Meeting Agenda

CITY OF GENEVA PLAN COMMISSION

MAY 9, 2019
Location
City Hall
Council Chambers
109 James Street
Geneva, IL 60134
Time
7:00 p.m.
Commissioners

Scott Stocking, Chairman
John Mead
Fred Case
Mike Dziadus
Mim Evans
Cindy Leidig
Ron Stevenson
Michael Slifka
Bradley Kosirog

Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

MEETING #1209

1. Call to Order
2. Roll Call
3. Approval of Agenda
4. Approval of Minutes: April 25, 2019
5. Public Hearings:
A. Fabyan Crossing Oberweis Out Lot – The applicant is
requesting:
1)

2)

Amendments to the Fabyan Crossing Planned Unit
Development (Ordinances 1993-45, 2017-10 and
2018-16 and Resolution 2018-01) to modify the list of
permitted uses, sign regulations, parking
requirements, and the previously approved landscape
plan, all related to the proposed development of a sitdown/drive-through restaurant on a new out lot on
Lot 1; and
Final Planned Unit Development Plan Approval for a
new out lot on Lot 1.
Location: 2100 S. Randall Road
Applicant: Oberweis Dairy

B. At Home Sign Variation - A sign variation, pursuant to
Section 11-14-5A of the Geneva Zoning Ordinance, to
permit a 76 square foot wall sign to be displayed on a
secondary building facade (north facade).
Location: 2100 S. Randall Road
Applicant: J & S Electric and Sign
6. Public Comment
7. Other Business
8. Adjournment
This Plan Commission meeting is being audio and video tape recorded, transcribed by a court
reporter and/or summary minutes are being taken by a recording secretary. The City of Geneva
complies with the requirements of the Americans with Disabilities Act of 1990. Individuals with
disabilities who plan to attend this meeting who require accommodations in order to allow them
to observe and/or participate in this meeting are requested to contact the Planning Division at
630-232-0818 at least 48 hours in advance of the meeting to allow the City of Geneva to make
reasonable accommodations for those persons.
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It is the Plan Commission’s job to conduct public hearings in order to receive testimony for and against
petitions for general amendments to the zoning ordinance, zoning map amendments, zoning text
amendments, special use permits and amendments to special use permits.
The procedure followed for public hearings is as follows:
•
•
•
•

•

First, the Plan Commission secretary or the designated representative will read or describe
written items, reports, and plans into the record.
Second, the petitioner will present testimony in favor of the petition and will present any
supporting plans or exhibits.
Third, the Commission members will have an opportunity to question the petitioner.
Fourth, the Commission will then receive citizen testimony both for and against the
petition. Questions about the proposal may be directed to the petitioner or petitioner’s
witnesses and questions about the Plan Commission process itself may be directed to me.
Following such testimony the petitioner and the Plan Commission may ask questions of
those who testified.
Finally, the petitioner may provide a rebuttal to any testimony in opposition.

When all the testimony is brought into the record the hearing will be closed and the Plan
Commission will make a recommendation to the City Council in the form of a motion or motions.
•

•

•

•

•

In order to give testimony, you must provide your name and address on the registration sheet
located at the entrance of the hearing room and sign in the space provided. By signing the
registration sheet, you agree and understand that anything you say will be considered sworn
testimony and affirm to tell the truth, the whole truth and nothing but the truth.
When giving testimony please approach the lectern, speak directly into the microphone so
that you may be heard. Please begin by stating your name and giving your address. If you
speak additional times, please state your name each time for the record.
Please be concise when presenting your testimony and if your point has already been made, it
is not necessary to repeat it. Each of these points is recorded and will be considered as the
Plan Commission develops findings of fact and a recommendation or recommendations.
You may provide your testimony in written form, but such written testimony must be
presented to the Plan Commission secretary or the designated representative prior to the
closing of this hearing.
After the process is completed and everyone wishing to present testimony has spoken, the
Commission will then decide whether it has heard adequate testimony in order to make a
decision. If it has, the public hearing will be closed.

After a public hearing is closed the Plan Commission will refrain from receiving any additional
testimony either for or against the petition. There is one exception to this rule.
•

City staff will submit a report based on the testimony presented at the hearing. This report will
consider comments or concerns from all City Departments such as the Fire Department, Public
Works Department or the Engineering Department.

PLAN COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
April 25, 2019 – Meeting #1208
Chairman Stocking called the meeting of theGeneva Plan Commission to order at 7:00 p.m. Roll call
followed:
Present:

Chairman Stocking; Commissioners Dziadus, Evans, Kosirog, Leidig, Slifka,
Stevenson

Absent:

Commissioners Case and Mead

Staff Present:

Community Development Director David DeGroot, City Planner Paul Evans

Public Present: Jeanne Wolski, 112 N. 4th Street; Allison Wolski, 112 N. 4th Street; Patti Lane, 516
Ford Street; David Tomelle, 328 N. Third Street; Frank Guagliardo, 308 Anderson
Blvd.; Planet Depos Court Rptr. Joanne Ely; Recording Secretary Celeste Weilandt
_________________________________________________________________________________
Approval of the Agenda
Commissioner Evans made a motion to approve the agenda.
Stevenson. Motion passed by voice vote of 7-0.

Second by Commissioner

Approval of Minutes of April 11, 2019
Minutes of the April 11, 2019 meeting were approved on motion by Commissioner Kosirog,
second by Commissioner Leidig. Motion passed by voice vote of 7-0.
Public Hearing
A.
Downtown Zoning Update – Review and recommendation of proposed text
amendments to Title 11 (Zoning Ordinance) and Title 12 (Subdivisions) of the Geneva City Code and
Zoning Map Amendments for the Downtown Area. (continued from March 28, 2019). Chairman
Stocking confirmed with Commissioner Dziadus that he read the minutes and materials from the last
meeting in preparation for this hearing to which Commissioner Dziadus confirmed in the affirmative.
Chairman Stocking discussed the protocol for public hearing. The chairman swore in those individuals
that would be providing testimony during the public hearing.
Community Development Director DeGroot read into the record the contents of the Plan
Commission file. He summarized the recommendations from the March 28th meeting as it pertained to:
•
•
•
•
•
•
•

Use Determination
D-MHR District Standards
James Street D-MHR
18 S. 5th Street
State Bank of Geneva
3rd Street between James &
Campbell
308, 318 and 328 Anderson Blvd.

•
•
•
•
•
•
•

35 N. Bennett Street
South Side of E. State Street between
Bennett & Crissey
426 River Lane
417 N. 1st Street
Anderson Blvd. and State Street
404 and 426 S. Third Street
511 and 513 S. Third Street
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The chairman entertained a motion to suspend some of the commission’s rules for the public
hearing in order to have a productive discussion.
Motion by Commissioner Evans, second by Commissioner Leidig to suspend the rules to
allow the commission to deliberate and make its findings and recommendations while the
public hearing is still open. Roll call:
Aye:
Nay:

Dziadus, Evans, Kosirog, Leidig, Slifka, Stevenson, Stocking
None
MOTION PASSED. VOTE: 7-0

