
Minutes of the Regular Meeting
of the Planning and Zoning Commission

October 20,2021

A. CALL TO ORDER

The Regular Meeting of the Planning andZoningCommission was held on Wednesday, October

20,2021at the Public Services Facility, 1000 Bowes Road, South Elgin, IL. The meeting was

called to order at 7:0I p.m. by Chairman Brian Carlson.

Chairman Carlson stated the role of the Planning andZoning Commission and the procedures for

the meeting.

B. ROLL CALL

Commissioners present were: Chairman Brian Carlson; Leo Metz; Cynthia Tarka, and Rich

Watson.

Members absent were: Tom Kusswurm and Jason Micklevitz.

Staff present at the meeting were: Director of Community Development Nancy Hill; Planner

Lauren Blayney; and Recording Secretary Dione Stirmell.

C. APPROVAL OF MINUTES

1. Minutes of the September 15,2021Regular Planning andZoning Commission Meeting.

Member Watson to made a motion approve the minutes of the September 15,2021Regular

Meeting of the Planning andZoningCommission, which was seconded by Member Metz. There

was no further discussion of the motion. The vote was as follows:

Ayes:
Nays:
Abstain:
Absent

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

The motion CARRIED (4-0-0-2).

D. PUBLIC HEARING AND DISCUSSION

CD 202I-06: Request for a Special Use to allow for a Motor Vehicle Repair and/or

Service use in the B-1 Gateway Business District on the property located at 500 N. La

Fox Street - Paul McVicker, ARC CON Associates, Petitioner on behalf of Sparks Auto
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Chairman Carlson opened the public hearing at 7:03 p.m
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Chairman Carlson asked staff to veriff that proper notice was given. Planner Blayney stated that

proper notice was indeed given.

Planner Blayney presented the staff report. She summarized the request and explained that the

Petitioner is seeking a recommendation of approval for a motor vehicle repair and/or service at

500 N. La Fox Street. The commercial portion of the building was previously occupied by STK

Builders, a contractor's office and yard. The building also contains an existing non-conforming

residential unit, and this residential unit is to remain.

The Petitioner is proposing to make changes to the layout of the parking lot layout, and the size

and the location of the parking lot will remain the same. The existing parking lot area will be

striped with seven parking stalls, including one ADA parking stall, which meets the Village's
requirements for off-street parking.

Currently, there is one service bay on the north side of the building. The Petitioner is proposing

to install two additional service bays. One will be along the north building elevation and one will
be on the east side building elevation.

The Petitioner has confirmed that all vehicle repairs will occur inside the building and that they

will not use the parking lot for outdoor storage of vehicles and parts.

The Petitioner will provide a new refuse area located at the northwest corner of the parking lot.

The Petitioner is proposing the refuse enclosure to be constructed of cedar wood approximately

five feet (5') in height.

New green space consisting of sod and trees will be added along the east side of the parking lot
fronting N. La Fox Street. This green space will provide a separation from the public sidewalk

and the existing parking lot. The existing 6-foot fence west of the property shall remain to screen

the proposed use from the residential property to the west.

Planner Blayney added this has been reviewed by the various Village Departments including the

South Elgin Fire Protection District. The building will need to be brought up to all building and

life safety codes, which will be addressed through the building permit approval process. This can

also be a condition of the approval with the Planning andZoning Commission's
recommendation.

The Petitioner was represented by Paul McVicker, ArcCon Architects, on behalf of Cipriano

Talavera, Sparks Auto, 141 Tay River Drive, Carpentersville, IL 60010.

Mr. McVicker stated that Sparks Auto would be using the exact same footprint of the current

building. He highlighted some of the improvements they would be making to the building,

including power washing and painting the building, installing new windows and doors, adding

lighting to the outside, and increasing the overall landscaping.
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Mr. McVicker explained that the Sparks Auto team is working with staff and the Fire District to

address comments. Sparks Auto will be adding a f,tre alarm, fire sprinkler system, and grease

inceptors to comply with code requirements. They are also adding a second water service to the

building to have a separate connection to the residential unit and to accommodate the new fire

sprinkler system. Mr. McVicker stated that the proposed improvements would adhere to all

required building and fire code requirements'

Chairman Carlson opened the hearing to comments and questions from the Planning and Zoning

Commission.

