
Minutes of the Regular Meeting
of the Planning and Zoning Commission

March 16,2022

A. CALL TO ORDER

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

16,2022,at the Public Services Facility, 1000 Bowes Road, South Elgin, IL. The meeting was

called to order at7:00 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; Omar Garcia; Tom Kusswurm; Leo

Metz; Cynthia Tarka; and Rich Watson.

Members absent were: 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 February 16,2022 Regular Planning andZoning Commission Meeting.

A motion was made by Member Kusswurm to approve the minutes of the February 16,2022

Regular Meeting of the Planning andZoning Commission, which was seconded by Member

Watson. There was no funher discussion of the motion. The vote was as follows:

Ayes:
Nays:
Abstain:
Absent:

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

The motion CARRIED (5-0-1-1)

D. DISCUSSION

CD 2022-03: Request for Concept Plan Consultation for an Industrial Development

request for the property located at 325 Umbdenstock Road, commonly known as the

Spohr Farm - CJR Enterprises LLC, Applicant
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Planner Blayney presented the staff report. She stated the purpose of a concept plan review is to

allow the applicant to receive some informal feedback from the Planning andZoning
Commission(PzC) prior to preparation of Preliminary andlor Final Plans, should the applicant

choose to advance the project. She noted that feedback from the Planning and Zoning
Commission is advisory only.

She summarized the request and explained that the subject property is currently zoned R-l Single

Dwelling Unit District. The Comprehensive Plan recommends low or medium density residential

land uses for this property. The Applicant is proposing an industrial development consisting of 5

industrial lots that would consists of a combination of warehousing, logistics, and light industrial

uses. She highlighted that any warehousing, storage, or distribution facility with a gross floor
area greater than 150,000 square feet or has more than 35 loading docks requires special use

approval. Outdoor storage also requires special use approval.

Planner Blayney stated that should the Applicant make a formal application for entitlement

approvals, a traffrc impact study will be required. Staff has informed the Applicant that truck

routing shall not rely on any residential streets for access to or egress from the subject property.

All truck ingress and egress shall be routed tolfrom the south toward the intersection of Stearns

Road and Umbdenstock Road. Additionally, offsite road improvements, including, but not

limited to, a traffic signal at Stearns Road and Umbdenstock Road may be needed to support the

proposed development.

Planner Blayney introduced the representatives of the Applicant, Doug Jelinek, CJR Enterprises,

LLC,1635 3hunuhun Drive, South Elgin, Illinois 60177; *d put Griffin, Attorney, 21 North 4th

Street, Geneva, Illinois 60134.

Mr. Griffin reviewed the site plan and explained that the proposed Concept Plan was a

combination of the previous industrial development proposals for this property and incorporated

the concerns previously expressed by the Village. The Applicant stated that they believed they

are providing a better plan compared to the previous concept plans for this property. He stated

that the Applicant believes this development would have less impact to the surrounding

properties, have less intensive land uses, and have an overall more efficient design than prior

submissions.

Mr. Griffin highlighted the sumounding land uses are residential uses to the north, industrial uses

to the south, planned residential uses (Becketts Landing Subdivision) to the east, and residential

uses to the west.

Mr. Griffin explained that CJR Enterprises,LLC is partnering with US Capital Development to

construct a building on Lot 1, for warehousing and logistics. He further explained that light

industrial uses are proposed for Lots 2,3, and 4, andthat the building on Lot 5 could have a

combination of light industrial and warehousing uses. He stated that the Applicant plans to

provide buffering between the existing residential uses and proposed buildings with landscaping,

berms, and detention areas.
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He presented the concept elevations for the proposed buildings. The buildings would be tip-up,

pre-fabricated, conuet" brildittgr. Each building on Lots 2-5 would be built to suit and would

have to go through the Design Review process.

Mr. Griffin explained that Lots 2-5 will be developed and engineered separately. Each lot will
have its own driveway access and no cross-access easements would be required.

He noted that the subject property has challenges and there are concerns regarding traffic. He

said the Applicant understood that they would need to provide a traffic study that would likely

require them to install a traffic signal at the intersection of Stearns and Umbdenstock Roads. He

noted that the Applicant is willing to install the signal.

Mr. Griffin explained the various details of each lot, including lot size, building dimensions and

height, and paiking. He highlighted that they are providing additional buffering with detention,

landscaping, and meeting setbacks in compliance with the UDO regulations. He stated the

proposed Concept Plan has minimal impact to Village infrastructure because design creates no

new public roadways and no public utilities extensions. He explained that the Applicant believes

this keeps the Village's maintenance costs lower than other previous Concept Plans by others.

He welcomed feedback and stated the Commission that they would do what it takes to make this

development work.

Chairman Carlson opened the discussion to comments and questions from the Planning and

Zoning Commission.

