DEKALB COUNTY REGIONAL PLANNING COMMISSION
June 10, 2021
6:30 p.m.
Join Zoom Meeting:
https://us02web.zoom.us/j/81478346113
To connect by phone: 1 (312) 626-6799
Meeting ID: 814 7834 6113
AGENDA
1.

Roll Call

2.

Approval of Agenda

3.

Approval of Minutes

4.

Public Comments

5.

Zoning 101- Text Amendments (When to consider them and how)

6.

Member Appointments and Re-Appointments Update

7.

Municipal Development Permits / Projects / Challenges / Champions

8.

Adjournment
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DEKALB COUNTY REGIONAL PLANNING COMMISSION MINUTES
(March 25, 2021)
The DeKalb County Regional Planning Commission (RPC) held a virtual meeting on March 25, 2021
at 6:30 p.m., via Zoom. In attendance were Commission Members: Dan Olson, Alyssa Seguss,
Russell Kula, Dan Chambers, Becky Morphey, John Sauter, Steve Faivre, and Dawn WuckiRossbach. Also, in attendance were: John Frieders, DeKalb County Board Chair; and, County Staff
members: Derek Hiland, Jolene Willis, and Marcellus Anderson.
Roll Call – Ms. Aldis, Mr. Altmaier, Ms. May, Ms. Jergens, Mr. Robinson, Ms. Wilson, Ms.
Morphey, and Ms. Swenson were not in attendance. Ms. Wucki-Rossbach sat in for Maple Park.
The Commission did not have a quorum; thus, no vote was held on the agenda or past minutes.
Public Comments
None.
Overview of County Board – John Frieders (County Board Chair)
Mr. Hiland introduced John Frieders, the DeKalb County Board Chair. Mr. Frieders noted that he
had recently come to the chairmanship, and that he had served on the County Board for eight
year. He noted that in the past he had served on both his local school board and on the Board
of the DeKalb County Farm Bureau. He noted that he was a farmer and resided in the southern
part of the County. He then went on to describe how the Covid-19 crisis had created a number
of challenges for the County, but that the County’s finances had come through better initially
expected, and that in spite of these challenges, the County Board believed that it and its
constituent communities would still be able to continue moving forward.
Approval of Agenda & Minutes
Ms. Morphey joined the meeting while Mr. Frieders gave his presentation, which gave the
Commission a quorum. After Mr. Frieders finished his presentation, the Commission took action
on the proposed meeting agenda and the past meeting minutes.
Ms. Wucki-Rossbach moved to approve the agenda, seconded by Mr. Kula, and the motion carried
unanimously.
Mr. Faivre moved to approve the minutes of the January 28, 2021 meeting, seconded by Ms.
Wucki-Rossbach, and the motion carried unanimously.
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Zoning 101 – Case Study Introduction
Mr. Hiland noted that at the Commission’s last meeting, after reviewing the Zoning 101 outline,
it had been decided that it would be helpful to breakout some of the steps so that longer more
in-depth conversations could be had about them, which would allow the communities (and the
County) to learn from one another. To that end, Mr. Hiland reported that he and Mr. Olson had
prepared a couple of case studies to present to the Commission. He also noted that the
presentations were abbreviated versions of much longer ones, but that they would be good
starting points; and also noted that the meeting was being recorded so that any members who
missed the meeting would have the opportunity to review the presentations at a later date.
Mr. Hiland’s presentation started by describing the state enabling legislation which allows
municipalities and counties to enact local governance, highlighting Dillon’s Rule, which originated
in Iowa and stated that communities have the authority to enact legislation by virtue of the state
allowing them to do so. He then talked about “zoning”, what it is, and gave a brief description of
the history of zoning in America. He then moved onto “planning”, highlighting the differences
between it and zoning. He then talked about comprehensive plans, plan commissions, and
regional plan commissions. Mr. Hiland finished by describing municipal planning and types of
controls available to communities.
Mr. Olson’s presentation explored zoning in Illinois in greater depth, describing the differences
between permitted uses and special uses, the purpose and use of zoning maps, and gave some
details on the zoning process. He then talked in greater detail on special uses, giving an overview
on them and the criteria for establishing them. Mr. Olson then described an example of a special
use that occurred in the City of DeKalb for the Nehring Electrical Works, giving the history behind
it, the criteria used, and the conditions imposed. He then gave an overview of about variances,
describing the criteria for reviewing them, and highlighting that variances are related to bulk
regulations and should not be used for use variances. He talked about when using a Planning Unit
Development (PUD) would be better than using multiple variances on a single project. He then
described an example of a variance issued in the case of the Nehring Electrical Works project
previously mentioned. Mr. Olson then explored the topic of zoning change, describing: rezoning;
annexation, and PUDs. He described the criteria that may be used for these actions, and the need
to consider the communities comprehensive plan. He then described an example of a rezoning
done in the City of DeKalb. Mr. Olson finished by briefly talking about text amendments.
Ms. Seguss asked for more information on when to use a PUD instead of a special use. Mr. Olson
responded that a special use is a particular case in a district, while a PUD is either a separate
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zoning district unto itself or an overlay district imposed over another district. He noted that
special uses are required to meet the text requirements of the district in which it is set.
Mr. Hiland asked the Commission to let him know if it would like more discussions along this
same vein.
Ms. Seguss noted that in the City of Genoa seems to have used PUDs far in excess of special uses
in the past. Mr. Olson noted that PUDs do give a community greater flexibility and control. Ms.
Seguss inquired whether there was a downside to using PUDs. Mr. Olson responded that if a
community finds itself constantly having to use PUDs or having to constantly issue numerous
variances, that community should give serious consideration to changing its codes. He then
described a zoning text change the City of DeKalb took to allow for digital display signs.
Mr. Olson noted that the Commission may want to consider public hearings as a future discussion
topic.
Ms. Seguss inquired whether all of the other communities’ Unified Development Ordinances
(UDOs) were very similar to the County’s. Mr. Hiland responded by giving a brief history of the
County’s UDO, noting that it was formed in large part by using the UDOs of the local communities
and that the Commission was originally formed as part of that project. Ms. Seguss noted that
Genoa’s UDO needed updating, highlighting a particular issue they had with a ministorage facility,
and inquiring whether any of the other communities were having similar issues. She noted that
they have looked at it, but that it was not in their budget to do so. Mr. Hiland noted that such
updates are expensive, and while some communities do conduct regular updates, many do not.
He added that this could also be another topic for the Commission to address in the future. Ms.
Seguss asked that if any other communities had made amendments to their UDOs to let her
know. Mr. Hiland highlighted Mr. Olson comment about changing the Code if you are finding it
not working for you, and considering the possible use of overlay districts. Mr. Olson noted that
in DeKalb, ministorage facilities were designated special uses, and noted that amendments can
be made to the Code without having to conduct a complete overhaul of the Code.
Ms. Seguss noted her concerns that Genoa has had a number of cases of spot zoning over the
years, and that there does not appear to be any cohesive plan for the City. Mr. Olson noted that
every city’s zoning map will have some holes in it.
Mr. Hiland asked the Commission to get back to him with what topics they would like to discuss
next time. Mr. Sauter noted that he would like to have more discussion on amendments to the
codes, noting that Sycamore’s UDO is also getting outdated. Mr. Hiland noted that other
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Commission members were nodding in agreement and responded that he would look into it for
next time.
Member Appointments and Re-Appointments Update
Mr. Hiland reminded the Commission that the terms of seven of its members would be ending
on March 31st, and asked that those communities give consideration to submitting names to the
County Board for appointment, or re-appointment. He added that due the election cycle and the
expected administration changes in some of the communities, the appointment schedule was
revised to have the recommendations for appointment occur after the elections are over and the
new community boards/councils are in place. He acknowledged Mr. Sauter as replacing MR.
Gregory from Sycamore, and that he expected other new members to arrive at the next meeting.
Mr. Hiland asked the current Commission members to consider standing for reappointment to
the Commission. He then talked more about the various term lengths.
Municipal Development Permits / Projects / Challenges / Champions
Mr. Sauter (Sycamore) reported that six single-family residence permits had been issued by the
end of February, and that a fair stream of applications were coming in. He noted that, now that
the weather was starting to break, the St. Alban’s Green project would likely break ground in
April. He noted that developer was looking to install a one-story building, containing twenty-eight
units to replace the former two-story building that had been destroyed by fire in 2019. Mr. Sauter
reported that they were working on four Northwestern Medicine remodel projects, which were
making progress. He noted that there were also a couple of new restaurants opening in town,
and that interest had been shown in some of the vacant spots.
Ms. Morphey (Somonauk) reported that things were quiet in Somonauk.
Mr. Chambers (Kirkland) reported that Resource Bank was still moving forward with their new
building, and that a foundation was in place. He also noted that they still had a couple of vacant
lots available.
Mr. Kula (Hinckley) reported that not much was happening in Hinckley.
Ms. Seguss (Genoa) reported that fourteen new home permits have been issued. She noted that
they had started dealing with the food truck permitting, talked about the challenges they were
having with it. She reported that they have recently adopted construction standards, and that
they were wrapping up their budget process, noting that they had $2.5 million in road projects.
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She finished by reporting that Genoa was working with Kingston on their forty-year old
wastewater treatment agreement.
Mr. Olson (DeKalb) reported that the Facebook project was moving along well, and that the
ComEd data center next to it was under construction. He noted that Wehrli Custom Fabrication,
which a high-performance diesel truck upgrade company, was expanding and will be building a
new 100,000 square foot facility on Harvestore Drive. He reported that a cannabis dispensary
had been approved over a year ago for the Junction Shopping Center on West Lincoln Highway,
but that it had been delayed getting its state licensing due to Covid. They had a year to get their
license, so they are coming back to get the time extended to 2022. He noted that they were still
paying rent on the space and were still confident that they will get the license. Mr. Olson reported
that DeKalb had hired a new Chief of Police, David Byrd, and that he would be starting on May
1st.
Mr. Faivre (DeKalb County) reported that the County had adopted a new ordinance that would
allow the keeping of chickens on residential lots of less than two acres that are within 1,000 feet
of a municipality that allows for the keeping of chickens. He also noted that the County Board
had re-approved a special use for one of the solar gardens participating in the State Community
Solar Program. He then asked Mr. Hiland just how many were in the County. Mr. Hiland and Mr.
Anderson clarified that seven sited were approved to be part of the State program, five were
currently under construction, two of which would likely be coming online in the near future, and
one which would be started construction in late spring. Mr. Faivre also reported that there were
lots of rumors that some entities were looking at developing industrial scale solar sites, several
thousand-acre installations.
Mr. Hiland noted that he had heard that the state was contemplating new regulations for food
trucks, which would remove a lot of the regulation power from local communities. He said that
once he found the information, he would forward it on to the members.
Mr. Faivre reported that he had heard that the State was looking at providing parameters for
windfarms, and asked whether such measures would change local ordinances. Mr. Hiland
responded that if the State passed new legislation on the matter, it would override any local
ordinances that conflicted with it. He noted that he did not have the material in front of him, but
that as far as he was aware it was still at the committee level. Mr. Hiland added that he would
reach out to State Representative Jeff Keicher for more information.
Ms. Seguss requested that if anyone had any more information on food trucks, to please let her
know. Mr. Olson responded that they also had regulations on food trucks and that he would