Member Watson asked how the oil would be disposed. Mr. McVicker stated they would be

installing a three-stage grease interceptor that separates the oil before it goes into the sewer

system. Member Watson asked if they would be washing cars. Mr. McVicker said no car

washing would take place. Member Watson was concerned they would not have sufhcient

queueing from IL-31. Mr. McVicker explained their business is appointment-only which will
eliminate traffic backup on N. LaFox Street.

Member Tarka asked where the service bays would be located and how would customers access

the property. Mr. McVicker explained that they are planning to construct two additional service

bays. One will be along the north building elevation and one will be on the east side building

elevation. He stated that two of the service bays will be accessed from the existing driveway

approach off N. La Fox Street, and one service bay will be accessed from the parking lot north of
the building. Mr. McVicker said most customers will access the property from the alley behind

the property.

Member Tarka asked about the size of the existing residential unit. Planner Blayney stated it is
approximately 1,080 square feet in area. Member Tarka asked if there would be more than one

-.unr of egress from the residence. Mr. McVicker said yes. Chairman Carlson asked if the

intention was to continue to have the unit occupied. Mr. McVicker replied that the owner will
continue to lease the residential unit. Director Hill added that in accordance with the UDO the

existing residential unit is currently occupied and that the unit may continue until such time that

the unit is vacant for more than 6 months or is substantially damaged. Chairman Carlson stated

he appreciated the Petitioner accommodating the current resident living there.

Member Tarka inquired what type of lighting would be on the outside of the building. She stated

she is concerned it would be distracting to surrounding neighbors. Mr. McVicker stated they

would be providing the lighting on the exterior of the building and would be within the

parameters of the Village Code.

Chairman Carlson asked how many employees Sparks Auto would have. Mr. McVicker replied

two or three. Chairman Carlson asked if there would be a need for employee parking. To which

Mr. McVicker replied yes. Chairman Carlson asked if they would allow vehicles to be dropped

off the night before for service. Mr. McVicker said yes they would only allow it if they had

sufficient parking. Chairman Carlson wanted to confirm that they would have adequate parking
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for employees and customers. Mr. McVicker stated that they would only schedule appointments

based upon the number of parking stalls available. Chairman Carlson said he thought the other

existing nearby motor vehicle uses had provided more parking. Planner Blayney stated the

current parking layout meets the UDO requirements, which are based on the number of service

bays. Chairman Carlson said he did not want to see vehicles for repair parked on the side street

or in the alleyway. He felt this was not a desirable situation for the surrounding neighbors.

Chairman Carlson asked how the Village would regulate the parking. Planner Blayney confirmed

that the Police Department and Code Enforcement staff would handle that if there were

complaints. Chairman Carlson wants to make sure that it is documented that this will not be an

issue. Planner Blayney suggested they can make it part of a condition of approval. Mr. McVicker

added that he had eight parking spots shown on previous plans, but staffed asked him to remove

that space to accommodate the dumpster enclosure.

Member Watson asked where the residential unit parks. Mr. McVicker replied they could park in
the lot or continue to park in the front of their residential unit on Kossuth Street, as it is closer to

the front entrance of the unit. Chairman Carlson asked if they are allowed to park on Kossuth

Street. To which Village staff confirmed that on-street parking is allowed.

Member Tarka asked if the building was currently vacant with the exception of the residential

use. To which, Mr. McVicker said that was correct. She asked that the residential unit be

protected from exposure to fumes and emissions from the automobile service use. Mr. McVicker
explained that they will be providing a firewall and a special ventilation system that would
prevent those odors from traveling to the residential unit. Chairman Carlson felt they needed to

be mindful of the emissions outside the building as well. Mr. McVicker added that the

ventilation mechanical system would accommodate that consist airflow to eliminate that exhaust.

Member Tarka asked that they properly cover and enclose any chemicals to reduce exposure.

Chairman Carlson opened the meeting up to public comments and questions. There was no

public present to provide testimony.

