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2. Securing adequate light, pure air, and safety from fire and other dangers.
3. Conserving the taxable value of land and buildings throughout the village.
4. Dividing the entire village into districts and classifying, restricting, and
regulating therein the trades and industries and the location, construction,
reconstruction, alteration, and use of buildings, structures, and land, whether for
residence, business, manufacturing, or other specified uses.
5. Avoiding or lessening congestion in the public streets.
6. Preventing the overcrowding of land through regulating and limiting the height
and bulk of buildings hereafter erected as related to land area.
7. Establishing, regulating, and limiting the building or setback lines on or along
streets, alleys, traffic ways, drives, parkways, or property lines.
8. Regulating and limiting the intensity of the use of lot areas and regulating and
determining the area of open space within and surrounding such buildings.
9. Establishing standards to which buildings or structures therein shall conform.
10. Prohibiting uses, buildings or structures incompatible with the character of the
residence, business, or manufacturing districts.
11. Preventing additions to and alterations or remodeling of existing buildings or
structures in such a way as to avoid the restrictions and limitations imposed
hereunder.
12. Providing for the general elimination of those uses, buildings, and structures
which are incompatible with the character of the districts in which they are
made or located including, without being limited thereto: (There follows four (4)
sub-headings. Please refer to the zoning ordinance for further definition)
13. Providing for the acquisition, by purchase, condemnation, or otherwise, of any
buildings or structures which do not conform to the standards fixed by the
village.
14. Defining and limiting the powers and duties of the administrative offices and
bodies as provided herein.
15. Prescribing penalties for the violation of the provisions of the title or any
amendment hereto.
B. The zoning district regulations are designed to govern the erecting, enlarging,
reconstructing, moving, or structurally altering of each building or structure and
the use or change of use thereof or the use or change of uses of land in
accordance with the function and type pf physical development intended for a
specific zoning district as an integral part of the entire village.”
Zoning Analysis Methodology
The process for determining the reasonableness of the pending rezoning application is a
lengthy and complex process. This memo and other memos consider the entire zoning
submittal, relevant municipal ordinances, land use and zoning factors, analysis of
existing conditions, trend and character of development, nearby land use and zoning,
economic considerations, and other land use and zoning considerations. This analysis
also considers the Purpose and Intent of the Village’s zoning ordinance and the extent,
if any, to adversities that may be created from the proposed development.
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The Zoning Petition
The Applicant has submitted a very lengthy Application and it should be reviewed in its
entirety. The zoning Petition requests to exclude the Residential Parcel from the
planned development identified in Ordinance #95-57 (AN ORDINANCE REZONING
THE INDIAN LAKES RESORT TO RR, HOTEL-MOTEL, RESORT AND
RECREATIONAL DISTRICT WITH A PLANNED DEVELOPMENT SPECIAL
USE). In order to fully understand Ordinance #95-57 it should be read in its entirety.
The Ordinance refers to numerous exhibits. These exhibits provide historical
ordinances and Village meetings that pertain to the ultimate rezoning of the Subject
Property to the RR District. It is not appropriate to paraphrase Ordinance #95-57, but
generally the entire Subject Property, including the golf course, is zoned RR Special
Use PUD. The existing zoning is the starting point for determining the reasonableness
of the petitioner’s request for excluding the Residential Parcel (golf course) from the
RR Special Use PUD in Ordinance #95-57, and rezoning the Residential Parcel to R-2C
Special Use PD.
There is a long history concerning the development of the Subject Property beginning
with its development of a 36-hole golf course and single-family homes located along
the east and south sides of the golf course. This development dates back many years to
around 1964. It is essential to note that the land uses surrounding the Subject Property
have been well established for many decades, and the single-family homes to the east
and south were part of the original Branigar’s development.
The pending Zoning Petition states in part, the following:
“The UNDERSIGNED Petitioner, K. Hovanian T & C Homes at Illinois L.L.C. an
Illinois limited liability company (hereinafter “the petitioner”) respectfully
petitions the Village of Bloomingdale to: (i) approve a preliminary plat of
subdivision to subdivide the IL. Property (as defined below); (ii) exclude the
Residential Parcel from the planned development identified in Ordinance # 95-57;
(iii) rezone the Residential Parcel (as defined below) from RR PUD to R-2C
Single-Family Residence District; (iv) approve a Special Use for a Planned
Development and a preliminary site plan development plan and preliminary plat of
subdivision for the Residential Parcel; (v) approve an exception to reduce the
minimum lot width from sixty feet (60’) to fifty two feet (52’); (vi) approve a
subdivision exception to reduce the required right-of-way for minor streets from
sixty-six feet (66’) to fifty feet (50’); (vii) amend the planned development
identified in Ordinance # 95-57 and approve a tentative development plan and
uses for the Hotel/Commercial Parcel (as defined below);and (NOTE: Here the
Application asks for a tentative development site plan approval, versus a
preliminary PD development plan approval for the residential component.)
(viii) approve such other relief from the Village’s Municipal Code as may be
necessary to redevelop the IL Property (as defined below) as depicted on the
redevelopment plans submitted herewith pursuant to the appropriate provisions of
the Bloomingdale Village Code, as amended (hereinafter the “Code”) ….
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Existing Zoning of the Subject Property
This RR Hotel Motel Resort and Recreational District with a Special Use PUD is
currently imposed on the Subject Property. The district does not permit residential uses,
but rather a variety of resort and hotel uses. The permitted and special uses are located
in the zoning ordinance under Section 11-8-3. Due to the fact the existing zoning does
not permit residential uses, the Petitioner is requesting a rezoning of the Residential
Parcel to R-2C Single Family Residence District with a Special Use for a Planned
Development. The Application also requests a subdivision between the two parcels, and
thus each parcel may be developed independently with different underlying zoning.
One of the benefits of the existing zoning is that it covers the entire property and there
is currently a unity of the whole so that development of one area could be considered in
relationship to other areas of the PUD.
The Application requests the Village to amend Ordinance #95-57 and to approve a
tentative development plan and uses for the Hotel/Commercial Parcel. The entire
Subject Property is zoned RR Hotel-Motel Resort and Recreation District with a
Special Use approving a Planned Unit Development including the operation of a 36hole golf course. It is important to note that the Ordinance included development in
accordance with numerous documents. As of this writing we do not have copies of
