
Individuals with a disability requiring a reasonable accommodation in order to participate in any meeting 
should contact the Village of Brookfield (708) 485-7344 prior to the meeting.  Wheelchair access may be 
granted through the front (South) entrance of the Village Hall. 
 

 

 

 

 

 

 

 
 
 
 
 

REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION 
 

AGENDA 
 

September 24th, 2020 - 7:00 P.M. 
 

Edward Barcal Hall - 8820 Brookfield Avenue 
Brookfield, IL 60513 

 

 
I. Call to Order 

 
II. Roll Call 

 
III. Public Hearings 

PZC Case 20-10 – Sign Variance for Johnson-Nosek Funeral Home at 3841-47 Prairie 

 
IV. New Business 

Approval of Minutes  
 
V. Old Business 

PZC Case 20-08 – Curb Cut Text Amendment (Continued to October 22nd meeting) 
 

VI. Staff Update 
 

VII. Next Meeting  
October 22nd, 2020 
 

VIII. Public Comment  
 

IX. Adjournment  
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VILLAGE OF BROOKFIELD 
BROOKFIELD, ILLINOIS 60513 

 
JOURNAL OF THE PROCEEDINGS OF THE 
PLANNING AND ZONING COMMISSION 

 
HELD ON THURSDAY, JULY 23rd, 2020 

IN THE BROOKFIELD VILLAGE HALL 
 
 
 
MEMBERS PRESENT:  Chairman:  Charles Grund; Commissioners: Jennifer Hendricks, Todd Svoboda, Mark 

Weber, Chris Straka, Patrick Benjamin;  
 
ALSO PRESENT:  Elyse Vukelich, Village Planner; Nicole Gilhooley, Village Trustee;  
 
On Thursday, July 23rd, 2020, Chairman Grund called the meeting of the Planning and Zoning Commission to order at 
approximately 7:00 P.M.  Chairman Grund conducted the roll call. 
 
Public Hearings  
 
PZC Case 20-09 – Variance for 3310 Prairie Avenue 
 
Motion to open the public hearing by Commissioner Straka, seconded by Commissioner Svoboda. The motion carried 6-
0. 
 
Village Planner Elyse Vukelich gave a presentation on the proposed variance. She explained that the applicant is 
requesting a variance to increase the maximum building coverage from 30% to 32% in order to build an addition to the 
existing single family home. The purpose of the addition is to make the home accessible for a motorized wheelchair. A 
new sidewalk, ramp and deck will also be installed. The property will not require stormwater storage and will still meet 
the requirement of 40% greenspace. 
 
Vukelich mentioned that the applicant did an analysis of building coverage within 250 feet of the property, and found 
that many of the homes in the area exceed 30% and even 32% in building coverage.  
 
APPLICANT PRESENTATION: 
 
Patrick Magner of 915 August St. in Oak Park is the architect for this project. He explained that the owners of the 
property are longtime residents who are looking to make the home accessible for their son, who uses a motorized 
wheelchair. They found this was difficult to do within the limits of 30% building coverage on such a small lot.  
 
Commissioner Svoboda asked if they had looked at reducing the square footage. 
 
Mr. Magner explained that if the addition had been limited to 30% building coverage, they only would be adding four 
feet to the rear of the home. This would not make the home more accessible. He confirmed that the second floor is not 
going to be accessible. He also mentioned that they did not want to put a ramp onto the front of the home, which is why 
they added the addition to the rear. 
 
Chairman Grund asked if the kitchen would be accessible. Mr. Magner confirmed that it would be. 
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PUBLIC COMMENT: 
 
Nancy Doram of 3308 Prairie spoke in support of the project. She explained that her neighbors are long time residents 
and are looking to make the home accessible for their son. She strongly encourages approval of the project. 
 
Motion to close the public hearing by Commissioner Benjamin, seconded by Commissioner Straka.  The motion carried 
6-0. 
 
COMMISSIONER DELIBERATION: 
 
Commissioner Hendricks stated that she believes there is a hardship that prevents the applicant from meeting the 
zoning code, because homes built in this era did not keep people of all abilities in mind. She believes this is an equitable 
and fair solution. 
 
Commissioner Svoboda said that the square footage being added is very modest, and he is in favor of the project. 
 
Commissioner Weber agreed. 
 
Commissioner Benjamin believes the applicants are entitled to an accessible home and is in support of the project. 
 
Commissioner Straka is in agreement with the other commissioners. 
 
Chairman Grund said he appreciates the list that was given of other properties in the area, and is happy to see there will 
still be 40% greenspace. 
 