With no further discussion, Chairman Carlson entertained a motion to accept the Findings of
Fact:

1. The proposed special use will not endanger the health, safety, comfort, convenience

and general welfare of the public.

2. The proposed special use is compatible with the character of adjacent properties and

other property within the immediate vicinity of the proposed special use.

3. The proposed special use will not impede the normal and orderly development and

improvement of adjacent properties and other property within the immediate vicinity
ofthe proposed special use.

4. The proposed special use will be provided with adequate utilities, access roads,

drainage, and/or other necessary facilities.
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5. The proposed special use is consistent with the intent of the elements of the

Comprehensive Plan, this Unified Development Ordinance, and the other land use

policies of the Village.

Member Tarka made a motion that the Planning andZoning Commission accept the Findings of
Fact as presented by the petitioner, which was seconded by Member Watson. There was no

further discussion of the motion. The vote was as follows:

Ayes:
Nays:
Abstain:
Absent

Carl son, Metz, T arka, Watson
None
None
Kusswurm, Micklevitz

The motion CARRIED (4-0-0-2).

With no further testimony, Chairman Carlson entertained a motion to close the public hearing.

Member Watson made a motion to close the public hearing, which was seconded by Member

Tarka. There was no further discussion of the motion. With a voice vote of all ayes and no nays,

the motion CARRIED (4-0-0-2). Chairman Carlson closed the public hearing at7:28 p.m'

Chairman Carlson to clarified that the proposed Special Use Permit would go with the property,

and Planner Blayney confirmed it. He asked if the Commission would be recommending

approval for a Special Use Permit for both the motor vehicles repair use and the residential use.

Planner Blayney explained that the residential component will continue existing as a non-

conforming use and is not part of the Special Use Permit for the motor repair use. Chairman

Carlson felt that the Special Use Permit may be encouraging the existence of the non-conforming

use. Director Hill added that the UDO states that if the non-conforming use is vacant for more

than 6 months or the building was destroyed with more than 50% of the value, the use would not

be able to continue and would need to conform to the Village Code.

Member Tarka made a motion that the Planning andZoning Commission recommend approval

to the Village Board of petition CD 2021-06 for a Special Use Permit for a motor vehicle repair

and/or service use located at 500 N. La Fox Street in the B-1 Gateway Business Zoning District,
with the following conditions:

o The building plans shall be in compliance with all building and life safety codes prior

issuance of building permits.
. The building shall be in compliance with all building and life safety codes prior to

issuance of certificates of occupancies.

The motion was seconded by Member Metz. There was no further discussion of the motion. The

vote was as follows:
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Ayes:
Nays:
Abstain:
Absent

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

The motion CARRIED (4-0-0-2).

Z. CD 202I-07: Request for a Text Amendment to the Unified Development Ordinance to

allow a Club, Lodge, or Hall use in the I-Industrial District as a Special Use, and a

Special Use Permii to allow for a Club in the I-Industrial District on the property located

at735 Martin Drive - Brian Korte, Korte Architecture, Petitioner on behalf of the Boys

and Girls Club of South Elgin

Chairman Carlson opened the public hearing at7:31p.m.

Chairman Carlson asked staff to veri$, that proper notice was given. Planner Blayney stated that

proper notice was indeed given.

Planner Blayney presented the staff report. She summarized the request and explained that the

Petitioner is seeking a recommendation of approval for a Text Amendment to allow a Club,

Lodge or Hall use as a Special Use in the l-Industrial District, while concurrently seeking a

,""o-r.r.ndation of approval for said Special Use for the Club, Lodge or Hall use on the subject

property.

Planner Blayney stated that the Boys and Girls Club of South Elgin entered into a contract

with the Village to utilize the former Public Works Building, located at135 Martin Drive,

as a club serving approximately 250 youth in grades K-8.

The Boys and Girls Club is planning to make some improvements to the property. The

building will be completely remodeled, with the rear portion of the building remaining for

Village storage for the Parks and Recreation Department.