June 10, 2021 Meeting

Page 6 of 51

forward them to her. Mr. Hiland noted that he had found the food truck bill that they were talking
about, noting that it was House Bill 3509, the Food Truck Freedom Act, and that it was being
looked at the Labor and Commerce Committee. He then read the brief of the bill language, and
added that he would be sending it out to the members.
Mr. Hiland noted that the Northwestern Medicine Hospital -Kishwaukee Campus was currently
expanding their emergency room, and that Syngenta Seeds was currently under plan review for
its new facility outside of Malta.
Next Meeting Date
Mr. Hiland noted that the next meeting would be on May 27th, which was right before the
Memorial Day holiday, and inquired whether the Commission members anticipated having any
issue meeting on that date. The Commission voiced no issues with that date.
Adjournment
Mr. Kula moved to adjourn the meeting, seconded by Ms. Seguss, and the motion carried
unanimously.
Respectfully submitted,

________________________________________________
Dan Olson
Chair, DeKalb County Regional Planning Commission
Moa: moa
P:\Zoning\Regional\Minutes\2021\RPC 03-25-21 Minutes.docx

June 10, 2021 Meeting

Page 7 of 51

TO:

Regional Planning Commissioners

DATE:

May 21, 2021

SUBJECT:

Text Amendments, When to take action?

The March meeting of the RPC gave an overview of the planning and zoning processes each of
our communities undertake to handle development processes. Conversation lengthened regarding
text amendments and when to change the code. It was decided that a future item would be to
discuss Text Amendments in further detail. We acknowledge that there are no right or wrong
reasons to amend one communities Zoning Ordinance versus another’s, we often find ourselves at
the very heart of the question “What do you mean I cannot use my property in the manner I want
to?”
“It is obvious that provision must be made for changing the regulations as conditions change or
new conditions arise. Otherwise zoning would be a "strait-jacket" and a detriment to a community
instead of an asset.”
Comment from A Standard State Zoning Enabling
Act, United States Department of Commerce,
revised edition, 1926.
All of our experiences have demonstrated that even the best zoning ordinances do become out of
date. (Recreational and Medical Marijuana, Signs and Solar developments come to mind)
Occasional and periodic revisions to the Zoning Code is essential if the ordinance is to establish
and maintain a rational land use pattern. But most amendments are not comprehensive ordinance
revisions proposed by Plan Commissions after reconsideration of a communities’ comprehensive
plans. The typical amendment is initiated by a property owner who would like to use their land in
a way not permitted by the regulations. Communities should be prepared to discuss their process
for text amendments and by sharing will hopefully learn additional better/best practices. Included
for Commissioners use are four samples/examples of how other communities have posted their
processes online for text amendments. We will discuss the pros and cons of the included examples
and examine our own processes on when to take action regarding text amendments.
DMH:dh

P:\Zoning\Regional\StaffRpts\2021\Text amendments.05.21.docx
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Example 1 of Text Amendment Procedures
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Article 5.7

Amendments to Zoning Code Text, a Zoning
Ordinance or the Official Zoning Map

Sections
5.701
5.702
5.703
5.704

Purpose and Applicability
Initiation of Amendments
Procedures
Findings

5.701 Purpose and Applicability
The purpose of this article is to provide procedures consistent with applicable State requirements
by which changes may be made to the text of the Zoning Code, a zoning ordinance and to the
Official Zoning Map. This procedure shall apply to all proposals to change the text of the
Zoning Code, a zoning ordinance, or to revise a zoning district classification or zoning district
boundary line shown on the Official Zoning Map.

5.702 Initiation of Amendments
A.

Town Council. The Town Council may direct the Planning Commission to analyze,
conduct a hearing, and make a recommendation to the Council for an amendment to the
text of the Zoning Code, a zoning ordinance, or the Official Zoning Map.

B.

Planning Commission. The Commission may initiate consideration of an amendment
by directing the Director of Planning to prepare an amendment to the text of the Zoning
Code, a zoning ordinance, or the Official Zoning Map and to schedule a hearing on the
proposed amendment pursuant to the procedures set forth in this article. Following the
hearing the Commission may make a recommendation to the Town Council for action.

C.

Owner Initiation. A property owner or an agent authorized in writing may apply for an
amendment to the Official Zoning Map or a zoning ordinance governing the property.

5.703 Procedures
A.

Pre-Application Review. All applications to amend the text of the Zoning Code, a
zoning ordinance, or the Official Zoning Map shall be subject to pre-application review
pursuant to the procedures set forth in Article 5.2: Common Procedures.

B.

Citizen Review. All applications to amend the text of the Zoning Code, a zoning
ordinance, or the Official Zoning Map shall be subject to a citizen review process. The
Director of Planning may establish additional procedures for the citizen review process.
The citizen review process shall at a minimum consist of a neighborhood meeting or a

June 10, 2021 Meeting

Page 10 of 51

work session of the Planning Commission, as set forth below.
1.

Zoning Ordinance and Official Zoning Map Amendments. The applicant shall
schedule and conduct a neighborhood meeting in accordance with the procedures
set forth in Section 5.204: Neighborhood Meeting.

2.

Text Amendments to the Zoning Code.
a.

A citizen review session shall be held at a work session of the Planning
Commission scheduled at least 5 days prior to the public hearing at the
Planning Commission for the consideration of any proposed text amendment.
Landowners and other citizens potentially affected by the proposed text
amendment shall have an opportunity to comment on the proposal.

b.