Continuing the discussion on zoning, Dir. DeGroot explained he received a phone call and email
from a property owner at 112 N. Fourth Street who was concerned about the zoning for her property.
The current zoning was B2-HN and the proposed zoning was D-MHR (Mixed High-Density Residential).
The Downtown Station Master Plan recommended that the property be zoned single-family residential.
The owner was concerned that with the proposed residential zoning the existing use as a dental office
would become nonconforming. The building was constructed as a dental office in the 1950s.
Dir. DeGroot reviewed his analysis for the current zoning and the proposed zoning and recommended
the property to be zoned Residentially Scaled Commercial Mixed-Use District.
Owner, Ms. Jeanne Wolski, 112 N. 4th Street, stated her building was constructed as a dentist
office and she was concerned that if the building remained residential she could not combine her
daughter and son-in-law’s practices together. No improvements could be made. She intended to keep
the building as a dental office. She stated she was not aware of the zoning since she purchased the
building in 2014.
Ms. Allison Wolski, 112 4th N. Street, also stated the rezoning would affect her business and
ability to grow it.
Discussion followed on what type of zoning was across the street from this property.
Commissioner Leidig agreed the proposed change would allow the property to expand yet allow the
flexibility to go to residential if desired. Consensus was received to recommend as ResidentiallyScaled Commercial Mixed-Use.
Discussing the R6 to D-MHR Mixed High Density Residential zoning from last month,
Dir. DeGroot recalled for the commissioners there were properties shown in the Downtown Station
Master Plan as being single-family residential but were brought forward by the working group as mixed
high-density residential because many of the properties would have become non-conforming under the
single-family residential zoning. Approximately 42 out of the 108 properties would become nonconforming. DeGroot shared what the thought-process was from the working group. He proceeded to
explain that when the Historic Preservation commissioners (HPC) reviewed the same area, they, along
with this commission (from last month), recommended that a special use be required for any building
containing 3 or more units and building height to not exceed 35 feet. However, both commissions could
not reach a consensus on the boundaries, recalling the Plan Commission at last month’s meeting,
voted 4-4 and decided to revisit the matter tonight.
Director DeGroot explained that the overhead map was since updated to reflect those parcels
(outlined in blue line) identified as existing multi-family buildings in the study area as well as some
single-family buildings. He stated the area had been zoned has allowed single-family as well as multifamily dwellings since 1956. The Comprehensive Plan also identified the area as multi-family with the
exception on the south side of Peyton between Second and Third Streets, until 2003. In 2003 the
Comprehensive Plan then reflected, as long-term, to convert it into a single-family neighborhood, which
was also emphasized in the Downtown Station Area Master Plan. Director DeGroot asked whether the
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area should be mixed-density residential, single-family residential or should the boundaries be redrawn?
Chairman Stocking opened up the matter to public comment.
Ms. Patti Lane, 516 Ford Street, believed the current R3 zoning and the R6 zoning for this area
were very similar in their development and she felt that while there was much time spent on the
creation of the Downtown Station Area Master Plan, to change it within a couple hours in a focus group
was “rushed.” She reminded the commissioners that the redundant transitional areas were a part of the
plan to preserve the single-family homes. She discussed how the neighborhood’s character would
change if the city allowed 3 or more units.
Referring to the six-units being constructed on the site of the former Cetron building, Ms. Lane
pointed out how very small the townhome parcels were that were being constructed as compared to the
residential area of her neighborhood, making it too dense. She believed there was demand for singlefamily homes coming into her neighborhood and believed the entire area would be better suited for R-3
type zoning. (On another matter discussed last month, Ms. Lane pointed out to staff that a home
depicted in the R5 section of James Street was not multi-family but was actually a single-family home -making it 4 out of 10 homes as being multi-family.)
Director DeGroot reminded commissioners that for the area under discussion, the mixed-density
residential district would require a special use permit for anything over 3 units and building height
maximum would be 35 feet under the proposed zoning district. This is a deviation from the text in the
packet which will be updated once the Plan Commission completes its recommendation. Clarification
followed by DeGroot.
Ms. Patti Lane returned and reminded the commissioners the area was originally zoned for R3
residential and it was reflected in future plans for the city. She did not believe there was much
difference between the two zonings -- by the makeup of the neighborhood -- and the two zonings
should be treated equally. She cited examples and emphasized that the working group, when working
on the Downtown Station Area Master Plan, was trying to preserve the single-family nature of the
northern part of the historic district. Ms. Lane recalled from the last Plan Commission meeting the
commissioners were leaning toward having the purple-colored triangle on the map as multi-family -- a
transitional area -- due to the nearby factory and could probably fit more townhomes in that area. She
clarified that the whole west side of Sixth Street could be R6 (D-MHR Mixed High Density Residential)
from Ace Hardware to Stevens Street.
Discussion followed by Commissioner Evans and Director DeGroot that the homes in the area
under discussion would have to go before the HPC for review if they had any architectural significance,
and that the HPC acted as a general protection to the character of the neighborhood even if the zoning
were to change. Chairman Stocking also recalled the HPC, when discussing this same topic, was
struggling with building scale associated with the change and if larger buildings were created they may
or may not be able to mitigate them through the review process. He provided examples. DeGroot
confirmed that was one of the reasons the HPC recommended that anything more than 3 units should
require a special use permit.
Commissioner Evans also recalled the reason for making the area R6 was that 1) it was
somewhat of a transition area; 2) there would be many non-conforming uses if the zoning was changed
to R3 (D-SFMR); and 3) to allow another area of the downtown to develop into a higher density area to
support the commercial businesses and provide a greater variety of housing. On that analysis, she
believed it was a question of how did the City want this area to develop: return it to single-family or
multi-family? Evans also believed that with the HPC’s recommendations of protection, she did not feel
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the character of the area was threatened and was surprised the working group recommended singlefamily.
Director DeGroot shared some of the reasons the working group may have decided upon the
R3 single-family zoning. He reminded commissioners that the area was zoned R6 multi-family zoning
since 1956. He further asked whether commissioners wanted to review a larger map to see what other
multi-family area opportunities existed outside the discussion area. Commissioners concurred.
Mr. David Tomelle, 328 N. Third Street, a 35-year resident, noticed there has been an upgrade
in the housing toward single-family uses versus multi-family. He suggested keeping the proposed R6
zoning and let nature take its course to the single-family use.
Ms. Patti Lane returned and voiced concern that she has seen a couple of multi-family buildings
having their basements excavated for future rental units and questioned how that was being regulated.
Reviewing a larger map outside the discussion area, Director DeGroot pointed out the mixed
density opportunities. Rules for bed and breakfasts were also clarified, with DeGroot confirming that in
the Mixed High-Density zoning bed and breakfasts would require a special use.
Commissioner Slifka supported the proposed zoning and saw the area as a natural progression
from commercial to a higher-density residential, eventually progressing towards a lower-density
residential. Given the (HPC’s) 3-unit constraint, Commissioner Slifka believed many of the parcels
would not develop that way, pointing out how that progression was already seen from First Street
heading west for the next three to four blocks. He supported the zoning as proposed.
Commissioner Dziadus supported the single-family zoning and wanted to keep the residential
feel of what Geneva is known for. Chairman Stocking, also believed that it was the residential mix and
residential character of the neighborhoods adjacent to the downtown that were as critical as Third
Street because they provided a general atmosphere of the town. In addition, he believed the area
needed to be nurtured and to give the HPC a chance to address the scaling issues up front. Further
explanation followed and the fact that it could come down to a case by case basis.
Chairman Stocking emphasized that if the area was zoned as high-density since 1956 and it
had not occurred since, then the area should return to the D-SFMR (new single-family) district, citing
that the southern end of the City had residentially-scaled commercial areas abutting single-family
homes. Commissioner Evans did not want to see a situation like the tear-down infill developments
occurring such as those being seen south of the railroad tracks, which she believed destroyed the
character of the area.
Ms. Patti Lane returned, stating she did not recall any tear-downs in her area and any
remodeling that had been done in the area had been to scale.
Discussion followed on commissioners’ thoughts to have the south side of Peyton Street remain
as R6 zoning but not the north side, as a compromise. Director DeGroot provided the options that were
discussed for the commissioners to consider.
Commissioners’ consensus was to keep the proposed D-MHR Mixed Density Residential
District zoning for the all of the properties on the south side of Peyton Street and all of the properties
west of Sixth Street. The remaining two blocks bordered by Fifth Street on the east, Sixth Street on
west, Stevens Street on the north, and Peyton Street on the south, would be zoned D-SFMR Single
Family Medium Density Residential.
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Mr. Frank Gaugliardo, 308 Anderson Blvd., asked for clarification on how the new zoning
affected his property and if it affected who he could rent his space to.
Director DeGroot confirmed his building would be legal non-conforming but the use (restaurant)
would remain conforming. He explained that if the site was cleared the new zoning requirements would
have to be met. Examples were explained to Mr. Guiardo.
Director DeGroot recommended to keep the public hearing open since new recommendations
were made and to allow those property owners an opportunity to ask questions and attend another
public hearing.
Motion by Commissioner Kosirog, second by Commissioner Dziadus to continue the
public hearing to a date certain date, that date being May 23, 2019. Roll call:
Aye:
Nay:

Dziadus, Evans, Kosirog, Leidig, Slifka, Stevenson, Stocking
None
MOTION PASSED. VOTE: 7-0

Public Comment – See above.
Other Business
Staff announced the charette process for the Mill Race Inn project has been approved by City Council
and will be held the week of June 24 - 27, 2019. All commissioners were invited to attend. The
May 9th agenda will include the proposed Oberweis drive-through and the At Home sign variation.
Adjournment
Meeting was adjourned at 8:32 p.m. on motion by Commissioner Evans, seconded by
Commissioner Leidig. Motion carried unanimously by voice vote of 7-0.

Community Development Department Report
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AGENDA ITEM 5A

Fabyan Crossing PUD Amendments
Lot 1 (Oberweis)

Applicant
Oberweis Dairy
Owner
Geneva Center 2015 LLC
Location
2100 S. Randall Road
Request
Amendments to the Fabyan
Crossing Planned Unit
Development (Ordinances
1993-45, 2017-10, 2018-16
and Resolution 2018-01) to
modify the list of permitted
uses, sign regulations, parking
requirements, the previously
approved landscape plan and
Final Planned Unit
Development Plan Approval
for a new out lot on Lot 1.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing on the requested PUD
amendments.

Figure 1. Fabyan Crossing location and lot layout. Planning Division, May 2019.

BACKGROUND
Oberweis Dairy is seeking approval to construct and operate sitdown and drive-through restaurants on Lot 1 of Fabyan Crossing
Planned Unit Development (PUD). The proposed changes include: 1)
amending the Fabyan Crossing PUD permitted use list to allow sitdown and drive-through restaurants on Lot 1; 2) amending the
Fabyan Crossing PUD Final Site Plan and parking requirements for
Lot 1; 3) amending the PUD sign standards to allow façade signage
on the Lot 1 out lot; 4) amending the final PUD landscape plan to
allow a restaurant to develop on Lot 1; and 5) approving a Final PUD
Site Plan for a Lot 1 out lot.
The proposed out lot by Oberweis would include a sit-down/drivethrough Oberweis Ice Cream & Dairy Store and That Burger Joint and
a sit-down Woodgrain Pizza. All three concepts would share the
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building under one lease with shared parking, bathrooms and eating areas. Please see the attached
project narrative and development plans for more information.

REQUEST
The applicant is requesting the following:
1. To amend the Fabyan Crossing Planned Unit Development Permitted Uses for the Commercial
Tract, originally adopted by Ordinance 1993-45, Exhibit IX to allow a sit-down and drive-through
restaurant on Lot 1 as a permitted use;
2. To amend the Façade Sign Standards originally adopted by Ordinance 1993-45, Exhibit X and
subsequently amended by Ordinances 1996-22, 1996-34, 2017-10 and 2018-16 to allow façade
signs for the Lot 1 out lot;
3. To amend the Final Landscape Plan adopted by Ordinance 1993-45, Exhibit VII and subsequently
amended by Ordinance 2017-10;
4. To amend the Final Site Plan and parking requirements adopted by Ordinance 1993-45, Exhibit
VI and subsequently amended under Ordinance 2003-20 and Resolution 2018-01 for Lot 1;
5. Final Planned Unit Development Site Plan approval for an out lot on Lot 1.