Commissioner Straka made a motion, seconded by Commissioner Svoboda, to approve PZC Case 20-09. The motion 
carried 6-0. 
 
New Business 
Approval of Minutes from June 25th, 2020 with amendments. Motion by Commissioner Hendricks, seconded by 
Commissioner Straka.  Motion carries, 6-0. 
 
Old Business 
None 
 
Staff Update  
Vukelich gave an update on the Grand Boulevard Street Closure and the projects heard at the June meeting. 
 
Next Meeting: 
Scheduled for Thursday, August 27th, 2020. 
 
Public Comment: 
None. 
 
Adjournment 
At approximately 7:23 p.m. there was a motion made by Commissioner Svoboda to adjourn, seconded by Commissioner 
Straka. Motion carries, 6-0.  
 
 
 

 
 

 
Charles Grund 

Chairman 
Planning & Zoning Commission  

Vil lage of Brookfield  
Brookfield,  I l l inois  

/lls 



Village of Brookfield 
 

 Planning and Zoning Commission  

Staff Report 

 
   
TO:   The Village of Brookfield’s Planning and Zoning Commission  

   

HEARING DATE:  September 24, 2020     

           

FROM:        The Village of Brookfield’s Community Development Department  

 

PREPARED BY:  Elyse Vukelich, Village Planner 

 
        

TITLE 
 

PZC 20-10 – Sign Variance for Johnson-Nosek Funeral Home; The applicant is seeking a 
variance to replace the sign face of a monument sign at 3841-47 Prairie Avenue.   
 

GENERAL INFORMATION 
 

APPLICANT:    Debbie Nosek 
     3837 Prairie Avenue 
     Brookfield, IL 60513 

 

APPLICATION/NOTICE: The application has been filed in conformance with applicable procedural 
and public notice requirements.  

  

PROPERTY INFORMATION 
 
EXISTING ZONING:  SA 4b General Mix with Reduced Height 

EXISTING LAND USE: Funeral Home 

PROPERTY SIZE:  18,807 square feet including the parking lot, building measures 
4,259 square feet 

PINs:    15-34-432-037-0000; 
15-34-432-014-0000; 

    15-34-432-015-0000; 
    15-34-432-037-0000 
 

SURROUNDING ZONING AND LAND USES: 
 North:   SA 4b General Mix with Reduced Height; Religious Institution 
 South:   SA 4b General Mix with Reduced Height; Indoor Assembly 
 East:   A-1 Single Family Residence District; Single Family Home 
 West:   A-1 Single Family Residence District; Single Family Home 
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ANALYSIS 
 
SUBMITTALS  
 

This report is based on the following documents, which are on file with the Community 
Development Department: 
 
1. Application for variations requesting a Public Hearing; 
2. Certification of Legal Notice published September 9th in the Riverside Brookfield Landmark; 
3. Affidavit of mailed notice to property owners within 250 feet of the property indicating the Public 

Hearing Letters were mailed to surrounding property owners; 

 

BACKGROUND  
In 2019, Johnson Funeral Home at 3841-47 Prairie Avenue came under new ownership. The new 
owners changed the name of the business to Johnson-Nosek Funeral Home. Johnson Funeral 
Home has been a business in Brookfield since 1949, and has been at this location for over 20 years. 
The applicant is requesting a variance to change the existing non-conforming monument sign on the 
property to reflect the name and ownership change. 
 
Exhibit 1: Site Location and Aerial 

 
 

 

DISCUSSION 
The applicant requests a variance from Section 42-86.2.D of the Village Code in order to replace 
the face of a non-conforming monument sign in the SA 4b zoning district.  
 
3845-47 Prairie Avenue was re-zoned to SA 4b as part of the Zoning Modernization project in 
2017. While the new zoning ordinance governing the station area districts did not amend 
Chapter 42, Section 62-217.E of the code did place overlay restrictions on signage within the 
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Station Area Districts. One of those regulations outlawed Freestanding Signs in all Station Area 
Districts. Section 62-217.E.3 states: 
 

3. Freestanding Signs. Freestanding signs are prohibited in all SA districts, with the 
exception of SA 3. In SA 3, the following applies: 
 
a. Monument Sign. Freestanding signs in SA 3 may be constructed as monument signs 
with a maximum overall height of 6 feet. A monument sign includes a base with a sign 
panel mounted directly upon the base. The base height shall be less than 30 percent of 
the overall sign height. 
 
b. Pole-Mounted Signs. Pole-mounted signs are prohibited. 

 
The amendment to the sign code in 2019 did not change the regulations in Section 62-217.E of 
the zoning code, but it did reflect them in Chapter 42. Monument signs and freestanding signs 
are not listed as permitted permanent sign types in the SA Districts, with the exception of 
monument signs being permitted in the SA 3 district. 