Notice of the citizen review session shall be given to landowners, citizens
potentially affected by the proposed text amendments, and any person or
group who has specifically requested notice regarding the application, at least
10 days prior to the Planning Commission work session. The notice shall
state the date, time, and place of the citizen review session and shall include a
general explanation of the proposed text amendment. A copy of the notice
shall be submitted to the Director of Planning. The form of notice to be used
may vary according to the type of text amendment proposed. Any form of
notice used by the Director for the proposed text amendment shall be
considered sufficient. The form of notice given may include, but is not
limited to, the following:

c.

(1)

Publication in a local newspaper of general circulation distributed to
residents living within the Town.

(2)

Posting at 4 public places within the Town designated by Town
Council resolution governing posting of public notices.

(3)

Posting on the official Town website.

The Planning Commission may take into account issues and concerns raised
by landowners and other citizens potentially affected by the proposed text
amendments when it considers its recommendation to the Town Council.
Prior to the Town Council hearing on the proposed text amendment the
Commission shall report on the issues and concerns raised during the citizen
review session.

C.

Application. Applications shall be filed in accordance with the application procedures
set forth in Article 5.2: Common Procedures.

D.

Notification. Public notification shall be provided in compliance with Section 5.205:
Notice of Public Hearings. When the proposed amendment involves land that abuts
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other municipalities or unincorporated areas of Maricopa County or a combination
thereof, the Department shall send a copy of the Notice of Public Hearing to the
planning agency of the adjacent governmental unit.
E.

Staff Report. The Director of Planning shall prepare and transmit to the Planning
Commission a staff report. The report shall include an evaluation of the consistency
and conformance of the proposed amendment with the General Plan and any applicable
specific plan adopted by the Town Council. A copy of the staff report shall be made
available to the public and any applicant prior to the public hearing.

F.

Planning Commission Hearing. The Planning Commission shall conduct a public
hearing on any application to amend the text of the Zoning Code, a zoning ordinance, or
the Official Zoning Map as set forth in Article 5.2: Common Procedures.

G.

Planning Commission Action. The Planning Commission shall render its decision in
the form of a written recommendation to the Town Council. The recommendation shall
include the reasons for the recommendation. The Commission may recommend
approval, approval with modification and/or conditions, or denial of the proposed
amendment. If the Commission fails to make a recommendation to the Town Council
within 90 days after closing the public hearing, the Planning Commission shall be
deemed to have recommended denial and the application shall be scheduled for public
hearing and action by the Town Council.

H.

Protest Procedures. If the owners of 20 percent or more of the property by area and
number of lots, tracts and condominium units within the zoning area of the affected
property file a protest in writing against the proposed amendment, the change shall not
become effective except by the favorable vote of three-fourths (3/4) of the members of
the Town Council. The three-fourths vote is to be rounded to the nearest whole number.
The protest shall be filed in writing with the Town Clerk at least 5 days prior to the
public hearing or any continued public hearing of the Town Council to allow time to
verify the signatures on the protest.

I.

Town Council Hearing. The Town Council shall conduct a public hearing and take
action as set forth in Article 5.2: Common Procedures.

J.

Town Council Action. The Town Council may approve, approve with modifications
and/or conditions, or deny the application. Approval shall be by Ordinance.

K.

Conditions of Approval. In approving an amendment to a zoning ordinance or to the
Official Zoning Map, the Town Council may impose conditions for the dedication of
rights-of-way and easements related to the effect of the rezoning, establish a schedule
for development, or impose other conditions permitted by law, and, if the amendment is
for a Planned Area Development Overlay, may impose additional conditions necessary
to ensure that the proposed amendment:
1.

Conforms to the General Plan and any applicable specific plan adopted by the Town
Council; and
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2.

L.

Will not be detrimental to public health, safety, and general welfare of persons
living or working in the surrounding area or to the general welfare of the Town as a
whole.

Failure to Meet Conditions within Specified Time Period. If the Town Council
approves a Zoning Ordinance or an amendment to the Official Zoning Map with a
condition that is required to be completed within a specific time period and the condition
is not satisfied within that time period, the following actions may be taken:
1.

The Town Council or Planning Commission may initiate an amendment to remove
the condition or extend the time period and direct the Director of Planning to
prepare an ordinance to do the same pursuant to the procedures set forth in Section
5.703 D-K, or

2.

The Town Council or Planning Commission may initiate a rescission of the Zoning
Ordinance to revert the zoning to its prior zoning classification for failure to comply
with the conditions of the rezoning ordinance, pursuant to A.R.S. § 9-462.01(e) and
direct the Director of Planning to notify the property owner by certified mail and
prepare an ordinance to revert the zoning pursuant to the procedures set forth in
Section 5.703 D- K, or

3.

The property owner in writing may apply for an amendment to the zoning ordinance
to amend or remove the condition pursuant to the procedures set forth in Sections
5.201 Application Process and 5.703 Procedures.

Will not be detrimental to public health, safety, and general welfare of persons living or
working in the surrounding area or to the general welfare of the Town as a whole.

5.704 Findings
A.

In considering amendments to a zoning ordinance or to the Official Zoning Map, the
Planning Commission shall only recommend approval and the Town Council shall only
approve the proposed amendment based on a determination that the amendment as
proposed or as modified conforms with the General Plan, any applicable Specific Area
Plan, neighborhood, or other plan, and any overlay zoning district.

B.

The Town Council in taking its action shall find the following:
1.

Public Notice. All required public notice has been conducted in accordance with
applicable state and local laws;

2.

Public Meetings and Hearings. All required public meetings and hearings have
been held in accordance with applicable state and local laws.
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Example 2 of Text Amendment Procedures
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VILLAGE OF GLEN ELLYN
Zoning Map Amendment
And
Zoning Code Text Amendment
Application Packet

Planning & Development Department
535 Duane Street – Glen Ellyn, IL 60137 – Telephone 630.547.5250 – Fax 630.547.5370
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ZONING MAP AMENDMENT AND ZONING CODE TEXT AMENDMENT
OUTLINE

1.

Pre-application meeting with Planning and Development Department;

2.

Preparation of application packet;

3.

Review of packet by Planning and Development Department staff (recommended);

4.

Formal application (submission of packets and fee);

5.

For Zoning Map Amendment: Notice in newspaper, by letter to surrounding property
owners, sign on site;
For Zoning Code Text Amendment: Notice in newspaper

6.

Review by Plan Commission at a Public Hearing

7.

Preparation of Report and Recommendation, public hearing transcripts or minutes;

8.

Review by Village Board at workshop;

9.

Action by Village Board at meeting;

10.

Adoption of ordinance.
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ZONING MAP AND ZONING CODE TEXT AMENDMENTS
PROCEDURE

1.

Pre-Application Meeting: The petitioner should meet with the Village Planner or
Director of Planning and Development for a pre-application meeting to informally
discuss the proposed Zoning Map Amendment (zone change) or Zoning Code Text
Amendment, prior to filling out a formal application. At the pre-application meeting, the
petitioner should provide general information, which describes or outlines the existing
conditions of the site and the purpose of the proposed zone change. If a change to the
Zoning Code is sought, the petitioner should indicate what change is sought and why. A
request to informally discuss the proposed zone change or Zoning Code Text Amendment
with the Plan Commission may be made at this time. The Planning and Development
staff will also review the types of required submittals (see item #2 below), the numbers of
copies required, and how long the request will likely take to be reviewed by the Village.
A property affected by a proposed Zoning Map Amendment shall have at least 200 feet
of frontage or 25,000 square feet of area, or shall adjoin a parcel of land which bears the
same zoning district classification as that proposed for the affected property by the Map
Amendment. The petitioner is encouraged to become familiar with the appropriate
provisions of the Zoning Code.

2.

Required Submittals: The petitioner shall prepare the following items:
Zoning Map Amendment:
a.

Application: Completed application for Zoning Map Amendment (form attached
and associated fee); and

b.

Reimbursement of Fees Agreement: Signed agreement consenting to reimburse
the Village for out of pocket expenses incurred in processing the application.

c.

Plat of Survey: A current Plat of Survey of the property, prepared by a land
surveyor registered with the State of Illinois, with a statement that the property is
or is not in the floodplain;

d.

Proof of Ownership: A copy of a Guarantee Title Policy or other proof of
ownership as approved by the Planning and Development staff;

e.

Disclosure of Interest: If the subject property is held in a trust, a complete
disclosure of interest of the ownership, including the names of trustees and
beneficial owners shall be provided. If the subject property is owned by a
corporation, a disclosure of the shareholders including the names of the officers
and directors should be provided (form attached);

June 10, 2021 Meeting

Page 17 of 51

f.