The Petitioner will stripe the existing pavement with 35 parking stalls, including two ADA
parking stalls. The youth attending the Club are not of driving age (grades K-8) and would

not require any additional parking stalls in the parking lot. The Petitioner meets the

V illage' s requirements for off- street parking'

A six-foot fence will be constructed along the southem property line to provide a

separation from the existing industrial property to the south.

A new trash enclosure is to be constructed at the southeast corner of the property. The

existing building has no landscaping. The Petitioner will be providing landscaping along

the west building elevation consisting of a variety of plantings that not specifically called

out in the plans.
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Planner Blayney explained that in reviewing the definitions of various uses listed in the UDO,

staff found the definition for a "club, lodge or hall" use best defines the proposed operation of
the Boys and Girls Club. The club, lodge or hall use is currently not a permitted use in the I-

Industrial District. Staff suggested to the Boys and Girls Club that a club, lodge or hall use be a

Special (Jse, versus a Permitted Use, because some clubs deserve special review to minimize any

udrr.rr" impacts from parking, loading, congestions, noise, etc. on neighboring properties. She

further explained that in this case, it is appropriate for a Boys and Girls Club be a special use

because oftheir unique student bus drop offand pick up needs.

Planner Blayney introduced the Petitioner represented by, Cathy Russell, Chief Executive

Officer of the Boys and Girls Club, 355 Dundee Avenue, Elgin, IL 60120 and Josh Campanelli,

SMC Construction Services, 425 Renner Drive, Elgin, IL 60123.

Chairman Carlson opened the hearing to comments and questions from the Planning andZoning

Commission.

Member Watson asked if the Parks Department would be storing equipment and materials on the

property. To which Ms. Russell confirmed they would be storing some equipment in the back

gurig" of the building only. He asked if the club would have an adjoining door to the Parks and

Recreation Department's storage area. Mr. Campanelli further explained that the materials

would be stored inside at all times and there would be no access to this area from inside the

building.

Member Watson asked if they there would be any bike racks, and, if so, where they would be

located. Mr. Campanelli said they will have bike racks in the front of the building and there may

be more added once the Club is operational. Member Watson asked how many buses they

anticipate be there on a daily basis. Ms. Russell said it generally depends on how many schools

participate in the program. She said at this time she would estimate about five buses per day.

Member Watson asked if they would be staggered, as he is concerned that the drop off could

cause some traffic congestion. Ms. Russell explained the school buses will arrive at varied times.

She added this was not an issue at their other facilities. Chairman Carlson asked to clarifu where

the buses would be dropping off Club members. Ms. Russell stated buses will unload in the front

of the building on Martin Drive.

Member Tarka asked about the Boys and Girls Club's operations. Ms. Russell said only children

with memberships are allowed to enter the building and the building is not opens to the public.

She added a child's membership is good for one year. Members can come anytime that the club

is open until they are closed. She explained that they typically are at 80 percent capacity at all

times. Member Tarka asked about the hours of operation. Ms. Russell explained that during the

school year, the Boys and Girls Club is open after school until 8:00 pm. However, during the

summer, the Club may be open from 6:00 a.m. to 6:00 p.m.
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Member Tarka said she liked the concept and felt it was a good fit for the area, given the location

of Sperry Park. She thought adding the privacy fence along the south property line to separate

the truck parking was a good idea.

Member Watson asked if school are closed during holidays if that would change their hours of
operation. Ms. Russell explained that they do try to accommodate working parents schedules and

will extend hours during those times.

Chairman Carlson asked what kind of security measures are used Ms. Russell stated the most

important thing to the Boys and Girls Club is that the kids are safe and secure within the facility.

ShL desuibed their security measures and stated that there are staff members in each room when

children are present.

Chairman Carlson opened the hearing to public comment and questions. There was no public

present to provide testimony.

With no further discussion, Chairman Carlson entertained a motion to accept the Findings of
Fact for the Text Amendment request:

l. The proposed amendment will not endanger the health, safety, comfort, convenience, and

general welfare of the public.

2. The proposed amendment corrects an error, adds clarification, or reflects a change in
policy.

3. The proposed amendment is consistent with the intent of the elements of the

Comprehensive Plan, this Ordinance, and the other land use policies of the Village.

