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ORDINANCE NO. O-19-024

AN ORDINANCE DENYING APPROVAL OF THE FINAL PLAT/PLAN OF
CONSOLIDATION OF THREE LOTS LOCATED AT 131-133 CENTER STREET AND
140 FLORINA COURT, WOOD DALE, ILLINOIS

WHEREAS, the City of Wood Dale (the “City”) is a body politic and corporate,
organized and existing pursuant to the Illinois Municipal Code, 65 ILCS 5/1-1-1 ef seq.; and

WHEREAS, the City’s Unified Development Ordinance provides that the Community
Development Commission shall recommend approval and the City Council shall approve a final
plat/plan of consolidation, unless the Community Development Commission and the City
Council make findings in support of the denial of the proposed plat/plan of consolidation; and

WHEREAS, on June 17, 2019, in Case No. 2019-CDC-02, the Community Development
Commission considered and reviewed: (1) a final plat/plan of consolidation of three lots located
at 131-133 Center Street and 140 Florina Court, Wood Dale, Illinois proposed by the property
owners Steven and Samira Rodriguez (the “Property Owners™); (2) the Staff Memorandum; and
(3) the statements of the Property Owners and their Agents in support of the proposed plat/plan
of consolidation; and

WHEREAS, based on the Community Development Commission’s review and
consideration, it accepted and adopted City Staff’s findings and recommended denial of the
proposed plat/plan of consolidation; and accordingly, the Community Development Commission
voted to recommend denial of the proposed plat/plan of consolidation for the reasons set forth in
the Staff Memorandum in Case No. 2019-CDC-02, which Staff Memorandum is attached hereto
and incorporated by reference herein as Exhibit A; and

WHEREAS, the Community Development Commission specifically determined that the
proposed lot consolidation does not support certain goals of the City’s Comprehensive Plan
including the goal of building community capacity by supporting improvement to existing
housing stock and investment in residential neighborhoods recognizing that the most probable
future redevelopment of residential areas would be infill construction and the goal of embracing
small-town charm by enhancing the appearance and curb appeal of residential areas by
identifying opportunities in residential areas to improve pedestrian safety and comfort; and

WHEREAS, the Community Development Commission also specifically determined
that the proposed lot consolidation conflicts with certain purpose and intent provisions of the
City’s Unified Development Ordinance, fully set forth in the Staff Memorandum, due to the
irregular and incongruous nature of the proposed lot consolidation in relation to the surrounding
residential properties; and

WHEREAS, the recommendation and findings of the Community Development

Commission as to Case No. 2019-CDC-02 have been received and considered by the City
Council; and
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WHEREAS, the City Council finds that it is in the best interests of the Citizens of the
City to accept and approve the recommendation and findings of the Community Development
Commission, as to Case No. 2019-CDC-02, and to deny the proposed plat/plan of lot
consolidation for the reasons adopted by the Community Development Commission, which
reasons are fully set forth in the Staff Memorandum attached hereto and incorporated by
reference herein as Exhibit A.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE
CITY OF WOOD DALE, DUPAGE COUNTY, ILLINOIS, DULY ASSEMBLED AT A
REGULAR MEETING, as follows:

SECTION ONE:  The recitals set forth hereinabove are incorporated herein by
reference as part of this Ordinance.

SECTION TWO:  The passage of this Ordinance shall constitute a denial the final
proposed plat/plan of lot consolidation in Case No. 2019-CDC-02 for the following reasons:

A. The proposed lot consolidation does not support certain goals of the City’s
Comprehensive Plan including the goal of building community capacity by
supporting improvement to existing housing stock and investment in residential
neighborhoods recognizing that the most probable future redevelopment of
residential areas would be infill construction or the goal of embracing small-town
charm by enhancing the appearance and curb appeal of residential areas by
identifying opportunities in residential areas to improve pedestrian safety and
comfort; and

B. The proposed lot consolidation conflicts with certain purpose and intent
provisions of the City’s Unified Development Ordinance, fully set forth in the
Staff Memorandum, due to the irregular and incongruous nature of the proposed
lot consolidation considering the surrounding residential properties; and

C. Any further reasons set forth in the Staff Memorandum attached hereto and
incorporated herein as Exhibit A.

SECTION THREE: All Ordinances and Resolutions, or parts thereof, in conflict with
the provisions of this Ordinance are, to the extent of such conflict, expressly repealed.

