
VILLAGE OF SOUTH ELGIN 
PLANNING AND ZONING COMMISSION MEETING 

Public Services Building, 1000 Bowes Road 
South Elgin, Illinois 60177 

October 20, 2021  
7:00 pm  

 

AGENDA  
 

A. Call to Order 
B. Roll Call 

C. Approval of Minutes 

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

D. Public Hearing and Discussion  

1. CD 2021-06:  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, applicant on behalf of Sparks Auto  

2. CD 2021-07:  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 Permit to allow for a Club in the I-Industrial District on the property located at 735 
Martin Drive – Brian Korte, Korte Architecture, applicant on behalf of the Boys and Girls 
Club of South Elgin 

E. New Business 

1. IL-APA Planning and Zoning Commission Training (information only) 

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

F. Public Comment 

G. Adjournment 

 
Please take note of the following: 

 All in attendance are required to wear face masks and follow Illinois Department of Public Health 
Guidelines in effect at the time of the meeting.  Attendees may bring their own mask, or one will be 
provided for you.  Please notify Community Development Department if you need other 
accommodation.  Contact Information is below. 

 Comments may be submitted in writing in advance of the meeting by mail, voicemail, or email to the 
Contact Information below. All comments received in advance of the meeting will be read aloud into 
the official record at the meeting.  
 

Contact Information:  Community Development Department 
      10 N. Water Street 
      South Elgin, IL 60177 
      PHONE:  847-741-3894, ext. 5328 
      EMAIL:  PZCPublicComment@southelgin.com 
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Minutes of the Regular Meeting 

of the Planning and Zoning Commission 

September 15, 2021 - DRAFT 

 

 

A. CALL TO ORDER 

 

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

September 15, 2021 at the Public Services Facility, 1000 Bowes Road, South Elgin, IL. 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. ROLL CALL 

 

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

Micklevitz; Cynthia Tarka and Rich Watson. 

 

Members absent were: Vice-Chairman Jennifer McClure. 

 

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

Lauren Blayney; Director of Public Works Mike Millette; and Recording Secretary Dione 

Stirmell. 

 

C. APPROVAL OF MINUTES 

 

1. Minutes of the July 21, 2021 Regular Planning and Zoning Commission Meeting.  

  

A motion was made by Member Watson to approve the minutes of the July 21, 2021 Regular 

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

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

 

Ayes:   Carlson, Metz, Micklevitz, Tarka, Watson 

Nays:   None 

Abstain:  Kusswurm 

Absent:  McClure  

       

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

 

D. DISCUSSION 

 

1. CD 2021-05:  Request for Concept Plan Consultation for an Industrial Development 

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

the Spohr Family Farm – Ridgeline Property Group, applicant.  
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Planner Blayney presented the staff report. She summarized the request and explained that the 

applicant is requesting feedback on a Concept Plan for a proposed industrial development named 

the South Elgin Commerce Center, located on the property commonly known as the Spohr 

Family Farm, 325 Umbdenstock Road in South Elgin.   

 

Planner Blayney stated the Spohr Farm property consists of approximately 84-acres. The 

applicant, Ridgeline Property Group, is proposing an industrial development consisting of four 

industrial buildings that would include approximately 1,107,750 square feet of warehouse, 

distribution, and office space. 

 

Planner Blayney explained that access points to the development are at Umbdenstock Road and 

North Lancaster Road. Truck traffic would be able to access the property from the intersection of 

Stearns Road and Umbdenstock Road only. Truck traffic cannot go further north on 

Umbdenstock Road past the subject property into the City of Elgin and will also likely not be 

able to go further east on North Lancaster Road past the subject property into the proposed 

residential subdivision, Beckett’s Landing.  

 

The site plan shows a large detention basin and berm area along the north property line and a 

berm along the east property line to buffer the residential areas from the proposed industrial use.  

 

The proposed style of the buildings are a tip-up, pre-fabricated, concrete style buildings, which is 

a permitted building material according to the Unified Development Ordinance (UDO).  

 

This project will require other entitlements that would be reviewed by the Planning and Zoning 

Commission if the developer chooses to continue with the project. Those entitlements may 

include an Amendment to the Zoning Map to rezone the property from R-1 Single Dwelling Unit 

District to I-Industrial District, an Amendment to the Comprehensive Plan, and a Special Use for 

the proposed warehousing, storage, or distribution facility with GFA greater than 150,000 square 

feet, and has more than 35 loading docks.   

 

This property is Subarea 5A of the Comprehensive Plan and Low or Medium Density Residential 

land uses are recommended. The development of Subarea 5A will require the completion of 

North Lancaster Road. North Lancaster Road will serve as a minor collector road with a bike 

path. The Concept Plan does not meet the goals and objectives of the 2030 Comprehensive Plan 

and would require approval of an amendment to the Comprehensive Plan and Zoning Map.  

 

Planner Blayney further explained that staff has provided some initial feedback to the developer.  