Affidavit of Authorization: A document signed by the owner of the subject
property which authorizes the petitioner to represent them for the Zoning Map
Amendment request shall be provided (form attached); and

g.

Land Use Opinion: A Land Use Opinion from the Kane DuPage Soil and Water
Conservation District Board, if required.

Zoning Code Text Amendment:
a.

Application: Completed application for Zoning Code Text Amendment (form
attached); and

b.

Other: Any other supporting documentation necessary to justify the requested
change to the Zoning Code.

NOTE: Waiver of the required documentary evidence can be granted by the Director of
Planning and Development provided staff determines that the information is insignificant
or unnecessary.
NOTE: If any plans accompanying the Zoning Map Amendment application are
required to be recorded with the DuPage County Recorder of Deeds, the petitioner should
have the surveyor sign a Letter of Authorization (form attached), which designates the
Village of Glen Ellyn as the agent to record the plan.
NOTE: The petitioner should be aware that the requirements outlined herein are the
minimum requirements for processing an application for Zoning Map and Zoning Code
Text Amendments and that, from time to time, the Plan Commission may require such
other information that it deems necessary to determine if the proposed zone change or
change to the Zoning Code meets the intent and requirements of the Zoning Code and
Comprehensive Plan.
3.

Staff Review: After the petitioner has prepared the items above the petitioner shall
submit the application to the Planning and Development staff for review of the
completeness of the application materials prior to making the required number of copies.

4.

Application Fee/Escrow: Zoning Map and Zoning Code Text Amendment requests
require an application fee. Staff will identify the amount of the fee, as determined by the
Village Board, at the pre-application meeting. This fee is applied toward project review
costs. The petitioner shall also be charged for all costs resulting from transcribing the
public hearing on this application. Additionally, the petitioner may be required to
establish an account with the Village to pay for the cost of outside consultants used to
review the project. The amount of the escrow will be determined by staff. The
petitioner’s account will be drawn on to pay Village consultants (engineer, attorney,
planner, etc.) as invoices are received. The developer will be notified of the drafts, and
will be expected to return the account to the agreed balance. After any construction is
completed, any remaining funds will be returned to the petitioner.
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5.

Formal Application:
a.

Upon receipt of the required number of copies of all the items enumerated above
and the application fee, the Planning and Development staff shall set a date for a
public hearing before the Plan Commission on the application for Zoning Map or
Zoning Code Text Amendment. The application must be received a minimum of
21 days in advance of the proposed public hearing date;

b.

Not more than 30 days nor less than 15 days before the public hearing before the
Plan Commission, the Planning and Development staff will place a legal notice in
The Glen Ellyn News which will describe the petitioner’s request, and give the
time, date, and location of the public hearing. For a Zoning Map Amendment, the
notice will also describe the location of the subject property. Also for a zone
change, the staff will mail a notice to the property owners within 250 feet of the
subject property. The petitioner will also be notified by mail. Finally, staff will
cause to be placed on the subject property, not less than 15 days prior to the
public hearing, one or more signs, which announce that a public hearing regarding
the zone change for the subject property will be held. The sign shall remain until
the completion of the public hearing, after which it will be removed. Jurisdiction
of the Plan Commission to hold the public hearing shall not be affected by the
absence of a sign, if such absence is not the result of the petitioner;

c.

The Director of Planning and Development, if he/she considers it necessary, may
call upon any Village department or official for their review of the proposed
Zoning Map or Zoning Code Text Amendment prior to the public hearing. Such
review shall be in writing and take no more than 10 days.

6.

Staff Review: The Village Planner or Director of Planning and Development will review
the request for compliance with the provisions of the Comprehensive Plan, Zoning Code
and other applicable codes. Staff will also visit the subject property in the case of a
requested zone change. A staff report, which summarizes the request and presents staff
concerns, will be prepared, and submitted to the Plan Commission. The petitioner will be
provided a copy of the staff report and the agenda of the Plan Commission meeting.

7.

Public Hearing:
a.

The Planning and Development staff will submit the application, supporting
materials, staff reports and any other documents to the Plan Commission to
conduct the public hearing thereon. The Plan Commission meets on the second
and fourth Thursday of each month, at 7:00 p.m. in the Glen Ellyn Civic Center,
535 Duane Street;

b.

The petitioner or his/her representative must attend the public hearing. It is the
responsibility of the petitioner to present an argument supporting the request for a
Zoning Map or Zoning Code Text Amendment in a complete and logical manner
and to have available all evidence necessary to support the request. It is
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advisable, but not required, for the petitioner to mount for presentation purposes a
copy of the Plat of Survey and Location Map for a request zone change;
c.

The Plan Commission may make a decision at one meeting, or choose to continue
the public hearing to another date for a variety of reasons, including but not
limited to: if additional information is deemed necessary; if Plan Commissioners
desire an opportunity to visit the site or request staff to conduct further research; if
insufficient time remains on the night of the public hearing to conclude the
hearing. If the hearing is continued, no additional public notice is required to be
published, but the sign remains on the subject property for a zone change.

d.

At the close of the public hearing, the Plan Commission will take a roll call vote
on the requested Zoning Map or Zoning Code Text Amendment. The Plan
Commission may recommend approval, approval with conditions, or denial.
Zoning Map Amendment:
In making its recommendation, the Plan commission must make findings of fact
with respect to each of the following:
1.

Identification of the existing uses of property within the general area of the
affected property;

2.

Identification of the zoning classification of property within the general
area of the affected property;

3.

Determination as to the suitability of the property in question to the uses
permitted under the existing classification or district and under the
proposed classification or district;

4.

The trend or development, if any, in the general area of the affected
property, including changes, if any, which have taken place since the date
the affected property was placed in its present zoning classification or
district;

5.

The trend or development, if any, as to the proposed uses of property
within the general area of the affected property, as represented on the
Comprehensive Plan;

6.

The length of time the property has been vacant as zoned, considered in
the context of the land development and the area surrounding the subject
property; and

7.

The extent to which property values are diminished, if at all, by particular
zoning restrictions;
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Zoning Code Text Amendment:
There are no specific findings of fact required for a requested Zoning Code Text
Amendment, but the Plan Commission will evaluate the request against the intent
of the Zoning Code, the recommendations of the Village Comprehensive Plan,
and the public health, safety and general welfare;
e.

8.

In case of a written protest against any proposed Text Amendment or Map
Amendment, filed with the Village Clerk and signed and acknowledged by the
owners of twenty percent (20%) of the frontage proposed to be altered, or by the
owners of twenty percent (20%), of the frontage immediately adjoining or across
an alley therefrom, or by the owners of twenty percent (20%) of the frontage
directly opposite the frontage proposed to be altered, the Amendment shall not be
passed except by a favorable vote of two-thirds (2/3) of the Village Trustees then
holding office. In such case, a copy of the written protest shall be served by the
protester or protesters on the applicant for the proposed Amendment and a copy
upon the applicant’s attorney, if any, by certified mail at the address of such
applicant and attorney shown in the application or petitioner for the proposed
Amendment;

Final Action:
a.

Within 90 days after the close of the public hearing, the Plan Commission will
submit a written Report and Recommendation to the Village Board which
summarizes what occurred at the public hearing, the exhibits presented, the
citizens and witnesses heard, and the recommendation rendered. The Report and
Recommendation is signed by the Chairman of the Plan Commission. A written
transcript or minutes of the public hearing will also be forwarded;
NOTE: Before the Village Board takes final action and votes on the request, the
petitioner must have paid the transcribing fees.

b.

After receiving the Report and Recommendation, transcripts or minutes and
supporting documents, the Village Board will schedule the Zoning Map or Zoning
Code Text Amendment request on one of the Village Board agendas. The Village
Board meets the 2nd, 3rd, and 4th Mondays of the month. The third Monday is a
workshop, and the second and fourth Mondays are formal meetings. A pre-board
meeting is held before the formal meeting on the 2nd Monday. At a workshop or
pre-board meeting, the Village Board discusses and decides what action will be
taken on the items on the agenda for the formal meeting. The petitioner will be
informed by Planning and Development staff of which Village Board workshop
or pre-board meeting, and what formal meeting they are scheduled to be heard.
The petitioner or his/her representative must attend these meetings;

c.