SECTION FOUR: The City Clerk of the City of Wood Dale be and is directed hereby
to publish this Ordinance in pamphlet form, pursuant to the statutes of the State of Illinois.

SECTION FIVE: This Ordinance shall be in full force and effect from and after its
passage, approval, and publication in the manner provided by law.
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PASSED this 18" day of July 2019.
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Shirley I. Siebert, City Clerk _ - ,
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Published in pamphlet form J Ay (2 ,2019
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CITY OF WOOD DALE

MEMO =

DATE: June 17, 2019
TO: Community Development Commission
FROM: Gosia Pociecha, AICP, Planner

SUBJECT: Case No. 2019-CDC-02, Lot Consolidation for 131-133 Center Street and 140
Florina Court

REQUEST

An application has been filed by Steven and Samira Rodriguez for a Lot Consolidation of
three lots into one recorded lot for residential use to accommodate construction of accessory
structures including an in ground pool, shed and basketball court at 131-133 Center Street
and 140 Florina Court.

PROPERTY INFORMATION

Address: 131-133 Center Street and 140 Florina Court
PINs: 03-09-412-019, 03-09-412-011, 03-09-412-031
Property Size: 0.8882 Acres when combined (approx. 38,285 square feet)

Existing Land Use: Single Family Residential
Future Land Use:  Single Family Residential
Existing Zoning: R-2 (Large Lot Single Family)

Surrounding Zoning & Land Use

North: R-2 (Large Lot Single Family), Single-Family Residential
South: R-2 (Large Lot Single Family), Single-Family Residential and C-1
(Neighborhood Commercial), Civic Institutional
East: R-2 (Large Lot Single Family), Single-Family Residential
West: R-2 (Large Lot Single Family), Single-Family Residential
ANALYSIS
Submittals

The analysis and recommendation provided within this memo are based on the following
documents, which are on file in the Community Development Department and attached as
noted:

e Public Hearing Application

Page 1 0f 8
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@

Petitioner Narrative (Exhibit A)

Plat of Survey for 140 Florina Ct (Exhibit B)
Plat of Survey for 131-133 Center St (Exhibit C)
Existing Site Plan (S100) (Exhibit D)

Existing Conditions Photos (Exhibit E)
Proposed Site Plan (S§101) (Exhibit F)

Plat of Consolidation (Exhibit G)

e @ ¢ @ o o

Project Description

The subject properties are located at 131-133 Center Street and 140 Florina Court (see
image below) and are zoned R-2, Large Lot Single Family. The existing properties are
improved as listed in the table below (also see Exhibit B, C, D and E).

Address Improvement
140 Florina Ct Two-story brick residence
131 Center St One-story frame residence
133 Center St Vacant

Subject Site Location

Page2of 8
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e

140 Florina Ct 131 Center St
2-story resi@ence 1-story residence
o remain o be demolished

| x

View 131-133 Center Street looking north

The applicants have petitioned for a Lot Consolidation of three lots into one recorded lot for
residential use (see Exhibit G). The proposal calls for the following improvements (also see
Exhibit F):

¢ demolition of the existing single-family residence at 131 Center Street; and

a basketball court; and
relocation of the existing playground area.

e expansion of existing patio;
e pergola over the patio;

e a pool;

e ashed;

L]

L4

The applicants are the owners of all three lots. They reside at 140 Florina Court and
purchased 131-133 Center Street on November 8, 2017. For clarification, the existing
structure at 131 Center Street is vacant, but the City has no records indicating that it has
been deemed condemned. In 2018 a violation notice was issued for tall grass/weeds and
uninhabitable structure as its exterior was in disrepair due to lack of maintenance and itis
not served by city water. Invoice for the grass cutting was reconciled by property owners in
December of 2018. The property owners have indicated a desire to demolish the structure
therefore no water service has been installed.

