROUTE 53 AND 

BEYOND VILLAGE 

OF DOWNERS 

GROVE 

FOREST PRESERVE  VILLAGE OF 

DOWNERS GROVE 

West R-4 SF RES HOUSE 0-5 DU AC 
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M E M O R A N D U M 

 

TO:  DuPage County Development Committee 

 

FROM: DuPage County Zoning Hearing Officer 

 

DATE:  December 6, 2023  

    

RE:  ZONING-23-0000092 Seoles (Bloomingdale/District 1)   
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: December 6, 2023: The Zoning Hearing Officer recommended 

to deny the following zoning relief: 

Conditional Use to increase the total size of detached accessory buildings from permitted 

650 sq. ft. to approximately 1,200 sq. ft.  

 

ZHO Recommendation to Deny 

 

FINDINGS OF FACT: 

A. That petitioner testified that they seek the subject zoning relief to allow a Conditional 

Use to increase the total size of detached accessory buildings from permitted 650 sq. 

ft. to approximately 1,200 sq. ft.  

 

B. That petitioner testified that the subject property’s address is 21W732 Maple Avenue, 

Medinah, IL 60157, and that they also own live at and own property next door, 21W715 

Maple Avenue, Medinah, IL 60157. 

 

C. That petitioner testified that they have owned the subject property for approximately 

one (1) year and that the existing detached garage is in poor condition. 

 

a. Furthermore, that petitioner testified that they propose to construct a new 1,200 sq. 

ft. detached garage on the subject property that would be serviced with electric and 

would not have a driveway. 
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D. That petitioner testified that they have family that occasionally visits from out of state 

and stay at the subject property, and that they utilize the subject property for additional 

storage of household accessory equipment and tools for their adjacent home at 21W715 

Maple Avenue, Medinah.  

 

E. That petitioner testified that they own a resale store/cabinetry business that is operated 

off site at another property with 11,000 sq. ft. of storage space. 

 

F. That the Zoning Hearing Officer finds that the petitioner has not demonstrated or 

provided sufficient evidence for the requested zoning relief, as the subject property is 

a vacant home with proposed and current storage for another property owned by the 

petitioner.   

 

a. That the Zoning Hearing Officer finds that petitioner testified that the subject 

property is utilized for storage and that no one is living at the subject property. 

 

b. Furthermore, that the petitioner testified that the residence is occupied only 

occasionally by relatives and therefore it is a likely risk that the need for the 

oversized detached garage is intended for the use of petitioner’s business, 

particularly likely because vehicle storage is not intended for the garage as there is 

no driveway proposed.  

 

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Board of Appeals finds that petitioner has not demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will 

not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has not 

demonstrated or provided sufficient evidence that the proposed 1,200 sq. ft. detached garage will 

not impair an adequate supply of light and air to the adjacent property.  

 

b. Increase the hazard from fire or other dangers to said property as petitioner has not demonstrated 

or provided sufficient evidence that the proposed 1,200 sq. ft. detached garage will not increase 

the hazard from fire or other dangers to said property. 

 

c. Diminish the value of land and buildings throughout the County as petitioner has not 

demonstrated or provided sufficient evidence that the proposed 1,200 sq. ft. detached garage will 

not diminish the value of land and buildings throughout the County.  

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has not 

demonstrated or provided sufficient evidence that the proposed 1,200 sq. ft. detached garage will 

not unduly increase traffic congestion in the public streets and highways. 
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e. Increase the potential for flood damages to adjacent property as petitioner has not demonstrated 

or provided evidence that the proposed 1,200 sq. ft. detached garage will not increase the potential 

for flood damages to adjacent property.  

 

f. Incur additional public expense for flood protection, rescue or relief as petitioner has not 

demonstrated or provided evidence that the proposed 1,200 sq. ft. detached garage will not incur 

additional public expense for flood protection, rescue, or relief. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has not demonstrated or provided evidence that the proposed, 

1,200 sq. ft. detached garage will not impair the public health, safety, comfort, morals, or general 

welfare of the inhabitants of DuPage County. 
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PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-0000092 Seoles 
ZONING REQUEST Conditional Use to increase the total size of detached 

accessory buildings from permitted 650 sq. ft. to 

approximately 1,200 sq. ft.                                                                                                       
OWNER NICK SEOLES, 21W732 MAPLE AVENUE, MEDINAH, 

IL 60157 / NICK SEOLES, 21W715 MAPLE AVENUE, 

MEDINAH, IL 60157 
ADDRESS/LOCATION 21W732 MAPLE AVENUE, MEDINAH, IL 60157 
PIN 02-01-301-018 
TWSP./CTY. BD. DIST. BLOOMINGDALE DISTRICT 1 
ZONING/LUP R-3 SF RES 0-5 DU AC 
AREA 0.59 ACRES  
UTILITIES WELL / SEPTIC 
PUBLICATION DATE Daily Herald: NOVEMBER 21, 2023 
PUBLIC HEARING WEDNESDAY, DECEMBER 6, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Our office has no jurisdiction in this matter. 