PROPERTY INFORMATION
The proposed Lot 1 outlot is a part of the Fabyan Crossing PUD which is located on the west side of
Randall Road and north side of Fabyan Parkway. The commercial shopping center consists of At Home,
Best Buy, Burlington Coat Factory, Fresh Thyme, SPENGA, O’Reilly’s, McDonalds (outlot), and Two
Bostons will be opening up shortly on Lot 2. Home Depot, it’s outlot (American Mattress and Sprint),
Petco and Boston Market border the property to the east. The Shoppes at Randall Square border the
property to the north. The Wildwood single-family subdivision and the Resurrection Cemetery border
the property to the west. To the south is the Walmart Superstore in the City of Batavia. The subject
property and commercial properties to the north and east are all zoned B5 Business District Planned
Unit Development and are designated in the Comprehensive Plan as “Commercial: Retail, Service,
Office,”. Please see Table 1 and Figures 2 and 3 on the following pages for surrounding property
information including existing zoning, existing land uses, and future land use designations.
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Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, May, 2019.
LOCATION

ZONING DISTRICT

Subject Property

B5 Business District Planned
Unit Development

North

B5 Business District Planned
Unit Development;
R2 Medium Density SingleFamily Residential
General Commercial (City
of Batavia)
B5 Business District Planned
Unit Development

South
East
West

R2 Medium Density SingleFamily Residential/Special
Use Unincorporated

LAND USE

COMPREHENSIVE
PLAN

At Home, Best Buy,
McDonald’s, Burlington,
Fresh Thyme, SPENGA, Two
Bostons, O’Reilly’s
Shoppes at Randall Square;
City of Geneva retention
pond

Commercial: Retail,
Service, Office

Walmart (City of Batavia)
Home Depot, American
Mattress, Sprint, Petco,
Boston Market,
Wildwood Subdivision;
Resurrection Cemetery

Commercial: Retail,
Service, Office;
Single Family
Residential
Commercial
Commercial: Retail,
Service, Office
Single Family
Residential;
Public/Institutional

Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division,
May, 2019.
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Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2003
Comprehensive Plan. Prepared by Geneva Planning Division, May, 2019.

REVIEW COMMENTS/STAFF ANALYSIS
AMENDMENTS TO THE FABYAN CROSSING PLANNED UNIT DEVELOPMENT
Use Amendment
Oberweis Dairy is requesting to amend the Fabyan Crossing Planned Unit Development to add “sit-down
and drive-through restaurants” as a permitted use for Lot 1. The PUD was previously amended in 2006
to allow for a sit-down restaurant on Lot 1. The proposed out lot at the time was for a Longhorn
Steakhouse restaurant, which did not include a drive-through. The applicant is specifically requesting to
allow a drive-through restaurant on Lot 1. Restaurants are otherwise only permitted on Lot 4
(McDonalds) or as incidental uses within anchor stores.
Out Lot
The Fabyan Crossing PUD allows for the resubdivision of Lots 1, 2 and 3 within the Commercial Tract into
a maximum of 2 lots which must be in compliance with the PUD and have sufficient off-street parking or
have access to the use of off-street parking in other portions of the Commercial Tract reasonably
satisfactory to the City. The applicant has performed a parking utilization study indicating that At Home
on Lot 1 has parking spaces available to share with the applicant and the proposed out lot has 66 on-site
parking spaces for the new sit-down and drive-through restaurant which equates to a parking ratio of
15.5 parking spaces per 1,000 square feet of building area. Presently, the only commercial out lot for
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Fabyan Crossing is Lot 4 (McDonald’s). McDonald’s is a sit-down and drive-through restaurant with 36
parking spaces and a building size of 4,121 square feet which equates to a parking ratio of 8.7 parking
spaces per 1000 square feet.

Final Site Plan and Parking Requirement Amendments
Per the Fabyan Crossing Planned Unit Development (Ordinance 93-45), the required parking ratio for Lot
1 is the ratio depicted on the approved site plan. An approved parking ratio of 4.48 parking spaces per
1,000 square feet of gross floor area for Gander Mountain was approved by the City Council in 2003.
The development of the proposed out lot by the applicant will result in the net loss of 89 parking spaces.
Therefore the applicant is requesting to reduce the overall Lot 1 parking ratio to 3.49 parking spaces per
1,000 square feet of gross floor area. At 66 on-site parking spaces, the applicant is proposing a parking
ratio of 15.5 parking spaces per 1,000 square feet of gross floor area for the proposed restaurant out lot
and At Home would have a parking ratio of 3.0 parking spaces per 1,000 square feet of gross floor area.
The shared parking agreement between the Fabyan Crossing property owners will allow any of the
approved uses at Fabyan Crossing to share parking spaces throughout the shopping center.
HR Green performed a parking study for the applicant showing the typical parking required for a freestanding discount store and a fast food drive-through restaurant using the International Traffic
Engineers Parking Manual and the City of Geneva drive-through parking requirements (see attached
parking study). The more restrictive Geneva parking requirements showed an on-site parking deficiency
of 4 parking spaces. At Home has agreed to share 34 parking stalls to the north of the proposed
restaurant to ease any peak demand. The study also looked at the demand of a similar Oberweis threerestaurant concept in the Village of Bolingbrook. For that development, a total of 55 parking spaces are
available on-site and the highest utilization on a Saturday was 24 spaces in the afternoon and 26 parking
spaces in the evening.
Lastly, staff asked the applicant to provide pictures of the available parking on Lot 1 during a peak times
on the weekend. The pictures are included in the parking study and show hardly any vehicles parking
east of the main shopping center access aisle and an abundance of parking spaces available in the main
At Home parking lot.
Landscape Plan Amendment
In 2017, The Crown Group completed a comprehensive overhaul of the approved landscape plan for
Fabyan Crossing. The “plant material, although suitable at one time, was declining in health and had
become a detriment to the shopping center.” As the visibility of the center and sight lines was a primary
goal, almost all of the higher profile landscaping had been removed in favor low-lying shrubs, perennials
and ornamental grasses. The trees the applicant would add along the main entrance aisle are smaller
ornamental trees (Crabapple and Serviceberry) which would not hinder the visibility of the site like
larger shade trees. Most of the proposed landscaping is low-lying shrubs, perennials and groundcover
which is in keeping with the approved final landscape plan in 2017.
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The only modification proposed is to the landscape bed at the corner of Fabyan Parkway & Randall
Road. The landscape bed needs to be cut back slightly on the Fabyan Parkway side to provide for
adequate parking and the efficient flow of traffic on the site.. The applicant is then proposing to add
landscaping along the southern row of parking facing Fabyan Parkway.

Signage Amendments
In 2018, The Crown Group proposed some amendments to the four approved free-standing signs. The
area for two of the four free-standing signs was modified to allow for more sign area. Other than
sharing space with At Home on the free-standing signs, there is no provision for another free-standing
sign on Lot 1 without amending the PUD. The PUD does, however, provide for two square feet of sign
area for each lineal foot of building frontage not to exceed 300 square feet for façade signs. As corner
lots, Lot 1 and Lot 4 were allowed some additional façade signage.
As the development of Lot 4 is similar to the Oberweis development, staff has suggested using the Lot 4
signage as a guide. McDonald’s is allowed a fifty square foot monument sign and a total of 2 façade
signs each having up to 60 square feet each. Oberweis Dairy is proposing some additional façade
signage in lieu of having a free-standing sign. Oberweis is proposing a total of 320 square feet of façade
signage with no individual sign exceeding 40 square feet. Overall, the proposed façade signage appears
to be in scale with the building and corresponds to the space occupied by the tenant. It is common for
corner units to have signage on two sides of the building. If additional façade signage is approved, staff
recommends that a condition of approval to not allow a free-standing sign on the property.
FINAL PLANNED UNIT DEVELOPMENT PLAN APPROVAL
Site Plan
Oberweis Dairy is proposing to construct a 4,256 square foot building on the parking lot of Lot 1 for one
tenant with three different restaurant concepts: 1) a sit-down/drive-through Oberweis Ice Cream &
Dairy Store; 2) a sit-down/drive-through That Burger Joint; and 3) a sit-down Woodgrain Pizza. The
applicant is proposing to have one entrance for all three concepts and share the drive-through lane, the
66 on-site parking spaces, inside and outside dining areas, restrooms and trash facilities. The proposed
outlot utilizes the shopping center’s main access road and channelizes traffic to one main entrance near
the southern entrance to the shopping center. The drive-through window is located on the west side of
the building which is shielded from the Randall Road frontage. The site plan shows two outdoor eating
areas and a 66-space parking lot including 4 accessible parking spaces and 4 drive-through spaces
reserved for people waiting for their orders. Staff has reviewed the Site Plan and has confirmed that the
proposed site plan conforms to the regulations of Fabyan Crossing PUD (if amended) and the Geneva
Zoning Ordinance.
Preliminary Engineering
The Public Works Department has completed a preliminary review of the Storm Water Permit
Application and are comfortable with the design as presented. According to submitted plans from HR
Green the proposed site layout will result in a reduction in impervious area and overall stormwater
runoff decrease of 0.31 cubic feet per second from the existing condition as a parking lot. The overflow
route in excess of the existing manhole capacity will be directed to the east drainage ditch and
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eventually the detention basin for the shopping center. Also as part of the development, two ten foot
wide utility easements will be required for a watermain connection and for an electric loop to the site.

