
#2012-13 

Indian Hills Trail (Hickey) 
Project Review for Planning and Zoning Commission 

 

 
Meeting Date: April 4, 2012 
 
Zoning Requests: Simplified Residential Variation to allow a 6-foot tall fence in 

a yard abutting a street along Walkup Road, Burning Bush 
Trail and Indian Hill Trail instead of the maximum permitted 
height of 3 feet. 

 
Location: 21 and 24 Burning Bush Trail, 20 and 25 Indian Hill Trail, 

590, 600, 610, 620, 630 and 640 Arrowhead Lane 
 
Acreage: 5.17 acres (all 10 lots) 
 
Existing Zoning: “RE” Residential Estate 
 
Surrounding Properties: North: “RE” Residential Estate 
 South: “RE” Residential Estate 
 East: “RE” Residential Estate 

West: “County” Unincorporated 
 
Staff Contact: Latika Bhide 815-356-3615 
 
 
Background: 

• Location:  21 & 24 Burning Bush Trail; 20 & 25 Indian Hill Trail; 590, 600, 610, 620, 
630 and 640 Arrowhead Lane 

• Zoning:  “RE” Residential Estate 
• Development: Indian Hill Trails, Units 1, 2 and 3, approved in 1979, 1986 and 1987 
• Existing Improvements: Single-Family Residences 
• Request: Variation to allow a 6-foot tall fence in a yard abutting a street along Walkup 

Road, Burning Bush Trail and Indian Hill Trail instead of the maximum permitted height of 
3 feet for a yard abutting street 
 

Land Use Analysis:  
• Background: As part of Phase I of the Walkup Road improvement project, a bike path 

was added from Pleasant Hill Road south to Veteran Acres Park in 2011. During the 
construction of the bike path, some landscaping material along Walkup Road was 
removed.  

• Details: The request is to allow an ornamental, aluminum fence, six foot in height along 
Walkup Road, Indian Hill Trail (20 & 25 Indian Hill Trail) and Burning Bush Trail (21 & 
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24 Burning Bush Trail. The fence is proposed to have 1 1/8 inch rails, spaced 3 ¾ inches 
apart.    The petitioner has indicated that the fence height will be stepped down to 4 feet 
within the triangular area formed by the street property lines and a line connecting them 
at points twenty-five feet from the intersection of the street lines. Following the property 
acquisition associated with the Walkup Road project, based on the plans, the new 
property lines are located approximately 9 feet from the inside (east) edge of the bike 
path. Some of the existing landscaping lies within the right-of-way and some on private 
property. The petitioner has indicated that the fence will be installed within the tree line 
or stepped back to accommodate the landscaping.  

 
 

• Clear Sight Triangle: With the adoption of the UDO in 2009, clear sight triangle is 
calculated based on the posted speed limit and the associated stopping sight distance. As 
depicted in the diagrams below, the proposed fence will not block the clear view at the 
intersections of Burning Bush Trail and Walkup Road and Indian Hill Trail and Walkup 
Road. The clear view of the bike path appears to be partially blocked by the proposed 
fence; however, there are stop signs for the path traffic at each intersection.  

 
 

 
 

Property line 

Property line 

Proposed Fence 
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• Hardship: The petitioner has indicated that with the installation of the bike path along a 
busy road, the safety of the lots along Walkup Road has been compromised. 

 
Findings of Fact: 
UNIFIED DEVELOPMENT ORDINANCE VARIATION 
The granting of a Variation rests upon the applicant proving practical difficulty or hardship 
caused by the Unified Development Ordinance requirements as they relate to the property. It is 
the responsibility of the petitioner to prove hardship at the Planning and Zoning Commission 
public hearing. Before recommending any Variation, the Planning and Zoning Commission and 
City Council shall first determine and record its findings that the evidence justifies the 
conclusions that: 

 
1. The plight of the property owner is due to unique circumstances, such as, unusual 

surroundings or conditions of the property involved, or by reason of exceptional narrowness, 
shallowness or shape of a zoning lot, or because of unique topography, or underground 
conditions. 

  True     False 

2. Also, that the variation, if granted, will not alter the essential character of the locality. 
  True     False 

 
The Commission may take into consideration the extent to which the following facts favorable to 
the application have been established by the evidence presented at the public hearing: 
 
1. That the conditions upon which the application for variation is based would not be applicable 

generally to other property within the same zoning classification; 
  True     False 

 

Property line 

Property line 
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2. That the alleged difficulty or hardship has not been created by any person presently having 
interest in the property; 

  True     False 
 

3. That the granting of the variation will not be detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood in which the property is located; or 

  True     False 
 
4. That the proposed variation will not impair an adequate supply of light or air to adjacent 

property, will not unreasonably diminish or impair the property values of adjacent property, 
will not unreasonably increase congestion in the public streets, substantially increase the 
danger of fire or otherwise endanger public safety. 

  True     False 
 
Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the Variation be denied. 
 
Recommended Conditions:  
If the petitioner’s request for a variation is approved, the following conditions are recommended: 
 

1) Approved plans, to reflect staff and advisory board comments, as approved by the 
City Council: 

A. Development Application, received 2-7-12 
B. Proposed location plan, received 2-7-12 
C. Fence Details, received 2-7-12 

2) A building permit is required prior to the installation of a fence. 

3) To ensure visibility for the bike path users, the proposed fence will be stepped down 
to 2 ½ feet within the clear sight triangle for the bike path.  

 

4) The petitioner shall address all comments of the Engineering and Building, Public 
Works, Fire Rescue, Police and Planning & Economic Development Departments. 

 
L:\PLANNING AND ECONOMIC DEVELOPMENT\USER FOLDERS\LATIKA_B\Reports\Indian Hills Trail.Doc 

Clear Sight Triangle for Bike Path 
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