Health: No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Stormwater:  No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Roselle: Our office has no jurisdiction in this matter. “Not within the 

planning jurisdiction of the Village of Roselle.” 

Village of Itasca: No Comments Received.  

Village of 

Bloomingdale: 

No Comments Received.  

Bloomingdale 

Township: 

No Objections with the concept of the petition. Additional 

information may be required at time of permit application. 

“Must apply for entrance bond with Bloomingdale Township. 

Provide any side plan showing changes.” 

Township Highway: No Comments Received.  

Roselle Fire Dist.: No Comments Received. 

Sch. Dist. 11: No Comments Received. 

Sch. Dist. 108: No Comments Received. 

Forest Preserve: “The Forest Preserve District of DuPage County staff has 

reviewed the information provided in this notice and due to the 

sizable distance between the subject property and District 

property, we do not have any specific comments. Thank you.” 
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   GENERAL BULK REQUIREMENTS: 

REQUIREMENTS: REQUIRED EXISTING PROPOSED 

Front Yard:  30 FT 180 FT 185 FT 

Int. Side Yard:  10 FT 65 FT 15 FT 

Int. Side Yard:  10 FT 15 FT 45 FT 

Rear Yard: 3 FT 25 FT 10 FT 

Floor Area Ratio: 650 SQ. FT.  400 SQ. FT. APPROX. 1,200 SQ. FT. 

     LAND USE 

Location Zoning Existing Use  LUP 

Subject  R-3 SF RES HOUSE 0-5 DU AC 

North R-3 SF RES HOUSE 0-5 DU AC 

South MAPLE AVENUE AND 

BEYOND R-3 SF RES 

HOUSE 0-5 DU AC 

East R-3 SF RES HOUSE 0-5 DU AC 

West R-3 SF RES HOUSE 0-5 DU AC 
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M E M O R A N D U M 
 

TO:  DuPage County Development Committee 

 

FROM: DuPage County Zoning Hearing Officer 

 

DATE:  December 6, 2023  

    

RE:  ZONING-23-000093 Courtney (Downers Grove / District 2)  
 

Development Committee: January 16, 2024:  

 

Zoning Hearing Officer: December 6, 2023: The Zoning Hearing Officer recommended 

to approve the following zoning relief: 

Conditional Use to allow the good side of the fence to face inward instead of outward to 

adjacent property.        

                                                                                                   

Subject to the following conditions: 

1. That the property be developed in accordance with the petitioner’s site plan made part 

of Zoning Petition #ZONING-23-000093 Courtney dated December 6, 2023. 

 

2. That the Conditional Use zoning relief shall expire after five (5) years from the date of 

approval of the subject zoning relief by the DuPage County Board or upon one of the 

following circumstances, whichever shall come first:  

 

a. The structure or use is destroyed or damaged by fire or other casualty or act of God 

to the extent that the cost of restoration for the above ground portion of the building, 

structure, or use to the condition it was prior to the destruction or damage exceeds 

fifty percent (50%) or more of its replacement value. 

 

b. The structure is voluntarily removed.    

 

3. That the owner/developer is to apply for and receive a Building Permit for all 

construction and/or excavation that occurs on the property. 

 

4. That petitioner maintains the existing landscaping around the perimeter of the subject 

property. 
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5. That the property be developed in accordance with all other codes and Ordinances of 

DuPage County. 

 

ZHO Recommendation to Approve 

 

FINDINGS OF FACT: 

A. That petitioner testified that the subject zoning relief is to allow the finished side of fence to face 

inward instead of outward toward the adjacent property. 

 

B. That petitioner testified that they have lived at the subject property since 2017. 

 

C. That petitioner testified that the previous fence fell down in a storm and that they replaced the subject 

fence as it previously existed when the purchased the home, with the finished side facing inward 

instead of outward. 