Member Kusswurm asked how much buffering will be provided between the parking lot on Lot

5 and the planned Becketts Landing Park to the east. Mr. Jelinek replied there would be a 20-foot

landscape buffer. Member Kusswurm asked if they plan to build a speculative building on some

of the lots. Mr. Griffrn explained that they would partner with US Capital Development to

develop Lot I for a proposed warehouse distribution facility. He explained that the buildings on

Lots 2-5 could be built by CJR Enterprises in the future as the market dictates. Mr' Jelinek added

that Lots 2-5 would be designed for each end user, depending on their needs.

Member Garcia asked if landscaping would be installed immediately for Lots 2-5. Mr. Jelinek

said they would provide the initial buffering and screening for the subdivision, but the

landscaping would be provided when each lot is developed.

Member Kusswurm expressed concerns about the timing of the construction of the buildings on

Lots 2-5 when the landscaping on those lots is also be used as screening of the distribution

facility on Lot 1. Mr. Griffin stated that if Lot 1 is developed it would require the detention

ponds and landscaping berms along the west and north property lines to be constructed while the

|uilding is being built. Mr. Jelinek stated that there was a natural tree line currently along the

east property lini between the future Becketts Landing Park and Lot l. Planner Blayney replied

that ihe iree line exists but some of the trees are being removed by M/I Homes, and other

material would need to be refined and cleaned up. Mr. Jelinek felt that the tree line, detention
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area, andlandscaping berms could provide some natural buffering for the surrounding residential

properties in the meantime.

Member Kusswurm expressed concerns that the Applicant may be requesting a lot of relief from

the UDO. In addition, he stated he has concerns with truck traffic near existing and future

residential properties. Mr. Jelinek explained with their current plans they would only be asking

for a variation for Lot 1 to increase the maximum number of parking stalls and be believes the

plans go beyond the requirements of the UDO for building and parking setbacks. Mr. Jelinek

demonstrated how truck traffic would flow through the area.

Member Kusswurm stated that abike path is required along the north side of North Lancaster

Road, and he expressed concerns about the location of the bike path and conflicts between bikers

and pedestrians and trucks. Chairman Carlson and Planner Blayney confirmed the bike path

would be located off the street. Member Kusswurm said if that is the case he is satisfied with
that design. There was discussion about where the proposed bike path would connect to other

bike trails in the area.

Member Tarka said she is concerned about the amount of traffic generated by the proposed

development and the potential emissions from both trucks and industrial uses on the site, given

the proximity to existing residential properties. Member Tarka said the surrounding neighbors

could experience the exhaust odor, noise, and other emissions. Mr. Jelinek explained that Lots 2

-5 are designed purposely for light industrial uses and the number of trucks and cars will depend

on the end users.

Member Tarka asked if end-users could store tanks or drums containing chemicals outside. Mr.
Griffin explained that although they do not anticipate that type of user, certain uses and storage

materials could be limited in the regulations of the Planned Development.

Member Watson said he is concerned about the increase in truck traffic. He requested they

examine how much truck traffic and employee traffic will be generated, the hours of operation,

and how the truck traffic effects the existing roadway system. He asked how they would

eliminate traffic backup on Umbdenstock Road. Mr. Griffin stated that the truck traffic would be

dispersed throughout the day. Member Watson stated he is concerned this industrial development

could create a burden on the Police Department to ensure that trucks do not drive on residential

streets.

Mr. Griffin acknowledged that traffic is a concern staff had brought to his attention. He stated

they are conducting a traffic study, which includes several other intersections. Once the study is

complete all parties would review the results and better evaluate the situation. He stated that the

Applicant believes the majority of truck traffic will want to go east on Stearns Road. He

explained that the Applicant believes there needs to be some restriping for turn lanes, but other

improvements, such as widening, ?re not necessary. He stated that the Applicant believes

Umbdenstock Road is constructed to handle the additional loads. He said if the improvements

are needed, the Applicant will make the improvements'
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Member Watson said he believes the neighbors to the north and west will not be happy with an

industrial development so close to their homes. Mr. Griffin responded by saying that apublic

hearing will be held and the Applicant will provide a reasonable response to any concerns. He

stated that the Applicant is motivated to do a project that the Village can support.

Member Garcia asked what intersections would be included in the traffic study. Director Hill
stated that staff had requested a significant list of intersections to be studied. Mr. Griff,rn read the

list of intersections that staff requested be studied, which included:North Lancaster Road and

Umbdenstock Road; North Lancaster Road (future extension) and Mclean Boulevard; North

Lancaster Road (future extension) and Kingsport Drive (future extension); Kingsport Drive
(future extension) and Spring Street; Atherton Road (future road) and Mclean Boulevard;

Umbdenstock Road and Montclair Drive; Umbdenstock Road and Foxmoor Lane; Foxmoor

Lane and Hopps Road; Umbdenstock Road and Walnut Creek Drive; Walnut Creek Drive and

Hopps Road; and Umbdenstock Road and Stearns Road.

