
Minutes of the Regular Meeting
of the Planning and Zoning Commission

September L9,2OI8

A. CALLTOORDER

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

September L9,2OL8 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 CAIL
Commissioners present were: Chairman Brian Carlson, Vice-Chairman Jennifer McClure, Leo

Metz, Jason Micklevitz, Cynthia Tarka and Rich Watson.

Members absent were: Tom Kusswurm

The motion carried (6-0-0-L)

Staff present were: Deputy Village Administrator Megan Golden, Planner, Lauren Blayney,

Recording Secretary, Dione Stirmell and Village Attorney, Erin Pell.

C. APPROVAL OF MINUTES

Minutes of the August L5,2OLg Regular Planning and Zoning Commission Meeting.

A motion by Member Metz to approve the minutes of the August 15, 2018. Regular Meeting of
the Planning and Zoning Commission was seconded by Member Watson. Chairman Carlson

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

Ayes:

Nays:

Abstain:
Absent:

Ayes:

Nays:

Abstain:
Absent:

Carlson, McClure, Metz, Micklevitz, Tarka, Watson

None
None
Kusswurm

McClure, Metz, Micklevitz, Tarka, Watson

None
Carlson

Kusswurm

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

D. PUBTIC HEARING AND DISCUSSION

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

Plat of Subdivision, A Zoning Map Amendment from the l-2 General lndustrial District to the R-2

Single Family Residential District, and a Class-l Site Plan for approximately 88 acres located at
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325 Umbdenstock Road South Elgin, lllinois - PND 300L lnvestments, LLC

Chairman Carlson opened the public hearing at 7:03 p.m.

Chairman Carlson verified that an affidavit or other satisfactory evidence regarding notification
had been submitted. To which Lauren Blayney confirmed.

Lauren Blayneyexplained the Petitioneris proposing a296lot; age restricted,55 and older
subdivision called the "Meridian Pointe Subdivision". The property is approximately 88.7 acres.

She explained the Petitioner is seeking a recommendation of approval for acceptance of the
Class 1 Site Plan, Preliminary Plat of Subdivision for Conditional Approval of Preliminary Plat, a

Special Use Permit for a Planned Development, a Zoning Map Amendment to rezone the
property from an l-2 General lndustrial District to an R-2 Single Family Residential District and a

deviation request for an increase the lot coverage from 4O%to 60% and increase building
coverage allowed from 32%to 45%.

Lauren Blayney turned the meeting over to Meridian Pointe Subdivision project team which
included: Derek Fuller and Peter Lappin, L77OS Randall Road Suite A,#LzL Geneva, lL 60134.
Rich Olson, 2I25. Main Street Wheaton, lL 60187 and Richard Guerard, 310 S. County Farm
Road Wheaton, lL 60L87.

Mr. Olson explained that Meridian Pointe features a large centralized common open space with
recreational opportunities including a clubhouse and a loop trail system overlooking a pond.
The residential area is neatly organized into four small clustered neighborhood pods with a

network of public and private parks, trails and sidewalks that provide connectivity. They will
offer maintenance free living and plenty of common accessible amenities to help make this an

ideal community for the active adult lifestyle.

Mr. Olson identified the primary access which is located at the intersection of Montclair Drive
and Umbdenstock Road and the secondary access off of North Lancaster Road at Joseph Drive.
He added that they will have a subdivision sign at the main entrance with plenty of landscaping.
He highlighted the future road connection that is provided to be at the north eastern side of the
property to connect to future development. He explained that the private park network and
trail system connects residents to the central open space, public parks and a bike path along
North Lancaster Road, which provides connectivity to greater South Elgin. ln addition they will
provide seating area amenities with ornamental pavement and overhead structures which will
provide opportunities to rest along the walking paths. He added that they would provide
landscaping throughout the subdivision that will meet the Village code to act as a buffer. He

explained they have put a lot of thought into planning the subdivision and a majority of the
homes back up to open green space.

Mr. Olson touched on the surrounding properties. He explained to the south of the property is

an industrial park, to the north and west of the property consists of mainly single family homes
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and to the east consists of farm land. He felt this project transition well to the surrounding
neighborhoods.