Compliance with the Comprehensive Plan

The subject property is designated as Single Family Residential in the Future Land Use Map
of the Comprehensive Plan. This Land Use Category intends to maintain the established
pattern of single family development with similar home and lot sizes on a grid street network.

The Comprehensive Plan recognizes that due to the lack of vacant land and the fact that
65% of Wood Dale’s homes were built before 1980, the future residential development will
mostly consist of infill sites, where tear-downs of existing homes and construction of new

Page 3 of 8
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ones on those sites may be seen. The current market is seeing more demand for larger
homes on smaller lots.

Further, the proposed lot consolidation does not support the following goals of the
Comprehensive Plan:

e Goal 2, Objective 4 intents to build community capacity by supporting improvement to
existing housing stock and investment in residential neighborhoods recognizing that
the most probable future redevelopment of residential areas would be infill
construction.

e Goal 3, Objective 2 intents to embrace small-town charm by enhancing the
appearance and curb appeal of residential areas by identifying opportunities in
residential areas to improve pedestrian safety and comfort.

While lot consolidation and related standards are not specifically addressed in the
Comprehensive Plan, the proposed lot consolidation and improvements do not align with the
future residential development pattern which calis for infill construction of larger homes on
smaller lots while maintaining the grid street network. The proposed lot consolidation
creates a double frontage lot, where there rear yard of the subject property would be facing
Center Street. This would not enhance the curb appeal or improve the pedestrian comfort
as it would create approximately 177’ of fenced in backyard among single-family residences
facing Center Street.

Compliance with the Unified Development Ordinance

Allowable Uses

Upon consolidation, the new lot will remain designated as R-2, Large Lot Single Family. This
district is established to provide and maintain area for development of low density single-family
residences on generally uniform lots. This district is intended for the exclusive development of
larger lot detached single-family residences served by municipal water and sewer systems.
While the general residential use of the consolidated lot would meet the intent of low density
single-family residential use, the created lot would not be uniform.

Lot Development Standards
The table below outlines the lot developments standards for each of the lot, along with the
proposed consolidated lot.

Des"t‘;’f]’g::de“t Tyg‘t’azn?::('g“g 131 Center St | 133 Center St | 140 Florina Ct | Consolidated Lot
Lot width 80 ft minimum 77 100 ft 85.42 ft 85.42 ft
Lot depth 125 ft minimum 142 ft 142 ft 158.99 ft 300.99 f
Lot area 10,000 sf 10934sf | 14200sf | 13.151sf (03223222;2)
Lot coverage | 40% maximum 2(3332/0 )Sf 0 sf 453?%? 9(3&"\?‘30)8f
I‘;g”t buiit-to 25 ft 25 ft 25 ft 25 ft 25 fi
Page 4 of 8
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Dgzl:gg:g nt Tyge:aidB::gdsing 131 Center St | 133 Center St | 140 Florina Ct | Consolidated Lot
: 10 ft or 10% of
Side setback lot width 7.71 101t 8 ft 8ft
Rear setback 301t 301t 30ft 30ft 30 ft ag?ge?enter
Building o . 1,900 sf 2,720 sf 0
coverage 30% maximum (17%) 0 sf (21%) 2,832 (7%)

Consolidation of the subject three lots into one lot of record would produce a double frontage
lot, defined by the Unified Development Ordinance (UDO) as a lot which has its “rear and
front yard bordering on a street”. The “front yard” is the open space on a lot between the
front lot line and the front wall of the principal structure, while the “rear yard” would be
located between the rear wall of the principal structure and the rear lot line. Upon
consolidation of the subject lots, the “rear yard” would the open space behind the rear wall of
the structure at 140 Florina Ct, hence establishing a 30’ rear setback along Center St.
However, that would be in conflict with the 25 established front setback for the existing
properties along Center St.

Generally, lot consolidation that would produce irregularly shaped and double frontage lots
is not considered good planning practice. Per Section 17.401 of the UDQ, one of the
purposes of the development review procedures is to prevent poorly designed sites and to
support improvements that will promote safety and convenience for the public and will
preserve the value of surrounding property. Irregular, double frontage lots tend to have a
negative effect on adjoining properties, especially when located in a residential subdivision
which contains mostly similarly sized lots and homes. Double frontage lots may also create
potential maintenance problems, especially behind the rear fence line which is also facing a
street.