Chairman Carlson asked if Lots 2-5 were to have outdoor storage would each user be required to

apply for special use approvals. Planner Blayney replied yes.

Member Tarka asked what the hours of operations would be and if the facility on Lot 1 would be

24-hour operation. Mr. Griffin stated that the Applicant did not anticipate that the light industrial

users on Lots 2-5 would have 24-hour operations. He said he would investigate the hours of
operation for the warehouse/distribution facility use on Lot 1. He stated the Applicant would

work with the Village to limit hours of operation and any limitations could be incorporated into

the Planned Development approvals.

Member Watson noted that limits on truck traffic direction and weight limits will add a burden

on the police department to monitor. Mr. Jelinek stated that the truck traffic, employee vehicles,

and the residential vehicles will not conflict, as there is a reverse commute of sorts. There

should be no burden on the police department.

Chairman Carlson asked who would be completing the traffic study on behalf of the Applicant'

Mr. Jelink responded that KLoA would be conducting the traffic study.

Member Metz said he has no concems with the location of the bike path and the traffic generated

by this development. He stated that if the subject property were to be developed into a residential

subdivision, those uses would also generate traffic. He also stated he was not concerned about

the truck traffic from the site. Chairman Carlson said that residential uses could also generate

significant amount traffic, but that traffic has different peak times, quantities, and patterns.

Chairman Carlson asked for clarification about the potential uses for Lot 5. Mr. Griffin stated he

envisioned a light industrial user with some warehouse space. He said the Applicant has

determined that there is a need for light industrial space, and he felt this lot could provide

existing South Elgin businesses with an opportunity to move into a larger space.
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Chairman Carlson suggested that if the Applicant chooses to move forward and make a formal

submittal, more details be provided, such as the height and design of buildings. He stated he is

specially looking for this information for Lot 5, since it is adjacent to residential and planned

park space. Chairman Carlson noted that the Concept Plan identifies some of the buildings as
;'brrilding as buffer." He said that he is not comfortable with buildings as buffers. He also stated

he does not want the height of the building on Lot 5 to be as tall as the building on Lot 1.

Chairman Carlson said he felt that it was not appropriate in a residential area to have a 36-foot

wall of an industrial building adjacent to residential use or park with only a 2O-foot landscape

buffer.

He also was concemed that the lighting from the parking lot along the back of the building on

Lot 5 could be intrusive to the residential uses. Chairman Carlson said he would like to see a

perspective or line of site exhibit from the residential properties in a future presentation. He said

ihat would provide some preceptive as to what the proposed development might look like from a

residential property. Mr. Griffin said he understood the requests. Chairman Carlson also stated

that no loading docks should be place on the east side of the building on Lot 5.

Member Garcia confirmed that the Applicant plans to construct on Lot 1 first and then Lots 2, 3,

4, and5 in the future, depending on the market. Mr. Jelinek said that was corect. Member

Garcia asked how the land for those vacant lots would be used until they are developed. Mr'

Jelinek replied they would remain as farmland.

Chairman Carlson asked if the location and size of the stormwater areas displayed on the

Concept Plans could change with the development of each lot, since each individual lot is

engineered separately. Mr. Jelinek explained that the stormwater management will be required,

bui the design is not final. The plans show an approximate area for how much land would be

needed for stormwater facilities and are subject to change, depending on how much impervious

surface is proposed for each lot.

Chairman Carlson asked if the detention basin located at the northeast corner of the site is part of
Lot 1 or Lot 5. Mr. Jelinek replied the detention basin is located on Lot 5. Chairman Carlson

stated he is concerned that Lot 5 would be developed much later than Lot 1, and that the

screening in this area would not be installed until Lot 5 is developed. Mr. Jelinek said they could

construci the berm along the entire north property line with the development of Lot 1. Chairman

Carlson said he would like to see the berm completed before the building construction on Lot 1,

so it provides some screening for the residential uses to the north.

Member Tarka expressed concerns about the amount of noise that could come from the site. Mr.

Jelinek said that the Building on Lot 5 would have no loading docks on the east side of the

building and that the Applicant would provide adequate buffering through landscaping and

building setbacks. He added that they will do what is needed to comply with the Village's noise

ordinances.

No members of the public present wished to provide comment'
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Mr. Jelinek thanked the Planning and ZoningCommission for their input and concluded his

presentation.

E. NEW BUSINESS

There was no new business to report.

F. PUBLIC COMMENT

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

G. ADJOURNMENT

Having no further business, Member Watson made a motion to adjourn the regular meeting of
the Planning and ZoningCommission, which was seconded by Member Metz. There was no

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

CARRIED. Chairman Carlson adjourned the meeting at 8:06 p.m.

Respectfully submitted,

A*( Jn'r*ql
Dione Stirmell
Recording Secretary