Parking
The applicant’s Lot 1 development proposes to have 66 on-site parking spaces including 4 accessible
parking spaces. This would equate to a parking ratio of 15.5 parking spaces per 1,000 square feet of
building area which is what the City would require under the Geneva Zoning Ordinance. In addition, the
applicant has an agreement with At Home to share 34 parking spaces located immediately north of the
proposed out lot.
Building Elevations
The proposed Oberweis out lot building would be constructed of a mix of quality materials such as
masonry, wood and brick. The mix of materials used on the building give the development the illusion
of 3 different tenant spaces. The building is finished on all four sides providing the patrons along the
main access route an attractive façade along the rear of the building. The rooftop mechanicals are all
screened from view via a three-foot high parapet wall.
Landscape Plan/Tree Preservation Plan
The proposed Oberweis out lot provides for a mixture of ornamental trees, shrubs and groundcover
throughout the site and compliments the perimeter landscaping which was approved as part of the Final
Landscape Plan approved under Ordinance 2017-10. The proposed Oberweis plan provides for
ornamental trees and groundcover in all of the curbed parking lot islands. The applicant uses a mix of
ornamental trees, perennial flowers, shrubs and grasses to provide internal landscaping along the
spaces next to the building and outdoor eating areas. Arborvitae is used to provide year-round
screening for the dumpster area.

RECOMMENDATION
Staff will provide a recommendation at the conclusion of the public hearing. Should the Plan
Commission wish to recommend approval of the applicant’s request, staff recommends the following be
considered as conditions of the approval:
1. Final Engineering approval shall be required prior to building permit issuance by the City;
2. Recordation of a Final Plat of Subdivision and Plat of Public Utility Easement will be required prior
to building permit issuance;
3. The approval of any additional façade signs are in lieu of having a free-standing sign for the Lot 1
out lot;

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. May 20, 2019 –City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative submitted by the applicant dated March 19, 2019
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Preliminary Engineering Plans and Stormwater Memo prepared by HRGreen, Inc., last revision date April
26, 2019
Landscape Plan prepared by HRGreen, Inc., dated April 26, 2019
Freestanding Signage Plan by Direct Sign Systems, dated March 14, 2019
Architectural Elevations and Screening prepared by DXU Architects dated April 29, 2019
Floor Plan prepared by DXU Architects dated March 20, 2019
Revised Parking Study prepared by HRGreen, Inc., dated April 26, 2019
Photometric Plan prepared by CREE dated March 13, 2019

Addendum #1
Special Use Approval
Staff has evaluated the proposed amendments to the Fabyan Crossing PUD for the drive-through
restaurant in relation to the nine (9) special use standards the Plan Commission uses in formulating it
findings of fact, as set forth in Section 11-14-4(F) of the Zoning Ordinance. Based on evidence and
testimony provided at the public hearing, the Plan Commission may choose to use this analysis as the
basis for its findings of fact, or formulate its own findings.
1. The proposed use at the specified location is consistent with the comprehensive plan.
The property is designated for “Commercial: Retail, Service, Office” uses in the City’s adopted
Comprehensive Plan. Properties to the north, south and east are also designated for “Commercial:
Retail, Service, Office” uses. The Commercial: Retail, Service, Office designation is consistent with
the proposed land use as a restaurant. A fast food sit-down/drive-through restaurant is currently
located on Lot 4 in Fabyan Crossing PUD and a drive-through restaurant was approved for this site in
2006 under Ordinance 2006-41. The proposed drive-through restaurant use at this location is
consistent with the Comprehensive Plan.
2. The proposed building or use will not diminish the value of adjacent and nearby properties.
Fabyan Crossing has been a shopping center since 1995. Several restaurants are located along
Randall Road in other shopping centers. Restaurants are a permitted use within the PUD.
Restaurants are a common use for outlots at commercial shopping centers. Currently, Lot 4 of
Fabyan Crossing, an outlot, has a fast-food sit-down/drive-through restaurant that has not
diminished the value of adjacent or nearby properties. The operation of a drive-through restaurant
would be compatible to the current use as a shopping center. The proposed restaurant would have
adequate parking and attract new customers to the shopping center. The development of a
restaurant on the subject property is not expected to diminish the value of any adjacent and nearby
properties.
3. The proposed use at the specified location will not substantially or unduly increase traffic, traffic
congestion and on-street parking demand in the immediate vicinity of the proposed use and in the
area affected by traffic generated by the proposed use.
The Fabyan Crossing shopping center has about 1,200 parking spaces and has an overall ratio of 4.6
parking spaces per 1,000 square feet of floor area. Fabyan Crossing shopping center is located at
the intersection of Randall Road and Fabyan Parkway. Randall Road carries about 37,000 vehicles
per day and Fabyan Parkway has about 24,000 vehicles per day. The proposed use would not unduly
increase traffic or traffic congestion in the immediate vicinity.
The applicant is proposing 66 on-site parking spaces and 34 shared parking spaces with At Home
located immediately adjacent to the site. A parking study submitted by the applicant estimates, that
at peak, the proposed fast-food restaurant would require 42 parking spaces. The drive-through will
accommodate 10 cars in the queue with any overflow contained within the parking lot.
A parking utilization study performed by the applicant at a similar Oberweis restaurant in
Bolingbrook, Illinois requires approximately 24 parking spaces during their peak periods. The City of
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Geneva Zoning Ordinance would require 15 parking spaces per 1,000 square feet floor area and one
space for each drive-through employee or about 66 parking spaces for this use. The proposed use at
this location is not expected to increase on-street parking demand in the immediate vicinity of the
proposed use and in the area affected by traffic generated by the proposed use.
4. The proposed use has been designed to provide for adequate ingress and egress to minimize
potential vehicle conflicts and congestion in public streets.
The proposed use would not alter the existing ingress and egress points for Fabyan Crossing
shopping center. The shopping center is currently served by two right-in and right out entrances
and two signalized entrances. The traffic around and through the shopping center flows well. The
site has been designed so that emergency vehicles would be able to navigate the site. The
development will utilize existing private drive connections to adjacent public streets.
The proposed outlot will channelize the traffic to one main full entrance off of the existing shopping
center main access aisle and another exit adjacent to the drive-through lane. The exit near the
drive-through lane in the northeast corner of the site, will allow some patrons to directly access the
drive-through lane and for others to allow a convenient exit point from the drive-through line.
Because of the proximity of the proposed restaurant to the south right-in and right-out entrance,
the applicant is proposing a stop bar and a sign indicating that “Cross traffic does not stop”. The
proposed use has been designed to provide adequate ingress and egress to minimize potential
vehicle conflicts and congestion in public streets.
5. The proposed building or use will not adversely affect or change the character of the area in which it
is located.
The subject property has been a shopping center located adjacent two arterial thoroughfares since
1995. The proposed use would be consistent with and complementary to other uses in the
shopping center. The proposed use would not adversely affect or change the character of the area
in which it is located.
6. The proposed use at the specified location will not adversely affect the use and development of
adjacent and nearby properties in accordance with the regulations of the district in which they are
located. The location, size and height of proposed buildings and other structures, and the operation
of the use will not adversely affect the use and development or hinder the appropriate development
of adjacent and nearby properties.
The properties surrounding the subject property have been developed after the shopping center
was developed. The use of the subject property as a shopping center and its recent renovation have
not deterred development from surrounding the site. Other than the proposed outlot, the shopping
center is fully developed. The proposed use of a sit-down/drive-through restaurant on the subject
property is consistent with the Geneva Comprehensive Plan and with the other drive-through use
found within the shopping center. Therefore, the proposed use should not adversely affect the use
and development of adjacent and nearby properties.
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7. Adequate utility, drainage, parking and other necessary facilities to service the proposed use will be
provided and that such utility, drainage, parking and other necessary facilities will not adversely
affect the use, development and value of adjacent and nearby properties.
The subject property is serviced by all of the necessary public utilities. The parking ratio for the
proposed outlot would be 15.5 parking spaces for each 1,000 square feet of floor area. Under the
Geneva Zoning Ordinance, the parking requirement for the proposed sit-down/drive-through
restaurant would be 15 parking spaces per 1,000 square feet of floor area plus one space for each
drive-through employee. In addition, 34 shared parking spaces with At Home will also be available
during any peak periods. Adequate utility, drainage, parking and other necessary facilities to service
the proposed use are available and the proposed use is not expected to adversely affect the use,
development and value of adjacent and nearby properties.
8. The proposed building, other structures and use comply with any and all regulations, conditions or
requirements of the city applicable to such building, structure or use.
The applicant is asking to amend the PUD to allow the drive-through use, modify the parking and
signage requirements and the existing landscape plans to accommodate their proposed
development. The proposed building and use will comply with all of the regulations, conditions or
requirements of the Fabyan Crossing PUD and the City of Geneva regulations.
9. That the exterior architectural appeal and function of any proposed structure will not be so at
variance with either the exterior architectural appeal and functional plan of the structures already
constructed or in the course of construction in the immediate neighborhood or the character of the
applicable district to cause a substantial depreciation in property values in the neighborhood.
The applicant will be constructing a new 4,256 square foot building on the outlot to house three
different restaurant concepts – Oberweis Dairy & Store, That Burger Joint and Woodgrain Pizza.
The proposed Oberweis outlot building would be constructed of a mix of quality materials such as
masonry, wood and brick. The mix of materials used on the building give the development the
illusion of 3 different tenant spaces even though the space inside is all shared. The building is
finished on all four sides providing the patrons along the main access route an attractive façade
along the rear of the building. The rooftop mechanicals are all screened from view via a three-foot
high parapet wall. The exterior appeal and function of the subject property would not be so at
variance with the exterior architectural appeal and functional plan of the structures in the
immediate neighborhood as to cause a substantial depreciation in property values in the
neighborhood.
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March 19, 2019
Oberweis – That Burger Joint – Woodgrain Pizza
Geneva, IL
Narrative:
The subject property is at the Southwest corner of S Randall Rd and Fabyan Pkwy, and part of an
existing Planned Unit Development. The site will be developed for a 4,256 sf, multi-concept fast casual
restaurant with drive-thru access. We are requesting that the existing Planned Unit Development be
amended to allow for what we are proposing.
The proposed use of the building is consistent with the comprehensive plan and will not diminish the
value of surrounding properties. The subject property will utilize existing ingress and egress paths from
the street which will help to minimize potential vehicle conflicts and congestion in public streets. The site
will provide for adequate planting, safe pedestrian movement and off-street parking areas. Though the
subject property will overall reduce the number onsite parking spots of the existing development, we do
not feel it will unduly increase traffic congestion in the immediate vicinity. The vehicular circulation and
proposed drive-through of the subject property will not create hardship or inconvenience to vehicular and
pedestrian travel.
The subject property has been designed to provide sufficient utility, drainage, parking and other
necessary services and that such utility, drainage, parking and other necessary services will not
adversely affect the use, development and value of adjacent and nearby properties. Provisions will be
made for the collection and handling of all stormwater and to avoid an increase in hazard to adjacent
property from flood and water damage. The subject property will be accessible to fire, police, emergency
and service vehicles with the access for these amenities unobstructed at all times.
The subject property will not negatively affect the character of the area in which it is located in relation to
the size and height of the building, nor will it adversely affect the uses and development of adjacent and
nearby properties. The building design complies with all regulations and requirements of the city and the
exterior architectural appeal and function does not conflict with the character of the applicable district to
cause a substantial depreciation in property values in the neighborhood and overall, is amiable with the
adjacent buildings. The proposed signage does exceed the maximum requirement by the city for a single
tenant/owner building, but with the multi-concept nature of the building and it positioning of being on a
prominent corner lot, it presents a great opportunity to sign on all visible elevations, with no individual sign
exceeding 40 sf.
Oberweis is a known for high quality, non-growth hormone, non-antibiotic dairy products and its partners
for high quality food. Our presence on this corner should help to bring people back out to this
development, and business to our neighboring tenants.
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951 Ice Cream Drive
North Aurora, Illinois 60542
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Introduction
The Oberweis Group is proposing a 4,256 square-foot (sq. ft.) development, in the City of
Geneva, which will include three restaurants, Oberweis Ice Cream, That Burger Joint and
Woodgrain Pizza. The three restaurants will be located within one open area sharing one
entrance. The site is located in an existing parking lot in front of an At Home commercial
property; refer to the Location Map, Exhibit 1.
The existing parking lot of the At Home property currently provides 469 parking stalls. The store
just opened late April of this year.
Proposed Development
The proposed development will be located within the existing At Home southeast parking lot,
which will reduce the amount of parking for At Home to 314 parking stalls. There is no parking
rate for a home furnishing store in the “ITE Parking Manual, 4th Edition.” A comparable store is
a free-standing discount superstore, which offers a variety of customer services, centralized
cashiering and a wide range of products. The parking peak demand ratio is 1.85 vehicles per
1,000 sq. ft. of gross floor area (GLA) which results in 194 parking stalls for At Home. The City
of Geneva ordinance for a home furnishing store is in Parking Class 9 with a group classification
rate of 4 spaces per 1,000 sq. ft. of GLA. This rate requires 419 parking stalls, which require
the majority of the existing parking stalls for peak periods. The rate seems excessive for this
type of store, especially considering the amount of gross floor area available, which is over
104,000 sq. ft. A rate of 3 spaces per 1,000 sq. ft. GFA was considered, which is between the
Municipal Ordinance and the ITE manual. Utilizing this rate requires 314 parking stalls, which is
available with the inclusion of the proposed restaurants.
According to the ITE Manual, the peak parking demand rate for fast food restaurants with a
drive-through window is 9.98 stalls per 1,000 square feet of net floor area, resulting in 42
parking stalls during weekday peak. According to ITE data, the weekday peaks occur
throughout the afternoon hours. The Saturday peak was not considered since the rate is lower
than that of the weekday. The total parking stalls provided for the development is 66, of which
four (4) are for the drive-thru. The total parking stalls considered for the sit down restaurant use
is 62 stalls. This results in a parking surplus of twenty (20) stalls. To provide additional parking
at peak periods, At Home representatives agreed to share 34 parking stalls located just north of
the restaurant parcel.
The parking needs were also compared to the City of Geneva Municipal Ordinances. For a
Parking Class 12 (sit down/drive-through restaurant-with or without carryout), the required
parking rate is 15 per 1,000 square feet of gross floor area plus 1 space for each drive-through
employee, which results in 66 parking stalls. This rate results in a deficiency of 4 spots. To
provide additional parking at peak periods, At Home representatives agreed to share 34 parking
stalls located just north of the restaurant parcel.
Table 1 shows the results for the total parking available for the peak hours during an average
day. Peak percentages were taken from the ITE Parking Generation Manual. During the times
when the fast food restaurant is deficient in parking spots, there are adequate stalls provided in
the shared area. The shared parking area will accommodate the peak periods for the fast food
restaurants.
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Table 1: Estimated Parking Requirements