Mr. Olson showed color renderings of model homes while highlighting the aesthetics and the
architecture elements of the home. He felt the collection of homes complimented each other,
He explained the interior of the houses will be an open floor plan with hardwood flooring,
granite countertops and rooms that can be customized to whatever size the homeowner
desires. He explained they would offer a variety of ranch style homes which is essential for an

elder resident.

Mr. Guerard touched on the benefits that Meridian Pointe Subdivision will bring to the
community such as: 500 new South Elgin Residents who will support local retail, provide fiscal

support to local school districts with no negative impact as an age restricted community,
decrease potentialtraffic to local residential areas because of the age restriction, create new
public parks, provide bike path connections and walk ways, add significant and important
contributions to South Elgin community, achieve meeting the goals and objectives of the South

Elgin 2030 Comprehensive Land Plan to provide a age restricted community.

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

Commissioners for comments and questions.

Chairman Carlson asked what the cost of the homes would be, Mr. Lappin said that it would be

around S120,000 to 5150,000. He asked how much the monthly rental fee for the land would
be. To which Mr. Lappin said that would be determined by the market. Chairman Carlson
confirmed that the homeowners own the house but not the land the house resides on. To

which Mr. Lappin said that was correct. Chairman Carlson noticed that the price had doubled
from the concept review in February. Mr. Lappin added that those were just preliminary

numbers.

Chairman Carlson asked if a traffic study was completed and what the potential ramifications
would be to the intersections of Springs Street/Umbdenstock Road and Stearns

Road/Umbdenstock Road. To which Mr. Lappin explained that they had not completed the
traffic study and were working with Staff and the Village Engineers to have it completed during
the final engineering stage. He assured them if there are any issues they would comply. Mr.

Lappin added that the 55 and older community is not your typical traffic pattern. Mr. Lappin

said they would add a turn lane or a 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.

By a general consensus of the Planning and Zoning Commission shared the same safety concern

and felt uncomfortable approving the plan without the results of the traffic study being
revealed.
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Mr. Guerard added that the parcel could remain an l-2 General lndustrial Zoning District and a

large warehouse or truck terminal could create significantly higher truck traffic volume. He

highlighted that they were meeting the goals and objectives of the South Elgin 2030

Comprehensive Land Plan and reiterated they are providing a much needed housing type within
the Village of South Elgin.

Member Micklevitz asked for staff to elaborate on the petitioners request to increase the lot

coverage. To which Lauren Blayney explained that the Village was still in the process of
approving and adopting a Unified Development Ordinance (UDO) which will be replacing the

current Village Subdivision and Zoning Code. With the proposed Unified Development

Ordinance, majority of the deviations requested by the petitioner would not be necessary once

the Unified Development Ordinance is adopted. However, the following deviation requests are

not in conformance with the Unified Development Ordinance: an increase the maximum lot
coverage from 40%to 60% and increase building coverage allowed from 32o/o to 45%. The

Unified Development Ordinance will be increasing the maximum lot coverage in the R-2 Single

Family Residential Zoning District from 4O% to 50% and will be increasing the maximum primary

lot coverage from 32o/oto 4O%. Mr. Guerard added that ranch homes typically take more lot
coverage and that is the reason for that deviation request. He pointed out that landscape

buffers are planned at the borders of the property to allow for more green space.

Member Metz asked what the tax structure would be on the manufactured homes. Mr. Lappin

explained the manufactured home pays a sales tax at the time of purchase and also pays a

yearly privilege tax. Mr. Lappin stated that the land would still be subject to property taxes. Mr.

Lappin explained that the homeowner is not subject to a property tax unless they add an

accessory structure to the home. 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.

Member Metz said that he would not support this project for that reason. Member Tarka

asked for an example of what accessory structures would be the homeowner's responsibility to
pay. Mr. Lappin replied a patio orgarage. MemberTarka asked if the homes included garages.

Mr. Lappin said no they do not come with garages. Chairman Carlson felt that the color

renderings they had provided were misleading because they had garages. He asked how that
would affect the parking. Mr. Olson assured them that they would meet the Village Code

parking requirements. Member Metz asked if they would include a driveway. Mr. Lappin said

yes.

Member Tarka asked about the building codes on these types of houses. Mr. Lappin explained

that they are required to meet the standards of the HUD homes since the Department of
Housing and Urban Development (HUD) establishes the construction standards.

