
Minutes of the Regular Meeting 

of the Planning and Zoning Commission 

June 16, 2021 

 

A. CALL TO ORDER 

 

The Regular Meeting of the Planning and Zoning Commission was held on Wednesday, June 16, 

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

to order at 7:03 p.m. by Chairman Brian Carlson. 

 

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

the meeting. 

 

B.   ROLL CALL 

 

Commissioners present were: Chairman Brian Carlson, Tom Kusswurm, Leo Metz, Jason 

Micklevitz, and Cynthia Tarka.  

 

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

Lauren Blayney. 

 

Members absent were: Vice-Chairman Jennifer McClure and Rich Watson. 

      

C.  APPROVAL OF MINUTES 

 

1. Minutes of the May 19, 2021 Regular Planning and Zoning Commission Meeting.  

  

A motion was made by Member Tarka to approve the minutes of the May 19, 2021 Regular 

Meeting of the Planning and Zoning Commission, which was seconded by Member Kusswurm. 

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

 

Ayes:  Carlson, Kusswurm, Metz, Tarka 

Nays:  None  

Abstain: Micklevitz 

Absent: McClure, Watson  

 

The motion CARRIED (4-0-1-2). 

 

D.   PUBLIC HEARING & DISCUSSION 

 

1. CD 2020-13: Request for Annexation, Comprehensive Plan Amendment, a Major 

Subdivision, a Zoning Map Amendment to rezone the subject property from F-1 Farming 

District and B-2 Community Business District to R-2 Single Dwelling Unit District, and a 

Special Use for a Planned Development with exceptions to certain standards of the 

Unified Development Ordinance for the proposed Kenyon Farms single-family 

subdivision located at 28 Illinois Route 25 – Wyndham Homes, LLC, Petitioner  
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Chairman Carlson asked staff to verify that proper notice was given. Planner Blayney testified 

that proper notice was indeed given.  

 

Chairman Carlson opened the public hearing at 7:04 p.m. 

 

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

homes in the Kenyon Farms Subdivision are planned to be constructed by Lennar, the same 

homebuilder as the South Pointe and Park Pointe Subdivisions. The builder is introducing a new 

housing model to South Elgin, which it refers to as “Next Gen Living” or “a Home Within a 

Home.”  Buyers will have the option of several models with a separate suite on the main floor 

that includes a kitchenette, bedroom, bathroom, and common area.  This suite will connect to the 

main home through a private, inside door through a common hallway or through a separate 

exterior doorway generally not visible from the street. Planner Blayney said the suites have often 

been referred to as “mother-in-law apartments” and the UDO calls them Accessory Dwelling 

Units. Planner Blayney noted that Accessory Dwelling Units meet the UDO regulations.  

 

Planner Blayney explained that staff is supportive of this housing type and recognizes the 

benefits it could provide to various types of households and the community, as a whole.  Homes 

within the development will have a three-car garage and adequate parking for both the principal 

and accessory dwelling units. 

 

Planner Blayney highlighted the proposed single-family development includes a dedicated 

Village park. As part of the annexation, the Village is requiring the developer improve the park 

space with a play structure with a swing bay, and Unitarian surfacing. It will also include 

benches around the play structure area and a bike path/walking path that will circle around the 

park area and connect to the road.  

 

Planner Blayney added that two bike path connections are proposed within the subdivision to 

connect to the Illinois Prairie Path. The first connection is currently shown on the north side of 

the dedicated park space. The second connection is located in an Outlot at the subdivision’s 

northern most property line, just north of Lot 15.  Both are pending approval by the Kane County 

Forest Preserve District, which owns and maintains the Illinois Prairie Path. 

 

She explained that at the existing intersection of Slade Road and IL-25 in the Village of Bartlett, 

Southwind Boulevard will generally align with the proposed Slade Road in the Kenyon Farms 

Subdivision. This entrance into the subdivision will be a right-in/right-out access due to the 

spacing between intersections, as IDOT will not permit a full intersection. The main entrance 

into the subdivision will be off E. Middle Street at the intersection of the new street, Cardinal 

Drive, and E. Middle Street. Cardinal Drive will have a dedicated right and left turn lane onto E. 

Middle Street. There will be a dedicated left-turn lane west bound on E. Middle Street to enter 

into the subdivision.  

