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Meeting Apr 14, 2021 - Wheeling Plan Commission Regular Meeting

Category 7. Items for Review

Subject C. Docket No. 2021-05, Special Use to Construct a Drive Thru Restaurant (227-251 E. Dundee
Road) - Continued from March 24, 2021

Access Public

Type Action

Fiscal Impact No

Budgeted No

Recommended Action Recommend approval of Docket No. 2021-05 granting a Special Use as required under Title 19,
Zoning, of the Wheeling Municipal Code, Chapter 19-06 Commercial Districts, Chapter 19-10 Use
Regulations, and associated sections, to permit the construction of a drive-thru restaurant
(Popeye’s), located in the B-3, General Commercial and Office District, in accordance with the
Petitioner’s Project Description Letter dated 3/15/2021, Site Plan prepared by AKA, Ltd., dated
3/15/2021, Engineering Plans prepared by BONO Consulting, Inc. dated 10/13/2020 (last revised
1/27/2021) and Floor Plan prepared by AKA, Ltd., dated 7/24/2020, for the property located at
227-251 E. Dundee Road.

Docket No 2021-05, Zubha POP Foods, Ltd. (property owner), seeks a Special Use as required under Title 19, Zoning, of
the Wheeling Municipal Code, Chapter 19-10.060 Nonresidential Use Regulations, and associated sections, in order to
construct a 2,512 sq. ft. drive-thru restaurant (Popeyes Louisiana Kitchen) and associated site improvements, in the B-3,
General Commercial and Office zoning district, for the property located at 227-251 E. Dundee Road.
 
GENERAL PROPERTY INFORMATION
Applicant: Zubha POP Foods, Ltd. (property owner)
 
Property size: 0.643 acres (28,009 sq. ft.)
 
Neighboring Property Land Use(s):   

North: Commercial
West: Commercial (Dunkin Donuts)
South: Residential
East: Commercial

 
Existing Use of Property: Vacant - Commercial
 
Existing Zoning: B-3, General Commercial and Office District
 
Comprehensive Plan Designation: Commercial
 
Zoning History:          

Resolution No. 18-155, approved 11/5/2018, granting final plat of subdivision (Docket #PC 18-16).
Resolution No. 20-103, approved 10/5/2020, granting final plat of subdivision (Docket #2020-22).

SUMMARY OF 3/24/2021 PLAN COMMISSION REVIEW
The petition was originally presented to the Plan Commission on March 24, 2021. At the public hearing, the Plan
Commissioners had specific questions related to the traffic study and store operations as follows:

1. The Plan Commission requested a copy of the traffic study. A copy of the traffic study prepared by Gewalt Hamilton
Associates, Inc. dated 12/11/2020 (last revised 2/1/2021), is attached.



2. There was discussion regarding the hours of operation. The stated hours of operation are 10 AM – 11 PM Sunday to
Thursday and 10 AM – 12 AM Friday and Saturday. These differ from Dunkin Donuts because they cater to different
meal times. As a result, the non-concurrent hours of operation between Dunkin Donuts and Popeyes will allow a
better distribution of customers throughout the site, as well as throughout the day.

The Plan Commission unanimously voted to continue the meeting to a later date to allow the petitioner to return with the
traffic engineer and a representative from Popeyes.
 
SUMMARY OF REQUEST
The petitioner, Zubha POP Foods, Ltd., is seeking a special use to construct a 2,512 sq. ft. drive-thru restaurant (Popeyes)
located at 227-251 E. Dundee Road. The fast food restaurant building will be constructed on the western side of the subject
property, currently occupied by a vacant two-story commercial building that will be cleared for the new restaurant. As
described in the petitioner’s project description letter, the hours of operation will be 10 AM – 11 PM Sunday to Thursday and
10 AM – 12 AM Friday and Saturday. The proposed restaurant will have a total of 20 employees, with a maximum of 8
employees at any given time during business hours.
 
The petitioner is also requesting major site plan and building appearance approval for the new building and associated site
improvements (Docket No. PC21-05).
 
SPECIAL USE ANALYSIS (Docket No. 2021-05)
A Special Use is the use of land in which, because of their unique characteristics, cannot ordinarily be allowed in a particular
zoning district without consideration of their impact upon neighboring land uses and would not be detrimental to the public
health, safety or general welfare. After review of the Standards summarized in this staff report, the Commission may impose
reasonable restrictions that make the special use more compatible for the zoning district in which it is located, which may
include conditions related to site plan aspects to mitigate adverse effects.
 
The petitioner is seeking special use approval in order to construct a drive-thru restaurant and associated site improvements
(Popeyes). Recent amendments to the Village’s land use regulations for permitted and special uses changed the classification
of restaurants from a special use to a permitted use. However, drive-thru facilities associated with a food establishments still
require a special use.
 
The proposed drive-thru restaurant will not substantially alter the types of uses in the area, which is consistent with the B-3,
General Commercial and Office District and Comprehensive Land Use designation of commercial for the subject site.
Standards for Special Use: The petitioner has submitted the following responses to the standards for special use. (Any staff
comments follow the petitioner’s response) 

1. State why the Special Use is necessary for the public convenience at the proposed location.

Petitioner: The special use is necessary for the approval of the drive thru window to be incorporated in the proposed
building. Transactions at this location are expected to be 85% via the drive thru.

 
Staff: Staff concurs with the petitioner’s response.

 

2. State how the Special Use will not alter the essential character of the area in which it is to be located. 

Petitioner: The proposed Popeyes Louisiana Kitchen restaurant is adjacent to an existing drive thru business (Dunkin
Donuts). As such, the proposed restaurant is appropriate for the neighborhood. Having a similar use as the adjacent
Dunkin Donuts aids in maintaining the general character of the neighborhood.
 