The meeting of the Village Board is not a public hearing. The Village Board may
decide to approve, approve with conditions, or deny the requested Zoning Map or
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Zoning Code Text Amendment. Any proposed zone change or change to the
Zoning Code which fails to receive the approval of the Plan Commission may be
approved by the favorable vote of two-thirds of the Village Board. If a proposed
zone change or text amendment receives the approval of the Plan Commission
and the Village Board concurs, a favorable vote of the majority of the members of
the Village Board is sufficient to grant the Zoning Map or Zoning Code Text
Amendment. Conditions or restrictions may be required to reduce or minimize
injurious effects of zone changes on other property or to implement the general
purpose and intent of the Zoning Code. Action on the requested Zoning Map or
Zoning Code Text Amendment will be by an ordinance, which is adopted by the
Village Board;
d.

After the decision by the Village Board, the petitioner, Director of Planning and
Development, Building and Zoning Official and Director of Public Works are
informed of the action. If the decision is to approve the Zoning Map Amendment,
the Zoning District Map of the Village of Glen Ellyn will be amended to show the
change. Such an amendment will be made at the annual updating of the Zoning
District Map. If an amendment to the Zoning Code is approved, the change will
be included in the annual update of the Code.

Questions may be directed to the Village Planner or Director of Planning and Development at
547-5250.
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APPLICATION FOR ZONING MAP AMENDMENT

CLEAR PAGE

You may attach separate sheets as needed to answer any of the following questions.
The undersigned petitions the President and Village Board of Trustees of the Village of Glen
Ellyn, Illinois, to consider the Zoning Map Amendment described in this application.
Date Filed: ____________________

Application No: _____________________________

Name of Applicant:
Address of Applicant:

Business Phone No.:

Home Phone No.:___________________________

Mobile Phone No.:_____________________ Fax No.:__________________________________
Property Interest of Applicant:
(Owner, Contract Purchaser, Owner Representative)
Name of Property Owner:
Address of Owner:

Phone No. (Business):__________________________ (Home):_________________________
Mobile Phone No.:_____________________ Fax No.:__________________________________

Address of Property:
Legal Description of Property:

Permanent Index No.:
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CLEAR PAGE

Lot Frontage:

Lot Area: __________________________

Present Use:

Requested Zoning: _____________________________________________________________
Requested Use/Construction:

Estimated Date to Begin New Use/Construction: _____________________________________
Name(s), Address(es), and Phone No(s). of Experts (architects, engineers, etc.):
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CLEAR PAGE

Narrative Statement evaluating the economic effects on adjoining property, the effect of such
elements as noise, glare, odor, fumes and vibration on adjoining property, a discussion of the
general compatibility with the adjacent and other properties in the district, the effect of traffic,
and the relationship of the proposed use to the Comprehensive Plan, and how it fulfills the
requirements of paragraph (E) of Section 10-10-13 of the Zoning Code:

Discuss the Requested Zone Change with Respect to Each of the Following:
1.

Identification of the existing uses of property within the general area of the affected
property:

2.

Identification of the zoning classification of property within the general area of the
affected property:
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CLEAR PAGE

3.

Determination as to the suitability of the property in question to the uses permitted under
the existing classification or district and under the proposed classification or district:

4.

The trend or development, if any, in the general area of the affected property, including
changes, if any, which have taken place since the date the affected property was placed in
its present zoning classification or district:

5.

The trend or development, if any, as to the proposed uses of property within the general
area of the affected property, as represented on the Comprehensive Plan:

6.

The length of time the property has been vacant as zoned, considered in the context of the
land development and the area surrounding the subject property:

7.

The extent to which property values are diminished, if at all, by the particular zoning
restrictions:
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CLEAR PAGE

I (We) certify that all of the statements and documents submitted as part of this application are
true to the best of my (our) knowledge and belief.
I (We) consent to entry in or upon the premises described in this application by any unauthorized
official of the Village of Glen Ellyn for the purpose of inspection.
I (We) consent to pay the Village of Glen Ellyn all costs incurred for transcribing the public
hearing on this application.
I (We) understand that no final action shall be taken by the Village Board subsequent to the
public hearing until and upon payment of transcribing fees.

Date

Print Name

Signature of Applicant

Date

Print Name

Signature of Applicant

Date

Print Name

Signature of Applicant

THE BEST INTERESTS OF THE APPLICANT WILL BE SERVED
BY COMPLETEING THIS APPLICATION IN DETAIL
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CLEAR PAGE

APPLICATION FOR ZONING CODE TEXT AMENDMENT
You may attach separate sheets as needed to answer any of the following questions.
The undersigned petitions the President and Village Board Trustees of the Village of Glen Ellyn,
Illinois, to consider the Zoning Code Text Amendment described in this application.

Date Filed: _______________________

Application No: ___________________________

Name of Applicant:
Address of Applicant:

Business Phone No.:

Home Phone No.:

Mobile Phone No.:

Fax No.:

Proposed Amendment:

Will an existing Section of the Zoning Code be replaced/changed? ________________
Section Reference: ___________________
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CLEAR PAGE

Narrative Statement of how the proposed Text Amendment relates to the Comprehensive Plan
of the Village of Glen Ellyn, or otherwise promotes the public health, safety and general welfare:

I (We) certify that all of the statements and documents submitted as part of this application are
true to the best of my (our) knowledge and belief.
I (We) consent to pay the Village of Glen Ellyn all costs incurred for transcribing the public
hearing on this application.
I (We) understand that no final action shall be taken by the Village Board subsequent to the
public hearing until and upon payment of transcribing fees.

Date

Print Name

Signature of Applicant

Date

Print Name

Signature of Applicant

Date

Print Name

Signature of Applicant
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Section 10-10-10: Petition Application Procedures
In order to insure full disclosure to the Village of the identity and interests of all those who
come before it for the benefits or relief available under this zoning ordinance, each and every
application, request for building permit, notice of appeal, petition, and any and all requests for
the benefits or relief available under this zoning ordinance (collectively referred to herein as
“application”) shall include, inter alia, the following:
Unless otherwise provided herein, all applications shall be made by the owner or lessee, or
agent or either (the latter two being referred to herein as “applicant”). If such application is
made by a person other than the owner in fee, it shall be accompanied by a duly verified affidavit
of the owner in fee, that the person making the application is authorized by him to make such
application. Such application shall contain the full name, address and phone number of the
applicant and/or the owner. If either the applicant or the owner is a corporate body, the full
names, addresses and phone numbers and extent of interest of those shareholders or beneficiaries
who own five percent or more of the outstanding stock or interest of the corporation and of its
directors, officers and its registered agent must be disclosed. If either the applicant or the owner
is a trust, the full names, addresses, phone numbers and extent of interest of all beneficiaries
must be disclosed. If any such beneficiary holds an interest as nominee for another person,
he/she must disclose the name, address, phone number and full identifying particulars of such
other person.
Section 10-10-18: Enforcement & Penalties; General:
Any person who violates, disobeys, omits, neglects or refuses to comply with any of the
provisions of this ordinance, shall upon conviction, be fined not less than $25.00 nor more than
$500.00 for each offense. Each day that a violation is permitted to exist after notification thereof
shall constitute a separate offense.
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OWNERSHIP BY LAND TRUST
CLEAR PAGE

Date: ________________

Address: ______________________________________________________________________
Legal Description:

TRUSTEE: ___________________________________ TRUST NO.:_____________________
Address: ______________________________________________________________________
LIST ALL BENEFICIARIES:
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________
Name: _______________________ Address: _________________________________________

Zoning Map & Code Text Amendment Packet FILLABLE 082117 lg.docx
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OWNERSHIP BY A CORPORATION

CLEAR PAGE

Date: _________________
Address: ______________________________________________________________________
Legal Description:

LIST ALL SHAREHOLDERS AND OFFICERS/DIRECTORS (AND % OF INTEREST
OWNED IN EXCESS OF 5% OF STOCK)
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
Name: __________________________ Address: _____________________________ %______
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CLEAR PAGE

AFFIDAVIT OF AUTHORIZATION

I, ________________________________________________ owner of the property described as

verify that _____________________________________________________________________
is duly authorized to apply and represent my interests before the Glen Ellyn Plan Commission,
Zoning Board of Appeals, and/or Village Board of Trustees. Owner acknowledges that any
notice given applicant is actual notice to owner.