 

The Petitioner was before the Planning and Zoning Commission on September 16, 2020 and the 

Village Board on October 5, 2020 for the Concept Plan Review for this development. Overall, 
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the responses from both groups were positive.  Planner Blayney summarized the main topics 

discussed at these meetings, which included the proposed park site and traffic.  Planner Blayney 

explained the concept plan presented at the PZC and Village Board meetings initially depicted 

the proposed park space to be approximately 1-acre in size. The PZC and Village Board both 

expressed they would like to see a larger park space to service the subdivision. The petitioner has 

increased the park site to approximately 2.15-acres in size and has provided 2 access points to a 

regional recreational trail.   

 

Planner Blayney highlighted along the south side of the park site is a depressed area to allow for 

a drainage swale. She said this drainage swale is contained within a proposed public utility and 

drainage easement with an approximate width of 55 feet along the south property line of the park 

site boundaries. This area would be fenced off from the park’s open space area and would be 

unusable park space due to the depressed area. Staff has expressed concerns about the location 

and maintenance of the drainage swale, and suggests the swale to be located in an Outlot and be 

maintained by the HOA, thereby slightly reducing the amount of park space.   

 

Planner Blayney touched on the concerns brought up regarding the traffic. She explained that the 

Planning and Zoning Commission and Village Board both expressed concerns about the traffic 

turning onto and off E. Middle Street and asked if turn-lanes will be provided. The Petitioner 

conducted a traffic study which warranted a dedicated left-turn lane (east bound) into the 

subdivision on E. Middle Street.  The traffic study did not warrant a dedicated right-turn 

deceleration lane (west bound) from E. Middle Street. A dedicated right-turn lane may be 

warranted with a future development of the property to the north of the subdivision, and the 

developer has provided space within the Middle Street right-of-way to allow for a future 

dedicated right-turn lane, if needed.  

 

Planner Blayney discussed in more detail the specific entitlements being requested.  She stated 

that the Petitioner is requesting to annex part of the property into the Village.  Approximately 22 

of the 38.5 acres are currently annexed in to the Village, and about 16 acres would need to be 

annexed.   

 

She further explained that the Petitioner is requesting a Comprehensive Plan Amendment to 

allow for Low Density Residential development.  Planner Blayney said that this subarea was 

intended to have office (no retail) and industrial land uses.  Due to changes in the market since 

the adoption of the Comprehensive Plan, staff supports residential development on this property.  

 

Planner Blayney explained the Petitioner is requesting approvals of a Major Subdivision, and this 

application is for the approval of both the Preliminary and Final Plat of Subdivision. There is not 

a separate preliminary plat of subdivision. The Final Plat of Subdivision incorporates all 

preliminary plat requirements.  

 

The Petitioner is requesting a Zoning Map Amendment from the F Farming District and the B-2 

Community Business District to the R-2 Single Dwelling Unit District. The proposed R-2 Single 

Dwelling Unit District allows for single-family residential uses. All R-2 Single Dwelling Unit 
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District bulk and setback requirements are being met; however, the petitioner is requesting a 

deviation to increase the allowable maximum lot coverage in the R-2 Zoning District.  There was 

discussion about the project being a Planned Development with exceptions.  Planner Blayney 

noted the proposed lot coverage exception and not requiring a mid-block pedestrian access on 

one block.  Instead the Petitioner is providing access to the trail, which is a more desirable 

destination. 

 

A traffic impact study was conducted, and the Village’s consulting engineer has reviewed the 

traffic study and agrees with its findings. Planner Blayney stated that the various Village 

Departments and South Elgin and Countryside Fire Protection District have reviewed proposed 

plans, and their respective comments to date have been incorporated into these drawings.   

 

Planner Blayney introduced the Petitioner’s representatives:  Rich Guerard, 310 S. County Farm 

Road, Wheaton, IL 60187; Trudy Buehler, Mackie Consultants, 9575 W. Higgins Road, Suite 

500, Rosemont, IL 60018; Rich Olson, GRW Associations, 402 W. Liberty Drive, Wheaton, IL 

60187; and Rick Murphy, Lennar, 1141 East Main Street, Suite 108, East Dundee, IL 60118.  