Staff: The proposed use will not alter the commercial character along this section of Dundee Road.

 

3. State how the location and size of the Special Use, the nature and intensity of the operation involved in or
conducted with it, the size of the site in relation to it, and the location of the site with respect to streets
giving access to it will be in harmony with and not impede the normal, appropriate and orderly
development of the district in which it is to be located and the development of surrounding properties.

Petitioner: The proposed drive thru restaurant is appropriate for this location because it is adjacent to a property of a
similar use. The restaurant is not a 24 hour restaurant, thereby limiting an issue of noise. The restaurant will be
adequately exhausted to minimize the effects of odor and smoke.
 
Staff: The construction of a drive-thru restaurant at the subject site will not impact the adjacent commercial
development.
 

4. State how the location, nature and height of buildings, walls and fences, and the nature and extent of the
landscaping on the site shall be such that the use will not hinder or discourage the appropriate
development and use of adjacent land and buildings, or will not impair the value thereof. 



Petitioner: The proposed restaurant will not negatively impact adjacent land uses as the existing adjacent property
already has a drive thru to serve that restaurant.
 
Staff: Staff concurs with the petitioner’s response.
 

5. State how the parking areas will be of adequate size for the particular use, properly located and suitably
screened from adjacent residential uses, entrance and exit drives shall be laid out so as to prevent traffic
hazards and nuisances and the development will not cause traffic congestion.

Petitioner: The entrance and exit drives are laid out for safe access to the site. The issue of cross traffic is reduced by
introducing a landscaped island between the Dunkin Donuts and the proposed Popeyes Louisiana Kitchen. Pavement
markings, directional signage, stop signs and "no entry" signs will be provided to allow for safe flow of traffic.
 
Staff: The existing site has an adequate supply of parking spaces and through the design, the applicant has made
efforts to minimize internal traffic congestion based on the proposed use.
 

6. State how the property in question cannot yield a reasonable return if permitted to be used only under
the conditions allowed by the regulation in that zone. 

Petitioner: Other than the special use required for the drive thru window, the proposal will meet all the other
requirements of the Zoning Code
 
Staff: The proposed use is consistent with the B-3, General Commercial and Office District and the Comprehensive
Land Use designation of commercial for the subject site, as well as similar fast food restaurants and drive through
services in the area.

STAFF REVIEW
 
Fire Department Review: No additional comments. Any remaining comments are related to permit requirements and will
be addressed during the building permit review.
 
Engineering Division Review: No additional comments. Any remaining comments are related to permit requirements will
be addressed during the engineering permit review.
 
Health Division Review: No additional comments. Any remaining health division comments will be addressed during the
building permit review.
 
Staff Recommended Action: Staff recommends approval of the special use and major site plan & appearance approval.
 
* * * * * *
If the Plan Commission finds that the petitioner has satisfied the requirements for the granting of a special use, the
appropriate motion would be to:
 
Recommend approval of Docket No. 2021-05 granting a Special Use as required under Title 19, Zoning, of the Wheeling
Municipal Code, Chapter 19-06 Commercial Districts, Chapter 19-10 Use Regulations, and associated sections, to permit the
construction of a drive-thru restaurant (Popeye’s), located in the B-3, General Commercial and Office District, in accordance
with the Petitioner’s Project Description Letter dated 3/15/2021, Site Plan prepared by AKA, Ltd., dated 3/15/2021,
Engineering Plans prepared by BONO Consulting, Inc. dated 10/13/2020 (last revised 1/27/2021) and Floor Plan prepared
by AKA, Ltd., dated 7/24/2020, for the property located at 227-251 E. Dundee Road.
 
ATTACHMENTS:  
Map Exhibits (Staff)
Petitioner’s Project Description Letter dated 3/15/2021
Site Plan prepared by AKA, Ltd., dated 3/15/2021
Floor Plan prepared by AKA, Ltd., dated 7/24/2020
Exterior Elevations prepared by AKA, Ltd., dated 12/9/2020
Landscape Plan by GStudio, dated 3/12/2021
Lighting Plan prepared by CREE Lighting, dated 2/17/2021
Engineering Plans prepared by BONO Consulting, Inc. dated 10/13/2020 (last revised 1/27/2021)
Traffic Study prepared by Gewalt Hamilton Associates, Inc., dated 12/11/2020 (last revised 2/1/2021)

Popeyes Special Use Images.pdf (445 KB) Project Description Letter.pdf (22 KB)

Site Plan (03-15-2021).pdf (1,524 KB) Floor Plan 07242020.pdf (1,431 KB)

https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL95551A2C/$file/Popeyes%20Special%20Use%20Images.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8G551A06/$file/Project%20Description%20Letter.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8K551A08/$file/Site%20Plan%20(03-15-2021).pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8N551A0B/$file/Floor%20Plan%2007242020.pdf


Exterior Elevations 12092020.pdf (1,255 KB) Landscape Plan 03122021.pdf (3,322 KB)

Lighting Plan 02172021.pdf (4,215 KB) Engineering Plans 01272021.pdf (8,737 KB)

Traffic Study_02.01.21.pdf (5,254 KB)

https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8R551A0D/$file/Exterior%20Elevations%2012092020.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8U551A13/$file/Landscape%20Plan%2003122021.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL8X551A19/$file/Lighting%20Plan%2002172021.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZFL92551A26/$file/Engineering%20Plans%2001272021.pdf
https://go.boarddocs.com/il/vowil/Board.nsf/files/BZLKAH50EC6F/$file/Traffic%20Study_02.01.21.pdf