____________________________
Owner Signature

Subscribed and sworn to before me this
_______ day of _______________, 20_____
____________________________________
Notary Public
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IDNR ENDANGERED SPECIES CONSULTATION
An Endangered Species Consultation may be required for your project. If an Endangered
Species Consultation is required as part of your application, the Online Ecological Compliance
Assessment Tool (EcoCAT) must be completed and a copy of the final report from the Illinois
Department of Natural Resources (IDNR) should be included in your Zoning Map
Amendment and/or Zoning Text Amendment application packet. The online EcoCAT
information and application can be found at https://dnr.illinois.gov/ecopublic/.
Below is information directly from the EcoCAT Frequently asked Questions, regarding
which actions require consultation and which are exempt from consultation.
What actions require consultation?
Any action that will change existing environmental conditions, i.e. anything that disturbs the
land, water, or air. Examples include:













construction
discharge of pollutants or application of chemicals into the air, water, or land
dredging any naturally occurring materials
re-zoning from a non-urban classification to an urban classification (e.g. from agricultural
to residential) or a change from one urban classification to another on land not used in its
entirety for the original classification
subdivision and other development plats
infrastructure alterations (utilities, roads, sewers)
land management
alteration, removal, excavation or plowing of non-farmed, non-cultivated areas
altering existing topography
annexations
parks, stream, or lake modifications

What actions are exempt from consultation?
Unless it is evident that they could directly or indirectly affect an endangered or threatened
species or a Natural Area, the following actions are exempt from consultation:









mowing within maintained highway rights-of-way
routine resurfacing and application of oil and gravel to existing roads
maintenance or repair of existing structures
actions under a Department-approved management plan undertaken to maintain or
improve natural ecosystem conditions or to re-establish pre-settlement vegetation
conditions (such as prescribed burns, spot application of herbicides or brush clearing)
maintenance of existing lawns, yards, and ornamental plantings
routine cultivation of agricultural lands
change of zoning requests for land currently zoned, developed, and used in its entirety for
commercial, industrial, or residential purposes
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KANE DUPAGE SOIL AND WATER CONSERVATION DISTRICT
LAND USE OPINION
A Land Use Opinion from the Kane DuPage Soil and Water Conservation District may be
required to be submitted with an application for approval of a Zoning Map Amendment and
Zoning Code Text. If a Land Use Opinion is required for your project, the required fee and
application should be submitted directly to the Kane DuPage Soil and Water Conservation
District. A link to this typing enabled form can be found at:
http://www.kanedupageswcd.org/pdfs/LUO/LandUseOpinionApp13.pdf.
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REIMBURSEMENT OF FEES AGREEMENT

CLEAR PAGE

Village of Glen Ellyn Acct: #_________
Initial Deposit Amount: _____________

I.

DESCRIPTION OF PROJECT: __________________________________________________

II.

OWNER:
A.
Owner of Property:

III.

IV.

V.

B.

Owner's Address:

C.

Owner's Home Phone Number:

D.

Owner’s Work Phone Number:

E.

Owner’s E-mail:

F.

If Owner is a Land Trust or Corporation, the attached disclosures of interest should be
filled out.

Fax:

PERSON MAKING REQUEST (Petitioner):
A.

Name of Petitioner:

B.

Petitioner's Address:

C.

Petitioner's Home Phone Number:

D.

Petitioner’s Work Number:

E.

Petitioner’s E-mail:

LOCATION OF PROPERTY:
A.

General Location of Property:

B.

Acreage of Parcel:

C.

Permanent Index Number(s):

D.

Legal Description (Please attach)

REIMBURSEMENT OF FEES:

The Ordinances of the Village require the owners of property, or individuals seeking to utilize property, to
receive approval by ordinance or the issuance of a permit to undertake various uses or improvements of
property in the Village. These uses can include requests for textual or map changes in the Zoning
Ordinance, applications for building permits, requests for zoning relief and other similar requests. The
Village has established a fee schedule for the anticipated use of staff time in processing such petitions or
applications. In many cases, however the Village cannot reasonably evaluate the validity or compliance of
the petition or application with the Ordinances of the Village without the use of reports from various
consultants. In some cases, the application or petition requires among other things, public hearings and
associated public notice costs, preparation of minutes or transcripts from the public hearing or
meeting, recording costs of Ordinances and the preparation of reports by consultants whose services
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require the payment of out-of-pocket expenses by the Village. These expenses would not have been
incurred but for the petition or application. The Village does not intend to seek to make a profit on its
utilization of such consultants, but requires that the applicant, or the person receiving benefit, shall be
obligated to reimburse the out-of-pocket expenses incurred by the Village. The Village shall seek to
employ consultants who shall charge rates consistent with those paid by private parties who seek
similar consulting services. The Village intends, through this Agreement, to cause the payment of outof-pocket expenses and to require the creation of an escrow fund to guarantee that the petition or
application will not result in the citizens of the Village being required to pay for costs incurred at the
request of the owner or applicant.
This document shall constitute a contract when an application is made for a license, permit, request for
zoning relief or other approval involving the use of real property. Should the Village, in its sole and
exclusive discretion, determine that it is necessary or desirable for the Village to obtain professional
services, including, but not limited to, attorneys, engineers, planners, architects, surveyors, court reporters,
traffic, drainage or other consultants, including full and/or part time site inspection services during the
actual construction of any required improvements, and/or to incur costs related to any required notices or
recordations, in connection with any application or petition filed by the petitioner then the petitioner and
owner shall be jointly and severally liable for the payment of such professional fees and costs, as shall
actually be incurred by the Village. The Planning and Development Director is hereby authorized to
assign the above described services to the Village staff or to consultants, as the Director deems
appropriate and without prior notification to the petitioner.
Any application or petition to be reviewed by the Planning and Development Department or by the Plan
Commission shall require the petitioner to establish an escrow account with the Village in an amount
determined by the Planning and Development Director to reimburse the Village for all out of pocket
costs associated with the request. These out of pocket costs will cover such things as services provided
by the Village’s consulting engineer, consulting attorney, consulting planner, traffic consultant, wetland
consultant, landscape consultant, architectural consultant, appraiser and transcriber, among others, as
well as reproduction costs, public hearing notice costs, recording costs, etc. Along with the application
the petitioner shall also submit a signed copy of this agreement thereby acknowledging and agreeing to
reimburse the Village for all out of pocket costs associated with the application or petition.
This agreement shall be accompanied by an initial deposit in an amount to be determined by the
Director of Planning and Development but shall be no less than $500. The Village will provide an
itemized list of Village expenses incurred related to any charge to the escrow account, and the
petitioner shall deposit funds to reimburse the Village for those expenses upon notice from the Village
that the deposit has dropped below $300. If the expenses are not reimbursed, then reviews meetings and
permits associated with out of pocket costs will cease, and the request will not be moved forward
through the review process. At the completion of the review process, and development of the project, if
appropriate, any remaining balance from the deposit will be returned to the petitioner, without interest,
after all expenses have been paid.
The Village shall deduct the incurred expenditures and costs from the funds deposited. If the remaining
deposit balance falls below $300.00, the petitioner, upon notice by the Village, shall be required to
replenish the deposit to its initial amount. The Village shall mail the petitioner regular invoices for the
fees and costs incurred. The petitioner shall replenish the deposit amount within thirty (30) days of
issuance of each such invoice directing replenishment of the deposit.

Zoning Map & Code Text Amendment Packet FILLABLE 082117 lg.docx
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A petitioner who withdraws his or her petition may apply in writing to the Planning and Development
Director for a refund of his or her remaining escrow balance. The Planning and Development Director
may, at his or her discretion, approve such refund less any actual fees and costs, which the Village has
already paid or incurred relative to the application.
Upon the failure of the petitioner or owner to reimburse the Village in accordance with this Agreement, no
further action shall be undertaken on the application by the Village President and Board of Trustees, or by
any other official or quasi-official individual or body thereunder, including the conduct of any hearings or
deliberations, reviews of any plans or applications, the granting of any relief or approvals, issuance of any
permits or occupancies, performance of inspections and the execution or recording of any documents, until
all such outstanding fees are paid in full and/or the initial deposit is restored to its full amount. Upon any
failure to reimburse the Village in accordance with this Section, the Village may in its discretion, apply
any or all of the initial deposit to the outstanding balance due.
The remedies available to the Village as set forth hereinabove are non-exclusive and nothing herein shall
be deemed to limit or waive the Village's right to seek relief of such fees against any or all responsible
parties in a court of competent jurisdiction.
Any remaining balance of any funds deposited pursuant to this Agreement shall be refunded at such time
as the completion of Village deliberation on the petition or application, recordation of all necessary
documents associated with the petition or application, issuance of a building permit, approval of a final
inspection, or issuance of a final certificate of occupancy upon the real property in question whichever
occurs later.
BY SIGNING BELOW, THE PETITIONER AND OWNER ACKNOWLEDGE THAT EACH OF
THEM HAS READ THE FOREGOING PARAGRAPHS AND EACH OF THEM FULLY
UNDERSTANDS AND AGREES TO COMPLY WITH THE TERMS SET FORTH HEREIN.
FURTHER, BY SIGNING BELOW, EACH SIGNATORY WARRANTS THAT HE/SHE/IT
POSSESSES FULL AUTHORITY TO SO SIGN.
THE PETITIONER AND OWNER AGREE THAT PETITIONER AND OWNER SHALL BE JOINTLY
AND SEVERALLY LIABLE FOR PAYMENT OF FEES REFERRED TO IN APPLICABLE
SECTIONS OF THE ORDINANCES OF THE VILLAGE OF GLEN ELLYN, AND THE
OBLIGATIONS FOR PAYMENT RELATING TO THE FILING OF PETITION OR APPLICATION,
AS SET FORTH HEREIN.