 

Mr. Guerard gave his background of developing subdivisions within South Elgin.  He stated that 

Planner Blayney had summarized the project well and took questions from the Commission. 

 

Chairman Carlson opened the meeting up to Planning and Zoning Commissioners and the public 

for comments and questions.   

 

Member Micklevitz asked staff its concerns regarding a large drainage swale in the proposed 

park.  Planner Blayney stated the drainage swale would be fenced off from the park’s open space 

area and would be unusable for recreational purposes. She explained an alternative that staff 

suggested.  Mr. Guerard stated the Petitioner agreed with staff’s suggestion to make the swale an 

Outlot to be maintained by the HOA.  Director Hill added that Village staff, including Parks and 

Recreation Department staff, have seen some preliminary plans for the park equipment and 

layout, and the Parks Department did find that the fenced-in area of the park was of sufficient 

space for a neighborhood park.     

 

Chairman Carlson asked if the large swale south of the park is for conveyance or for water 

quality.  He asked if the swale could be replaced with a culvert or an enclosed drainage system. 

Ms. Buehler explained the purpose of the swale is for conveyance, and the reason for the exact 

design has to do with elevation challenges.  Mr. Guerard explained it is not cost effective for the 

Petitioner to install a pipe. He explained that the swale serves also as buffer and safety area 

between the park and Middle Street. Chairman Carlson asked about the swale being an Outlot 

versus within an easement in the park.  Mr. Guerard said the Petitioner agreed to make the 

easement area an Outlot to be maintained by the HOA.   

 

Member Tarka asked if the open area in the park is suitable for soccer or baseball.  Planner 

Blayney explained that the park would be considered a mini neighborhood park, and is a suitable 
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size for the subdivision. She added the open space is not sized for organized sports activities, but 

has enough room for active play. 

 

Member Tarka asked for clarification regarding the accessory dwelling units. Mr. Murphy 

provided color elevations and explained that the accessory dwelling units are about 625 square 

feet and provides a separate suite on the main floor that includes a kitchenette, bedroom, 

bathroom, laundry facility, and sitting area. This suite will connect to the main home and is 

perfect for taking care of a parent or adult children. The home is meant to look like a single 

family home aesthetically. Member Tarka asked if someone could use the accessory dwelling 

unit to be a separate rental.  Mr. Murphy said the units are not meant to be leased separately from 

the larger unit, and it could be written in the declarations that the entire building would need to 

be rented, if leased at all. Mr. Murphy showed the various models the builder will have available.  

 

Member Tarka inquired about the proposed increase in allowable lot coverage, the reason for the 

request, and if the homes come with patios. Chairman Carlson added that he recalled Thornwood 

Subdivision residents needing variations for lot coverage for accessory structures after the fact 

because this was not taken into consideration during the original approvals.  He asked the 

Petitioner to confirm there would be room for property owners to add reasonable accessory 

structures in the future without requesting variations for lot coverage. Mr. Guerard replied yes 

that was taken into consideration. He explained the relief is being requested because some of the 

homes are ranches and most, if not all, have three car garages. Ms. Buehler described the 

assumptions made to allow for those accessory structures. Chairman Carlson asked what the lot 

coverage would be if the largest model added a reasonable deck and shed. Ms. Buehler replied 

that the lot coverage would be at about 56%.  She explained that 60% lot coverage would allow 

for a little bit more flexibility.  Member Tarka asked if the stormwater was designed to 

accommodate if everyone was at 56 or 60% lot coverage, and Ms. Buehler replied that the 

stormwater management assumes at least 60% lot coverage on all lots.  

 

Chairman Carlson asked if all units will have 3 car garages. Ms. Buehler explained she there are 

a handful of lots along the north property line could not accommodate the 3 car garages because 

of lot width and grades.   

 

Member Kusswurm thanked the petitioner for working with staff regarding the park 

improvements.  He asked who would maintain the drainage ditch if the HOA should fail to do so.  

Planner Blayney stated that its maintenance would be included in a dormant SSA.   

 

Chairman Carlson asked if the stormwater ponds would be wet or dry bottom.  Ms. Buehler said 

the pond would be wet-bottom with native plantings along the perimeter. She added that they are 

complying with the Kane County Storm Water Ordinance.  Chairman Carlson asked how deep 

the ponds would be and if there would a safety shelf.   Ms. Buehler replied 10 feet, and that the 

safety shelf and dense plantings keep children away from the ponds.   