Table below outlines few of the “purpose and intent” items listed under the general
provisions of the UDO in Sec.17.102 along with comments related to the proposed lot
consolidation:

Page 5 of 8
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Purpose and Intent

Comment

To protect the character and stability of the
residential, business, and manufacturing
areas within the City and to promote the
orderly and beneficial development of such
areas,

The proposed lot consolidation would result
in an irregular, double frontage lot that
would affect the character of existing
residential neighborhood and would not
promote orderly development.

To prohibit uses, buildings or structures
incompatible with the character of
development or intended uses within
specified zoning districts;

The proposed lot consolidation would result
in an irregular, double frontage lot that
would be incompatible with the character of
the existing residential neighborhood.

To enhance aesthetic values within the city;

The proposed lot consolidation would not
enhance the aesthetic values of the city as
the proposal calls for installation of a
privacy fence along residential street
frontage.

To ensure that land is subdivided only when
subdivision is necessary to provide for uses
of land which market demand exists and
which are in the public interest;

The proposed lot consolidation would
produce very large irregular residential lot.
Per the Comprehensive Plan, the current
market is seeing more demand for larger
homes on smaller lots.

To strive to remedy the problems
associated with inappropriately subdivided
lands, including premature subdivision,
excess subdivision, partial or incomplete
subdivision, scattered and low grade
subdivision

The proposed lot consolidation would
produce an irregular, double frontage lot
which would be generally considered low
grade subdivision of land.

To preserve the character and quality of city
neighborhoods by maintaining the integrity
of those areas which have a discernible
character and are harmonious in design;

The proposed lot consolidation would resuit
in an irregular, double frontage lot that
would be incompatible with the character of
the existing residential neighborhood which
contains mostly similarly sized lots and
homes.

Accessory structures

The proposed site plan for development shows the shed/pool equipment located within the
public utilities & drainage easement. Accessory structures may not encroach into the
easement, except with the written permission of the City and all utility companies having
rights to use the easement. Alternatively, the location of the shed will need to be modified

during permitting process.

Lighting

The original proposal for the redevelopment of the lots included site lighting. Basketball
court lighting has been removed from the proposal during the revision process, but in case
any site lighting is to be added at a later date, it would need to meet the requirements per

Sec. 17.609 of the Municipal Code.

Page 6 of 8
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Engineering / Stormwater Management

The proposed improvements add approximately 5,127 sf of new impervious area, therefore
DuPage County stormwater certification and post construction best management practices
(PCBMP) storage volume designed by an engineer will be required. The applicants are
proposing to install a rain garden along the south edge of the lots along Center Street as
their storm water management system. If approved, a note will need to be recorded on the
title to the property to ensure that the proposed stormwater system is maintained.

The full engineering review for the proposal shall be conducted during permitting process,
however the City engineer noted that the runoff from all proposed impervious surface shall
be conveyed to the proposed volume control (rain garden) area, via grading or underground
piping, prior to it discharging off-site per section 17.805.C.12 of the City Code. The volume
of storage provided shall be in accordance with the aforementioned City Code section.

There are two existing curb cuts along Center Street. No specific plans related to the curb
cuts have been provided, but it would need to be addressed if the project moves to
permitting.

Neighborhood Comment ‘
Notice was provided to adjacent property owners in accordance with Section 17.401.D of
the UDO. No comments have been received as of June 11, 2019.

Findings of Fact

The Community Development Commission may recommend denial of a Lot Consolidation if
it makes finding of the following standards. The standards are as follows (staff comments
italicized):

Subdivision Plat Standards

1. The design and layout of the subdivision does not conform to the provisions of this
chapter,;

The design and layout of the subdivision would create a double frontage lot which
would be incompatible with existing neighborhood. It would have a negative effect on
the character of residential street and curb appeal. The proposal creates a non-
uniform, poorly designed site, which does not align with a number of items listed as the
purse and intent of the UDO. The standard is met.

