MEETING NOTICE
AGENDA
VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION
October 16, 2019
The Planning and Zoning Commission of the Village of Hoffman Estates will hold a meeting in the Helen
Wozniak Council Chambers of the Municipal Building, 1900 Hassell Road, Hoffman Estates, Illinois, at
7:00 p.m., Wednesday, October 16, 2019.
1. Call to Order/Roll Call
2. Approval of Minutes
August 7, 2019
3. Chairperson’s Report
4. Old Business
5. New Business
PUBLIC HEARING – Approval of a request by Fountain Crossing Development LLC (Applicant)
and Lakewood Barrington LLC (Owner) to consider a Map Amendment (Rezoning) from B-2,
Community Business to M-2, Manufacturing District in accordance with Section 9-1-17 of the
Municipal Code.

6. Staff Report
7. Adjournment

The next regular Planning and Zoning Commission meeting is scheduled for Wednesday, November 6,
2019 at 7:00 p.m.

The Village of Hoffman Estates complies with the Americans with Disability Act (ADA). For accessibility assistance, please call the ADA coordinator at 847/882-9100.

VILLAGE OF HOFFMAN ESTATES
PLANNING AND ZONING COMMISSION
STAFF REPORT
PROJECT NO.: 2019051P

PROJECT NAME: Fountain Crossing Lot 7b

PROJECT ADDRESS/LOCATION: Fountain Crossing Shopping Center (NEC Barrington Rd. & Lakewood Blvd.)

PUBLIC HEARING
YES

REZONING

MASTER SIGN PLAN

CONCEPTUAL SITE PLAN
MEETING DATE: OCTOBER 16, 2019

NO

SPECIAL USE

VARIATION

PRELIMINARY & FINAL PLAT
STAFF ASSIGNED: JIM DONAHUE

REQUESTED MOTIONS
Request by Fountain Crossing Development LLC (Applicant) and Lakewood Barrington LLC (Owner) to
consider a Map Amendment (Rezoning) from B-2, Community Business to M-2, Manufacturing District in
accordance with Section 9-1-17 of the Municipal Code.
INCLUDES RECOMMENDED CONDITIONS
YES

ACRES: 15 (APPROXIMATE)
ADJACENT
PROPERTIES:

PIN:

NO

EXISTING ZONING DISTRICT: B-2, Community Business
PROPOSED ZONING DISTRICT: M-2, Manufacturing District

NORTH: Farmland, South Barrington

SOUTH: Vacant Commercial, Zoned B-2

EAST: Vacant, Zoned M-2

WEST: Commercial; Zoned B-2

01-36-102-010-0000

BACKGROUND
The subject property was previously zoned M-2 until it was rezoned to B-2 in 2000 in anticipation of a
commercial development called Fountain Crossing Shopping Center. The full commercial development
never occurred as only two (2) mixed-use retail buildings that accommodate several small tenants (jeweler,
cleaners, restaurants, etc.) was built along with a separate free-standing restaurant (Jersey’s Pizza & Grill)
as well as Core Orthopedics (originally La Strada restaurant). The anticipated Meijer store on the lot south
of the subject property as well as the smaller big box retail that was expected on the subject site never
materialized.
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Meeting Date: October 16, 2019