FREE-STANDING DISCOUNT - 314
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The City of Geneva requested a parking study for an existing development with the same three
restaurants to confirm the parking needs. This same group of restaurants is located in the
Village of Bolingbrook along E. Boughton Road, just east of I-355, refer to Location Map, Exhibit
2. Located adjacent to the restaurants is a McDonalds and Costco Warehouse.
Counts were conducted on Saturday, September 29th and Wednesday, October 4th from 11:30
am to 2:00 pm and 5:00 pm to 7:00 pm. The results are shown in Table 2 below.
Table 2: Parking Results – Village of Bolingbrook

11:30
11:45
12:00
12:15
12:30
12:45
1:00
1:15
1:30
1:45
2:00

9/29/2018 10/3/2018
7
9
11
12
14
15
13
16
19
21
16
13
18
12
19
12
23
13
24
11
21
9

5:00
5:15
5:30
5:45
6:00
6:15
6:30
6:45
7:00

9/29/2018 10/3/2018
18
19
15
14
22
16
24
13
26
13
18
16
18
19
16
16
16
22

Page 3 of 4

There are 55 parking spots available for the development. The highest number of vehicles
parked on Saturday is 24 vehicles during the afternoon and 26 vehicles in the evening. The
weekday volume is lower, with 21 vehicles during the afternoon and 22 vehicles in the evening.
The parking counts from the Bolingbrook store demonstrate a lower peak demand than that of
the ITE manual. Based on the recent parking counts, the parking demand can be
accommodated within the proposed Oberweis development, providing 62 parking stalls with an
additional 34 parking stalls shared by At Home.
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DESCRIPTION

REMARKS

R-1

CLEARING/GRUBBING/TOP SOIL STRIP

REMOVE & STOCKPILE

R-2

CLEARING/GRUBBING/TOP SOIL STRIP

REMOVE & RESTORE TO MATCH EXISTING
CONTOURS

R-3

LANDSCAPING AREA

REMOVE AS NEEDED

R-4

BITUMINOUS PAVEMENT

REMOVE (FULL DEPTH)

R-5

BITUMINOUS PAVEMENT

REMOVE & REPLACE PAVEMENT TO MATCH
EXISTING ASPHALT AND AGGREGATE
THICKNESSES

R-6

CONCRETE CURB AND GUTTER

REMOVE

R-7

CONCRETE CURB AND GUTTER

REMOVE & REPLACE TO MATCH EXISTING

R-8

MEDIAN ISLAND

REMOVE ISLAND & REPLACE PAVEMENT TO
MATCH EXISTING ASPHALT AND AGGREGATE
THICKNESSES

R-9

STORM INLET

ALIGN WITH NEW CURB

R-10

LIGHTPOLE

REMOVE

JWK-HRG

NUMBER

20

0

1" = 20'

JWK-HRG

0

20
1" = 20'

6

1

175 LIN FT SS RCP CLASS IV, (12")

12

@ 0.50%

EXIST. CB (TO REMAIN)

9 LIN FT SS PVC-SDR 26, (6”) WITH WYE
@ 1.40%
INV @ ST-10 = 716.75

RIM = 718.87
INV = 715.02, N (21")

6B

INV = 714.97, W (18")

FES RCP, 12"

INV @ BLDG = 716.88

INV = 715.00

90⁰ BEND TO CONNECT TO DOWNSPOUT
(VERIFY W/ ARCH PLANS)

INV = 714.87, S (12")
7

2

SS MH TA 4' DIA., CL
RIM = 720.97

EXIST. 119 LIN FT SS RCP (12”)

13

INV = 715.88, SW/E (12")

CLEANOUT (SEE DETAIL)
RIM = 720.93

TO BE CLEANED
INV = 716.82

@ 0.49%

3

8

33 LIN FT SS RCP CLASS IV, (12")
@ 0.50%

EXIST. CB (TO BE RECONSTRUCTED)

14

9 LIN FT SS PVC-SDR 26, (6”) WITH WYE
@ 1.40%

CONTRACTOR TO VERIFY STRUCTURE DIAMETER

9

AND JOINTS & TO PROVIDE NEW
CONE/BARREL SECTION AS NECESSARY
PROP. RIM = 719.75

SS MH TA 4' DIA., T11 F&G

INV @ ST-10 = 716.30

RIM = 719.95

INV @ BLDG = 716.43

INV = 716.05, NE (12")