 

Member Metz asked if the units would have basements or crawl spaces. Mr. Murphy replied that 

the ranch homes will have partial basements and the two story homes will have full basements. 
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Member Metz asked if the units would have basements under the garage, and Ms. Buehler 

replied no. 

 

Member Tarka asked how one would travel northbound on IL-25 from the subdivision. Mr. 

Guerard explained that vehicles would have to exit on to Middle Street, and then turn left on to 

IL-25.   

 

Member Metz asked about the construction already occurring on the site.  Mr. Guerard explained 

that the Petitioner received Village Board approval to construct a bypass stormwater sewer on 

the southeast corner of the property to provide stormwater benefits to the property and 

surrounding area, regardless of whether the proposed Kenyon Farms Subdivision development is 

ultimately approved or constructed.  He explained that the Petitioner agreed to do the work at its 

own risk. Member Metz expressed concerns about the Commission not being made aware of this 

work.  Director Hill replied this particular work did not require the Planning and Zoning 

Commission’s review and approval. Member Metz asked that in the future the Commission be 

made aware of this type of work. 

 

There was no public present to provide testimony. 

 

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

Fact. 

A motion was made by Member Tarka that the Planning and Zoning Commission accept the 

Findings of Fact, which was seconded by Member Micklevitz. There was no further discussion 

of the motion. The vote was as follows: 

 

Ayes:  Carlson, Kusswurm, Metz, Micklevitz, Tarka,  

Nays:  None  

Abstain: None 

Absent: McClure, Watson  

 

The motion CARRIED (5-0-0-2). 

 

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

 

A motion by Member Micklevitz to close the public hearing was seconded by Member  

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

 

Ayes:  Carlson, Kusswurm, Metz, Micklevitz, Tarka,  

Nays:  None  

Abstain: None 

Absent: McClure, Watson  

 

The motion CARRIED (5-0-0-2).  Chairman Carlson closed the public hearing at 7:52 p.m. 
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A motion was made by Member Micklevitz that the Planning and Zoning Commission 

recommend to the Village Board approval of Petition CD 20-13 for Annexation, Comprehensive 

Plan Amendment, Major Subdivision, Zoning Map Amendment to rezone the property from F-1 

Farming District and B-2 Community Business District to the R-2 Single Dwelling Unit District, 

and a Special Use for a Planned Development with exceptions for the proposed Kenyon Farms 

single-family subdivision located at 28 Illinois Route 25, South Elgin, Illinois with the following 

conditions: 

 Construction shall be in substantial compliance with the plans submitted; 

 The engineering plans shall be approved by the Village Engineer prior to recording 

the Final Plat of Subdivision; 

 The Illinois Department of Transportation (IDOT) approves the right-in/right-out, as 

shown on the plans submitted; 

 The Kane County Forest Preserve District approves of the construction of the two 

connections from the subdivision to the Illinois Prairie Path; and 

 The covenant documents for the subdivision shall address the separate leasing of 

accessory dwelling units. 

  

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

vote was as follows: 

 

Ayes:  Carlson, Kusswurm, Metz, Micklevitz, Tarka 

Nays:  None  

Abstain: None 

Absent: McClure, Watson  

 

The motion CARRIED (5-0-0-2). 

 

E. NEW BUSINESS  

 

1. Quarterly Project Updates Report – 2021 Q2 

 

Planner Blayney summarized the status of various projects that the Planning and Zoning 

Commission had reviewed.  Chairman Carlson thanked staff for the update.    

 

There was discussion about continuing to hold meetings at the Public Services in the building 

through the summer due to the activity in Panton Mill Park and limited available parking on 

Wednesday evenings.   

 

F. PUBLIC COMMENT 

 

No members of the public came forward to address the Commission.  
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G. ADJOURNMENT 

 

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

the Planning and Zoning Commission, 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 (5-0-0-2).   

 

Chairman Carlson adjourned the meeting at 8:09 p.m. 

 

Respectfully submitted, 

 

 

 

Nancy Hill  

Director of Community Development  
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