A few items that we noted of importance to the Commission that the developer should consider: 

how the storm detention pond(s) would be accessed for future maintenance; a traffic study will 

be required to be submitted for formal review of the development; off-site improvements may be 

necessary to accommodate additional traffic at Stearns Road and Umbdenstock Roads; and the 

existing bridge over the railroad tracks just north of this intersection may need to be widened to 

accommodate any road improvements. 
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Planner Blayney introduced the applicant, Ben Harris, 5600 N. River Road, Suite 800, 

Rosemont, IL 60018.  

 

Mr. Harris introduced his development partners Brian Johnson, Pinnacle Engineering Group, 

1051 E. Main Street, Suite 217, East Dundee, IL 60118, and Jay Farnam, Lee & Associates, 

9450 W. Bryn Mawr Avenue, Suite 550, Rosemont, Illinois 60018. 

 

Mr. Harris explained that Ridgeline Property Group is a privately held, national, industrial 

development and investment firm and has a variety of projects occurring in the Chicagoland 

market.  He highlighted some of the tenants his firm works with including Amazon, DHL, 

Samsung, GE, Williams Sonoma, Whirlpool, and many others.  

 

Mr. Harris explained that the total combined footprint of the proposed buildings is 1,107,750 

square feet. The project would be a state of the art industrial park to attract a strong tenant base. 

The buildings would have a modern aesthetic design, with heavy landscaping and significant 

screening to shield truck courts from the surrounding residential uses. There would be two 

smaller buildings in front of the property along Umbdenstock Road with a retail storefront design 

with multiple points of ingress/egress access for improved circulation.  

 

Mr. Harris outlined the proposed site plan stating that Building 1 would be approximately 

130,000 square feet, with 210 parking stalls and 27 docks. Building 2 would be approximately 

128,700 square feet, with 192 parking stalls and 27 docks. Building 3 would be approximately 

339,450 square feet, with 370 parking stalls and 67 docks. Building 4 would be approximately 

509,600 square feet, with 580 parking stalls and 110 docks.   

 

Mr. Harris highlighted that the retention pond is located along the north side of the property. The 

area north of the retention pond would be landscaped with evergreens and trees on both sides of 

an 8-foot berm. He stated they would also add a 10-foot privacy fence on top of the berm if 

requested. He explained the evergreens would act as a barrier and would aid in reducing the 

noise from the proposed development.  

 

Mr. Harris added that the buildings would be designed with the truck docks and trailer parking in 

the interior of the development; thus concealing the view of the truck docks away from the 

surrounding residential properties.  

 

Mr.  Harris explained that the smaller buildings, Buildings 1 and 2, would have larger office 

spaces with some warehousing and would produce less traffic than the larger buildings on the 

site. However, the buildings with the cross-docks, Buildings 3 and 4, could produce more 

significant truck traffic.  
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Mr. Harris then discussed the access points for the truck traffic. He confirmed the proposed 

development has sufficient parking for all the buildings. 

  

Mr.  Harris touched on the aesthetics of the buildings, which consists of two story windows 

panels, canopies, and multiple entrances. He further highlighted the eco-friendly design elements 

of the development which included energy efficient LED lighting, collection and return of 

rainwater through underground infiltration, day lighting through clerestory windows, bike path 

along North Lancaster and Umbdenstock Road, bike parking, insulated low-e windows, low 

VOC paints, development site is within close proximity to retailers and restaurants reducing 

travel distances, and dock seals to keep cool indoor air from escaping the building when dock 

doors are open to trucks.  

 

Mr. Harris acknowledged that staff has brought up concerns regarding traffic. He understood he 

would need to provide a traffic study that would likely require a traffic signal at the intersection 

at Stearns Road and Umbdenstock Road.  He noted that he has accounted for this in the project 

pro forma. 

  

Mr. Harris explained they strategically plan to attract a strong credit tenant base. He highlighted 

Brewster Creek’s recent history and success and related the success of Brewster Creek to this 

project.     

 

Mr. Harris explained the development would have minimal impact on the Village’s community 

resources, which includes schools, hospitals, police and fire. He pointed out that this 

development will create new jobs, help retail growth, gas stations, restaurant sales and sales 

taxes overall. 

   

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

comments and questions.  

 

Member Tarka asked how many loading docks there would be in Buildings 3 and 4. Mr. Harris 

replied Building 3 would have a maximum of 67 docks and Building 4 would have a maximum 

of 110 docks. He added that they would initially construct every 4th loading docks to start and 

there would be the ability to add more in the future, as needed. Member Tarka said she liked the 

aesthetics of the buildings and the project would create jobs. She felt that it was difficult to 

compare this project to Brewster Creek because it is not adjacent to residential uses and would 

not share roadways with the residential uses. Mr. Harris acknowledge that the truck traffic was 

an understandable concern.  He stated the traffic study could assist in resolving that concern.  

Member Tarka felt the amount of traffic that would be generated by this subdivision would 

exceed the capacity of the existing roadway. Mr. Harris highlighted some different routes cars 

could take to and from the development. Planner Blayney added that once the residential 

subdivision to the east was constructed that would also provide an additional outlet for cars. 