90⁰ BEND TO CONNECT TO DOWNSPOUT

INV = 716.05, SE (6")

(VERIFY W/ ARCH PLANS)

53 LIN FT SS PVC-SDR 26, (6”) WITH BEND 15

CLEANOUT (SEE DETAIL)

@ 1.40%

RIM = 720.69

INV = 715.60, N (12")
INV = 715.70, W (12")
10

4

EXIST. 34 LIN FT SS RCP (12”)

INV = 716.37

TO BE CLEANED
@ 0.65%

11

CLEANOUT (SEE DETAIL)
RIM = 720.82
INV = 716.79

EXIST. CURB INLET

JWK-HRG

5

ADJUST GRATE ANGLE TO MATCH PROP. CURB
20

0

RIM = 721.34
INV = 715.92, E (12")

1" = 20'

S-1

PROP SAN MANHOLE (CONSTRUCT ON-LINE)

TWO-WAY CLEAN OUT (SEE DETAIL)

S-8

15 LIN FT 4" PVC-SDR 26

RIM = 720.33

@ 2.08%

INV = 712.88

INV @ ST-12 = 713.34

RIM = 719.43
INV = 710.55, N,S (10") CONFIRM EXIST INV

S-14

OMITTED

D

BOP = 715.27

A

S-2

WATER TAG 2

INV @ BLDG = 713.65

BOP = 713.61

TOP = 713.77

(VERIFY WITH ARCHITECT/PLANS)

EXIST. 10" SANITARY SEWER

VERT SEP = 1.50'

TOP = 711.50

WATER LOWERED BY 0.97'

VERT SEP = 2.11'

WATER TO BE ENCASED PER IEPA

S-3

GREASE TRAP (1,500 GALLON)

150 LIN FT 6" PVC-SDR 26

SEE BUILDING PLUMBING PLANS FOR DETAILS

@ 1.04%

RIM = 720.41

B

EXIST. 12" STORM SEWER
BOP = 715.14

INV = 713.08 (INLET)

WATER TAG 2

SANITARY TAG S-4

TOP = 714.02

TOP = 712.85

15 LIN FT 4" PVC-SDR 26

VERT SEP = 1.50'

VERT SEP = 2.29'

@ 2.08%

WATER LOWERED BY 0.39'

51 LIN FT 6" PVC-SDR 26

INV @ BLDG = 713.93

WATER TO BE ENCASED PER IEPA F

@ 1.04%

(VERIFY WITH ARCHITECT/PLANS)

INV = 712.21

S-10

STORM TAG ST-10

EXIST. 15" STORM SEWER

SANITARY TAG S-12

TWO-WAY CLEAN OUT (SEE DETAIL)

BOP = 715.47

TOP = 713.65

PROP SAN MANHOLE

RIM = 720.60

SANITARY TAG S-2

VERT SEP = 2.48'

RIM = 720.34

INV = 713.14

TOP = 711.44

S-11

INV = 712.72, SW (6")
INV = 712.82, E (6")
INV = 712.82, NE (4")

G

9 LIN FT 6" PVC-SDR 26
@ 1.04%

S-13

27 LIN FT 4" PVC-SDR 26

BOP = 716.40

@ 2.08%

SANITARY TAG S-10

ONE-WAY CLEAN OUT (SEE DETAIL)
RIM = 720.24

RIM = 719.82
(CONTRACTOR TO FIELD VERIFY SIZE OF
EXISTING WATER MAIN AND NOTIFY ENGINEER
OF PIPE SIZE)

2

235 LIN FT PUBLIC WATERMAIN 8", CLASS 52 DIP

3

45° BEND, 8"

4

45° BEND, 8"

5

8" X 8" X 8" TEE

6

FIRE HYDRANT W/ AUXILLARY VALVE
BURY ELEV. = 721.98
HYDRANT & VALVE TO BE BOLTED TOGETHER &

STORM TAG ST-10

TOP = 713.56

S-6

EXIST. 10" MAIN

VALVE BOLTED TO TEE

VERT SEP = 4.03'
S-12

PROP. 8" PRESSURE CONNECTION ONTO

BOP = 716.13

C

INV @ ST-2 = 712.19

S-5

E

BOP = 715.52

RIM = 720.66

S-4

EXIST. 15" STORM SEWER

INV = 712.91 (OUTLET)
ONE-WAY CLEAN OUT (SEE DETAIL)

1

WATER TAG 2

INV = 710.65, E (6")
S-9

EXIST. 12" STORM SEWER

7

45° BEND, 8"

8

8" X 6" REDUCER

JWK-HRG

S-7

0

VERT SEP = 2.83'

20
1" = 20'

9

12 LIN FT WATER SERVICE 6", CLASS 52 DIP

10

45° BEND, 6"

INV = 713.38

JWK-HRG

0

70
1" = 70'

4

3

2

1

D

D

STAINLESS STEEL ROUND INLET FILTERS for
NYLOPLAST CASTINGS
CATCH-ITS SPECIFIED W/ FX or FX-S BAGS

COMBINATION INLET
FILTER FOR CURB HOODS

C

TYPICAL ROUND INLET FILTER

TYPICAL RECTANGULAR INLET FILTER

C

WALL MOUNT INLET FILTERS FOR
OPEN THROAT GUTTERS

B

B

A

A

SIZE

C
SCALE

4

3

2

10' MIN.

18"

12"

ALL CONCRETE
TRUCKS

BLACK LETTERS
ON WHITE
WASHOUT HERE BACKGROUND
SHALL

VARIES

ANCHOR BALES WITH
(2) 2"x2"x4'
STAKES PER BALE
10 MIL
POLYETHYLENE
SHEETING

GALVANIZED "U"
CHANNEL POST

7'-0" TO
BOTTOM OF SIGN

FINISH GRADE

BALES TO BUTT
3'-0" MIN
SOIL
EMBEDMENT

AGGREGATE

PLAN

SIGN SHALL BE PLACED
IN A PROMINENT LOCATION
AT WASHOUT AREA

WASHOUT SIGN
18"±

BINDING WIRE
30"±

STRAW BALE (TYPICAL) 12" MAX
10 MIL
POLYETHYLENE
SHEETING

6" MIN DEPTH
AGGREGATE
ALL AROUND

NOTES:

12" MIN

SEASONAL HIGH GROUNDWATER
TABLE

6" MIN EMBEDMENT
(TYPICAL)

EXISTING GRADE

WOOD STAKE (TYPICAL)

TYPICAL SECTION

1. CONTAINMENT MUST BE STRUCTURALLY SOUND 4. WASHOUT AREA(S) SHALL BE INSTALLED IN A
AND LEAK FREE AND CONTAIN ALL LIQUID WASTES.LOCATION EASILY ACCESSIBLE BY CONCRETE
2. CONTAINMENT DEVICES MUST BE OF SUFFICIENT TRUCKS.
5. ONE OR MORE AREAS MAY BE INSTALLED ON THE
QUANTITY OR VOLUME TO COMPLETELY CONTAIN
CONSTRUCTION SITE AND MAY BE RELOCATED AS
THE LIQUID WASTES GENERATED.
3. WASHOUT MUST BE CLEANED OR NEW FACILITIES CONSTRUCTION PROGRESSES.
6. AT LEAST WEEKLY REMOVE ACCUMULATION OF
CONSTRUCTED AND READY TO USE ONCE
SAND AND AGGREGATE AND DISPOSE OF PROPERLY.
WASHOUT IS 75% FULL.

DWG NO

REV

FLEXSTORM_SPECS
SHEET 1 OF 1

1

OBERWEIS - GENEVA, IL
March 13, 2019
MATERIALS SCHEDULE
QTY

KEY

BOTANICAL NAME/ITEM

SIZE

COMMON NAME

COND

REMARKS

DECIDUOUS TREES
6

AC

AMELANCHIER CANADENSIS 'PRINCE WILLIAM'

PRINCE WILLIAM SHADBLOW
SERVICEBERRY

6' HT.

B&B

MATCHED

5

MA

MALUS 'PURPLE PRINCE'

PURPLE PRINCE CRABAPPLE

3" CAL.

B&B

CENTRAL LEADER; MATCHED

DECIDUOUS SHRUBS
52

HA

HYDRANGEA ARBORESCENS 'NCHA3'

INVINCIBELLE RUBY HYDRANGEA #5

CONT.

3' O.C.; MATCHED

195

RA

RHUS AROMATICA 'GROW-LOW'

GROW-LOW SUMAC

#5

CONT.

3' O.C.; MATCHED

EVERGREEN SHRUBS
32

JH

JUNIPERUS HORIZONTALIS 'HEGEDUS'

GOOD VIBRATIONS GOLD JUNIPER#5

CONT.

4' O.C.; MATCHED

55

JV

JUNIPER VIRGINIANA 'BLUE MOUNTAIN'

NORDIC BLUE JUNIPER

#5

CONT.

4' O.C.; MATCHED

18

TB

THUJA OCCIDENTALIS 'BAILJOHN'

TECHNITO ARBORVITAE

#5

CONT.

3' O.C.; MATCHED

28

TH

THUJA OCCIDENTALIS 'HOLMSTRUP'

HOLMSTRUP ARBORVITAE

#5

CONT.

3' O.C.; MATCHED

PERENNIALS, GRASSES & GROUNDCOVER
86

CA

CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER'
FEATHER REED GRASS

#1

CONT.

24" O.C.; MATCHED

179

GA

GAILLARDIA ARISTATA 'ARIZONA RED SHADES'

BLANKET FLOWER

#1

CONT.

18" O.C.; MATCHED

252

HR

HEMEROCALLIS 'ROSY RETURNS'

ROSY RETURNS DAYLILY

#1

CONT.