 

D. That Hearing Officer finds that petitioner has demonstrated that subject zoning relief to allow the 

finished side of fence to face inward instead of outward toward the adjacent property does not have 

any impact on adjacent properties and roadways, does not impact on drainage, and does not impede 

ventilation and light to the subject property or adjacent properties.           

                                                                                            

STANDARDS FOR CONDITIONAL USES: 

1. That the Zoning Hearing Officer finds that petitioner has demonstrated that the granting of the 

Conditional Use is in harmony with the general purpose and intent of the Zoning Ordinance, and will 

not be injurious to the neighborhood, detrimental to the public welfare, or in conflict with the County’s 

comprehensive plan for development; and specifically, that the granting of the Conditional Use will 

not: 

 

a. Impair an adequate supply of light and air to the adjacent property as petitioner has demonstrated 

that the subject fence does not impact or impair the supply of light and air to adjacent properties.  

 

b. Increase the hazard from fire or other dangers to said property as petitioner has demonstrated that 

they will apply for a building permit from the County for the subject fence. 

 

c. Diminish the value of land and buildings throughout the County as petitioner has demonstrated 

that the subject fence does not diminish the value of land and buildings throughout the County, as 

the fence replaced a previously existing fence in the same orientation with the good side facing 

inward.  

 

d. Unduly increase traffic congestion in the public streets and highways as petitioner has 

demonstrated that the subject fence is located behind the front wall of the home and does not 

impact traffic. 

 

e. Increase the potential for flood damages to adjacent property as petitioner has demonstrated that 

the County’s Stormwater Department has no objections to the subject fence. 
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f. Incur additional public expense for flood protection, rescue or relief as petitioner has 

demonstrated that the County’s Stormwater Department has no objections to the subject fence. 

 

g. Otherwise impair the public health, safety, comfort, morals, or general welfare of the inhabitants 

of DuPage County as petitioner has demonstrated that the subject fence does not have any impact 

on adjacent properties and roadways, does not impact on drainage, and does not impede ventilation 

and light to the subject property or adjacent properties. 
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PETITIONER’S DEVELOPMENT FACT SHEET 

GENERAL ZONING CASE INFORMATION 
CASE #/PETITIONER ZONING-23-000093 Courtney 
ZONING REQUEST Conditional Use to allow the good side of the fence to face 

inward instead of outward to adjacent property.                                                                                                          
OWNER JASON AND ANNA COURTNEY, 4005 N GRANT 

STREET, WESTMONT, IL 60559 
ADDRESS/LOCATION 4005 N GRANT STREET, WESTMONT, IL 60559 
PIN 09-04-212-002 
TWSP./CTY. BD. DIST. DOWNERS GROVE DISTRICT 2 
ZONING/LUP R-4 SF RES 0-5 DU AC 
AREA 0.34 ACRES (14,810 SQ. FT.) 
UTILITIES WELL / SEWER 
PUBLICATION DATE Daily Herald: NOVEMBER 21, 2023 
PUBLIC HEARING WEDNESDAY, DECEMBER 6, 2023 

ADDITIONAL INFORMATION:   

Building:   No Objections. 

DUDOT: Our office has no jurisdiction in this matter. 

Health: No Objections. 

Stormwater:  Our office has no jurisdiction in this matter. 

Public Works: Our office has no jurisdiction in this matter. 

EXTERNAL:  

Village of Westmont:  

Village of Downers 

Grove: 

“The Village of Downers Grove has no comments.” 

Village of Oak 

Brook: 

No Comments Received. 

Village of Clarendon 

Hills: 

No Comments Received. 

Downers Grove 

Township: 

No Comments Received.  

Township Highway: Our office has no jurisdiction in this matter. 

Westmont Fire Dist.: No Comments Received. 

Sch. Dist. 201: No Comments Received. 

Forest Preserve: “The Forest Preserve District of DuPage County staff has 

reviewed the information provided in this notice and due to the 

sizable distance between the subject property and District 

property, we do not have any specific comments. Thank you.” 
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     LAND USE 

Location Zoning Existing Use  LUP 

Subject  R-4 SF RES HOUSE 0-5 DU AC 

North R-4 SF RES HOUSE 0-5 DU AC 

South R-4 SF RES HOUSE 0-5 DU AC 

East R-4 SF RES HOUSE 0-5 DU AC 

West GRANT STREET AND 

BEYOND R-4 SF RES 

HOUSE 0-5 DU AC 
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