However, truck traffic would have to go south to Stearns Road.  
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Member Kusswurm asked if the traffic study would include the intersection at Umbdenstock 

Road and Hopps Road. Planner Blayney replied yes, the Commission can request that the 

developer includes the intersection at Umbdenstock Road and Hopps Road as part of the traffic 

study. Chairman Carlson thought there was a traffic light operation concern in the past with 

Umdenstock and Hopps Road but could not recall the specifics. Planner Blayney said that once 

the developer completes the traffic study, staff would review the results and better evaluate the 

situation.  

 

Member Kusswurm asked if any truck trailers would be parked overnight.  Mr. Harris replied 

yes, trucks would be parked on site overnight.  Member Kusswurm said the trailer parking and 

back up alarms could have an adverse impact on the nearby residential uses. Mr. Harris reiterated 

that they would provide an 8-foot berm with trees and a fence, if necessary.  He said he would 

meet with the surrounding residents to address any of their concerns. Member Kusswurm stated 

he had some concerns about how the project may impact the future residential uses to the east. 

Mr. Harris added that a 10-acre park is proposed as part of the Beckett’s Landing subdivision. 

The proposed residential homes are mostly south of North Lancaster Road and would not be 

directly next to the subject property. Director Hill stated there is existing residential to the north 

and west of the subject property.  

 

Member Kusswurm asked if the developer would install a fence around the detention pond for 

safety purposes. Mr. Johnson said the stormwater ponds would be designed to be wet-bottom that 

would fill up with approximately 6 inches of water.  There would be native plantings along the 

edges of the pond, which deter access. Mr. Harris said they could add a fence around the pond, if 

requested.  

 

Member Micklevitz said he would like to see privacy fences be installed on both berms and for 

them to be heavily landscaped with year-round material.  

 

Member Watson stated that the presentation was well done. He shared the concerns about traffic. 

He agreed that a fence with the trees should be added on the north and the east property lines.  

He asked if any intersection upgrades to Stearns and Umbdenstock Roads would include 

designated turn lanes. Mr. Harris said the traffic impact study would determine if designated turn 

lanes are warranted.  

 

Member Metz said he had no comments or questions. 

 

Chairman Carlson conveyed his concerns regarding traffic and the existing conditions. He said 

that Brewster Creek was not an accurate comparison to this proposed industrial development. He 

explained that Brewster Creek did not have residential uses within close proximity and traffic 

was more dispersed. He explained the Comprehensive Plan calls for Low or Medium Density 

Residential land uses. Chairman Carlson stated he could not support this project at this time 

because that the current zoning of the property does not match the intended land use in 

accordance with the Village’s Comprehensive Plan.  He said he is greatly concerned about the 

increase truck volumes that would be generated with this project.  
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Chairman Carlson stated the proposed residential development to the east of this development 

had requested no variations and is generally in compliance with the Village’s Comprehensive 

Plan and UDO. He said that it would be misleading the residential developer to now re-zone the 

subject parcel for industrial uses, build warehouses with over 200 loading docks, and an allow 

for a significant increase in traffic on Umbdenstock and Stearns Roads. He said this would no 

longer provide North Lancaster Road as an outlet for the future residents to the east. He said it 

would be difficult to gain his support for the proposed project, but not impossible.  He would like 

the traffic impact study to show how it affects the proposed subdivisions and adjacent properties.  

 

Mr. Farnam asked if there is currently truck traffic in the area due to the existing industrial park 

to the south of this site. Chairman Carlson said that there is some, but it seems to be dispersed 

throughout the day.  He stated south-bound trucks have difficulty turning left onto eastbound 

Stearns Road.  

 

Mr. Farnam stated that until recently, the Spohr Farm had been zoned for industrial uses.  

Planner Blayney confirmed this.  She noted that the Spohr Farm had not develop for industrial 

land uses in the 20 years it was controlled by an annexation agreement. 

 

Mr. Farnam stated that with the 348 units being proposed on the Cavitt Farm property and 

potentially more residential units on the subject property, a school capacity problem could be 

created.  Chairman Carlson said he disagreed with that statement, and that the demographics 

dispute it.   

 

Mr. Farnam clarified that they were not trying to compare the Brewster Creek subdivision to this 

industrial park.  He stated that E-commerce business has increased the demand for industrial land 

and buildings with truck docks.  Chairman Carlson reiterated that he did not agree this was a 

good location for the proposed use, given its close proximity to residential and the anticipated 

traffic impact.  

 

Member Micklevitz asked how the trucks would get to I-90, to which Mr. Harris said trucks 

would likely use Stearns Road to IL-59.  

 

Chairman Carlson said he would like the traffic study examine how much truck traffic will be 

generated, the hours of operation, how frequent those truck volumes are, and how the truck 

traffic effects the existing system. Member Micklevitz asked to include the hours of operations 

and if the facility would be a 24 hours a day operation. Chairman Carlson suggested that they 

also reach out to Kane County see if a traffic signal would even be permitted on Stearns Road at 

Umbdenstock Road. 

