
 

PLAN COMMISSION AGENDA ITEM EXECUTIVE SUMMARY 

Project Title/Address: 1001 N. 5th Ave.  

City Staff: 

 

Ellen Johnson, Planner 

PUBLIC HEARING 

8/4/20 
X 

MEETING 

8/4/20 
X 

APPLICATIONS:  Zoning Map Amendment   

ATTACHMENTS AND SUPPORTING DOCUMENTS:  

Staff Report Application  

Letter from Neighboring Property Owner  

SUMMARY: 

The public hearing for this item was opened on July 7. At the hearing, concerns were expressed by the property 

owners to the north and west. The hearing was continued to July 21 to allow time for discussions with the 

neighbors.  

 

On July 21, the hearing was continued to August 4 at the request of the applicant to allow additional time for 

discussions with the neighboring property owners.  

 

No new information has been submitted by the applicant as of Friday.  

 

It is important to note that IF there are any development restrictions for the vacant parcel agreed upon by the 

applicant and the property owner(s), such as setbacks in excess of the zoning requirement, these restrictions 

cannot be approved as a condition of approval of the Map Amendment since there is no plan approved with the 

Map Amendment. Any restrictions would need to be document on either a Plat of Subdivision or some sort of 

easement agreement/restrictive covenant recorded with Kane County in connection to the property.  

 

A Plat of Subdivision would need to be reviewed by the Plan Commission, Planning & Development Committee, 

and approved by City Council concurrently with the Map Amendment. An easement agreement/restrictive 

covenant would need to be provided for P&D Committee’s information and recorded prior to City Council 

approval of the Map Amendment. 

 

The summary below and attached Staff Report remain unchanged from the July 7th meeting.  

_______________________________________________ 

 

The subject property is located at the northwest corner of N. 5th and Delnor Avenues. The property is comprised 

of two parcels:  

• Parcel 1: 11,435 sf – Vacant land fronting Delnor Ave.  

• Parcel 2: 15,796 sf – Contains a single-family home constructed in 1925. 

 

The parcels are zoned RS-1 Low-Density Suburban Single-Family Residential (18,000 sf min. lot size).  

 

Jeffrey Johnson, applicant, is seeking approval of a Zoning Map Amendment to rezone the property to the RS-2 

Suburban Single-Family Residential District (11,000 sf minimum lot size).  

 

The applicant intends to rehab the existing home on Parcel 2 and make available Parcel 1 for construction of a 

single-family home. Parcel 1 is not a buildable lot under the existing RS-1 zoning due to its lot size. Rezoning to 

the RS-2 district would enable development of a home on Parcel 1, and would also bring Parcel 2 into 

compliance with zoning standards.  

 

The Comprehensive Plan land use designation for the property is Single-Family Detached Residential. 

 

Continued on next page 



SUGGESTED ACTION: 

Conduct the public hearing on the Zoning Map Amendment and close if all the testimony has been taken.   

 

The Plan Commission may vote on this item should the Commission feel that they have enough 

information to make a recommendation.  

 

Staff has found the application materials to be complete. 

INFO / PROCEDURE – ZONING MAP AMENDMENT APPLICATIONS: 

• Revision to the zoning map to change the zoning district of a specific property.  

• Public hearing is required, with a mailed notice to surrounding property owners. 

• All findings need not be in the affirmative to recommend approval – recommendation based on the 

preponderance of evidence. 

 



 

 

 

 

 

 

 

 

 

Staff Report 
 

TO:  Chairman Todd Wallace 

  And Members of the Plan Commission 

 

FROM: Ellen Johnson, Planner 

 

RE:  1001 N 5th Ave. – Zoning Map Amendment  

 

DATE:  July 2, 2020 

_____________________________________________________________________________ 
    

I. APPLICATION INFORMATION: 

Project Name: 1001 N 5th Ave.  

Applicant:  Jeffrey Johnson   

Purpose:  Rezone property to the RS-2 District  

 

 
General Information: 

Site Information 

Location Northwest corner of N 5th Ave. and Delnor Ave.  

Acres 27,231 sf (two parcels)  

 

Applications: Zoning Map Amendment  

Applicable     

City Code 

Sections 

Ch. 17.12 Residential Districts 

 

Existing Conditions 

Land Use Residential (single-family dwelling)  

Zoning RS-1 Low Density Suburban Single-Family Residential  

 

Zoning Summary 

North RS-1 Low Density Suburban Single-Family 

Residential 

Single-Family homes 

East RS-1 Low Density Suburban Single-Family 

Residential 

Single-Family homes 

South RM-2 Medium Density Multi-Family 

Residential  

River Glen Assisted Living 

(formerly Delnor Glen)  

West RS-1 Low Density Suburban Single-Family 

Residential 

Single-Family homes 

 

Comprehensive Plan Designation 

Single-Family Detached Residential  

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 
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Aerial  

 
 

Zoning 
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II. OVERVIEW 

 

A. BACKGROUND 

 

The subject property is located at the northwest corner of N. 5th and Delnor Avenues. The 

property is comprised of two parcels:  

• Parcel 1: 11,435 sf – Vacant land fronting Delnor Ave.  

• Parcel 2: 15,796 sf – Contains a single-family home constructed in 1925 at the corner 

of N 5th and Delnor Avenues, fronting on N 5th Ave.   

 

The parcels are zoned RS-1 Low-Density Suburban Single-Family Residential. The minimum 

required lot size in the RS-1 district is 18,000 sf.  

 

B. PROPOSAL 

 

Jeffrey Johnson, applicant, is seeking approval of a Zoning Map Amendment to rezone the 

property to the RS-2 Suburban Single-Family Residential District (11,000 sf minimum 

required lot size).  