Member Watson made a motion that the Planning and Zoning Commission accept the Findings

of Fact as presented by the Petitioner for the Text Amendment request, which was seconded by

Member Metz. There was no further discussion of the motion. The vote was as follows:

Ayes:
Nays:
Abstain:
Absent

Carlson, Metz, Tarka Watson
None
None
Kusswurm, Micklevitz

The motion CARRIED (4-0-0-2).

Member Watson made a motion that the Planning andZoning Commission recommend approval

to the Village Board of Petition CD 2021-07 for aText Amendment to the Unified Development

Ordinance to allow a Club, Lodge, or Hall use in the I-Industrial District as a Special Use. The

motion was seconded by Member }detz. There was no further discussion of the motion. The vote

was as follows:
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The motion CARRIED (4-0-0-2).

Chairman Carlson entertained a motion to accept the Findings of Fact for the Special Use Permit

Request:

1. The proposed special use will not endanger the health, safety, comfort, convenience and

general welfare of the public.

2. The proposed special use is compatible with the character of adjacent properties and

other property within the immediate vicinity of the proposed special use.

3. The proposed special use will not impede the normal and orderly development and

imprbvement of adjacent properties and other property within the immediate vicinity of
the proposed special use.

4. The proposed special use will be provided with adequate utilities, access roads, drainage,

and/or other necessary facilities.

5. The proposed special use is consistent with the intent of the elements of the

Comprehensive Plan, this Unified Development Ordinance, and the other land use

policies of the Village.

Member Tarka made a motion that the Planning andZoningCommission accept the Findings of
Fact as presented by the Petitioner for a Special Use permit for a Club, Lodge, or Hall, which

was seconded by Member Metz. There was no further discussion of the motion. The vote was as

follows:

Ayes:
Nays:
Abstain:
Absent

Ayes:
Nays:
Abstain:
Absent

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

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

The motion CARRIED (4-0-0-2).

With no further testimony, Chairman Carlson entertained a motion to close the public hearing.

Member Watson made a motion to close the public hearing, which was seconded by Member

Tarka. There was no further discussion of the motion. With a voice vote of all ayes and no nays,

the motion CARRIED. Chairman Carlson closed the public hearing at7:53 p.m.
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Member Tarka made a motion that the Planning andZoningCommission recommend approval

to the Village Board of Petition CD 2021-07 for a Special Use Permit to allow a Club, Lodge, or

Hall use in the I Industrial District at the property located at735 Martin Drive. The motion was

seconded by Member Watson. There was no further discussion of the motion. The vote was as

follows:

Ayes:
Nays:
Abstain:
Absent

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

E.

The motion CARRIED (4-0-0-2).

NEW BUSINESS

IL-APA P lanning and Zoning Commi s sion Training

Planner Blayney stated the Illinois Chapter of the American Planners Association (IL-APA) is
offering Planning and Zoning Commission Training on Novemb er 17 ,2021. Staff suggested the

Commission to contact staff if they wish to attend the training.

2. Withdrawal Letter from Ridgeline Property Group -325 Umbdenstock Road

Planner Blayney provided the Commission with a copy of a withdrawal letter from Ridgeline

Property Group, which recently made a presentation to the Commission for a concept plan for an

industrial development on the Spohr farm property. After the concept plan discussion at the

Planning andZoningCommission meeting in September, the developer decided to withdraw its

application and not pursue Village Board comments. She further explained that in the letter the

developer was complementary of the Planning andZoning Commission and appreciated the

group's feedback.

F. PUBLIC COMMENT

No members of the public came forward to address the Commission'

G. ADJOURNMENT

Having no further business, Member Tarka made a motion to adjourn the regular meeting of the

Planning andZoningCommission, which was seconded by Member Metz. The vote was as

follows:

I
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Ayes:
Nays:
Abstain:
Absent

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

The motion CARRIED (4-0-0-2). Chairman Brian Carlson adjourned the meeting at 8:06 p.m.

Respectfully submitted,

Dione Stirmell
Recording Secretary