these documents, but they would be desirable in order to understand the full extent of
the existing zoning. Any amendment will continue to keep the Hotel/Commercial
property with the same underlying zoning but will require a new Special Use
authorization as a Planned Development. However, some of the requested uses such as
retail and medical offices do not appear to be permitted under the existing district.
These uses would require Special Use authorization. The Petition asks for Tentative
Plan approval, and there is merit to the redevelopment of the Hotel/Commercial
property to the extent that such redevelopment will not adversely impact the local roads
and nearby properties. Supplemental information regarding the redevelopment is
needed in order to properly consider Tentative Plan approval. Information such as a
preliminary land plan and a traffic analysis would be beneficial. The traffic analysis
should also consider how the traffic from the Residential property will safely traverse
the commercial area and the impact to Schick Road and other access points along
Schick Road.
Nearby Zoning and Land Use
The analyses of nearby land use and zoning serves in part to evaluate the compatibility
of the proposed development with the land use and zoning of nearby properties. Such
an evaluation determines if the proposed development is reasonably compatible and if
any adverse impacts, including adverse economic impacts, may result from the
rezoning. With the exception of the Park Bloomingdale condominiums along the
western border of the Subject Property, the entire perimeter of the golf course is
surrounded by single family large lot residences and zoned accordingly. The land use
patterns surrounding the golf course are well established as low density large lot single
family homes. A field inspection and review of current aerial photographs serves as
evidence to support the existing single-family character of the nearby area surrounding
the golf course. The large lot single family homes on the east and south of the golf
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course present an established pattern of land use and zoning dating back to the time in
1964 when the Braniger Organization developed Indian Lakes. The Application, Page
7, confirms the coexistence of the golf course with the large lot single family homes
based on a pre-annexation agreement. The Application states: “It was originally
developed in 1964 by the Braniger Organization pursuant to a pre-annexation
agreement with the village of Bloomingdale. The annexation contemplated a thirty-six
(36)- hole golf course with single family homes around the south and east perimeter of
the course. Per the annexation, the golf course and surrounding homes were zoned R-1;
however, there is no evidence that the required “special use” for the golf course was
ever approved by the village.” The historical existence of the large lot single family
residences serves to define the trend and character of the nearby area to the Subject
Property. The fact that the golf course and single-family homes were zoned together at
the same time provides a planning rationale for the compatibility of the golf course with
the large lot single family residences.
The Application contains an Exhibit “Density Exhibit”. This exhibit presents minimum
lot sizes, but does not present the maximum lot sizes, or the sizes or the lot sizes
adjacent to the golf course.
Land Use and Zoning to the North
The area immediately north of the IL Property is Schick Road which is a transportation
land use. To the north of Schick Road are several residential uses that have various
housing types and zonings. The area north of Schick Road is developed with a diversity
of housing types. Generally, the two (2) developments north of the IL Property are the
Chateau Lorraine subdivision zoned Stratford PD with amendments, and Country Club
Estates zoned R-4 SP PUD.
If the IL Property is redeveloped with new commercial uses (restaurants and offices)
and higher traffic volumes, the Village traffic consultant should consider these
supplemental traffic volumes and safety issues to the residences to the north of Schick
Road. The northerly subdivisions will also be impacted by the traffic that will be
generated by the by the 535 single family homes that are proposed for the golf course
area. Schick Road is currently a heavily travelled road with an ADT (Average Daily
Traffic Volume) of 17,600 vehicles. It is my understanding the traffic implications of
the Petition will be evaluated by a traffic expert and thus are not included herein.
Land Use and Zoning to the East and South
The eastern boundary of the Subject Property is contiguous to Branigar’s single family
subdivisions and is zoned R-1 Single-Family Residence District. The R-1 District is the
2nd most restrictive district in the zoning ordinance requiring a minimum lot size of
18,000 square feet. The most restrictive district in terms of lot size is the ER-1 which
requires a minimum lot size of 40,000 square feet. Floor area ratio in the R-1 District is
limited to a FAR of 0.30, a very low FAR. The low FAR creates a lot with substantial
open space. For example, on a one-story home only 0.30% of the lot may be covered by
a residential structure including ancillary structures. The district also requires
substantial yards. The front yard requirement is 40 feet; the rear yard requirement is 50
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feet; the side yard requirement is 2 yards of not less than 20 feet, and neither side yard
less than 8 feet. The R-1 District is a low intensity residential district with estate type
homes that have existed for many years and create a well-defined trend and character of
development. The original Indian Lakes annexation contemplated a 36-hole golf course
with R-1 single family homes around the south and east perimeter of the golf course.
The interrelationship between the R-1 zoning and the golf course are indicative of the
planning rationale, and land use, and zoning compatibility between the R-1 single
family homes and the open space characteristics of the golf course. These zoning
patterns were established over 54 years ago, and any change to the golf course property
must be undertaken in a manner that will be consistent and compatible with the existing
nearby R-1 residential uses. The R-1 residences on the east and south sides of the
Subject Property that will be most impacted from the proposed redevelopment of the
golf course will be the homes located along Cardinal Drive and Meadowlark Road.
Other residences in the area that use Schick Road for ingress and egress will be
impacted by the additional traffic generated to Schick Road from the Subject Property.
The Application requests a rezoning of the Residential Parcel to R-2C, and approval of
a Special Use for a Planned Development, and preliminary site development plan and
preliminary plat approvals. The R-2C zoning district varies considerably from the R-1
district in terms of bulk regulations (lot size, FAR, setbacks, and density). There are
three (3) R-2 districts (R-2A, R-2B, R-2C), and the R-2C is the most intense in terms of
bulk requirements, lot size and FAR. The R2-A has a minimum lot size of 10,800
square feet with a FAR of 0.3; the R-2B has a minimum lot size of 9,000 square feet
with a FAR of 0.3; and the R-2C has a minimum lot size of 6,000 square feet with a
FAR of 0.5. It should be noted that the site plan submitted with the Petition does
provide for lots larger than 6,000 square feet. The site plan presents two typical lots that
are 7,440 square feet, 6,240 square feet, far below the 18,000 square foot requirements
and FAR requirements of the R-1 district. The following table compares the bulk
regulations of the R-1 Residential District with the R-2C Residential District.