 

The applicant is under contract to purchase the property. He plans to rehab the existing home 

on Parcel 2 and make available Parcel 1 for construction of a single-family home. Parcel 1 is 

not a buildable lot under the existing RS-1 zoning due to its lot size. Rezoning to the RS-2 

district would enable development of a home on Parcel 1, and would also bring Parcel 2 into 

compliance with zoning standards.  

 

A plat of survey has been submitted which shows a potential building footprint on Parcel 1.  

 

III. ANALYSIS 

 

A. COMPREHENSIVE PLAN 

 

The Land Use Plan adopted as 

part of the 2013 

Comprehensive Plan identifies 

the subject property and 

surrounding neighborhood to 

the north, east, and west as 

Single-Family Detached 

Residential.  

 

The proposed rezoning would 

retain the intended single-

family land use.  

 

 

B. ZONING 
 

Existing Zoning:  

 

The subject property is zoned RS-1 Low Density Suburban Single-Family Residential. The 

RS-1 district is described in the Zoning Ordinance is as follows:  

The purpose of the RS-1 district is to accommodate low density single-family residential 

development in the City. The minimum lot size in this district is 18,000 sf.   
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RS-1 zoning is interspersed throughout the City, encompassing subdivisions including part of 

Aintree, Royal Fox, The Timbers, Redgate, and The Reserve, platted in the 1970s-2000s. RS-

1 zoning also covers the neighborhood north of the subject property, most of which was 

platted in the 1950s.  

Proposed Zoning: 

Proposed zoning of the subject property is RS-2 Suburban Single-Family Residential. The 

RS-2 district is described in the Zoning Ordinance is as follows:  

The purpose of the RS-2 district is to accommodate low to medium density single-family 

residential development in the City. This district primarily consists of post-World War II 

residential neighborhoods that have a suburban character. The minimum lot size in this 

district is 11,000 sf.  

RS-2 zoning exists predominately on the northeast side of town. Parts of Royal Fox, Majestic 

Oaks, Kingswood, and Charlemagne are zoned RS-2, as well as Hunt Club and Surrey Hill. 

These subdivisions were platted in the 1960s-1990s.  

Surrounding Zoning: 

The subject property sits on the south end of a neighborhood zoned RS-1; adjacent properties 

to the north, east and west have this zoning. The River Glen Assisted Living facility directly 

south is zoned RM-1 (mixed residential). To the southeast, St. Charles Episcopal Church is 

zoned OR (office/research).   

While the single-family properties north, east and west of the subject property are zoned 

RS-1, a number of these parcels, particularly those fronting N. 5th Ave., do not meet the 

minimum lot size in the RS-1 district (18,000 sf), similar to the subject property. These 

parcels would meet the RS-2 lot size requirement (11,000 sf). The aerial image below shows 

conforming (green) vs. non-conforming (red) lots in the blocks adjacent to the subject 

property. The presence of these undersized parcels in the vicinity provides a precedent for 

single-family homes constructed on lots smaller than 18,000 sf.  
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Bulk Standards: 

 

The table below lists the bulk standards applicable to the RS-1 (current zoning) and RS-2 

(proposed zoning) districts compared to Parcels 1 and 2. A plat of survey depicting a 

conceptual building footprint has been provided by the applicant as an example of what could 

be constructed on the lot if rezoned to the RS-2 district. The lot dimensions of Parcel 1 and 

the potential building footprint meet the bulk standards of the RS-2 district.  

 

The existing lot dimensions and house on Parcel 2 are non-conforming to the lot area, lot 

width, exterior side yard, and rear yard standards of the current RS-1 zoning. Rezoning to the 

RS-2 district would bring this parcel into zoning compliance.  

 

 
Current Zoning:         

RS-1 District 

Proposed Zoning:  

RS-2 District    

Parcel 1   

(new house) 

Parcel 2  

(existing house) 

Min. Lot Area 18,000 sf 11,000 sf 11,435 sf 15,796 sf 

Min. Lot Width 100 ft. 80 ft. 90 ft. 94 ft. 

Max. Building 

Coverage 
20% 25% Approx. 16% 10% 

Max. Building 

Height 

35 ft. / 2 stories, 

whichever is less 

35 ft. / 2 stories, 

whichever is less 
TBD 2 stories 

Min. Front Yard 40 ft.  30 ft.  40 ft. 57.8 ft. 

Min. Exterior 

Side Yard 
40 ft.  30 ft. N/A 36.6 ft. 

Min. Interior 

Side Yard 
10 ft. 

Combined width of 

16 ft., neither less 

than 6 ft. 

20 ft. 41.5 ft. 

Min. Rear Yard  50 ft.  40 ft. 40 ft. 45 ft. 

 

C. SUBDIVISION 

 

Staff has determined that a Plat of Subdivision will not be required to allow a house to be 

constructed on Parcel 1. Section 16.02.020 states the following:  

 

Lots of Record that were lawfully conveyed prior to September 17, 2012 that meet the 

minimum lot width and area requirements of the applicable zoning district in which it is 

located shall be considered valid lots for the purposes of this title.  

 

The two subject parcels were conveyed separately, to the same party (the current property 

owner), in 2008. Should the Map Amendment be approved, the parcels will meet the 

minimum lot width and lot area requirements, therefore meeting the standards to be 

considered valid lots. As valid lots, subdivision would not be required.  

 

IV. SUGGESTED ACTION 

 

Conduct the public hearing on the Zoning Map Amendment and close if all the testimony has 

been taken.   

 

The Plan Commission may vote on this item should the Commission feel that they have enough 

information to make a recommendation.  
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Staff has found the application materials to be complete. The applicant has submitted Findings of 

Fact with the application.  

V. ATTACHMENTS

• Application for Zoning Map Amendment; received 5/14/2020

• Plat of Survey (showing potential building footprint on Parcel 1) 




