Chairman Carlson asked who would be the property owner of this particular project. Mr.

Lappin said a group of investors. Member Tarka was concerned that if the property was sold it
would no longer be age restricted. Mr. Lappin explained that it was the Village Board's desire to
see it age restricted and that was discussed at concept reviewto require it.
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Chairman Carlson said he would like to open the meeting up to public comments and

questions.

Additional testimony was provided by the following:
Sam Kukadia of 705 Bowes Road South Elgin, lL 60L77

Lisa Bucaro of LL05 LaFayette Drive, South Elgin, lL 6Ot77
Gabriela Barker of 585 Haverhill Lane South Elgin, lL 6OL77

Thomas Barker of 585 Haverhill Lane South Elgin, lL 60177

Shawna Krawczyk of 29O Nicole Drive Unit E South Elgin, lL 6OL77

Dominick Levita of 520 Carriage Way South Elgin, lL 6Ot77

Mr. Kukadia highlighted that the taxes would be lower due to the land only being assessed yet

they would benefit from all the services a homeowner pays. He question if children could live at

the age restricted community if the parent was of age.

Ms. Bucaro was not in favor of the land being used for industrial. She felt that it could be

detrimentalto the property values. She expressed the proposed project was meeting a much

needed housing option. She highlighted that the State of lllinois is losing residents because they
cannot afford to live in this state. She said she fully supported an active senior development

and felt there was no down side to the proposed subdivision. She added that this would enable

the Village of South Elgin to get to Home Rule status.

Ms. Barker stated that South Elgin is a great place to live and she supports the proposed

development. She felt having more housing options available to residents allows residents an

affordable way to stay. She explained she was an empty nester and having this option would

enable her to remain in South Elgin. She added she did not support the industrial use.

Mr. Barker is in favor of this housing option. He said South Elgin needs affordable housing for
retired individuals who are on fixed incomes. He added that he does not support any type of
industrial use on that parcel.

Chairman Carlson asked the petitioner to respond to Mr. Kukadia's tax concern. To which

Mr. Lappin explained that with quick calculations that they will generate about 5800,000 in

taxes. He said the taxes are determined by the valuation. He added an age restricted

community places no burden on the schools.

Chairman Carlson asked what the difference between age targeted and age restricted required.

Megan Golden said that Staff would have to look into thatr Member Tarka was in favor of the

development being age restricted to 55 years old and older with no children allowed. Vice-

Chairman McClure felt that some individuals could be 55 years old and have young children and

that it should be allowed.

Vice-Chairman McClure expressed concern over giving her approval without the traffic study.

She also was having difficulty supporting the increase in the lot coverage from 4O%to 60%. She
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added that the UDO is not even adopted yet and the petitioner is requesting even more lot

coverage. Chairman Carlson shared the same concern.

Ms. Krawczyk and Mr. Levita added to the public comments.

Ms. Krawczyk had done some research online and had several safety concerns with truck traffic
and felt the land would be better suited as a residential development. She would prefer

residential traffic as opposed to industrial traffic. She voiced her support to the proposed

subdivision.

Mr. Levita felt that the property taxes were not a relevant concern. He explained a renter in an

apartment does not pay taxes but receives the services. He expressed support for this proposed

development. He felt the subdivision was beautiful and would much rather see homes than an

industrial building. He added this could benefit the retail on Randall Road. He highlighted that
the petitioner had agreed to conduct the traffic study and correct any issues and should be

granted the approval.

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 presented by the
Petitioner. Member Tarka made a motion to accept the Findings of Fact. Megan Golden

reminded the Planning and Zoning Commission that by accepting the Findings of Fact they
would be agreeing to accept the Petitioner's Findings of Fact, which did not match the current

conversation. Erin Pell suggested that if they did not want to accept the Petitioner's Finding of
Fact that Member Tarka could withdraw the motion. Megan Golden explained the Planning

and Zoning Commission could change the Findings of Fact.

Mr. Lappin said if the traffic study requires a traffic light then they would be willing to fund it.

He reiterated that they will be paying property taxes and felt there was no other feasible use

for this parcel. He added that they were under time constraints with the purchasing of the land.

Mr. Guerard argued that the Public Works Director and Community Development Director did

not feel the traffic study was warranted until they were at the final stage of the proposed

development. He said they would adhere to any issues that the traffic study may show.