BULK
REQUIREMENTS

R-1 SINGLE FAMILY
RESIDENTIAL
DISTRICT

LOT WIDTH
LOT SIZE

100 FEET
18,000 SF

R-2C
SINGLE
FAMILY
RESIDENCE
DISTRICT
60 FEET
6,000SF

FAR

0.30

0.50

FRONT YARD

40 FEET

20 FEET

REAR YARD

50 FEET

20 FEET
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2 YARDS: COMBINED:
WIDTH OF 20 FEET AND
NOT LESS THAN 8 FEET
PER YARD.

2 YARDS:
COMBINED
WIDTH OF
10 FEET
AND NOT
LESS THAN
5FT. PER
YARD

As the above table illustrates there is a significant difference in the bulk regulations of the R-1
District and the R-2C district proposed by the Applicant. There are other residential districts
available that could be compatible with the nearby uses and zoning, but the R-2C district is not
compatible given its land use intensity and the inadequacies of the site plan. A separate review of
the site plan is contained in Memo No.2.
Land Use and Zoning to the West
Los Lagos
Los Lagos is a small 11.82 parcel located south of Schick Road and along the west side of the IL
Property. It was approved in 1999 and contains ± 20 luxury single family homes. The property
was rezoned from RR Hotel-Motel Resort and Recreation District to R-2A Special Use PUD.
The R-2A district is the most restrictive district in the R-2 category, with a minimum lot size of
10,800 square feet. The Village granted variations for front, side and rear yards. The Applicant’s
proposed site plan illustrates two (2) large detention areas on the south and east of the Los Lagos
development and single-family small lot residences along the area south of Los Lagos. The
proposed site plan illustrates a continuous wetland south of Los Lagos east of Out Lot J, which is
a detention area and wetland. The collective size of Out Lot J is 10.18 acres, which is almost the
size of Los Lagos. It is recommended that the village carefully review the storm water detention
and wetlands and determine the impact, if any, on the Los Lagos subdivision. There also remains
the issue of which legal entity will maintain these large detention areas and wet lands, and the
availability of financial resources for such an undertaking. The site plan is not appropriately
dimensioned and contains no cross sections, so it is not possible at this time to understand the
relationship between the southerly homes in Los Lagos and the new proposed homes on the
Subject Property. The Application also fails to include a proposed grading plan. There is a need
for additional transitional land planning so as to not adversely impact the valuation of the
existing Los Lagos homes. A further analysis of the redevelopment of the IL Property is
necessary to determine what impact, if any, the redevelopment will have on the existing homes
in Los Lagos. Insufficient information is available at this time to make such an analysis. A
tentative site plan approval and subdivision cannot be properly evaluated without supplemental
information regarding the development of the IL Property, and its impact on existing and future
nearby uses especially in terms of traffic generation, hours of operation, night lighting and noise.
Bloomfield Club Residential Developments
There are several residential developments located along the west side of the golf course
component of the Petition. The area to the west is entirely residential and zoned accordingly. The
area is generally known as the Bloomfield Club and consists of approximately 5 master planned
units. Bloomfield Club Unit #4 is the most northerly single-family development and is located
south of Schick Road, west of Los Lagos and contiguous to the golf course. The lots in
Bloomfield Unit 4 vary in size and the lots fronting on the golf course and east of Wellington
900 North Shore Drive, Suite 205

Lake Bluff, Illinois 60044

(847) 604‐9600

7

ALLEN L .KRACOWER & ASSOCIATES, INC.