______________________________
Petitioner

Village of Glen Ellyn

______________________________
Owner

By: __________________________
Planning and Development Director

Date: _________________________

Date: _________________________
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Example 3 of Text Amendment Procedures
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Zoning Board of Appeals
500 W. Winchester Rd. Unit 101
Libertyville, IL 60048-1331
Phone: 847-377-2600
Fax: 847-984-5744
Email: LCPermits@lakecountyil.gov

Zoning Text Amendment
Information

Lake County
Planning, Building and Development Department
500 W. Winchester Rd.  Unit 101  Libertyville, Illinois 60048-1331
Telephone (847) 377-2600 Email: LCPermits@lakecountyil.govFax (847) 984-5744
Website: http://www.lakecountyil.gov/185/Planning-Building-Development
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Introduction
The information contained in this package is to help you become familiar with the
various requirements that must be met before your zoning text amendment application
can be accepted. The information will also prepare you to provide testimony and
address any questions that might be raised at the public hearing.
Illinois Compiled Statutes, Chapter 55, Section 5/5-12001 et. seq. contain statutory
provisions relating to zoning. Chapter 151: Unified Development Ordinance of the Lake
County Code (UDO) http://www.lakecountyil.gov/2051/Unified-Development-Ordinance
has been adopted pursuant to these provisions.
Once your application is accepted, the entire text amendment process generally takes
about 3 to 4 months to complete. Careful and proper preparation of your application is
essential and, in the long run, you will save considerable time and expense for both
yourself and the County.
If you have any questions, please feel free to call the Lake County Planning, Building
and Development Department at (847) 377-2600. If you wish to visit the office to
discuss your application, please call ahead for an appointment.

Before Filing the Application
You are strongly urged to meet with the Staff of the Planning, Building and Development
Department before preparing your application. The Staff will advise you on the correct
form to use, how to complete the application, explain the procedures involved and
attempt to identify potential problems that might be encountered. You should also obtain
a copy of the UDO, available from the Planning, Building and Development Department
and become familiar with the applicable standards and requirements. If you have any
questions concerning an interpretation of any provisions of the UDO, you should consult
the staff of the Planning, Building and Development Department at (847) 377-2600.

Filing the Application
The application and the correct filing fee must be submitted in proper form before your
application will be accepted for processing.


The Application: The application must be prepared in essentially the same format
as the attached sample application. The application must address how the request
for text amendment meets the Text Amendment Approval Criteria contained in the
UDO.
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Application Fee: The application fee in the amount of $1500 shall be paid at the
time of filing the application. The cost of publishing a legal notice of the public
hearing is billed separately and is in addition to the application fee.



Disclosure: Whenever applicable, the following disclosures must be made:
When an applicant is a land trust or trustee of a land trust, the application shall
identify each beneficiary of such land trust by name and address and define each
beneficiary’s interest therein. All applications shall be verified by the trustee or by
the applicant in his or her capacity as trustee.
When an applicant is a corporation, the petition shall include the correct names,
addresses and percent interest of all stockholders or shareholders owning any
interest in excess of 20 percent of all outstanding stock of such corporation. If the
corporation has no shareholders, a statement to that effect shall be submitted.

The Public Hearing
The public hearing is generally held approximately five weeks after an application is
accepted and filed. The time of the hearing is scheduled by the ZBA. The public
hearing is usually held in the Central Permit Facility, 500 W. Winchester Rd.,
Libertyville, Illinois. The attached procedure sheet outlines the procedure followed by
the ZBA at the public hearing.

Text Amendment Approval Criteria
The UDO section “Protest Petitions” (151.046(H)) contains criteria that must be met for
obtaining a text amendment. Review the criteria and please address these criteria in
your application. Also, be prepared to address these criteria in providing testimony at
the public hearing. These criteria are:


The proposed amendment corrects an error or inconsistency or meets the
challenge of some changing condition;



The proposed amendment is consistent with the purpose and intent of this
Ordinance (UDO Section 151.005);



The proposed amendment will not adversely affect health, safety, morals and
general welfare of the public.

Affter the Public Hearing
Once the public hearing is concluded, the ZBA may make its recommendation on the
day of the hearing or they may take your application under advisement and make a
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recommendation at their monthly review meeting which is held on the first Thursday of
each month. The review meetings are open to the public however no additional
evidence or testimony is accepted unless such was specifically requested at the public
hearing. A concurring vote of four (4) members of the ZBA is required in order to
recommend approval of a request for text amendment. The ZBA’s recommendation will
then be formalized, signed and transmitted to the Planning, Building, and Zoning
(PB&Z) Committee of the County Board for review.
The PB&Z Committee meets on Monday mornings at the County Administration
Building in Waukegan and these meetings are also open to the public. This Committee
also makes a recommendation that, along with the recommendation of the ZBA, is
presented to the full County Board at its next monthly meeting, held on the second
Tuesday of each month. It is at this time that the County Board will usually take final
action and either approve or deny the text amendment request. Text amendments may
be passed at a County Board meeting by a simple majority of the elected County Board
members, unless a written protest against the proposed text amendment is filed by a
municipality or township, in which case such amendment shall not be passed except by
the favorable vote of 3/4 of all the members of the County Board.
Again, the entire process generally takes from three to four months to complete,
from the date the application is filed.
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NOTE: This is a guide to be used in the preparation of the original
documents.
APPLICATION FOR TEXT AMENDMENT
TO THE HONORABLE CHAIRMAN AND
MEMBERS OF THE ZONING BOARD OF APPEALS
COUNTY OF LAKE
STATE OF ILLINOIS
NOW COME
and represent
that they have standing to bring this application before the Board pursuant to the
provisions of the UDO.
That the text of Chapter 151: Unified Development Ordinance of the Lake County,
Illinois Code of Ordinances, Section __________________ , states as follows:
(State current language of the Ordinance sought to be amended)

That the applicants propose to amend this text to read as follows:
(State the proposed language)

That the applicants feel that their request for a text amendment is justified in that

(Make a statement as to why you believe the current text is in error or what changing conditions
warrant the text change, and a statement of any factors which exist which you believe makes the
requested text amendment desirable)

That the applicants have read and are familiar with each of the criterion for text
amendment contained in the UDO and believe this request for text amendment does
meet each and all of these criteria in the following manner:
(Address each criterion. Make a brief statement as to how the particular
conditions of this request meet each of the criteria. See page 2
for the criteria)
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WHEREFORE, your applicants pray that your Honorable Body, pursuant to your rules
and regulations, will hold a public hearing as provided for by Statute and as a result of
said hearing, recommend to the County Board of this County, that the County Unified
Development Ordinance be amended to modify the text as requested herein.

Names and Addresses
State of Illinois
County of Lake

)
)
)

I, ______________________, a Notary Public in and for the County and State
aforesaid, do hereby certify that ____________________, personally known to me is
(are) the persons(s) who executed the foregoing instrument bearing the date of
_________________ and appeared before me this day in person and acknowledged
that he/she/they signed, sealed and delivered the same instrument for the uses and
purposes therein set forth.
Given under my hand and Notarial Seal this _____ day of ______________________.
(Seal)

Note:

My Commission expires _________________

It is solely the responsibility of the applicants to make sure that all
information submitted is accurate as the information will be used for
publication of the legal notice required by the statutes. The County
disclaims all responsibility if any of the information submitted by
applicants is inaccurate.
A filing fee of $1500 shall accompany the application. You will be
billed separately for the cost of publishing a legal notice.
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LAKE COUNTY ZONING BOARD OF APPEALS
PROCEDURE OF PUBLIC HEARING
1.