 

Chairman Carlson and Member Tarka stated they were concerned emissions from the site. 

Member Tarka said the fuel and exhaust odor could be unpleasant for the surrounding neighbors.  

 

Member Watson stated that the Chairman Carlson brought up many good points to which he 

agreed and that he was not sure he could support this project as currently proposed. 
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Mr. Harris asked for feedback on what the developer could do to make this project work. 

Chairman Carlson stated he was not opposed to some light industrial uses on this property, with 

smaller manufacturing and less truck traffic. He felt light industrial uses would be less intrusive. 

Member Watson stated that the Commission has worked on development proposals in the past on 

this piece of land but nothing has been able to come to fruition.  He stated that the Commission 

has given positive feedback in the past to both residential and light industrial uses, and that any 

traffic has always been a concern. 

 

Mr. Harris said the attributes to his best and most successful developments are those that have 

the support of the community. He said he would like to take this feedback and talk to his project 

team. Mr. Harris thanked the Planning and Zoning Commission for their input and concluded his 

presentation.  

 

2. CD 2021-08:  Request for Major Site Plan Approval for an Off-Street Parking Lot for 10 

N. Water Street (South Elgin Municipal Complex) – Village of South Elgin, applicant 

 

Planner Blayney introduced Mike Millette, Director of Public Works. She explained the Village 

of South Elgin is seeking approval of a Major Site Plan for the proposed Civic Center parking lot 

improvements located on the property known as 10 N. Water Street.  

 

The proposed curbed parking lot behind the existing Village Hall consists of 72 parking stalls, 

including two (2) designated ADA parking stalls. A third ADA parking stall and appropriate 

signage should be added near any of the rear doorways as a condition of approval. 

 

The main access to the parking area would from Spring Street. The Village is expecting to use 

the eastern area of the parking lot for Police and Village staff vehicle parking. The western area 

of the parking lot would be open for public parking.   

 

Planner Blayney explained that the Village is also proposing to add a refuse area. The southern 

building wall will be extended to create the refuse area near the southwestern corner of Village 

Hall. The access to the refuse area would be located at the southeastern most corner of the 

parking lot. The refuse area would be constructed out of brick to match the Village Hall building 

façade, and the walls will be capped with concrete and a brown metal roof to match the color of 

the roof of the Village Hall building.  

 

The landscape material along the southern area of the parking lot and refuse area will match the 

existing landscaping along the south side of the Village Hall consisting of native flowers and 

grasses and other plantings. The west and north side of the parking lot will have sod. Community 

Development staff recommends that a minimum of one shade tree be provided per landscape 

island.  Those landscape islands for double row of parking should have two shade trees and 

should be installed in the landscape islands in accordance with the Unified Development 

Ordinance (UDO). 
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Director Millette explained that the Village received the photometric lighting plan after the 

agenda packet was distributed to the Commission, and two more parking lot light standards have 

been added.  This is in accordance to the Village Center design guidelines. Director Millette said 

with this project the decorative lights will be extended down Spring Street, State Street, and on 

IL-31.  He added the lights on IL-31 are designed to not provide light on the street but shall 

rather point downward to light only the sidewalks and parking lot.   

 

Chairman Carlson opened the meeting up to the public.  There was no member of the public 

present to provide comments.  Planner Blayney noted that no comments by the public were 

received in advance of the meeting. 

 

Chairman Carlson asked if street lights would be in the state’s right of way or on the Village’s 

property. To which Director Millette replied they would be installed on Village property.  

 

Member Watson asked if a fence would be installed for the police vehicles. Director Millette 

noted that a fence had been discussed, but the Village has decided to not construct a fence at this 

time. He added that instead of a fence, the Village will increase video surveillance. Chairman 

Carlson asked if there would be enhanced lighting for security. Director Millette said additional 

wall lighting fixtures will be installed.   

 

Member Tarka asked if the employee parking stalls will be marked “Village Employee” or 

“Police Parking” only. Director Millette said they were going to stripe the two rows closet to the 

building blue and have a sign by the entrance of the employee parking area that says “Police 

Parking Only”. Member Tarka asked if there will be any Village trucks in the parking lot. 

Director Hill said the building inspectors vehicles would be parked there at night, but they are 

small SUVs.  No heavy equipment will be stored in the parking lot.   

 

Chairman Carlson asked if any parking would be for public use. Director Millette explained that 

the western-most area of the parking lot would be used for public parking and employee 

overflow parking.  Chairman Carlson asked if the intent is to encourage the employees to park in 

this proposed lot to make parking more available on Water Street. Director Millette said that 

employees would be encouraged to park in the proposed parking lot to keep Water Street open 

for public use.  

 

Member Kusswurm said he would like to see two more handicap spots added to the parking lot. 