URBAN PLANNERS & REAL ESTATE CONSULTANTS

Drive are ± 11,000 square feet or larger. To the immediate south of Unit #4 is Bloomfield Club
Unit 3, a single-family cluster design development also contiguous to the golf course. The size of
the lots in the individual clusters adjacent to the golf course vary in size in context of their
location around the cul-de-sacs. The larger lots facing the golf course generally range in size
between 7,000-9,000 square feet. To the south of Unit #3 are the Park Bloomingdale
Condominiums. There are ± 9 multi-story structures. Only the end sides of three (3) structures
front the golf course. The Bloomingdale Park Condominium development is not in character
with the single-family character of the other Bloomfield Club Units that are contiguous to the
golf course. To the east of the Park Condominiums is the Southgate subdivision, a part of which
is located along the southern component of the golf course. The most southerly part of the
Southgate subdivision located along Meadowlark Drive, is not contiguous to the golf course, but
rather along the public park. The Southgate homes located contiguous to the golf course are
zoned R-1 and are ± 18,000 sq. ft. lots or larger with the exception of one (1) cul-de-sac. With
the exception of Park Condominiums, all of the developments have single family residences
contiguous to the golf course, and these homes will be impacted to some degree from the
redevelopment of the golf course property.
The proposed site plan includes a large 8.73-acre detention and wetland area along its western
border of the Subject Property that must be carefully evaluated so that during frequent major
storm events it does not adversely impact the nearby residences. This concern impacts all
detention areas proposed along the periphery of the golf course. The Application does not
contain sufficient information to describe the organization that will have the responsibility of
maintaining any of the detention and wetland areas. In a similar manner, the site plan proposes
narrow bands of open space between the proposed housing units and the existing housing units.
The Application does not define the organization that will be responsible for maintaining these
areas as well as the detention areas. It is doubtful that any level of government would assume this
responsibility. The site plan refers to a public trail system but does not define the size, or
construction type of the trail, or the responsible organization for maintaining the trail. Although
many of the issues pertaining to the cost of maintenance may be addressed, the site plan is
deficient and not compatible with nearby zoning and land use.
The site plan and proposed uses are out of character and will render adverse impacts to the
nearby areas. The Application seeks to bifurcate and subdivide the IL. Property from the
residential component. Although both components have different land uses, they should be
designed to function together as they share common boundaries and access routes to Schick
Road. The Petition pertaining to the IL. Property asks for subdivision approval and tentative plan
approval and provides information regarding the size and use of each parcel. The Exhibit listed
under Tab 6 of the Application is a map illustrating ±6 parcels. This map should be amended to
include the proposed uses and size of each development as described in the Petition. This
information should be helpful to a traffic engineer for the purpose of determining the future
traffic generation and the impact to Schick Road.
The Petition seeks to create two (2) separate PUDs. The Petition requests to exclude the
residential component from the existing RR zoning and to rezone the residential area to R-2C
Special Use PD, and the to amend the PD in Ordinance # 95-57 and approve a tentative plan for
the IL Property. There are ±6 commercial properties. Based on Exhibit #1 these parcels total 31.5
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acres. The parcels include the existing hotel, existing Shiraz restaurant, 2 new restaurants,
medical offices, convenience retail, and general offices. The RR District does not appear to be
permissive of medical offices or retail. Conservatively if all of the parcels are developed, they
could yield between 150,000 and ± 200,000 square feet of space. Obviously, there will be a
significant traffic impact to Schick Road in addition to all of the new traffic from the residential
component of the development. It is essential the traffic impact be evaluated by a traffic expert.
The requested rezoning will create two (2) separate planned developments without any method
by which the two (2) individual developments could be regulated in context of the unity of both
properties. Consideration should be given to creating one (1) planned development with different
underlying zoning districts in order to assure compatibility between the commercial and
residential uses. This is particularly important because all of the traffic from the residential
component must flow northerly through the Commercial IL Property to reach Schick Road. The
KLOA Traffic Study does not analyze the internal traffic functionality between the residential
and commercial components and fails to analyze emergency access conditions in the event
access to Schick Road is not available. The site plan provides for only one (1) “potential”
emergency access at the southern extremity of the property. The Application provides no
information regarding the design, or designation of the legal entity that will be responsible for
the maintenance of the “potential” emergency access. Experience suggests that emergency access
routes are often not properly maintained especially during winter conditions when they must be
plowed on regular basis. The KLOA study also fails to consider and justify the request to reduce
the right-of-way (ROW) from 66 feet to 50 feet. The KLOA study relies on 535 age restricted
homes but does not provide alternative traffic projections in the event the development is
converted to conventional family housing.
The Application does not address the Magellan pipeline that runs through the Subject Property
and the safety implications associated with that pipeline. Memo No. 9 analyzes the pipeline.
The proposed land uses as portrayed in the site plan are not reasonable and will render an
adverse impact to nearby areas and will not serve any public benefit. The land uses must be
considered in the manner in which they have been allocated on the site plan, and the site plan is