 
Exhibit 2: Permanent Sign Types by District Table from Section 42-85 

 

Sec. 42-85. - Permanent signs permitted by district.  
The following types of permanent signs are permitted in the following districts. In the event that the 

provisions in section 42-86 and the table disagree, the table shall govern:  

Sign Type  
Residential 

Districts  
Station Area Districts  

Commercial 

Districts  

Indus- 

trial 

Districts  

Open 

Space 

Districts  

 
A, A-1, A-2, A-3, 

B, B-1  

SA 1, SA 2, 

SA 3, SA 4  

SA 5, 

SA 6  
C-1  C-3  

C-4, 

C-5  
I-1, I-2  S-1, S-2  

Awning/Canopy Signs  ○  ●  ○  ●  ●  ●  ●  ●  

Changeable Copy Manual Signs  ○   ○       

Freestanding Signs     ●      

Monument Signs  ○  □  ○  ●   ●  ●  ●  

Nameplate Signs for Multi-Family Buildings  ●  ●  ●   ●  ●    

Projecting Signs  ○  ●  ○  ●  ●  ●  ●  ●  

Wall Signs  ○  ●  ○  ●  ●  ●  ●  ●  

Window Signs   ●   ●  ●  ●  ●  ●  

 
● = Permitted  

○ = Permitted for non-residential uses  

□ = Permitted for non-residential uses in SA 3 only  
 
(Ord. No. 2019-50 , § 2, 10-14-2019)  

 
 
In addition, Section 42-27 now states:  
 

Before erecting, converting, enlarging, reconstructing, structurally altering or rearrange 
any sign, other than those signs for which permits are not required by this chapter, or 
changing or replacing a sign face, application shall be made in writing upon a form 

http://newords.municode.com/readordinance.aspx?ordinanceid=986007&datasource=ordbank
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furnished by the Department of Community and Economic Development.  
 

Anytime a business plans to change or replace a sign face, they are now required to get a 
permit. As a result, Johnson-Nosek Funeral Home submitted a permit to add a new face to their 
existing monument sign. Monument signs are now considered a non-conforming sign for the 
district. While normal maintenance of a non-conforming sign is permitted, Section 42-172 states: 
 

No structural alteration, enlargement or extension shall be made for a non-conforming 
sign, unless the alteration is required by law or the alteration will actually result in the 
elimination of the non-conforming use. 

 
Therefore, a variance is required to replace the face of this sign. 
 

Existing Building 

 
Johnson-Nosek Funeral Home, like many funeral homes, has the architectural characteristics of 
a residential building.  The two-story building has a gable roofed entryway on the east elevation, 
a bay window on the first floor, and windows on the second story.  
 
Exhibit 3: East Elevation of Johnson-Nosek Funeral Home 

 
 

 
For commercial buildings in the SA 4b district, the sign ordinance permits awning/canopy signs, 
projecting signs, wall signs, and window signs. On the south elevation, there currently isn’t a way 
to install one of those sign types and without compromising the architectural features on the 
façade. According to Section 62-215 of the zoning code, “The regulations of the station area 
districts are intended to promote pedestrian-oriented redevelopment around each of the station 
areas in the Village core as well to preserve the scale and character of the areas.” The sign 
regulations placed on the SA 4b district are geared towards redevelopment as well. However, for 
this particular building, none of the permitted sign types could be feasibly installed on the 
existing building without compromising its architecture. 
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Exhibit 4: North Elevation of Johnson-Nosek Funeral Home 

 
 
Though the north elevation has more blank wall space than the east elevation, there is still no 
reasonable location for a wall sign that would meet the standards indicated by the sign 
ordinance.  

 

Proposed Sign 
 
The applicant plans to replace the sign face of the existing non-conforming monument sign on 
the property. The applicant proposes to reuse the existing stone base, which is located 5 feet 
and 11 inches away from the west property line. The new sign face has a black aluminum 
framed sign cabinet with a white polycarbonate print on both sides. The sign face measures 
12.65 square feet in area. The sign face itself will be located 5 feet and three inches from the 
west property line and 5 feet and 9 inches from the south property line. 
 
Section 42-86.2.D explains the following regulations for monument signs: 
 

D.  Monument signs. Monument signs shall be permitted subject to the following:  

1.  Location:  

(a)  Monument signs are permitted in the C-1, C-4, C-5, I-1 and I-2 zoning districts. 
Monument signs are also permitted in the A, A-1, A-2, A-3, B, B-1, SA 3, SA 5, SA 6 
zoning districts for non-residential uses.  