2. The applicant has not made adequate provision to install improvements required by
the community development commission or city council under authority of this chapter;

This standard is not applicable since public improvements have previously been
installed.

3. The final subdivision or development plan fails to comply with an approved preliminary

plat/plan;

Page 7 of 8
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This standard is not applicable as this petition is concurrently approving the concept,
preliminary, and final plat of subdivision.

4. The plat does not conform with the comprehensive plan, the official map, this chapter,
city ordinances, or established planning and development policies of the city;

While the plat conforms with the zoning map, it does not conform with the
Comprehensive Plan as it does not align with the future residential development
paftemn which calls for infill construction of larger homes on smaller lots while
maintaining the grid street network. The proposed redevelopment also affects the curb
appeal and pedestrian comfort by creating a double frontage lot, where the rear yard
of the subject property would be facing Center Street. The standard is met.

RECOMMENDATION

The Community Development Department finds that the request for a Lot Consolidation of
three lots into one recorded lot for residential use to accommodate construction of accessory
structures is not compatible with surrounding neighborhood, does not meets the
requirements in the Unified Development Ordinance and is not consistent with the City’s
Comprehensive Plan. Based on the above considerations, staff recommends that the
Community Development Commission make the following motion recommending denial of
this petition:

Based on the submitted petition and the testimony presented, the proposed Lot
Consolidation does meet the standards for denial, and is not consistent with the UDO and
Comprehensive Plan; and, therefore, | move that the Community Development
Commission adopt the findings of fact included within the staff memo as the findings of the
Community Development Commission, and recommend to the City Council denial of Case
No. 2019-CDC-02.

(Vote Yes to deny the lot consolidation; vote No to approve)

Page 8 of 8
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Applicant: Steven Rodriguez
Address: 140 Florina Ct. Exhibit A

Phone:

Wood Dale, IL 60191
773-671-5090

Project Summary/Narrative

The purpose of this application and drawing submission is for approval to combine 3 building lots that
are owned by Steven Rodriguez into 1 consolidated lot. The property surveys and deeds of the
properties that are to be combined are included with this submission. Existing and proposed yard
renovation plans are also included with this submission. The itemized lot coverage areas and
calculations are shown on the Existing Site Plan — $100 and the Proposed Site Plan — 5101. The existing
structure on 131-33 W Center St is condemned and the lot was overgrown with trees and weeds prior to
Mr. Rodriguez purchasing the property.

Response to UDO standards

a.

The design and layout of the subdivision does not conform to the provisions of the UDO.

-The proposed design and layout conforms with the provisions of the UDO, except for a rear
yard along W Center Street, which will need approval from the CDC or City Council.

The applicant has not made adequate provision to install improvements required by the
Community Development Commission or City Council under authority of the UDO.

-The plans are being submitted for review by the city council and provisions have been made to
conform with the UDO.

The Final Plat fails to comply with an approved Preliminary Plat.

-Not applicable. Preliminary Plat and Final Plat review were combined to one submission.

The Plat does not conform to the Comprehensive Plan, the Official Zoning Map, Article 1V of
Chapter 17 {UDO), City ordinances, or established planning policies of the City.

-The plat conforms to the Comprehensive Plan, the Official Zoning Map, Article IV of Chapter 17
(UDQ), City ordinances, and established planning policies of the City, except for a rear yard along
W Center Street, which will need approval from the CDC or City Council.
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ox7 2 BOUNDARY » TOPOGRAPHICAL « SUBDNVISIONS « ALTA/ACSM « CONDOMINIUMS » SITE PLANS « CONSTRUCTION « FEMA CERTIFICATES ¢

/ SCHOMIG LAND SURVEYORS, LTD. oo s iues tosz

SCHOMIG—SURVEY@SECGLOBAL.NET
WWW.LAND--SURVEY-NOW.COM

PLAT OF SURVEY PHONE: 708—352-1452

FAX: 708--352~1454
LOT 12 IN PARK PLACE OF WOOD DALE SUBDIVISION, BEING A SUBDIVISION IN THE SOUTHEAST 1/4 OF
SECTION 9, TOWNSHIP 40 NORTH, RANGE 11 EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO
THE PLAT THEREOF RECORDED JULY 8, 2005, AS DOCUMENT R2005-145410, IN DU PAGE COUNTY,
ILLINOIS.