deficient in many respects and is analyzed in Memo No. 2.The following is a section from
Memo No. 2, Site Plan Review, and generally summarizes some of the deficiencies with the site
plan.
The residential component of the plan is excessively dense with too many housing units; lacks
adequate open space and recreational amenities; lacks a reasonable land use transition between
the existing predominately larger lot single family homes and the proposed higher intensity
development; lacks a central internal road collector street system; creates unnecessary narrow
ROW’s and lots widths; creates storm water management near existing homes; lacks adequate
emergency access; forces residential traffic through the IL Property (commercial areas);
destroys practically all high quality trees; fails to consider chemicals that may reside in the soil;
and fails to consider safety from the Magellan pipeline. The plan also makes no provision to
ensure that the development will remain a development for persons 55 and older. Consideration
should be given to revising the site plan and the proposed underlying zoning.
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variation in the width of the R.O.W. from 66 feet to 50 feet, and a reduction in lot width
from 60 feet to 52 feet, which further exacerbates the situation. There is no explanation
for the request of a reduction in the R.O.W. requirements
The road that crosses the Magellan pipeline will need approval from the pipeline
company and will have to be built to their specifications. The amount of required fill
above the pipeline needs to be considered as it could impact the gradient of the road on
both sides of the pipeline.
The limited means of ingress and egress will cause all traffic to flow through the
commercial road on the northerly parcel to Shick Road causing conflict with commercial
and residential uses. This is another reason for the internal design of a collector street.
The Petition requests that the commercial component and the residential component of
the development be bifurcated and rezoned to two (2) different zoning categories. The
total development including all site plans and development plans should be zoned under
one (1) master Planned Development.
There is a need to consider an “emergency access internal road plan” in the event that
Road A is blocked, and access is not available. It appears there is only one “potential
emergency access” located at the very southerly part of the development. Emergency
access routes are very desirable, but often the routes are not available during winter
conditions when they are not plowed thus precluding access for emergency vehicles. The
application does not contain any information about the design, width or maintenance of
the emergency access. Several means of ingress and egress are essential for a large
development of this size in order to protect public health, safety and welfare. The site
plan illustrates two (2) access points from Schick Road (Road O and Road A). Almost all
internal residential traffic will be forced to go through a commercial area. However, there
are 6 commercial properties excluding the hotel that may also use these roads. Based on
the Application’s Exhibit #1 these parcels total 31.5 acres. The commercial parcels
include the existing hotel, existing Shiraz restaurant, 2 new restaurants, medical offices,
convenience retail, and general offices. The RR District does not appear to be permissive
of medical offices or retail. Conservatively if all of the parcels are developed, they could
yield between 150,000 and ± 200,000 square feet of space. Obviously, there will be a
significant impact to Schick Road in addition to all of the new traffic from the residential
component. It is essential the traffic impact be evaluated by a traffic expert.
There are numerous areas along the exterior sides of the Subject Property where
detention areas and wetlands are proposed adjacent to or near to existing residential uses.
From a design perspective the location of these detentions areas creates some buffer from
the larger existing residences to the massing of hundreds of smaller residential lots.
However, there is no guarantee that the detention areas will be properly maintained, and
thus they could create flooding and maintenance problems for adjacent properties. The
Application does not designate any legal entity nor the financial resources of the entity to
maintain the detention areas, wetlands or public trails. Consideration should be given to
moving the storm water management systems internal to the development in order to
avoid additional adversity to nearby properties.
There are numerous design concepts for residential and other formats of development.
Regardless of the design format, it is necessary that the proposed development consider
the nearby land uses and zoning. The proposed site plan and proposed R-2C zoning is
not reasonable in context of nearby land use and zoning. For example, the zoning of the
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nearby land to the east and south is R-1 with a generic minimum lot size of 18,000 square
feet. The Petitioner has requested a rezoning to R-2C zoning district with an underlying
generic minimum lot size of 6,000 square feet (proposed lots are larger than 6,000 square
feet). The Applicant is requesting one of the most intense zoning single-family districts
next to one of the lowest intensity single-family zoning districts. Given the inadequacies
of the site plan and the proximity of the R-2C zoning to the R-1 zoning, the proposed R2C zoning and site plan are not compatible with the existing land use and zoning. Such a
plan and zoning would render an adverse economic impact to nearby areas without any
benefit to the public. The extent of such economic adversity should be evaluated by a
qualified appraiser or valuation expert.
10. The residential neighborhoods nearby the subject property were developed many years
ago, and the trend and character of the developed neighborhoods is well established. The
area surrounding the subject property cannot readjusted to become compatible with the
proposed redevelopment of the golf course, but rather the subject property must be
planned to be compatible with nearby land uses and zoning. The site plan and proposed
zoning for the subject property are adverse to the nearby area and serve no public benefit.
There is a hardship imposed on the public without any relative gain to the public.
11. In Memo No. 9 there is a discussion of the Magellan pipeline. There is no reference or