Director Millette said a third ADA parking stall will be added to meet ADA requirements, but it 

was not shown on the site plan provided. Member Kusswurm agreed with Director Millette that 

one more ADA parking stall, for a total of three (3) ADA parking stalls, would be sufficient.  

 

Member Watson asked if this parking lot would be one story. Director Hill commented it would 

only be one level.   
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A motion was made by Member Watson that the Planning and Zoning Commission approve 

Petition CD 2021-08 for a Major Site Plan for the proposed Civic Center parking improvements 

located at 10 N. Water Street with the following conditions of approval: 

 Three (3) ADA parking stalls be installed in the parking lot in accordance with the 

Illinois Accessibility Code. 

 Shade trees shall be installed in the landscape islands in accordance with the Unified 

Development Ordinance (UDO). 

 

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

motion. The vote was as follows: 

 

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

Nays:   None 

Abstain:  None 

Absent:  McClure  

  

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

 

E. NEW BUSINESS  

 

1. Quarterly Project Updates Report – 2021 Q3 

 

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

Commission had previously reviewed and the status of various building permits. 

 

There was discussion that TJ Maxx plans to be open in Mid-October.  

 

Director Hill said she had talked to Village Trustees who expressed that the Planning and Zoning 

Commission had done a great job with the public hearing for the Beckett’s Landing Subdivision. 

She provided an update on the status of that project’s review and revisions the developer had 

made since the Commission reviewed it. 

 

Chairman Carlson thanked staff for the update.    

 

F. PUBLIC COMMENT 

 

No members of the public were present 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 Watson. There was no 

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

CARRIED (6-0-0-1).   

 

Chairman Carlson adjourned the meeting at 8:18 p.m. 

 

Respectfully submitted, 

 

 

 

Dione Stirmell 

Recording Secretary 
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        VILLAGE OF SOUTH ELGIN 
 Village President 10 N. Water St. · South Elgin, Illinois  60177 Village Trustees 
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 Village Clerk  Lisa Guess 
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   Gregory J. Lieser
 Village Administrator  Scott Richmond 
 Steven J. Super   
    

       STAFF REPORT 
 

To: Chairman Brian Carlson and Members of the South Elgin Planning & Zoning 

Commission 

 

From: Lauren Blayney, Planner 

 

Date:  October 20, 2021 Planning & Zoning Commission Meeting 

 

RE: CD 2021-06:  Special Use for Motor Vehicle Repair and/or Service – Sparks Auto  

         

 

Background Information: 

 

Petitioner:  Paul McVicker  

ArcCon Architects  

   141 Tay River Drive   

   Carpentersville, IL 60010   

 

Property Owner: Cipriano Talavera  

   258 Bartlett Place 

   Elgin, IL 60120  

    

Subject Property: 500 N. La Fox Street   

   PIN(s):  06-35-105-012 

 

Comprehensive Plan Designation:  Commercial Land Uses 

 

Current Zoning:  B-1 Gateway Business District  

 

Surrounding Land Uses: 

 North: Vacant Land, Commercial Zoning     

 South: Commercial Use   

 East: Residential Uses   

 West: Residential Uses    

 

Request: The Petitioner, Paul McVicker, ArcCon Architects, on behalf of Cipriano Talavera, 

Sparks Auto, is requesting a Special Use Permit to allow for a Motor Vehicle Repair and/or 

Service use located at 500 N. La Fox Street in the B-1 Gateway Business District. 
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Location Map: 

 

 
 

Planning and Zoning Commission Review: 

 

OPEN PUBLIC HEARING 

 

In compliance with state statutes and the Unified Development Ordinance (UDO), a Public 

Hearing notice was published in the Sunday, October 3, 2021 edition of the Elgin Courier.  

Property owners within 250 feet of the subject property were notified by mail of the time, date, 

and place for and how to participate in the public hearing. 

 

Project Summary: The Petitioner is seeking a recommendation of approval for motor vehicle 

repair and/or service at 500 N. La Fox Street. There is an existing 5,232 square foot building 

on the subject property. The building contains an existing non-conforming residential unit 

approximately 1,080 square feet in area. This residential unit is to remain. The rest of the 

building, approximately 4,152 square feet, was previously occupied by STK Builders and the 

Petitioner is proposing to convert the space into a motor vehicle repair and/or service use.  
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The Petitioner is proposing to make some changes to the existing parking lot area, although the 

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

located on the north side of the building, will be striped with seven (7) parking stalls, including 

one (1) ADA parking stall, which meets the Village’s requirements for off-street parking.  

Currently, vehicular access to the parking lot is from N. La Fox Street. With the proposal, the 

access into the parking lot will be from an existing alley located north of the property and the 

existing curb cut will remain.   

 

There is another existing curb cut on N. La Fox Street which provides access to the building 

through overhead doors.  This curb cut and driveway approach will remain.   

 

Currently, there is one (1) service bay on the north side of the building. The Petitioner is 

proposing to construct two (2) additional service bays. One (1) will be along the north building 

elevation and one (1) will be on the east side building elevation. 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.   