(b)  Monument signs shall be permitted in front yards only.  

(c)  No monument sign may be located within five feet of any public right-of-way.  

2.  Size:  

(a)  No monument sign shall exceed 40 square feet in area.  

(b)  Monument signs shall be no higher than eight feet above grade.  

(c)  The base of all monument signs must measure at least two feet in width or diameter.  

3.  Display standards:  
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(a)  Monument signs shall have landscaping around the base of the sign. The landscape 
area shall extend a minimum of three feet in width on all signs of the sign base and shall 
consist of shrubs, perennials and/or other vegetative groundcover. This should be 
indicated on the rendering of the sign or by a list of plantings included with the sign permit 
application.  

(b)  There shall be no more than one monument or freestanding sign per lot, parcel, or tract.  

 
The proposed sign meets all of these requirements, except for the requirement that the base 
must measure at least two feet in width or diameter. The existing sign base, which is stone and 
in good condition, measures 18 inches wide.  
 
The sign will be double sided and illuminated. The illumination will not exceed 30 foot candles of 
illumination four feet from the sign, which is the maximum brightness permitted according to 
Section 42-56 from the Village Code. 

 

CONDITIONS FOR APPROVAL OF NEW SIGN VARIATIONS 
The standards for variation review, section 42-206.b of the Village Code, requires all of the following 
conditions to be met for approval of variations for new signs. (Applicant’s responses below): 

 
1. The proposed variation will not be materially detrimental to other nearby property;  

 
The proposed signage seeks to allow Johnson-Nosek Funeral Home a visible sign display 
showing where this Funeral Home is located within the Brookfield community. Since the 
adjacent buildings are not of the same business type, installing a new sign panel onto the 
existing sign base would not be detrimental to the public welfare or injurious to other 
properties. The sign will unambiguously be installed onto the existing sign base/structure 
that has been in place for quite some time. The sign is also a vast distance from all other 
properties that in turn, there would not be a negative impact or harm to others’ property 
values. The sign will provide an aesthetic enhancement to the neighborhood in the form of 
an outdated sign display. 

 

2. Notwithstanding the benefits, the property in question will suffer some demonstrable and 

irreversible hardship if made to conform to the strict letter of this chapter; 

 
A major part of any business is to have a presence that extends visually throughout the 
community in a tasteful way. The most effective way to do this is by advertising their 
company identification through signage. This particular building has no designated “sign 
area” for a wall sign, projecting sign, etc. It would look aesthetically unpleasing to install a 
sign of those types onto a building with historical characteristics such as this one possesses. 
The only identification point that is logical for this particular building is in the front of the 
property due to site logistics.  There is an existing monument sign currently on site that has 
been there for 20+ years. Johnson-Nosek Funeral is simply looking to install a new sign 
cabinet onto the existing sign base. The sign will be architecturally compatible in size & scale 
with the existing. As previously stated, the proposed modification will allow signage that is 
both consistent with Johnson-Nosek’s new branding and sufficient to afford tasteful visibility 
for a business that is an absolute necessity within the community.  
 

3. The alleged hardship has not been created by anyone presently having a proprietary 

interest in the property. 

 
Johnson-Nosek Funeral home wants to continue to have their visual identity within the 
community so their business will be successful in Brookfield and has absolutely no 
proprietary interest in the property itself. The hardship has to do with the building’s 
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aesthetics and visibility for those utilizing their services. Johnson-Nosek would like to 
maintain a degree of presence within surrounding community without altering their integrity. 
[sic] The hardship proposed is based on the existing building conditions. 
 

4. The proposed variation is in harmony with the spirit and intent of this ordinance. 
 

The existing sign display has been on the property for many years. The existing base will 
remain & Johnson-Nosek is looking only to replace the top portion. The proposed variation 
to the “non-conforming” display will not materially alter the overall sign ordinance in any way. 
[sic] As a result, any departures from the sign code and zoning regulations that Brookfield 
previously determined to be appropriately pursuant to the Sign Code will remain unchanged. 
The proposed sign is in harmony with the spirit & intent of this ordinance. 

 

RECOMMENDATIONS 

 
Staff recommends approval of the sign variance as requested. If Commissioners are in agreement 
with the applicant’s responses to the standards of review, the Commission can vote to recommend 
approval of the proposed variance to the Village Board of Trustees. 
 
If Commissioners vote to recommend approval, staff anticipates the Planning and Zoning 
Commission recommendation to be reviewed by the Committee of the Whole on October 12th, 2020 
and by subsequent vote by the Village Board on October 26th, 2020. 


















