
Minutes of the Regular Meeting
of the Planning and Zoning Commission

October t7,zOLg

A. CALI TO ORDER

The Regular Meeting of the Planning and Zoning Commission was held on Wednesday, October

L7,2OLB at the Village Hall Board Room, 10 North Water Street. The meeting was called to
order at 7:00 p.m. by Chairman Brian Carlson. Chairman Carlson stated the role of the Planning

and Zoning Commission and the procedures for the meeting.

B. ROLI CALL

Commissioners present were: Chairman Brian Carlson, Tom Kusswurm, Vice-Chairman

Jennifer McClure, Leo Metz, Jason Micklevitz and Rich Watson.

Members absent were: Cynthia Tarka

Staff present were: Deputy Village Administrator Megan Golden, Recording Secretary, Dione

Stirmell and Village Attorney, Erin Pell.

C. APPROVAL OF MINUTES

Minutes of the September L9,Z:OLB Regular Planning and Zoning Commission Meeting.

A motion by Member Metz to approve the minutes of the September t9,20LB Regular Meeting

of the Planning and Zoning Commission to be amended on page 4 paragraph 3 to state

"Member Metz said that he would not support this project for that reason." after the
sentences that said "Member Metz felt that this would create an unfair burden on the taxing

district because they do not pay taxes but still receive the benefit of the services" was seconded

by Member Watson. A voice vote of all ayes and no nays. Member Kusswurm abstained. There

was no further discussion of the motion. Vote as follows:

Ayes:

Nays:

Abstain:
Absent:

Carlson, McClure, Metz, Micklevitz, Watson

None
Kusswurm
Tarka

The motion carried (5-0-1--1).

D. PUBTIC HEARING AND DISCUSSION

Meridian Pointe Subdivision -A Special Use Permit for a Planned Development, a Preliminary

Plat of Subdivision and a Class 1 Site Plan for approximately 88 acres located at 325

Umbdenstock Road South Elgin, lllinois - PND 3001 lnvestments, LLC

Chairman Carlson opened the continued public hearing at 7:06 p.m
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Megan Golden explained that at the previous meeting the Planning and Zoning Commission

voted to continue the public hearing to have the Petitioner conduct a Traffic lmpact Study and

to re-evaluate the requested deviations. Megan Golden turned the meeting over to Meridian
Pointe Subdivision project team to address those concerns.

Meridian Pointe Subdivision project team included: Peter Lappin, I77OS Randall Road Suite A,

#12L Geneva, lL 50134, Richard Guerard, 310 S. County Farm Road Wheaton, lL 60187 and Tim

Doron 223W. Jackson Blvd. Suite 1.L0L Chicago, lL 60606.

Mr. Lappin explained that they are no longer seeking a majority of the deviations that they
were seeking from the September meeting since the Unified Development Ordinance has since

been adopted. Member Micklevitz asked for clarification if that included lot coverage and the
rear building setback. Megan Golden clarified that the petitioner is still seeking a reduction in

the building rear yard building setback.

Mr. Lappin explained that upon further review an age restricted community required only one

of the residents to be of the age of 55 years old. He added this would enable a homeowner with
children to live within the community. Member Metz asked if there would be a limit to how
many children could live in the proposed subdivision. Mr. Lappin explained that the Village

Board could place those limitations in the developer agreement. Chairman Carlson asked if that
was a HUD standard. To which Mr. Lappin replied yes.

Mr. Doron touched on the traffic study and explained that they did on analysis of the site and

felt the proposed subdivision would be a nice transition into the surrounding community. He

added that an industrial use would generate more traffic. He explained that age restricted
communities tend to not travel during peak traffic times. He explained the grading system

associated with the report. He highlighted the proposed project's location and the roads that
encompassed it which were Umbdenstock Road, Hopps Road, Stearns Road, Montclair Drive

and Lancaster Road. He summarized the existing traffic volumes and its operations. Mr. Doran

overviewed a summary of historical crash reports obtained from Elgin and South Elgin which

revealed was that at the location of Stearns Road/Umbdenstock Road had less the two per

year. He explained that the crash reports were reviewed in an effort to understand the
potential influencing factors that contributed to the crash. Of the five total crashes at the

Stearns Road/Umbdenstock Road intersection documented for Years 2OL5-20I7, it was

estimated that up to four crashes were potentially correctable with the installation of a signal.

One of the criteria for installation of a new traffic signal under is the occurrence of five or more

crashes that are susceptible to correction by a traffic control signal within a 12-month period.