discussion of this pipeline in the Applicant’s zoning petition. The site plan does illustrate
hundreds of proposed homes in the area of the pipeline. There is no setback provision
from the pipeline in the event of a fire or explosion. If the pipeline is to be properly and
legally abandoned and never used again, the issue will not be significant. As long as there
is a potential use of the pipeline, there remains a safety issue that requires further
consideration and adjustment to the site plan. It would be best for the Village, the
Applicant and Magellan to develop a planning process to provide for a safe resolve of
this matter. (Please refer to Memo No. 9, Magellan Pipeline)
12. There is no guarantee that the proposed development will be absorbed by a population
base of persons 55 years of age and older. The market may or may not support this type
of housing. If the market fails to support a 55 and older population base, it is possible that
the developer may request to amend the Special Use PD to include family housing. Such
a change would significantly increase the population base, the amount of vehicular
traffic, the impact on the local and nearby streets, and the impacts on other local levels of
government such as the Village, the Park District, and school districts etc. This matter
could be resolved with deed restrictions or other legal means of restricting the
development to persons of 55 years of age and older. If the possibility exists of a
conversion to family type housing, the applicant should include various development
scenarios to illustrate the impacts from family housing versus 55 and older housing.
(Please review Memo No. 5 for a review of the Applicant’s market study)
13. The Petition contains a geotechnical report, but the report does not contain a chemical
analysis of the soil. The Subject Property has been used for a golf course for decades and
has been subject to applications of various chemicals including insecticides, fungicides
and other chemicals frequently used on golf courses. Since the site was used for an older
golf course and is proposed for residential use, a chemical analysis of the soils is
recommended. Residual chemicals may be exposed and subject to distribution by wind or
storm water wash off. This is a public health and safety issue that requires further
analysis.
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14. The Subject Property contains over ±1,000 high quality tress based on the Applicant’s
tree survey. The Application does not contain a tree preservation plan as required by the
zoning ordinance, and it is assumed most of the trees will be destroyed. The natural
resources of the Subject Property have been ignored and not included in the site design
process. (Please refer to Memo No.3, Analysis of the Tree Survey)
Summary
The residential component of the plan is excessively dense with too many housing units; lacks
adequate open space and recreational amenities; lacks a reasonable land use transition between
the existing predominately larger lot single family homes and the proposed higher intensity
development; lacks a central internal road collector street system; creates unnecessary narrow
ROW’s and lots widths; creates storm water management near existing homes; lacks adequate
emergency access; forces residential traffic through the IL Property (commercial areas); destroys
practically all high quality trees; fails to consider chemicals that may reside in the soil; and fails
to consider safety from the Magellan pipeline. The plan also makes no provision to ensure that
the development will remain a development for persons 55 and older. Consideration should be
given to revising the site plan and the proposed underlying zoning.
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as part of the land planning process. The requested reduction in R.O.W. will probably not leave
adequate room for new tree planting.
There are instances when trees need to be cleared in order to develop property, especially on
smaller properties, or in instances when the trees are diseased and cannot be saved. The Subject
Property, however, is a large property of 223 acres, and it offers numerous design alternatives
and methods for preserving the natural environment. The property contains over one thousand
trees most of which are mature and healthy, and from a landscape architectural perspective there
is no apparent reason to destroy so many trees and adversely impact the natural environment.
The tree survey and the proposed landscape plan should be considered in context with the other
elements of the land planning process. In this instant case, the land planning process has
inadequately considered the natural resource conditions. The destruction of so many trees
without cause renders a significant adverse impact to natural environment.
“By their very nature, trees and green space provide benefits and add value
to developments. The ability of trees to improve and maintain the quality of
water, soil, and air and to remove pollutants from the air is well known.
Trees also provide shade and help lower temperatures during hot weather.
Trees enrich people’s lives and beautify landscapes. Preserving trees has
positive effects on the image and attractiveness of developments and
enhances developers’ reputations and profits.
Preserving trees in developments increases a project’s attractiveness,
monetary value, and marketability by providing aesthetic and functional
values. Lots where trees are preserved can be sold more quickly and at
higher prices.
Research has shown that mature trees increase the worth of a property up to
12 percent. Developers who understand these values realize that it is in
their best interest to encourage the preservation of trees and green spaces.
Developers can take advantage of different opportunities when considering
the preservation of trees. Individual historic, landmark, and ornamental
trees are all good choices for preservation, as are native trees in groves and
woodlots. Opportunities differ from one development to another, but many
of the recommendations for preserving trees remain the same.
Various people, such as arborists, engineers, architects, planners, and
municipal officials, may become involved in preserving trees. Properly
preserving trees in development takes time, good design, communication,
and money. However, the results are worth the effort.”1
If the Applicant proposes to remove the majority or all trees, the zoning request will
need to comply with Chapter 16 of the Zoning ordinance titled “Tree Preservation”.
1