18" O.C.; MATCHED

55

LS

LEUCANTHEMUM X SUPERBUM 'BECKY'

BECKY SHASTA DAISY

#1

CONT.

18" O.C.; MATCHED

198

PA

PENNISETUM ALOPECUROIDES 'HAMELEN'

HAMELN FOUNTAIN GRASS

#1

CONT.

24" O.C.; MATCHED

MISCELLANEOUS
633
69

SOD

SEE NOTE BELOW

MULCH 3" DEEP SHREDDED HARDWOOD MULCH

SY

CY

GENERAL NOTES:

PROVIDE STRONGLY ROOTED SOD, NOT LESS THAN 2 YEARS OLD AND FREE OF WEEDS AND UNDESIRABLE NATIVE GRASSES. PROVIDE ONLY SOD CAPABLE
1. OF GROWTH AND DEVELOPMENT WHEN PLANTED (VIABLE, NOT DORMANT). PROVIDE SOD COMPOSED PRINCIPALLY OF AN APPROVED KENTUCKY BLUE
GRASS BLEND CONTAINING A MINIMUM OF FOUR IMPROVED VARIETIES.
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Know what's below.

Callbefore you dig.

NATHAN R. SEHMER
License Number: 157001589
Expires: AUGUST 31, 2019.

·
·
·
·
·

·

°
°

°

·
·
·
·
·

·

°

°
°

°
°

°

°
°

“
”

“
”

·
·
·
·
·
·

Municipal Approval Stamps

Client
THESE DRAWINGS AND SPECIFICATIONS ARE THE CONFIDENTIAL AND
PROPRIETARY PROPERTY OF DXU LLC. AND SHALL NOT BE COPIED OR
REPRODUCED WITHOUT WRITTEN AUTHORIZATION.

OBERWEIS ICE CREAM
THAT BURGER JOINT
WOODGRAIN PIZZA
GENEVA,IL
Project

412 S. Wells Street 2nd Floor Chicago IL 60607
P: 3 1 2 9 5 5 0 3 3 4

d x u a r c h . c o m

Architect of Record

Consultant

No.

Issue

Date

Seal

FOR PERMIT
Project Number
Drawn By:
Title

Approved By:

PHOTOMETRIC
PLAN
Sheet

1

PHOTOMETRIC PLAN

PP-1

STORMWATER MEMO

To:

City of Geneva

From:

Todd Richards, PE

Subject: Oberweis Geneva Development
Date:

April 26, 2019

Project Drainage Area
* See attached exhibit for delineation of the existing and proposed drainage and impervious areas.

The proposed project consists of to the redevelopment of the existing parking lot at the northwest
corner of the intersection of Fabyan Parkway and Randall Road. The At Home Parcel will be subdivided
into two lots and the Oberweis parcel will be 1.216 acres. The proposed work will involve removal of
existing curbing and landscape islands along the access road leading to Fabyan Parkway, removal of
the north end of the median in the access drive, removal of existing curb along the south and southeast
corner of the site, construction of a 4,256 SF building, and construction of utilities. The proposed
development will result in an overall reduction in impervious area at the site, and it is our understanding
that additional stormwater detention volume will not be required. For the purposes of comparing
stormwater flow, a storm intensity of 10-year, 5-minute storm event (per the Illinois State Water Survey
Bulletin 70) was chosen to be used in the runoff calculations.
The existing site is an asphalt parking lot with a stormwater manhole (Onsite Ex MH) located at the
southwest corner of the site parking lot and depressed curbs along the east side to allow stormwater
runoff to flow into the shopping center drainage ditch (East Drainage Ditch) along Randall Road.
Stormwater runoff captured by the East Drainage Ditch flows north approximately 420 feet into a culvert
that runs underneath the existing access drive from Fabyan Crossing to Randall Road. The culvert
outlets into the existing detention basin to the north, which is approximately 500 feet north of the
proposed Oberweis parcel development. Per Google Earth images, the Fabyan Crossing commercial
subdivision including the detention basin was under construction in March 1996 and was completed
sometime prior to March 1999. The majority of the site drains out to the east ditch, with a portion
draining across the access drive to the northwest. The remainder of the site drains to the Onsite
Existing Manhole in the parking lot. To the west of the lot, the mall access road that intersects Fabyan
Parkway contains a median and an inlet along the east curb line (Southwest Inlet). This inlet receives
stormwater flow from the access road and discharges to the onsite manhole. The existing drainage
conditions of the area are as follows:
• Southwest Inlet:
o Total Area: 1,699 SF
o Pervious Area: 76 SF
o Flow to Structure: 0.23 cfs

•

•

Onsite Ex MH:
o Total Area: 11,688 SF
o Pervious Area: 2,449 SF
o Flow to Structure: 1.43 cfs
East Drainage Ditch:
o Total Area: 35,195 SF
o Pervious Area: 0 SF
o Flow to Structure: 4.97cfs

The proposed development will continue to direct stormwater to the storm structures listed above and
to the East Drainage Ditch. The overall development results in a reduction of 4,726 SF of impervious
area within the proposed parcel boundary. The grading of the lot has altered the tributary area to each
structure, which will result in an increase in the stormwater runoff to the East Drainage Ditch, and a
decrease in runoff overall to the Southwest Inlet and Onsite Ex MH. The proposed drainage conditions
of the affected area are as follows:
• Southwest Inlet:
o Total Area: 1,165 SF
o Pervious Area: 46 SF
o Flow to Structure: 0.16 cfs
o Change in Flow: 0.07 cfs decrease
• Onsite Ex MH:
o Total Area: 6,908 SF
o Pervious Area: 1,543 SF
o Flow to Structure: 0.84 cfs
o Change in Flow: 0.59 cfs decrease
• East Drainage Ditch:
o Total Area: 41,383 SF
o Pervious Area: 5,939 SF
o Flow to Structure: 5.32 cfs
o Change in Flow: 0.35 cfs increase
The proposed site layout will result in an overall stormwater runoff decrease of 0.31 cfs due to the
development. In the event of a storm that generates more flow than the inlet capacity of the Onsite Ex
MH can accept at a given time, the stormwater will pond up until it overflows at the ridgeline near the
curb island located southeast of the Onsite Ex MH, and from there the stormwater will flow east across
the pavement to the East Drainage Ditch.
Todd M. Richards, P.E.

J:\2018\180653\Design\Reports\Drainage Report\2019-04-26_Report Update\180653_Stormwater Narrative_2019-04-26.docx
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PERMITTED USES IN COMMERCIAL TRACT
The following uses shall constitute permitted uses within the
Commercial Tract:
Apparel shop
Appliance store
Art and office supply stores
Automobile accessory sales, excludingthe installation thereof
Bakery, retail sales within anchor stores only
Banks and other financial institutions
Barbershop
Bathtique, incidental use within anchor stores only
Bathtique in excess of 10,000 square feet
Beauty parlor
Book or stationary store
Camera store
Candy and ice cream store
Catering establishment
Cosmetic store
Drug store
Dry cleaning and laundry establishments
Dry goods store
Feed stores
Food stores, retail only
Furniture store
Gift store
Gourmet shop
Greenhouse, retail sales only in excess of 10,000 square feet
Handicraft store in excess of 10,000 square feet
Hardware store
Hobby shop
Household furnishings
Interior decorating in excess of 10,000 square feet
Jewelry store
Kitchenware store
Leather gooas store
Liquor store, package retail within anchor stores only
Mail order service store
Musical instrument sales and repair
News agency
Offices, business and professional, incidental use within
anchor stores
Offices, business and professional, on Lot 4
Paint store
Parking lot and structure
Pet shop, excluding kennels
Photocopying and blueprint shops
Photography shop
Picture framing store
Plumbing showroom and shop
Post office, except substations, within anchor stores only

Restaurant, incidental use within anchor stores
Restaurant, on Lot 4
~estaurant/Cocktail Lounge, on Lot 4
Shoe store
Shoe repair shop
Sporting goods store
Sundries, within anchor stores only
Tailor shop
Theater
Travel bureau
T.V. sales and service
Variety store
Videotape sales and rental

EXHIBIT “B”

SIGNAGE STANDARDS
FREESTANDING SIGNS:
a)

Two (2) monument signs may be located on Randall Road in the approximate location as shown
on Exhibit B1 with a maximum “sign area” (as defined by the Geneva Zoning Ordinance). Sign P1
shall not to exceed two hundred and fifty-two (252) square feet on each side and a maximum
height not to exceed twenty-five (25) feet. Sign P2 shall not to exceed two hundred and fortyeight (248) square feet on each side and a maximum height not to exceed twenty-five (25) feet.
Such sign shall be set back at least (2) feet from the westerly right-of-way line of Randall Road
and shall not be located within the “visibility triangle” (as defined by the Geneva Zoning
Ordinance). The proposed design and dimension of the sign to reflect the Fabyan Crossing
signage plan prepared by NWS Architects Inc. dated March 30, 2018.

b)

Sign P3 may be located on Fabyan Parkway in the approximate location shown on the Master
Landscape Plan. The Fabyan Parkway sign shall have a maximum “sign area” (as defined by the
Geneva Zoning Ordinance) not to exceed eighty-two (82) square feet of on each side and a
maximum height not to exceed fourteen {14) feet. Such sign shall be set back at least (2) feet
from the northerly right-of-way line of Fabyan Parkway and shall not be located within the
“visibility triangle” (as defined by the Geneva Zoning Ordinance). The proposed design and
dimension of the sign to reflect the Fabyan Crossing signage plan prepared by NWS Architects
Inc. dated March 30, 2018.

c)

One (1) monument sign may be located on Randall Road within Lot 4 as shown on the
Commercial Final Plat with a maximum area not to exceed fifth (50) square feet on each side as
measured from the outside dimensions of the entire sign structure from the base up, and a
maximum height not to exceed eight (8) feet. Such sign shall be set back not more than twenty
(20) feet nor less than five (5) feet from the easterly property line of said Lot 4. Such sign shall
only contain the name of the business located on said Lot 4.

d)

All freestanding signs structure shall be "monument style" and constructed of masonry materials
and shall be of such color so as to be architecturally consistent with the overall appearance of
the buildings located within the center.

e)

Sign P4 may be located at the northwest corner of the Randall Road and Fabyan Parkway
intersection with a maximum “sign area” (as defined by the Geneva Zoning Ordinance) not to
exceed one hundred and seven (107) square feet of on each side and a maximum height not to
exceed five (5) feet. The proposed design and dimension of the sign to reflect the Fabyan
Crossing Signage plan prepared by NWS Architects Inc. dated March 30, 2018.