The property immediately east of this site is a 53 acre site that is zoned M-2 and was before the Planning,
Building & Zoning Committee on May 13, 2019 for a Courtesy Review for an office/industrial business
subdivision featuring speculative buildings ranging from 121,000 to 225,000 square feet. ON June 10, 2019;
the Village approved a 6B property tax incentive and development agreement for the project. Based on these
approvals, the petitioners are moving forward with site plan development for that site.
The subject property appeared before the Planning, Building & Zoning Committee on July 8, 2019 for a
Courtesy Review for a proposed office/manufacturing facility that would likely build on the site. A copy of the
Courtesy Review information has been included in the packet. The petitioner is requesting rezoning in
advance of site plan review to help better market the site to the potential tenant.
REZONING
In considering a Map Amendment (Rezoning), the Planning & Zoning Commission shall only recommend
approval of a request if it finds that the request for the Map Amendment (Rezoning) is in the public interest
and is not solely in the interest or benefit of the applicant. The Planning & Zoning Commission shall
specifically consider the following code section when evaluating the requests and evidence provided by the
applicant and/or other members of the public. Section 9-1-17-E-2 of the Municipal Code states:
Where the purpose and effect of the proposed amendment is to change the zoning classification of a
particular property, the Planning and Zoning Commission, shall make findings based upon the evidence
presented to it in each specific case with respect to the following:
a. Existing uses of property within the general area of the property in question;
b. The zoning classification of property within the general area of the property in question;
c. The suitability of the property in question for the uses permitted under the existing zoning
classification;
d. The trend of development, if any, in the general area of the property in question, including changes,
if any, which may have taken place since the day the property in question was placed in its present
zoning classification.
The petitioner has addressed the standards in his application.
The proposed M-2 Zoning is compatible with the M-2 Zoning for the properties adjacent to the east and the
Siemens and Claire’s properties immediately south of the Fountain Crossing Subdivision. The Village’s 2007
Comprehensive Plan designated the subject property as commercial on the Future Land Use Map, however;
the designation was made primarily to reflect the planned use of the properties (i.e. Meijer); which will likely
not come to fruition.
It is appropriate to consider if the Map Amendment (Rezoning) of the subject property from commercial to
manufacturing is suitable when conditions have changed since the adoption of the 2007 Comprehensive
Plan. The Map Amendment (Rezoning) of the subject properties to a manufacturing zoning would not be
considered inconsistent with the Comprehensive Plan, if the Village determines that the standards in Section
9-1-17-E-2 of the Municipal Code are met. The request to rezone the subject properties from B-2, Community
Business, to M-2, Manufacturing District meets the technical criteria for a Map Amendment (Rezoning).
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Ultimately, if the rezoning is approved, the petitioner will need to go through the Planning & Zoning
Commission and Village Board process. If this particular tenant does not end up building on this site, the
parcel would still be appropriate to market for other manufacturing developments.
MOTION
Approval of request by Fountain Crossing Development LLC (Applicant) and Lakewood Barrington LLC
(Owner) to consider a Map Amendment (Rezoning) from B-2, Community Business to M-2,
Manufacturing District in accordance with Section 9-1-17 of the Municipal Code
Attachments:

General Application
Rezoning Addendum
ALTA Survey
Courtesy Review Packet
Legal Notice Publication
Aerial Location Map
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Village of Hoffman Estates
Planning and Zoning Commission
Rezoning/Map Addendum
Prepared September 3, 2019
1. Existing uses of property within general area of property in question:
Fountain Crossing has two (2) mixed-use retail buildings within the park that accommodate
several small tenants (jeweler, cleaners, etc.) and a restaurant. There is also a separate freestanding restaurant (Jersey’s Pizza & Grill) as well as Core Orthopedics’, a medical office facility.
The balance of the land in the park, consisting of 3 vacant out-lots, a vacant 20.6 acre Meijerowned parcel and the subject 14.93 acre parcel, is in development ready condition.
Adjacent and to the east of Fountain Crossing is a 53 acre vacant parcel that is being planned as
the Hoffman Technology Park. This is a high-end 3 spec building industrial development. To the
south of Fountain Crossing is an office/warehouse facility operated by Siemens Healthcare and
an office/distribution center operated by Claire’s. To the southeast of the property is the
former AT&T campus which is being redeveloped into Bell Work into a new mixed-use
“Metroburb”. Adjacent to Bell Works is an industrial park known as Huntington 90 which has
attracted very similar high-end industrial buildings with production, showroom, office and
warehousing uses.
A re-zoning of the subject property would complement the area by allowing similar high-quality
corporate uses and bringing further development to the area. This development would create
new jobs and bring more customers to utilize the existing merchants in the area. The re-zoning
would also be very compatible with the new Hoffman Technology Park and enhance the
exposure/visibility because this site will act as an extension of it. This new life to the area
should also act as a catalyst to spur the development of the remaining out-lots within the
development.
2. The zoning classification of property within the general area of the property in question:
All of the Property in Fountain Crossing is zoned B-2 (Community Business District). The 53-acre
parcel adjacent and immediately east of the subject property is zoned M-2 (known as Hoffman
Technology Park). The property to the south (Siemens, Fanuc and Claire’s) is also zoned M-2
and the Huntington 90 Corporate Park fronting on the Tollway is zoned O-3 Office. Huntington
90 is home to Trumpf, Bystronic, DMG/Mori Seiki, NSK America and Big Kaiser. The new Bell
Works property is zoned CMU Commercial Mixed Use, allowing for commercial, office,
residential and other supporting uses as approved by the Village.
The proposed M-2 zoning will thus match the adjacent business park being under development
and create a continuous “master planned” feel for this area. It is expected that the shared
access and infrastructure will benefit both parcels and best position the rest of the vacant land
for future development.