Penn State Extension, College of Agricultural Sciences, The Pennsylvania State University
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The applicant will need a Tree removal Permit. Reference should be made to Chapter
16 for further information. (Section 11-16-4-3). A Tree Preservation Plan is required
but the zoning application is void of such a plan. The Tree Preservation Requirements
states in part: “The Village has the right to require an individual lot owner or
developer to modify the prosed development as may be necessary to preserve existing,
mature trees that substantially contribute to the aesthetics of the area or provide
screening, shade, slope stabilization or wildlife habitat. Development modifications
that may be required include but are not limited to: (1) Reconfiguring the proposed
site plan including building location(s), street network, and /or parking layout; (2)
Reducing the intensity of development; (3) increasing the intensity of development on
that portion of a property that does not include trees identified for preservation….”
However, in this instant case no such areas are identified, as the site is
comprehensively covered with trees.
It is recommended that the Applicant redesign the site plan with consideration of the
natural environment and the other issues discussed in this series of memos.
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permits, and 77 multifamily permits were issued. Since 2010 only 12 permits were issued
for detached and attached single family.
4. Over the past 12 months there were 420 sales for attached and detached single family
homes. And 90 active listings. There is no reference to the age group that purchased the
420 homes. The study does not draw any comparison or conclusion between current
sales, housing types and the demand for age restricted housing.
5. The study defines ± 10 “amenitized communities” in the Chicago MSA, and the “annual
closings” between 2007 and 2017 (time frame of 10 years). It is important to recognize
that the cited communities are spread throughout various geographic areas including
Naperville, Elgin, Mundelein, Pingree Grove and Shorewood. Most of these communities
and housing developments are not comparable to the Village of Bloomingdale or the
Subject Property.
6. The proposed development of the Subject Property has very limited amenities in
comparison to other communities. The Executive Summary of the Application states that
the development will have a large 14,00 SF private clubhouse, with outdoor deck and
social spaces, outdoor pool. Tennis, bocce ball, pickle ball, and 2.7 miles of walking
paths. The developments that the study uses as comparisons offer far more amenities than
the Subject Property. For example:
The Carillon Club Naperville
906 homes “Active Lifestyle”.
Amenities: 3-hole golf course, outdoor pools, library, tennis courts, bocce ball courts,
indoor lap pool, and spa, gardening plots, club house, Sales 3.2/month.
Regency at Bowes Creek, Elgin
440 single family. Age restricted
Amentias: On site golf course and club house, fitness center, outdoor pool, tennis, and
bocce ball. Sales 1.3/month.
The Subject Property does not have any golf course, in contrast to the Carillon Club and
the Bowes Creek developments. The communities that contain golf courses have more
open space and contemporary design. These developments should not be used for
determining market need as they are not comparable. Some of the other developments
considered as comparable in the market study are not comparable, as they contain only 48
homes and 29 homes, and not 535 homes.
7. As described in the above (Item #6), the Carillon Club and the Bowes Creek
developments, have very limited annual sales. The Carillon Club is listed at 3.2 sales per
month or 38.4 per year. If the Subject Property consisting of 535 homes sold at this rate it
would take almost 14 years to sell all of the homes, certainly not a favorable absorption
rate. The Bowes Creek development is listed at 1.3 sales per month or 15.6 sales per year.
At this rate the Subject Property would take 34 years to sell out. This low level of
absorption raises a concern for a future rezoning request to convert the development to
family-oriented housing units.
8. An expert of market analysis should undertake a more detailed review of the Applicant’s
market study.
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The proposed development does not give adequate consideration to the large volumes of traffic
that will be generated from the commercial and residential properties. There is no emergency
routing of traffic from the residential property to Schick Road in the event of the closure of Road
A as depicted in the site plan. The only emergency access is listed as “potential emergency
access”, and there is no information pertaining to the design, safety, maintenance or financial
responsibility of the potential access. During winter snow conditions this access may not be
available.
The Application does not contain any information regarding the existing Magellan pipeline and
the public safety issues that may result from this pipeline. (Please see Memorandum No. 9)
The proposed detention areas need further analysis as frequent storm events may cause flooding
to nearby properties. The application does not provide sufficient information regarding the legal
entity responsible for the maintenance of the detention areas, trails, and linear open spaces.
Finding: Noncompliant
2. The special use will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purpose already permitted, nor substantially diminish and
impair property values within the neighborhood.
The proposed development consists of 535 residences massed on the property with limited open
space or visual relief. The Application does not contain an appraisal regarding the financial
impact of the proposed development on nearby properties. The site plan does not reasonably
consider the existing large lot single family homes that border the golf course property and does
not provide for a reasonable transition of land use. The plan is not reasonable in context of
nearby land use and zoning especially the R-1 zoned areas, as it proposes a substantially higher
density residential land use with greater FAR, lesser sized yards, and substantially smaller lots.
The deficiencies in the site plan will diminish and impair property values. The degree of such
impairment should be evaluated by a valuation expert such as a qualified appraiser.
Finding: Noncompliant
3.The establishment of the special use will not impede the normal and orderly development
and improvements of the surrounding property for uses permitted in the district.
The area surrounding the special use has been previously developed, and although the proposed
special use is inconsistent with the nearby land use and zoning, the special use should not impede
orderly development, as the areas have already been developed.
Finding: Compliant
4. Adequate utilities, access roads, drainage, or necessary facilities have been or will be
provided.
The adequacy of the utilities should be evaluated by a civil engineer. The access roads into and
through the Subject Property are considered inadequate. A large-scale development with 535
homes should have an internal collector street system rather than roads with only a 55-foot
substandard ROW. The location of the proposed detention areas is also problematic.
Finding: Noncompliant from a land planning perspective.
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5. Adequate measures have been or will be taken to provide ingress and egress so designed
as to minimize traffic congestion in the public streets.
All traffic from the IL Property (commercial) and the Residential Property will have ingress and
egress to Schick Road. The traffic study does not adequately consider how the residential traffic
will flow through the commercial area and does not consider emergency access in the event the
event access to Schick Road is blocked due to fire, explosion or other event. No information is
provided regarding the ownership or maintenance of the “potential” emergency access. The
traffic study assumes that the 535 homes will be perpetually age restricted and does not provide
alternative projections for family housing.
Finding: Noncompliant
6. The special use shall, in all other respects, conform to the applicable regulations of the
district in which it is located, except as such regulations, in each instance, be modified by
the president and board of trustees pursuant to the recommendations of the planning and
zoning commission.
In this instant case the Applicant is requesting not only a Special Use but also a rezoning from
the RR District to R-2C PD, and variations. The requested R-2C zoning is unreasonable.
Finding: Noncompliant.
7. The planning and zoning commission may recommend that there be, in part of the area
of a planned development and for the duration of such development, specified uses not
permitted by the use regulations of the district in which said development is located;
provided that the planning and zoning commission find that: (there then follows several
subheadings pertaining to modifications that may be granted under certain conditions)
In a similar manner to No. 6 above, the Applicant is requesting not only a Special Use but also a
rezoning from the RR District to R-2C PD, and variations. The uses proposed for the IL Property
should be further described in context of how the existing RR PD will be amended.
Finding: Not Compliant.
IL Property
The IL Property commonly referred to as the Hotel/Commercial Property proposes to amend
Ordinance 95-57. This was the ordinance that zoned the entire Subject Property for a HotelMotel use with a 36-hole golf course. The Petition also requests a Tentative Plan approval. This
part of the property will have to remain a Special Use Planned Development. At this time
inadequate information is available in terms of considering any amendment or Special Use. The
Application does not discuss the specific nature of the rezoning of the Commercial Property and
the new uses that will be introduced. This omission could easily be rectified.
(Please refer to Memo No. 1, Land use and Zoning)