 

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

not use the parking lot for outdoor storage.  

 

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 out of cedar wood 

approximately five (5) feet 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.  

 

The UDO allows the motor vehicle repair and/or service use in the B-1 Gateway Business 

Zoning District as a Special Use.  No additional variations or relief from the UDO are being 

requested.  The Petitioner meets the motor vehicle repair and/or service use standards 

summarized below:  

 

Applicable UDO Use Standards for Motor Vehicle Repair and/or Service  

Outdoor Storage. Disabled or inoperable vehicles and those awaiting pick-up may be stored 

outdoors if the following conditions are met: 

1) Location. Outdoor storage of vehicles is prohibited in the front yard and corner side 

yard. Motor vehicles may not be stored in the public right-of-way. 

2) Screening. To the extent practicable, storage areas shall be screened from view of the 

street by building and/or landscape screening in accordance with the requirements of 

§ 156.09.E.3 (Parking Lot Perimeter Landscape). 

3) Storage Duration. Motor vehicle repair and/or service facilities may not store the same 

vehicles outdoors for more than 20 days. 

 

Location for Repairs. All repairs must occur inside an enclosed building. 
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This item has been reviewed by the various Village Departments including the South Elgin 

Fire Protection District.  In its letter, the Fire District has expressed concerns about the building 

currently not being in compliance with current building code and fire codes. Please note, 

should the Special Use be approved by the Village, in order to obtain the necessary building 

permits, the Petitioner will need to demonstrate with the building plans that the building will be 

brought up to the all building and life safety codes, including having appropriate fire 

separation, travel distance for egress, fire suppression, fire alarms, emergency lighting, floor 

drains, and grease separator.  Appropriate inspections will be completed by the Village and 

Fire District to ensure that all construction is in compliance with building and fire codes prior 

to any certificates of occupancies. 

 

Review of Special Use Request:  The purpose of a special use is to provide for uses, which 

may have a special, unique, or unusual impact upon the use of neighboring property.  The 

Village Board, Planning and Zoning Commission, and Zoning Administrator shall evaluate 

applications for special use permits with specific written findings based on certain standards 

outlined below. 

 

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

and general welfare of the public. 

 

Petitioner’s Findings:  All repair work shall be completed inside the existing building.   

 

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. 

 

Petitioner’s Findings:  There are similar buildings with similar auto repair uses in the 

area.   

 

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 of the proposed special use. 

 

Petitioner’s Findings:  This project will not impede the normal development of the 

surrounding area since there is already a repair shop one block north of this project.   

 

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

drainage, and/or other necessary facilities. 

 

Petitioner’s Findings:  The existing roads, and drainage, are adequate and shall remain. A 

new electrical service shall be added.   

 

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. 

 

Petitioner’s Findings:  This project is consistent with other projects in the area.   
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DISCUSSION BY PLANNING AND ZONING COMMISSION AND PUBLIC 

 

 

VOTE ON ACCEPTANCE OF FINDINGS OF FACTS (VOICE VOTE) 

 

That the Planning and Zoning Commission accept the Findings of Fact as presented by the 

Petitioner. 

 

 

CLOSE PUBLIC HEARING (VOICE VOTE) 

 

 

VOTE ON REQUEST (ROLL CALL VOTE) 

 

That the Planning and Zoning 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:  

 

 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. 

 

 

 

  

   

    

   

    Building Elevations – Packet Page 20-21

 Landscape Plan – Packet Page 19

 Site Plan – Packet Page 18

 Plat of Survey – Packet Page 17

Attachments:
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VILLAGE OF SOUTH ELGIN 
 Village President Community Development Department  
 Steven Ward 10 N. Water St. · South Elgin, Illinois  60177 Village Trustees 

  847-741-3894 Jennifer Barconi 
 Village Clerk  Lisa Guess 
 Margo Gray  Michael Kolodziej 
   Gregory J. Lieser 
 Village Administrator  Scott Richmond 
 Steven J. Super  John Sweet 
    

STAFF REPORT 
 

To: Chairman Brian Carlson and Members of the South Elgin Planning & Zoning Commission 

 

From: Lauren Blayney, Planner  

 

Date:  October 20, 2021 Planning and Zoning Commission Meeting  

 

RE: CD 2021-07:  Text Amendment & Special Use – Boys and Girls Club of South Elgin  

 

 

Background Information: 

 

Applicant:  Brian Korte, Korte Architecture (on behalf of the Boys and Girls Club)   

   91 Gates Street, Suite A  

   Crystal Lake, IL 60014 

 

Property Owner: Village of South Elgin 

   10 N. Water Street 

   South Elgin, IL 60177  

 

Subject Property: 735 Martin Drive, Old Public Works Building  

 

PIN(s):  06-27-429-012 

 

Comprehensive Plan Designation:  Institutional Use   

 

Current Zoning:  I Industrial District   

 

Surrounding Land Uses: 

 North: Industrial Uses, City of Elgin        

 South: Industrial Use   

 East: Industrial Use   

 West: Residential Uses and Park/Open Space       

 

Request: The Applicant, Brian Korte, Korte Architecture, on behalf of the Boys and Girls Club 

of South Elgin is requesting a Text Amendment to the Unified Development Ordinance (UDO) 

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

to allow for a Club use at 735 Martin Drive in South Elgin.   
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Location Map: 

 

 
 

 Planning and Zoning Commission Review:  

  

 OPEN PUBLIC HEARING 

 

In compliance with state statutes and the Unified Development Ordinance (UDO), a Public Hearing 

notice was published in the Sunday, October 3, 2021 edition of the Elgin Courier.  Property owners 

within 250 feet of the subject property were notified by mail of the time, date, and place for and how to 

participate in the public hearing. 