Chairman Carlson suggested the petitioner wait to receive the traffic study before agreeing to
anything.

Vice-Chairman McClure was having a hard time supporting the lot coverage and the age

restriction. Member Tarka felt an age restriction was a good thing.

Chairman Carlson was not comfortable with approving the project without a traffic study. He

felt that when it came to safety he was not taking any risk. Chairman Carlson suggested that
the proposed development have less densityto eliminate the need forthe increase in the lot
coverage. Other Planning and Zoning Commissioners shared the same concerns. Mr. Lappin

reiterated that they were complying with the density with the South Elgin 2030 Comprehensive

Land Plan. He said if they reduced the density of the project it would not be cost effective for
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them.

Mr. Guerard suggested that they continue the public hearingto next month so that he can work
with staffon some of the concerns brought up in tonight's meeting.

Member Tarka withdrew her motion to accept the Findings of Fact.

With no further testimony, a motion by Vice-Chairman McClure to continue the public hearing

to the October L7,2OL8 Planning and Zoning Commission was seconded by Member Watson.
There was no further discussion of the motion. Chairman Carlson continued the public hearing

at 8:3L p.m.

Vote as follows

Ayes:

Nays:
Abstain:
Absent:

Carlson, McClure, Metz, Micklevitz, Tarka, Watson
None
None
Kusswurm

The motion carried (6-0-0-1).

E. DTSCUSSTON

Pure Last Mile Center - Final Plat of Subdivision for a Minor Subdivision located at 100 Bowes

Road South Elgin, lllinois - Pure Development, lnc.

Lauren Blayney explained that the Petitioner is seeking a recommendation of approval of a
Final Plat of Subdivision located at 100 Bowes Road.

Lauren Blayney introduced Randy Lindenberg of 229 S. 1't Street Geneva, lL 60L34.

Mr. Lindenberg said he was representing the Petitioner, Pure Development, lnc. and is seeking

a recommendation of approval for the resubdivision of the parcels. The lots are part of the
Bowes Road Business Park Subdivision. The focus of this resubdivision is to consolidate the four
existing lots into one lot to construct a 153,000 square foot commerce center.

He explained the existing Lots 2 and 3 in the Bowes Road Business Park Subdivision are to be

resubdivided to create a new Lot 2 for Bowes Road Business Park Resubdivision 2. The total
acreage of the consolidated site will be approximately 25.9 acres.

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

Commissioners for comments and questions.

Member Tarka asked if this complies with South Elgin 2030 Comprehensive Land Plan. To which
Lauren Blayney said yes. Member Tarka asked if they were seeking any variations. Lauren
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Blayney said no. Member Watson asked who would be occupying the building. Mr. Lindenberg

said that all he could say it is an ecommerce company.
Chairman Carlson said he would like to open the meeting up to audience members with
questions or concerns.

Sam Kukadia of 705 Bowes Road South Elgin, lL 60177

Mr. Kukadia supports the proposed business however; he was concerned that there could be

some potential congestion on the roadway blocking his business. He felt that the entrance and

gate system on the site plan were too close to Bowes Road. He was concerned that some of the
queuing could result in backing up to Route 31. Chairman Carlson explained that this discussion

is only on Final Plat of Subdivision for a Minor Subdivision. He explained that staff will convey
his concern to the Petitioner. Lauren Blayney added that the Petitioner is working with the
Village Engineers to alleviate the queuing on Bowes Road.

A motion by Member Tarka that the Planning and Zoning Commission recommend approval to
the Village Board of petition CDL8-08 for a Final Plat of Subdivision for 100 Bowes Road was

seconded by Vice-Chairman McClure. There was no further discussion of the motion.
Vote as follows:

Ayes:

Nays:

Abstain:
Absent:

Dione Stirmell
Recording Secretary

&t*rra Mur*ayJf

Carlson, McClure, Metz, Micklevitz, Tarka, Watson
None
None
Kusswurm

The motion carried (6-0-0-1)

F. PUBLIC COMMENT
No citizens came forward to address the Commissioners.

G. NEW BUSINESS

There was no new business to report.

H. ADJOURNMENT

Having no further business, a motion made by Vice-Chairman McClure 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 8:42p.m
Respectfu I ly submitted,
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