900 North Shore Drive, Suite205

Lake Bluff, Illinois 60044

(847) 604-9600

3

ALLEN L. KRACOWER & ASSOCIATES, INC.

URBAN PLANNERS & REAL ESTATE CONSULTANTS

Subject Property and for such a significant land use change. The process of comprehensive
planning provides an opportunity at a public hearing for property owners to present their
opinions at an open forum. It is common that property owners seeking a significant zoning
change will also request a change or amendment to the Comprehensive Plan. The Petitioner has
not made such a request.
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event of a disaster. Lines of this nature are considered by PHMSA to be active unless they are
abandoned. The following is from PHMSA:
PHMSA regulations do not recognize an “idle” status for hazardous liquid or gas pipelines. The
regulations consider pipelines to be either active and fully subject to all relevant parts of the
safety regulations or abandoned. The process for and requirements for pipeline abandonment
are captured in§§ 192.727 and 195.402(10) for gas and hazardous liquid pipelines respectively.
These requirements include purging all combustibles and sealing any facilities left……….
PHMSA regulations define the term “abandoned” to mean removed from service§192.3)
The subject of liquid pipeline safety is a complex issue that requires considerable analysis as it
pertains to public health safety and the welfare of hundreds of new homes proposed by the
developer. I am attaching several documents that pertain to this subject and I am certain that with
further research, additional information will be available. PIPA recommends that planning areas
be established to enhance safety when new land use and property development is planned near
transmission pipelines. “For hazardous liquid pipelines, also absent site-specific information, it
is suggested that a standard area planning distance in a range of 660‘to 1,000’ be considered”.
If the pipeline is abandoned in accordance with law, then the issues pertaining to planning area
distances may be appropriately reduced.
PIPA recommends the use of consultant zones to provide a mechanism to initiate a dialogue
between property developers and operators of transmission pipelines when new land uses, and
property developments are being planned. PIPA states. “Optimally, the consultation zone
distance should be measured from the transmission pipeline centerline and should be based on
specific pipeline characteristics and local conditions. This dialogue will serve to: (1) protect the
transmission pipeline by promoting adequate consideration of the potential safety impacts of the
proposed land use or property development on the pipeline; and (2) raise awareness of potential
safety impacts of the transmission pipeline on the proposed land use or development so they can
be taken into account during planning and design.”
The site plan submitted by the developer generally designates the location of the pipeline, but I
have not been able to find any information about the pipeline in the submittal documents, and it
does not appear that the plan makes any provision for planning areas or setbacks from the
pipeline. If the pipeline is not properly abandoned by law, then it will be necessary to develop
planning areas and setbacks to protect future residents. The site plan also has a road that crosses
the pipeline, but I have been unable to find any construction details or any approvals from
Magellan, or any other governmental regulatory agencies regarding the proposed road crossing. I
am attaching Magellan’s General Encroachment Requirements.
Public health and safety are paramount in land use planning and in the administration of the
Village’s zoning ordinance. The developer has retained numerous consultants to assist them with
the preparation of their zoning submittal, so it is unusual that information pertaining to pipeline
planning and pipeline safety have not been made available as part of the request for rezoning. If
the applicant has submitted pipeline information, or if I have overlooked any applicable
information in the zoning application, please advise me, and I will consider it.
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I may be receiving additional information from Magellan and in that event, I will forward it to
you. I will also forward the documents mentioned herein to you under separate cover.
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