 

Project Summary:  

The Boys and Girls Club of South Elgin entered into a lease agreement with the Village to lease 

the former Public Works Building, located at 735 Martin Drive, as a club serving approximately 

250 youth in grades K-8.  The Boys and Girls Club proposes to convert the space Club use, as 

defined by the UDO.  The Club, Lodge, or Hall use is currently not a permitted use in the I-

Industrial District.  The applicant is seeking a recommendation of approval for a Text 

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

while concurrently seeking a recommendation of approval for said Special Use for the Club, 

Lodge or Hall use on the subject property.  

 

 

 

 

Page 23



PZC Staff Report  |  CD 2021-07 

October 20, 2021 

Page 3 

 

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 

(the Parks and Recreation Department currently uses the far eastern portion of the building for 

seasonal storage).   

 

The applicant will stripe the existing pavement with 35 parking stalls, including two (2) 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 applicant meets the Village’s 

requirements for off-street parking.  

 

A six-foot (6’) fence will be constructed along the southern 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 trash 

enclosure is approximately 12 feet by 14 feet, 168 square feet in area, which will be large enough 

to enclose two (2) dumpsters. The trash enclosure will be six feet (6’) in height and constructed 

out of pre-finished corrugated metal paneling to complement the existing building’s exterior.   

 

The existing building has no landscaping. The applicant will be providing landscaping along the 

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

plans. 

 

Text Amendment to the UDO: 

The Petitioner is proposing to amend the Use Table in the UDO (Section 156.07.B: Use Table) to add 

Club, Lodge, or Hall as a Special Use in the I-Industrial District.  A club, lodge or hall use is currently 

not permitted in the I-Industrial District. To allow for this use in the I-Industrial District, a text 

amendment is needed.  

 

In reviewing the definitions of various uses listed in the UDO, staff has found the definition for a 

“club, lodge or hall” use best defines the proposed operation of the Boys and Girls Club. The UDO 

defines “club, lodge or hall” as “A meeting, recreational, or social facility primarily established for the 

use of the members and guests of a non-profit or private organization.” 

 

Staff suggested to the Boys and Girls Club that a club, lodge or hall use be a Special Use, versus a 

Permitted Use, because some clubs deserve special review to minimize any adverse impacts from 

parking, loading, congestions, noise, etc. on neighboring properties.  In this case, it is appropriate for a 

Boys and Girls Club to be a special use because of unique student bus drop off and pick up needs.   

 

In cooperation with the Boys and Girls Club, staff has prepared the proposed text amendment to 

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

Zoning Commission’s review and consideration: 
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Section:  Table 156.07.B-1. Use Table  

 

Current 

Text:  

Uses Districts Use Standards 

 F R-1 R-2 R-3 B-1 B-2 VC I  

Club, 

Lodge, or 

Hall   

S    P P S  

See 

§ 156.07.D.3.q 

 

Amended 

Text:  

Uses Districts Use Standards 

 F R-1 R-2 R-3 B-1 B-2 VC I  

Club, 

Lodge, or 

Hall  

 

S    P P S S 

See 

§ 156.07.D.3.q 

          
 

 

Review of Text Amendment Request:  The Village Board, Planning and Zoning Commission, and 

Zoning Administrator shall evaluate applications for zoning text or map amendments with specific 

written findings based on a balance of the standards for each type of amendment. 

 

1) The proposed amendment will not endanger the health, safety, comfort, convenience, and 

general welfare of the public. 

Petitioner’s Findings: The new Boys and Girls club will not endanger the health, safety, comfort, 

convenience, and general welfare of the public. The club will in fact provide a safe, secure, 

educational space for students before and after regular school hours.  

 

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

policy. 

Petitioner’s Findings: The proposed text amendment allows for the “club, lodge or hall” use in 

the I-Industrial zoning district as a special use.   

 

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.  

Petitioner’s Findings: The proposed amendment is consistent with all land use policies of the 

Village.  