Ordinance 2018-16
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FACADE SIGNS
a)

b)

c)

Each tenant of the buildings constructed upon Lot 1, Lot 2, Lot 3 and Lot 3a shall be allowed two
(2) square feet of total sign area (including accessory signage) per each lineal foot of building
frontage not to exceed 300 square feet. If more than one leasehold tenant occupies space
within the same building, the total sign area for the building frontage shall not be exceeded for
all the tenants in that building.
The building located at Lot 1 as shown on the Commercial Final Plat shall be permitted one (1)
surface mounted sign on the Fabyan Parkway facade. Such sign shall not exceed one hundred
twenty-five (125) square feet.
The building located on Lot 4 as shown on the Commercial Final Plat shall be permitted two ( 2 )
facade signs with exposure on Randall Road and from within the shopping center. Such facade
signs shall not exceed sixty (60) square feet each.

IINFLATABLE MARKETING DEVICES
No inflatable marketing devices shall be permitted on the Commercial Tract.

REVIEW AND APPROVAL OF SIGNAGE
Review and approval of signage shall be subject to issuance of a sign permit under Title 10 of the
Geneva Municipal Code. Application for any sign that is not in conformance with the sign standards
outlined herein shall be subject to review and approval by the Plan Commission pursuant to the
provisions of Section 11-14-5A of the Geneva Municipal Code.

Ordinance 2018-16
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of the Fabyan Crossing buildings will see an At Home sign. The At Home front facade protrudes out from
the Burlington Coat Factory and Fresh Thyme facades, physically and visually separating the At Home
space from the stores to the north. To this end, At Home is seeking an additional sign on the north
façade to provide greater visibility for the store for patrons already in the shopping center. Please see
the proposed sign plan below.

Figure 2. Fabyan Crossing Shopping Center looking south along the storefronts.

Figure 3. At Home proposed north façade sign.
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AGENDA ITEM 5B

Façade Sign Variation
At Home

Applicant
Tomi Menner of J & S Electric
and Sign
Owner
Geneva Center 2015 LLC
Location
2100 S. Randall Rd
Request
To permit a 76 square foot
wall sign to be displayed on a
secondary building facade
(north facade)
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Paul Evans, AICP
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, May 2019.

BACKGROUND/PROPERTY INFORMATION
At Home (home décor superstore) recently renovated the former
Gander Mountain space at the Fabyan Crossing Shopping Center,
which is located on the west side of Randall Road and north side of
Fabyan Parkway. The exterior changes included updating the
building façade and front entrance to reflect the At Home brand,
replacing missing trees and landscaping throughout the lot, repairing
the receiving dock, updating the site lighting and making parking lot
repairs. The site signage was not approved at that time and was
later approved under a separate sign permit. A total of 297 square
feet of signage has been placed on the east façade and 118 square
feet of signage has been installed on the south façade.
The applicant is now seeking additional facade signage so that
customers approaching from the north immediately along the front
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of the Fabyan Crossing buildings will see an At Home sign. The At Home front facade protrudes out from
the Burlington Coat Factory and Fresh Thyme facades, physically and visually separating the At Home
space from the stores to the north. To this end, At Home is seeking an additional sign on the north
façade to provide greater visibility for the store for patrons already in the shopping center. Please see
the proposed sign plan below.

Figure 2. Fabyan Crossing Shopping Center looking south along the storefronts.

Figure 3. At Home proposed north façade sign.
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SIGN TYPE

FACADE SIGN FORMULA

AREA PERMITTED
PER FACADE

AREA PROPOSED
PER FACADE

Façade Sign

The building located on Lot 1 as
shown on the Commercial Final
Plat shall be permitted one (1)
surface mounted sign on Fabyan
Parkway façade. Such sign shall
not exceed one hundred
twenty-five (125) square feet.

125 sq. ft.

118 sq. ft.

Two (2) square feet per lineal
footage of a building, not to
exceed three hundred (300)
square feet.

300 sq. ft.

297 sq. ft.

No building frontage on a public
street or alley.

0 sq. ft.

76 sq. ft.

(SOUTH)

Façade Sign
(EAST)
Façade Sign
(NORTH)

Table 1. Comparison of permitted signs to proposed signs. Prepared by Geneva Planning Division,
May 2019.
Applicable Sign Code
The At Home property is located within the Fabyan Crossing Planned Unit Development (PUD) which
established specific standards for façade signs in 2017 (Ordinance 2017-10). The size of each sign
allowed is two square feet per lineal footage of building frontage, not to exceed 300 square feet. In
addition, a wall sign not to exceed 125 square foot is allowed on the Fabyan Parkway façade (south
façade). The current façade signage complies with the maximum allowable sign area and number of
signs provided for by the Fabyan Crossing PUD. However, the applicant would like to have an additional
façade sign on the north façade (secondary building frontage). Therefore, the applicant is requesting a
sign variation to allow a façade sign on the north façade which does not meet the City definition of
building frontage. The Zoning Ordinance definition of Frontage (For Determining Allowable Sign Area) is
“The linear extent of a building or tenant space, measured at grade, which faces a public street or alley.”

REQUEST
Request for a sign variation, pursuant to Section 11-14-5A of the Geneva Zoning Ordinance to permit a
76 square foot wall sign to be displayed on a secondary building facade (north facade).

REVIEW COMMENTS
Sign Variation Standards – Findings of Fact
Staff has evaluated the requested Sign Variation in relation to the five (5) sign variation standards the
Plan Commission uses in formulating it findings of fact, as set forth in Section 11-14-5A (G) of the Zoning
Ordinance. Based on evidence and testimony provided at the public hearing, the Plan Commission may
choose to use this analysis as the basis for its findings of fact, or formulate its own findings.
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1. General Standard: Carrying out the strict letter of the regulations set forth in Chapter 12 (SIGNS)
would create a particular hardship or a practical difficulty not caused by an act or omission of
the applicant.
The particular hardship cited by this applicant is the exposed portion of the north façade does
not front on a public street or alley. Therefore, no signage would be allowed along the north
façade advertising At Home. The At Home building protrudes out in front of the other building
in the center, which creates physical and visual separation from the other tenants. The
applicant would like to add a sign on the north façade so patrons already in the shopping center
can identify the At Home space at the southern end. The applicant, however, does have their
name on 4 freestanding signs surrounding the shopping center and has 297 square feet of
façade signage facing Randall Road and 118 square feet of façade signage facing Fabyan
Parkway. The only area where At Home signage is not visible on the site is along the drive aisle
immediately in front of the buildings after a patron has already entered the shopping center.

2. Unusual Physical Limitations: The subject property or the structure on which the sign is proposed
to be located is burdened with an unusual physical limitation, such as an irregular shape,
unusual geographic location, exceptional topographical feature, or other extraordinary physical
condition, that is particular to the subject property and that is more than merely an
inconvenience or cost consideration to the applicant.
The tenant space in which At Home occupies has an unusual physical limitation which hinders
the visibility of the east façade signage due to the design of the shopping center. The At Home
building protrudes out about 73 feet in front of the Burlington store. The current design of the
building, physically and visually separates the At Home from the rest of the shopping center
when driving or walking south along the front of the shopping center. Although the north
façade does extend beyond the Burlington store façade, it does not front on a public street or
alley. Therefore, no signage would be allowed on this façade.
3. Adverse Impacts: The variation, if granted, would have no adverse impact on any abutting or
adjacent property and no adverse impact on the essential character of any part of or all the
neighborhood of the subject property.
The sign variation would have no adverse impact on the abutting or adjacent properties nor
would it impact the essential character of the neighborhood or community because the visibility
would be limited to those patrons already arriving at the shopping center.
4. Public Health And Safety: The variation, if granted, would have no adverse impact on, and would
not endanger, the public health or safety.
The requested sign variation, if granted, would not have an impact on, or endanger the public
health or safety.
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5. Minimum Variation: The variation requested is the minimum variation necessary for the
reasonable use of the land.
The requested sign area for the additional facade sign is 76 square feet. If the exposed portion
of the north façade (73 feet) qualified as primary building frontage, the applicant would be able
to put up a 146 square foot sign based on the formula of 2 square feet for every lineal foot of
building frontage. The requested sign area the applicants are seeking is significantly less than
what would be allowed on a primary building frontage of this size.

PLAN COMMISSION RECOMMENDATION
Staff will provide a recommendation at the conclusion of the public hearing.

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. May 20, 2019 – City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

Attachments
Response to Sign Variation Standards prepared by the applicant submitted April 23, 2019
Proposed Sign Plan and Exhibits – prepared by the applicant submitted April 23, 2019
Existing Freestanding and Façade Signs for At Home – Building Division Permit File
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