3. The suitability of the property in question for the uses permitted under the existing zoning
classification:
The property is currently zoned B-2 which supports retail development. When the property was
re-zoned from M-2 to B-2 back in December of 2000, the market was considerably different and
there was projected support for retail development. After acquiring the adjacent property,
Meijer completed a study which indicated that the area would not support the store and,
therefore, development was postponed indefinitely. This pullback led to the failure of the
subject property and it too has sat vacant since getting rezoned to B-2 nearly 19 years ago.
Based upon the current state of the retail/commercial market and the demographics in the
surrounding area, we do not believe that the current zoning offers suitable permitted uses to
garner any market interest or support.
The I-90 corridor and Northwest Suburban Submarkets have experienced a tremendous
resurgence in industrial-related development, primarily from higher-end corporate users with
strong office, research, showroom and technology components to support their storage/
distribution requirements. The Fountain Crossing development is situated very close to the
brand new 4-way interchange providing excellent expressway access and close proximity to
O’Hare Airport. The area is also supported by excellent amenities, a diversified labor base and a
safe community. These factors, supported by a re-rezoning will enable a developer to attract
quality corporate users, with operations similar to and complimentary to those in the nearby
business parks such as Huntington 90.
4.) The trend of development, if any, in the general area of the property in question, including
changes, if any, which may have taken place since the day the property in question was placed
in its present zoning classification:
The general area has primarily experienced growth through the development of high image
industrial, manufacturing and technology companies such as Bystronic, DMG Mori Seki, Trumpf
and NSK. We expect these types of uses to comprise the majority of corporate user demand
well into the future due to a number of factors. Specifically, these types of users like to be
located near each other enabling each to compete better. They are also driven by the proximity
to O’Hare International Airport with convenient access along I-90 and the abundant labor base
in the area. User demand in this segment of the market is projected to remain robust into the
future.
Perhaps most notably, Somerset’s Bell Works Metroburb will offer an entirely new concept
creating an urban mixed-use experience within a suburban location. This project’s amenities,
and retail components should greatly enhance user demand in the existing office space as this
concept is unlike any in the metropolitan Chicago area. New users and employees will be drawn
to the area and this project is anticipated to meet the new demand in these market segments.

Stand-alone retail development has been curtailed due to the dramatic change in consumer
buying habits from purchasing goods at physical retail locations to online shopping. This
massive shift in consumer buying habits has had a profound negative effect on the bricks and
mortar retailers. Over the last several years alone, many retailers such as HH Gregg, Toys R Us,
Plunkett Furniture, Sears, Kmart, Sports Authority, Bon-Ton and Mattress Firm have filed for
bankruptcy and closed numerous physical stores. With e-commerce sales to continue to
become a higher percentage of actual retail sales (currently 10% but projected to be 15% by
2025), it is highly anticipated that the market will endure many more store closings which will
create vacancy, drive pricing lower and further reduce the probability of new ground-up retail
development.
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