He added that the intersection of Stearns Road/Umbdenstock Road does not meet this
particular standard as a result of this review.

Mr. Doron touched on the future intersection operations capacity. As proposed, the
development would consist of 296 single-family senior housing units, along with a club house,

office building and five small parks within the development. Vehicular access to the site is

proposed via a new east leg of Montclair Drive at its intersection with Umbdenstock Road and a
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new north leg of Joseph Drive at its intersection with Lancaster Road. He explained that each of

these access roads would connect to a series of internal roadways that would provide access to
each individual residential lot.

Mr. Doron explained the recommendations that were reached based on the analysis indicated

the majority of the study operates acceptably under existing conditions and are expected to
remain as such in the future. However, the southbound left-turn movement on Umbdenstock

Road at Stearns Road currently operates at a grade F during the existing weekday evening peak

hour. He added existing traffic volumes at the intersections of Stearns Road/Umbdenstock

Road and Hopps Road/Umbdenstock Road meet the criteria for the installation of a new traffic

signal. However, there are no known plans to implement this improvement at either location. lt

was assumed for the purposes of this report that signalization would not be in place at these

intersections under future conditions. lf these intersections remain under minor-leg stop

control, it is anticipated that delay will increase with the addition of background growth and

site traffic. A potential mitigation measure that could be implemented on Umbdenstock Road

at Hopps Road, until a signal is installed, would be to stripe each approach with a dedicated

left-turn lane, a shared through/right-turn lane, and a single receiving lane. He explained that
this modification could be implemented without widening the existing pavement. He added

that in order to accommodate site traffic, at Umbdenstock Road/Montclair Drive and

Umbdenstock Road/Lancaster Road, a southbound left-turn lane should be provided. The new

east leg of Montclair Drive at Umbdenstock Road and the new north leg of Joseph Drive at

Lancaster Road should operate under minor leg stop control. He added with implementation of

this study's recommendations, it is anticipated that site-generated traffic would be adequately

accommodated at the proposed access locations.

Chairman Carlson said he would like to open the meeting up to Planning and Zoning

Commissioners for comments and questions.

Chairman Carlson explained that the report from the Village of South Elgin's Engineering

Consultants indicate that both intersections currently meet traffic signal warrants with existing

traffic. Although the capacity is shown to be insufficient even without the development, the

development will exacerbate the problem. He added that City of Elgin's Mulberry Grove

Subdivision borders South Elgin has created an increase in traffic. The reports also state that

the existing pavement of Umbdenstock Road at Hopps Road is wide enough to support re-

striping to add a dedicated left turn lane and shared thru/right on the south leg of the

intersection. He explained that the review from the Village Engineer states the developer

should re-strip the intersection and maintain a two-way stop control and installing traffic

signals. Mr. Doron indicated that the re-striping and a dedicated left turn lane create an

acceptable levelof service at Umbdenstock and Hopps Roads. He added the Village's

engineering consultants indicated that for the intersection of Umbdenstock Road and Stearns

Road, they recommend the Village collect an "impact fee" for some or all of the cost of a future

traffic signal at this intersection. Which Mr. Lappin said that they would commit to give up to

S25O,OOO. Chairman Carlson felt that the delay at the intersections could result in drivers taking

risks. Chairman Carlson also highlighted that allowing one individual in a household to be 55
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years of age could potentially increase traffic in peak hours for those who still need to work. He

felt it could change the trajectory of the traffic study. He also voiced concern that the 5250,000
may not be sufficient funding. Member Watson shared the same concern.

Member Watson questioned if a school bus could maneuver within the subdivision since

children are proposed to be allowed. To which Megan Golden stated that they would have to
comply with the ordinance. Member Watson questioned if there would be parking on both

sides of the street and added that it is challenging to get a school bus around a corner when

there are vehicles parked on both sides of the street. Megan Golden explained they could limit
parking to one side of the street. Member Watson wanted to ensure 5250,000 would cover the

cost associated with the traffic lights. To which Megan Golden explained she just learned of
that information and could not commit if that was a sufficient amount to cover the traffic lights.

Mr. Lappin agreed that they would pay up to 5250,000 for the traffic signal if necessary. He

reiterated they will do whatever was required to comply with the traffic study to seek approval

tonight. He explained they are under time constraints since they are under contract and could

be detrimental to the sale of the property. Chairman Carlson explained he just wants to make

sure the intersections are safe since they will be altered by this development.