 

 

Special Use:   

The Petitioner is requesting a Special Use to allow a club in the I-Industrial District.  The building is 

existing and the Petitioner has done a good job of designing its interior and the site to minimize 

adverse impacts.  The site has plenty of parking for employees and guests.  Most students will arrive to 

the Boys and Girls Club by school bus, and drop off will occur on the street.  A fence is being installed 

to protect pedestrians from the industrial traffic from the property to the south.  All activities will take 

place in the building or in the park to the west.  There should be no more noise than what was 

generated by the former public works use or by what is currently generated by the park to the west and 

existing industrial uses to the south. 
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Review of Special Use Request:  The purpose of a special use is to provide for uses, which may have a 

special, unique, or unusual impact upon the use of neighboring property.  The Village Board, Planning 

and Zoning Commission, and Zoning Administrator shall evaluate applications for special use permits 

with specific written findings based on certain standards outlined below. 

 

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

general welfare of the public. 

 

Petitioner’s Findings:  The proposed Boys and Girls Club will provide a safe, secure, 

comfortable and convenient space for students of the area to congregate before and after school 

hours.  

 

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. 

 

Petitioner’s Findings:  The proposed Boys and Girls Club is immediately adjacent to residential 

uses and a city park with tennis courts facilities and skateboarding facilities.  

 

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 of 

the proposed special use. 

 

Petitioner’s Findings:  The building is existing. No additions are planned as part of this project. 

Some small site improvements are considered and are consistent with the intended use. The 

proposed improvements shall not affect adjacent properties adversely.  

 

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

and/or other necessary facilities. 

 

Petitioner’s Findings:  The exiting building was previously provided with adequate utilities, 

access roads and drainage. The new use will not need any new infrastructure and will easily use 

what was existing.  

 

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. 

 

Petitioner’s Findings:  We anticipate this special use to be a complementary addition to the 

Village and its community.  We feel it is very consistent with land use policies of the Village and 

will supply a much needed and important service to the youth of South Elgin.  
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DISCUSSION BY PLANNING AND ZONING COMMISSION AND PUBLIC  

 

 

VOTE ON ACCEPTANCE OF FINDINGS OF FACTS (ROLL CALL VOTE) 

 

That the Planning and Zoning Commission accept the Findings of Fact as presented by the Petitioner. 

 

 

CLOSE PUBLIC HEARING (ROLL CALL VOTE) 

 

 

VOTE ON REQUEST (ROLL CALL VOTE)  

Recommended Motion: I move that the Planning and Zoning Commission approve Petition CD 2021-07 

for a Text Amendment to the Unified Development Ordinance and Special Use Permit to allow the Club, 

Lodge, or Hall use located at 735 Martin Drive. 

 

 

 

   

   

     Code Plan – Packet Page 30

 Site Plan – Packet Page 29

 Plat of Survey – Packet Page 28

Attachments:
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VILLAGE OF SOUTH ELGIN 
Village President 10 N. Water St. · South Elgin, Illinois  60177 Village Trustees 

Steven Ward Community Development Department  

  847-741-3894 · Fax: 847-741-3959 Jennifer Barconi 
Village Clerk  Lisa Guess 
 Margo Gray  Michael Kolodziej
   Gregory J. Lieser 
Village Administrator  Scott Richmond 
Steven J. Super  John Sweet 

MEMORANDUM 
 

To: Planning and Zoning Commission 

 

From: Lauren Blayney, Planner  

 

Date: October 20, 2021 

 

RE: IL-APA Planning and Zoning Commission Training  

              

 

The American Planning Association – Illinois Chapter is hosting a virtual (via Zoom) Plan 

Commissioner Training on Wednesday, November 17, 2021 from 4:00 – 6:00 PM. This training 

session is the same date as our regularly scheduled Planning and Zoning Commission meeting; 

however, this training session should conclude before the start of our meeting at 7:00 PM.  

 

More information about the training can be found here:  https://www.ilapa.org/apail21-program. 

 

If you are interested in attending this training session, please let Nancy Hill or I know and we 

will sign you up. The Village will pay any registration fees.  

 

Should you have any questions, please feel free to contact me at lblayney@southelgin.com. 
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September 27, 2021 
 
 
Lauren Blayney 
Planner 
Village of South Elgin 
10 N Water Street 
South Elgin, IL. 60177 
 
Re:  

 
  

 
 

  
 

 
  

  
 

  
   

 
    

 
 

 
 

 
 
Ben Harris 
Vice President   
 
 
cc: Greg Thurman  
 CEO 
 
 Mike Gray 
 COO 
 
 
 
 

S. Elgin
Ridgeline Withdrawal Letter to Develop 1.1M SF of Industrial Product at 325 Umbdenstock, 

Sincerely,

Thanks again for the opportunity to and the community’s honest feedback.

Team hopes to find another opportunity to develop in the South Elgin community very soon.
Ridgeline Property Group appreciates the opportunity and support from the Village Staff. The Ridgeline 

P&Z Board does not feel this is the right development for 325 Umbdenstock.
It was a productive meeting with the Planning and Zoning department of S. Elgin and it was clear that the 

  
       

Dear Lauren,

MSF of industrial product located at 325 Umbdenstock, S. Elgin.
Please use this letter as Ridgeline Property Group’s formal withdrawal of its application to develop 1.1 
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