CALL MEETING TO ORDER.

2.

ROLL CALL AND DETERMINATION OF QUORUM.

3.

PLEDGE OF ALLEGIANCE (if flag is present).

4.

PRELIMINARIES BY CHAIRMAN: State purpose of hearing, acknowledge publication and posting of the
property, oath to those who are to testify; explain procedure to be followed for the remainder of the hearing.

5.

COMMENTS RECEIVED FROM THE COUNTY DEPARTMENTS ARE ACKNOWLEDGED.

6.

PRESENTATION OF EVIDENCE BY THE PETITIONER OR DESIGNATED
REPRESENTATIVES.
 Opening statement.
 Testimony by the petitioner’s witnesses.
 Questioning of each witness by the Members of the Zoning Board of Appeals.
 Questioning of each witness by any person attending this hearing.
(NOTE: This is an opportunity only to question the witnesses, not to make statements or offer
personal testimony)
 Close of petitioner’s evidence.

7.

PRESENTATION OF EVIDENCE BY THE OBJECTORS OR THEIR
REPRESENTATIVES
 Opening statement.
 Testimony by the objector’s witnesses.
 Questioning of each witness by the Members of the Zoning Board.
 Questioning of each witness by any person attending this hearing.
(NOTE: This is an opportunity only to question the witnesses, not to make statements or offer
personal testimony)
 Close of objector’s evidence.

8.

PRESENTATION OF STATEMENTS BY ANY PERSON ATIENDING THE HEARING

9.

CLOSING STATEMENT BY THE PETITIONER OR DESIGNATED REPRESENTATIVE, IF DESIRED

10.

CLOSING OF TESTIMONY

11.

STATEMENT BY THE CHAIRMAN AS TO THE RIGHTS OF OBJECTORS AND INSTRUCTIONS FOR
FILING OBJECTIONS

12.

ZONING BOARD OF APPEALS RECOMMENDATION

13.

ADJOURNMENT
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Example 4 of Text Amendment Procedures

June 10, 2021 Meeting

Page 47 of 51

REZONING AND ZONING ORDINANCE
AMENDMENT PROCEDURES
What is a Rezoning or Zoning Ordinance Amendment?
Larkspur's Zoning Ordinance classifies all property into various zoning districts, which control both land
uses and development standards. California State Law requires zoning to be consistent with a city's
General Plan. It is often possible, however, that an existing zoning designation that conforms with the
General Plan can be changed (to a more intensive use, for instance) and still be consistent because the
General Plan land use designations are more broadly defined. Amendments to the General Plan may
also require subsequent rezoning to provide consistency.
In reviewing a proposed change of zoning or an amendment to the Zoning Ordinance, the request is
evaluated for its consistency with the General Plan. It is also reviewed for compatibility of land use and
conditions of use, such as building height, with surrounding development. A zoning change will be
evaluated on its community-wide benefit and enhancement of orderly growth, and not whether it
increases property value. The Zoning Ordinance like the General Plan represents one of the most
important policy statements of the City. The Planning Commission and City Council review all Zoning
Ordinance changes very carefully. Applications for rezoning should only be made when there are
compelling reasons for the change.
What are the steps to apply for a Rezoning or Zoning Text Amendment?
1) Project Considerations: The applicant should carefully review what the present General Plan calls for
in the location or area affected. It is essential that the zoning is consistent with all elements of the
General Plan or the rezoning cannot be approved without a General Plan Amendment. In addition, the
applicant is advised to review the proposed rezoning in advance with area residents, property owners,
and other parties who may be affected by the proposed changes prior to submitting a formal
application. Local utilities and other special agencies should be contacted and consulted regarding the
requirements for future development in the area, if necessary.
2) Review by Staff: Prior to application submittal, an appointment should be made with the Planning
staff to discuss the feasibility of the request, the history of similar proposals, the intent of City policy,
possible environmental concerns and required submittal data and procedures to be followed through
the process.
3) Filing the Application: The applicant will submit the completed Planning Application, deposit and
other required information (see "Application Submittal Requirements" at end of this document) to the
Customer Service Counter, which is located on the second floor of City Hall.
Once the application has been filed, a staff planner will be assigned to review the material to make sure
all the required information is provided. The applicant will be notified within 30 days after filing as to
whether the application is complete or if additional information is required.
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The fee for processing an application is determined by the number of hours that staff spends on the
project. An hourly rate for each staff member has been established by the City Council resolution. An
hourly fee schedule is available for review. Final processing cost will vary from project to project,
depending on the project's complexity. On occasion the total cost may exceed the initial deposit.
4) Environmental Review: The environmental review process will begin after the application is
complete. Nearly all change of zone requests are required to have an environmental assessment to
determine potential environmental impacts, if any. Contact Planning staff for information relating to the
environmental review process.
5) Public Hearing Notice: Staff will prepare a Notice of Public Hearing (Notice) to announce when (date,
time, and location) the application will be heard by the Planning Commission.
The notice must be posted, on the subject property site, no fewer than 10 days prior to the public
hearing date and must be mailed to every property owner within a 300-foot radius of the property site.
The notice will also be posted in front of City Hall, in the notice board on the side of Wells Fargo Bank in
the Bon Air Shopping Center, and in the notice board near Starbucks in the Larkspur Landing Shopping
Center; and, a Notice will be published in the Marin Independent Journal.
6) Preparation of Staff Report: Prior to preparing a staff report for the Planning Commission, the project
planner will study the request by reviewing the general plan's current policy or land use designation,
conduct an investigation of the site and surrounding uses, and review any other pertinent information.
The project planner will prepare a written staff report for the Planning Commission that will analyze the
requested change, make findings for approval or denial, and state the staff's recommendation for
approval, approval with modifications, or denial. A copy of this report will be available to the applicant
on the Friday before the schedule Planning Commission hearing date. Copies of the report are available
to the public on request.
7) Planning Commission Review: The Planning Commission is required to hold at least one public
hearing on any proposed rezoning request.
At the public hearing:
Staff will present a report and make a recommendation to the Planning Commission.
The staff presentation will be followed by testimony from the applicant and any interested persons who
wish to comment on the application. The Planning Commission will close the public testimony portion of
the hearing to consider the staff report, the environmental information and documentation, and public
testimony.
8) City Council Review: Upon receipt of a Planning Commission's recommendation for approval or an
appeal of denial, a City Council public hearing will be scheduled. The same public notification provided
for the Planning Commission is required for the Council hearing. At its meeting, the Council takes into
consideration the following:
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Public testimony,
Staff's report to the council,
Environmental information and documentation, and
Planning Commission recommendation.
Following receipt of public testimony, the City Council may:
Close the public hearing and make its decision,
Continue the public hearing to a specific time, date, and place, or
Refer the matter back to the Commission for further evaluation.
It takes the following two actions by the City Council to approve a rezoning:
Introduction of the ordinance, and
Adoption of the ordinance at a second Council meeting.
There is a 30-day period after ordinance adoption before a rezoning becomes effective to allow for the
filing of a referendum petition.
The decision of the City Council is final.
9) Relationship to Other Actions: A change in the City's Zoning Ordinance may also require a General
Plan amendment, which must be processed separately and prior to the consideration of the rezoning
application. A tentative map, conditional use permit, variance, design review, or other discretionary
permits may also be required. In most cases, the concurrent processing of related applications and
development plan review can be initiated by the applicant prior to the effective date of the rezoning to
facilitate the development process.
What is the estimated time to process a Rezoning or Zoning Ordinance
Amendment?
The actual time for processing of a rezoning application will vary depending upon the complexity and
magnitude of the proposal, and staff, commission, and council workloads.
What are the Submittal Requirements for a Rezoning or Zoning
Ordinance Amendment?
A. A completed Planning Application Form.
B. Appropriate application deposit (check made payable to the City of Larkspur).
C. If a rezoning is requested: A development plan of sufficient detail to ascertain the potential
impacts of the proposed project on the site and the surrounding area and a letter detailing the
change requested and the reason for the change. What constitutes sufficient detail is
determined by the Planning Director on a case-by-case basis.
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D. If a Zoning Ordinance text amendment is requested: A letter detailing the exact section of the
Zoning Ordinance to be amended, the reasons for requested amendment, and a draft of the
requested amendment language.
E. And for concurrent discretionary permit processing, submit any plans listed in the Application
Submittal Requirements for conditional use permits, variances, and/or design review, as may be
applicable.
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