Chairman Carlson asked if the Members had an issue with the reduction in the building rear

yard building setback. By general consensus the commission agreed that would be acceptable

Chairman Carlson asked if there was any discussion. Hearing no comments or concerns

Chairman Carlson entertained a motion to accept the Findings of Fact as follows.

Member Micklevitz started a motion to accept Findings of Fact when Member Watson

suggested that contingency's be placed on the motions.

Vice-Chairman McClure asked if it a review by Baxter & Woodman of the capacity analysis

for restriping the intersection at Umbdenstock Road and Hopps Road and installation of a

light at Umbdenstock Road and Stearns Road as a contingency would suffice everyone to
enable the petitioner to move to through the process. By general consensus everyone

agreed that would be adequate.

Special Use Permit shall be granted only if evidence is presented to establish that:

A. The proposed structure or use at the particular location requested is necessary or desirable

to provide a service or a facility, which is in the interest of the public and will contribute to the
general welfare of the neighborhood or community.

Findings: Yes, the development is consistent with the Village's 2030 Comprehensive Plan.

B. The proposed structure or use will not have a substantial adverse effect upon the adjacent

property, the character of the neighborhood, traffic conditions, utility facilities and other
matters affecting the public health, safety and general welfare.
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Findings: All public utilities are available to the property qnd there are adequate utilities, access

roads, drainage and all other necessary community facilities. The property will be developed in

conformance with all Village and other governmental applicable ordinances, codes and

regulations in accordance with the request for Planned Development. Buffers are planned at

the borders of the property.

C. The proposed structure or use will be designed, arranged and operated so as to permit the

development and use of neighboring property in accordance with the applicable district
regulations.

Findings: The project will comply with all applicable regulations and ordinances

D. Such other standards and criteria as are established by this chapter for a particular special

use as set forth in this subchapter and applied to planned developments under Section

s1s6.03.D?

Findings: The project will comply with all such applicable standards.

A motion by Member Micklevitz that the Planning and Zoning Commission accept the Findings

of Fact as presented by the Petitioner contingent upon completion of traffic improvements at

Umbdenstock/Hopps Road and Umbdenstock/Stearns Road with approval from the Village

Engineer as discussed was seconded by Member Watson. There was no further discussion of
the motion. Vote as follows:

The motion carried (5-0-1-1).

Chairman Carlson asked if there was any discussion. Hearing no comments or concerns

Chairman Carlson entertained a motion to close the public hearing.

With no further testimony, a motion by Member Watson to close the public hearing was

seconded by Member Kusswurm. There was no further discussion of the motion. A voice vote

of all ayes and no nays; Chairman Carlson closed the public hearing at 7:41 p.m.

Ayes:

Nays:

Abstain:
Absent:

Ayes:

Nays:

Abstain:
Absent:

Carlson Kusswurm, McClure, Micklevitz, Watson

None
Metz
Tarka

Carlson Kusswurm, McClure, Metz, Micklevitz, Watson

None
None
Tarka
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The motion carried (6-0-0-L).

A motion by Vice Chairman McClure that the Planning and Zoning Commission recommend
approval to the Village Board of petition CD18-01 for a Major Site Plan, Preliminary Plat of
Subdivision, and Special Use for a Planned Development for the proposed Meridian Pointe
Subdivision located at 325 Umbdenstock Road contingent upon:

L. A review by Baxter & Woodman of the capacity analysis for restriping the
intersection at Umbdenstock Road and Hopps Road.

2. After completion of the capacity analysis, implementation of Baxter &
Woodman recommendations at the intersection of Umbdenstock Road and
Hopps Road.

3. Payment of an "impact fee" for a traffic light at Umbdenstock Road and
Stearns Road, as determined in consultation with Baxter & Woodman.

The motion was seconded by Member Micklevitz. There was no further discussion of the
motion. Vote as follows:

Ayes:

Nays:

Abstain:
Absent:

Carlson Kusswurm, McClure, Micklevitz, Watson
Metz
None
Tarka

Member Metz added he was voting "no" based on how the development would be taxed.

The motion carried (5-1-0-1).

E. PUBTIC COMMENT
No citizens came forward to address the Commissioners.

F. NEW BUSINESS

There was no new business to report.

G. ADJOURNMENT

Having no further business, a motion made by Member Kusswurm to adjourn the regular
meeting of the Planning and Zoning Commission was seconded by Member Watson. With a

voice vote of all ayes and no nays, Chairman Brian Carlson adjourned the meeting at 7:45 p.m

Respectfu lly subm itted,

g/?t
Dione Stirmell
Recording Secretary
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