COMMON ADDRESS: 140 FLORINA COURT, WOOD DALE

ExhibitB
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THE CUSTOMER LISTED BELOW PROVIDED THE LEGAL DESCRIPTION SHOWN
HEREON. WE DO NOT GUARAN’TEE THAT THIS IS THE CORRECT LEGAL
DESCRIPTION FOR THE TRANSACTION INTENDED.

STATE OF HLLINOIS LOT AREA: 13,151 SQUARE FEET.
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LISTED BELOW. (©) COPYRIGHT, ALL RIGHTS RESERVED. ANGULAR RELATIONSHIP OF LOT LINES.
SURVEY DATE: DECEMBER 18, 2018.
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MINIMUM ST FOR A BOUNDARY SURVEY.
BUILDING LOCATED: DECEMBER 19, 2018.
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Exhibit C

PLAT OF SURVEY

DESCRIBED AS :

PARCEL 1: THE EAST 60 FEET OF THE WEST 235 FEET AND THE EAST 17 FEET OF THE
WEST 251 FEET OF LOT 17 IN WOODDALE ACRES, A SUBDIVISION OF PART OF SECTION 9,
TOWNSHIP 40 NORTH, RANGE 11, EAST OF THE THIRD PRINCIPAL MERI DIAN, ACCORDING
TO THE PLAT THEREOF RECORDED ON DECEMBER 17, 1915 AS DOCUMENT 123286, IN
DUPAGE COUNTY, ILLINOIS,

PARCEL 2: THE EAST 100 FEET OF THE WEST 175 FEET OF LOT 17 IN WOODDALE ACRES, A
SUBDIVISION OF THAT PART OF SECTION 9, TOWNSHIP 40 NORTH, RANGE 11, EAST OF
THE THIRD PRINCIFAL MERIDIAN, ACCORDING TO THE PLAT THEREOF RECORDED ON
DECEMBER 17, 1915 A8 DOCUMENT 123296 IN DUPAGE COUNTY, ILLINOIS,
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Exhibit D

EXISTING LOT COVERAGE:

140 FLORINA €T,
-DRIVEWAY B WALK « 886 SQ.FT.

-2 STORY RESIDENCE - 2,720 SQ.FT.
-PATIO - 760 SQ.ET.

TOTAL LOT COVERAGE - 4,366 SQ.FT.

131-133 W/ CENTER 5T
-DRIVEWAY & WALK (YO BE DEMOUISHED) - 592 SQ.FT.

TOTAL LOT COVERAGE (TO 8€ DEMOLISHED) ~ 2:492 SQFT.

g cure X
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25

RODRIGUEZ YARD RENOVATION SCALE:

EXISTING SITE PLAN - 5100 : s 1" = 251"

APPLICANT: STEVEN RODRIGUEZ 1 INCH = 25 FEET

: 140 FLORINA CT.
FOPRESS \;go;obug, (I:ELINOIS 60191 DISE%%%Q%%%T%%{S

PHONE: 773-673-5090



Exhibit E

EXISTING LOT 131-33

EXISTING LOT 131-33

RODRIGUEZ YARD RENOVATION
EXISTING CONDITIONS

APPLICANT: STEVEN RODRIGUEZ
ADDRESS: 140 FLORINA CT,
WOOD DALE, ILLINOIS 60191 Packet Page 67

PHONE: 773-671-5090 EXISTING PROPERTY FENCE. NEW FENCE TO MATCH



CENTERLINE OF FLORINA COURT

Exhibit F

PROPOSED ADDITIONAL LOT COVERAGE:

140 RORINA CT.

-ADDITIONAL PATIO AREA - 200 SQT.
POOL - §00 SQ.FF,
-POOL DECK - 775 5Q.FT,

~SHED/POOL EQUIPMENT ~ 112 SQFT.
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